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12.1 129A BEACONSFIELD PARADE, ALBERT PARK - A 
POTENTIAL NEW LIFE FOR KIOSK 7  

EXECUTIVE MEMBER: CHRIS CARROLL, GENERAL MANAGER, CUSTOMER AND 
CORPORATE SERVICES 

PREPARED BY: ANTHONY SAVENKOV, HEAD OF PROPERTY PROJECTS   
 

1. PURPOSE 

To seek approval to publicly offer for ground lease the Kiosk 7 site at 129A Beaconsfield 
Parade, Albert Park, and to undertake the statutory processes relating to that potential lease, 
including the hearing and considering of public submissions.   

 

Photo: looking south-southwest across Beaconsfield Parade to the subject property. 

2. EXECUTIVE SUMMARY 

2.1 Kiosk 7 at Kerferd Road Beach recently became vacant, following a decision by its 
tenant to decline a short-term lease extension. 
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2.2 To ensure service continuity Officers advertised for and secured a “pop up” kiosk 
operator tenant. 

2.3 With the pop-up operation underway, Officers have developed a longer term strategy 
for managing the asset. 

2.4 In preparing the strategy Officers have considered the strengths, weaknesses and 
opportunities of the site, stakeholder feedback including the public survey of 
September 2018, the role and need for the facility, building life cycle, and building 
performance. 

2.5 The key elements of the strategy are: 

a) To have the existing building replaced with one that is less capital intensive, 
higher performance and better addresses the site opportunities; 

b) Achieving this through a competitive process to attract a party to develop and 
operate the facility; and 

c) During the development phase, allowing that party to operate the existing facility. 

3. RECOMMENDATION 

That Council: 

3.1 Resolves to offer by public tender a ground lease of the Kiosk 7 site at 129A 
Beaconsfield Parade, Albert Park (“the Site”), for a period no more than twenty-one 
years, (“Lease”). 

3.2 Notes that it must give public notice of its intention to enter into such a Lease and 
consider any submissions received in accordance with section 223 of the Act prior to 
determining whether or not to enter into a Lease. 

3.3 Resolves to commence the statutory processes under the Local Government Act 1989 
(“the Act”) to consider a Lease, and authorises appropriate members of Council staff to 
carry out the administrative procedures necessary to enable Council to carry out its 
functions under section 223 of the Act, including providing public notice of its intention 
to lease the Site under section 190 of the Act (“Notice”). 

3.4 If no submissions are received pursuant to the provisions of section 223 of the Act, 
following publication of the Notice, and subject to the outcomes of the public tender, 
authorises the Chief Executive Officer or such other person as the Chief Executive 
Officer approves, to undertake the necessary procedural steps to complete a Lease, 
including the execution of all relevant documentation. 

3.5 Note that in the event that submissions are received in response to the Notice, a further 
report will be presented to Council to enable consideration of the submissions. 

 

4. KEY POINTS/ISSUES 

The site and surrounds 

4.1 At the southern end of Kerferd Road, on the Albert Park foreshore, is a building Council 
records refer to as “Kiosk 7”. 

4.2 It sits on Crown Land, for which City of Port Phillip is Committee of Management. 
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4.3 The building was constructed twenty-one years ago as a kiosk – a design by Mills 
Gorman Architects. Under a recent tenant it has been refashioned and reconfigured. 

4.4 Structures have occupied the site since at least a century ago. Historical photos from 
the early 1900s show a bandstand, either on or in the immediate vicinity of the site of 
the current kiosk. 

4.5 There are several other premises in this section of the foreshore, namely: 

 Albert Park Yachting and Angling Club, less than thirty metres to the west; 

 Sandbar Beach Café, three hundred metres to the south east; and 

 South Melbourne Life Saving Club (together with a new kiosk), 450m to the north-
west. 

In the aerial image on the next page, these buildings are labelled “B”, “C” and “D” 
respectively. 

4.6 A training hair salon – used prior as a café – is located fifty metres north of the subject 
site, across Beaconsfield Parade, and is labelled “E” in the aerial photo below. 

4.7 A similar distance to the north-west is the historic Hotel Victoria, occupied by Italian 
eatery, La Baia – labelled “F” in the aerial photo below.  

 

Image: aerial photograph showing the subject site “A” in its neighbourhood context. 
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4.8 Other significant structures neighbouring Kiosk 7 are the Kerferd Road Pier, and an 
Edwardian beach shelter. The Commonwealth government’s Australian Heritage 
Database describes these as “historically significant remnants of a health and pleasure 
resort complex that flourished between the 1880s and 1930s and included numerous 
changing sheds and shelters, rotunda and kiosks”. 

“Pop up” kiosk tenancy 

4.9 As reported at Council’s Ordinary Meeting of 21 November 2018, the twenty-one year 
lease ended without the tenant taking up the offer of a one year term extension. 

4.10 Officers responded by securing an interim operator – to maintain amenity and 
activation of the space – whilst longer term plans for the site be developed and 
implemented. 

4.11 As also reported at that Meeting, the building faces challenges to its usefulness. One of 
those challenges is regulatory non-compliance. Largely this arose from it being 
operated as a café/restaurant rather than a kiosk – its original intended use. 

4.12 The current short-term lease reaffirms the intention that the building be used 
fundamentally as a kiosk, rather than café/restaurant with bar. 

4.13 This addresses compliance. It also enhances and reinforces differentiation between 
this food and beverage outlet and nearby others along the beach, for instance the 
Sandbar Beach Café, Albert Park Yachting & Angling Club restaurant, and la Baia 
restaurant, all a short walk away. 

Table: Feeding on the foreshore: a taxonomy of choice 

Eatery Service type Meal type (Relative) 
convenience level 

Kiosk 7 Quick service take-away Take-away snack  

Sandbar 
Beach Cafe 

Café, functions. Eat-in snack, 
breakfast, 

casual lunch 

 

Albert Park 
Yachting & 
Angling Club 
Restaurant 

Restaurant for Club 
members and guests, 

functions. 

Primarily lunch, 
dinner on limited 

days. 

 

La Baia Full service restaurant Primarily dinner, 
lunch on limited 

days 

 

Bring your own Snack/meal  

4.14 A varied food and beverage offering at the Foreshore helps to enhance visitation and 
the visit experience. 
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SWOT 

4.15 The table below outlines the key strengths, weaknesses, opportunities and threats of 
the site and the immediate surrounds. 

 STRENGTHS 

On the Beach and the Bay Trail, both of 
which continue to grow in popularity. 

Enjoys views over Port Phillip Bay. 

Visually prominent. 

A long-standing location as an outlet for 
refreshments. 

Depth of patronage: locals as well as 
visitors. 

                    WEAKNESSES 

Patronage is highly seasonal, and weather 
dependent. 

Although the building is operable, it looks 
shabby and requires expensive re-lifing. 

The coastal environment accelerates building 
deterioration. 

Although there are public toilets nearby, there 
are no toilets on the premises. 

Only street parking is available. 

 

To enhance the sight-line from Kerferd 
Road. 

To leverage from and potentially support 
the growth of beach sports at South 

Melbourne Beach. 

An enhanced place-making role. 

To increase the public use and feel of the 
property. 

  

 OPPORTUNITIES 

Climate change: shoreline retreat, increasing 
frequency and severity of weather storm 
surges and inundation events. 

Economy: although the eatery sector has 
experienced strong growth in recent years, this 
may be undermined by economic decline. 

 

                            THREATS  

4.16 The items identified in the figure above are drawn in part from the responses to the 
Community Survey. 
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Photo: a significant visual impact from the Kerferd Road sightline.
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Service/role 

4.17 The property facilitates the service of convenient refreshment, primarily to beach 
visitors and passers by. 

4.18 It thus supports visitation to the foreshore, and the quality of the visit experience. 

4.19 Based on recent trends, use of the beach is likely to grow. 

4.20 Along this stretch of Beaconsfield Parade there is limited opportunity to purchase basic 
snacks and take-away refreshment. 

4.21 Due to its location the structure is also a minor landmark, and an entrance statement 
for the Beach. 

Building life 

Physical condition 

4.22 Buildings deteriorate as they age, and as already noted, the beachside location of the 
building hastens its deterioration. 

Photo: example of a corroded base of the building’s structural steel columns 
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Photo: rotted ends of roof purlins 

4.23 The overall condition of the building is transitioning to poor. Only significant repair and 
renewal will prevent it entering terminal condition. 

 

Photo: example of a roof corrosion: rust hole in the custom gutter.  
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Obsolescence 

4.24 Buildings also become obsolete over time. Like any building, its life is threatened by 
decline in usefulness rather than merely decline in physical condition. 

4.25 The Ordinary Council Meetings of 4 July and 21 November 2018 noted that the useful 
life of the building was challenged – in addition to physical decline – by the following 
forms of obsolescence:- 

 Regulatory non-compliance. 

 Functional quality. 

 Financial cost to benefit. 

4.26 Regulatory non-compliance has been partly addressed by adjusting the use to a kiosk 
operation. However, the building is not disability access compliant. 

 
Photo: An example of regulatory non-compliance: a floor level change and decking not 

meeting the current standard for disability access. 

 

4.27 Reverting to a kiosk operation has lessened the functional demands on the building. 
For instance, as a café/restaurant/bar, the building had inadequate storage space and 
customer seating. These are now non-issues. However, there remain significant 
functional challenges. For instance, due to modifications to the layout made by the 
previous tenant – such as closing off the main service window – its functionality for the 
current use is compromised. 
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Addressing the lifespan risk  

4.28 The building has not been designed for an indefinite lifespan. Its deterioration and 
obsolescence have reached a threshold where its dismantling and removal looms. Not 
only are alternative interventions that prolong the life of the building unlikely to be 
recouped through financial benefit, but will also do little to address the key challenges 
and opportunities of the property. 

4.29 Instead, Officers consider that an appropriate approach in the short term is to exploit 
the limited remaining useful life of the building, whilst readying an alternative. 

4.30 Responses to the recent community survey (Have Your Say: 129A Beaconsfield 
Parade future use) suggest that although there is moderate user satisfaction with the 
building, it embodies limited social and cultural capital. 

Building use 

4.31 The building has been purpose built (and fitted out) as a food and beverage outlet, and 
has limited flexibility to accommodate a fundamental change in use, at least without 
significant cost implications. The limited remaining physical lifespan of the building 
makes such potential investment difficult to justify. 

4.32 The floorspace of the current building is larger than necessary for a kiosk, yet 
challengingly compact for a sit-down eatery with its own multi-production kitchen. Even 
if financially feasible, significantly expanding the floorspace to accommodate a strongly 
viable sit-down eatery is not considered realistic in this (specific) location, one so 
sensitive to the balance of public versus commercial. Further, the City of Port Phillip 
Foreshore Management Plan actively discourages increases in building footprint, and it 
is unlikely that a proposal to build above the existing height would be allowed under the 
Planning Scheme. 

4.33 This creates opportunity, in the longer term, for a smaller, more cost efficient building, 
and the space to potentially add/integrate minor public infrastructure. 

4.34 A yet cheaper solution would be to provide no building – either eliminating the use, or 
facilitating it with temporary trading licences over summer, for example with mobile 
food vehicles or a portable booth/kiosk. 

4.35 The first option – eliminating the building and the use – removes a service for which 
there is no convenient direct substitute, and therefore reduces amenity. The latter 
option will be challenging to deliver to a quality befitting such a prominent public space. 
Also, both these options poorly address the role of the current building as not just an 
outlet for refreshments, but as a landmark and a welcome to the beach and to the 
suburb, irrespective of season. 

Potential integration with neighbouring Albert Park Yachting & Angling Club 

4.36 Officers have considered whether Kiosk 7 – perhaps together with a facility for beach 
sports – could be integrated with a potential future Albert Park Yachting & Angling 
Club. However, the useful life of that existing facility is estimated to be substantially 
longer than the kiosk, and this lack of alignment alone compromises the feasibility of a 
merged facility. It would also require extensive discussion and negotiation with the Club 
tenant. 
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Shrine to Sea 

4.37 Shrine to Sea is project to link Domain Gardens and the Shrine of Remembrance with 
Port Phillip Bay through better pedestrian and cycling links, along Albert and Kerford 
Roads. The current scope of Shrine to Sea does not include built form changes, 
including any changes to the buildings of the Albert Park foreshore. However, it 
becomes an opportunity for Kiosk 7, enhancing its role as a feature of that corridor.  

Asset & property management strategy 

4.38 A strategy for managing the asset is summarised in the table below. 

 

Time horizon Use Asset 

Near term Currently a “pop up” kiosk 
lease 

Maintain 
(minimal routine maintenance only) 

Longer term 

 
 

 

 

Long term ground lease 
for a kiosk 

Decommissioned. 
Replaced with a smaller, higher performance 

asset that better addresses the key site 
opportunities 

(as identified in section 4.15 and 4.37). 

 

Maintain. 

4.39 To effect the longer term component of this strategy, Officers propose to carry out an 
expression of interest process to seek offers to develop and lease the site on a long 
term basis. 

4.40 The strategy addresses the reality of building condition and obsolescence by replacing 
it with a higher performance one accommodating an adjusted use. 

4.41 It allows for the existing building to be used whist a replacement undergoes design 
development and approvals. 

Deal structure and evaluation criteria 

4.42 An open, publicly advertised tender will provide a competitive platform to formally solicit 
bids in a transparent manner. 

Key parameters 

4.43 Officers have identified the following as key terms for the potential transaction:- 

 Redevelopment: tenant to design, build and fund redevelopment, and be 
responsible for obtaining all relevant approvals. 

 Kiosk: must be operated as a kiosk, rather than a café or restaurant. 
(For the avoidance of doubt, kiosk is intended to include analogous uses without 
table service, such as juice bar, yoghurt bar, waffle bar, ice cream parlour, and so 
on).  
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 Redevelopment size: leasable floor area must be significantly smaller than the 
current building. 

 Use of existing improvements: tenant may use existing improvements in the 
interim while design and planning takes place. 

 Term: 15 to 21 years. 

 Milestones: tenant will be required to lodge a planning permit and to commence 
redevelopment within given timeframes. 

 Security: $30,000 in cash or bank guarantee until the redevelopment is 
completed, $10,000 thereafter. 

 Outgoings: all outgoings to be paid by tenant 

Evaluation criteria 

4.44 Bidders would be required to respond to the tender evaluation criteria, (tentatively):- 

Category Criterion 

Social 1. Vision and design  

2. Corporate social responsibility 

Environmental 

Financial 3. Capability, capacity and track record 

4. Financial offer 

5. Commercial terms, viability and operating plan 

Evaluation panel 

4.45 Officers intend to establish an evaluation panel to assess bids. 

4.46 The panel is planned to include internal specialists in the fields of urban design, 
finance, and property. 

Double public notification 

4.47 Prior to determining to enter a lease for the property, Council must comply with the 
statutory provisions of section 189 of the Local Government Act 1989, providing any 
person a right to make a submission under section 223 of the Act on a proposed lease, 
and have that submission considered. 

4.48 Council’s public notice under section189 of the Act will be in addition to the public 
notice to the market of the opportunity to lease. 

CONSULTATION AND STAKEHOLDERS 

4.49 In September 2018 City of Port Phillip carried out an online, public survey to help 
inform the potential future use of the site. Over five hundred interested members of the 
public took time to complete the survey. The survey responses were reported to 
Council at its Ordinary Meeting of 21 November 2018. 
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4.50 By far the most commonly suggested future use of the site was a facility for beach 
sports – principally beach volleyball. Since the survey Officers have met with a 
representative of Vic Beach to discuss and/or clarify their needs, who acknowledges 
that the site is sub-optimal as a hub for events, but nevertheless considers it as having 
potential for beach sport related storage and for income generation.   

4.51 Like for the current lease, an expression of interest / tender for the lease of the 
premises will include public notice, and will trigger the public notice provisions of the 
Local Government Act. 

4.52 Development consent under the Coastal Management Act 1995 will require public 
notice (advertising). 

5. LEGAL AND RISK IMPLICATIONS 

5.1 As the property is Crown land, any new lease or licence is subject to approval by the 
responsible Minister (or delegate of the responsible Minister), the Minister for Energy, 
Environment and Climate Change. 

5.2 For any new lease term longer than the prescribed term, or above a prescribed value, 
or leases requiring building or improvement, Council is required to comply with section 
190 of the Local Government Act 1989. Under this section Council is required to give 
public notice of its intention to enter into a lease and to consider any submissions 
received in accordance with section 223 of the Act, prior to resolving whether or not to 
enter into the lease. 

5.3 A change in use or redevelopment of the site will require consent under Coastal 
Management Act 1995, likely to be deemed to also satisfy the requirements for consent 
under the Planning and Environment Act 1987. It will also require City of Port Phillip’s 
consent as “landlord”. 

6. FINANCIAL IMPACT 

The cost of maintaining such buildings on the foreshore is and will continue to be substantial. 
Under the Retail Leases Act 2003, the maintenance burden sits largely with the City of Port 
Phillip, and even if it where passable to the tenant, would tend to be reflected in the rent 
achievable. 

7. ENVIRONMENTAL IMPACT 

7.1 The strategy involves replacing the building with a building that is more sustainable, 
including environmentally more sustainable. 

7.2 In the meantime, it allows for the use of the existing building, the materials it comprises, 
and the energy embodied in it. 

7.3 The existing lease includes an obligation on the tenant to use reasonable endeavours 
to implement environmentally sustainable practices, with a focus on reducing landfill 
waste (including single use plastics such as plastic bags, bottles, take away coffee 
cups, disposable plastic containers). It is anticipated that the potential further lease will 
include a similar provision, and other environmental commitments offered by the 
successful bidder.  

8. COMMUNITY IMPACT 

8.1 A kiosk on the foreshore provides amenity and enhances the liveability of the City. 
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8.2 Quality, well maintained buildings in prominent public places contribute to the City’s 
identity and prosperity. 

8.3 A design-driven building has the potential to create a memorable, emotional space for 
kiosk customers, and thereby enhance the experience of the foreshore and encourage 
visitation. 

9. ALIGNMENT TO COUNCIL PLAN AND COUNCIL POLICY 

The recommendation aligns with several intended outcomes of Council Plan, including: “A 
City of diverse and distinctive neighbourhoods”, and “a financially sustainable, high 
performing and community focussed organisation”.  

10. IMPLEMENTATION STRATEGY 

10.1 TIMELINE 

10.1.1 The following programme is anticipated:- 

a) Tender for the ground lease of the property - commencing July 2019. 

b) Statutory procedures relating to Intention to Lease - commencing August 
2019.  

Subject to the outcomes of the tender process, and the statutory processes 
relating to intention to lease…. 

c) Lease could commence - Summer 2020. 

d) Design development and permitting - commencing in approximately 2020. 

e) Construction in approximately 2022. 

10.2 COMMUNICATION 

10.2.1 Council works to ensure that properties under its management perform well and 
meeting community needs and expectations. 

10.2.2 This includes re-lifing and/or redeveloping assets on the foreshore so that they 
continue to contribute to the amenity of residents and visitors of our City. 

10.2.3  A competitive public tender process will help Council to achieve best value 
from a potential redevelopment of the kiosk. 

11. OFFICER DIRECT OR INDIRECT INTEREST 

No officers involved in the preparation of this report have any direct or indirect interest in the 
matter. 

 
 

TRIM FILE NO: 20/15/91 

ATTACHMENTS Nil 
  




