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01 Amendment C106 to the Mitchell Planning Scheme was prepared by the Victorian 
Planning Authority (VPA) to implement the Beveridge North West Precinct Structure 
Plan (BNW PSP).   It specifically excluded the land at 175 Northern Highway, Wallan 
(Conundrum Quarry Land) as a strategic extractive resource or future quarry use. 

02 The Amendment C106 Panel made 17 recommendations in its report including the 
recommendation in chief to “… explicitly include precinct level planning for resource 
extraction from Work Authority 1473” on the Conundrum Quarry Land.    

03 In March 2021, The Minister for Planning (Minister) directed the VPA to prepare a 
new draft amendment (C158) for the Beveridge North West PSP to reflect the Panel 
recommendations.  The VPA has adopted all of the Panel’s recommendations which 
are being implemented through the revised BNW PSP (November 2021).   

04 In October 2019, Conundrum Holdings Pty Ltd (Conundrum) lodged a planning 
permit application (Permit Application) to use and develop the Conundrum Quarry 
Land for stone extraction and the creation of access to a road in the Road Zone.   

05 After Council failed to decide on the Permit Application within the prescribed time 
and Conundrum lodged an application for review with VCAT, the Minister for 
Planning called in the Application for Review in February 2021. 

06 In October 2021, a Ministerial Advisory Committee (MAC) was appointed to advise 
the Minister for Planning on: 

1. Amendment C158 to the Mitchell Planning Scheme which introduces a revised 
version of the PSP (Amendment C158); 

 
 
 
Introduction 

1.1 Background  
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2. Amendment C161 to the Mitchell Planning Scheme which introduces an 
Infrastructure Contributions Plan for the PSP area (Amendment C161); and  

3. The Permit Application.   

 

07 I understand the purpose of the MAC is to advise the Minister on whether: 

a. Draft planning scheme amendment C158mith is acceptable and 
appropriately implements the recommendations of the Amendment C106 
Panel and any appropriate consequential changes to the BNW PSP; 

b. Draft planning scheme amendment C161 for the supplementary levy 
Infrastructure Contributions Plan is acceptable; and 

c. Planning permit PLP268/19 should be granted to ‘use and develop the subject 
land for stone extraction and the creation of access to a Road Zone Category 
1’ at the Conundrum Quarry land under WA 1473 having regard to the 
Mitchell Planning Scheme (as modified by the planning controls proposed by 
Amendment C158), and if so, the appropriate permit conditions.   

 

08 I have been instructed in this matter by Norton Rose Fulbright Australia acting on 
behalf of Yarra Valley Water (YVW).  YVW is the major land owner within the BNW 
PSP area.   

09 My instructions and the analysis and opinions in this statement relate only to 
Amendment C158.   

10 Within the scope of my expertise, my instructions dated 24 March 2022, are to: 

1. Provide my opinion concerning the suitability of the planning framework 
proposed through Amendment C158 and any changes to the draft documents 
that I consider necessary, appropriate and/or desirable; and 

2. Specifically, provide my opinion on the implications for population-driven 
infrastructure (such as commercial floor space, schools, community facilities and 
recreation) if a quarry is established as contemplated. 

11 Further written instructions received on 26 April 2022, are to provide, within the 
scope of my expertise, my opinion on the implications, if any, of: 

1. Moving the northern government primary school site from its current location 
outside the ‘amenity buffer’ to a diagonal location inside the amenity buffer (as 
suggested in YVW’s submission to the VPA); 

2. The VPA and the Department of Transport’s proposed realignment of the eastern 
arterial road; and 

3. The proposed widening of the creek and drainage corridors, as required by 
Melbourne Water.    

 

1.2 Terms of 
reference 

1.3 Instructions 
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12 I prepared a statement and gave evidence to the Panel hearing Amendment C106 in 
July 2020. 

13 My instructions at that time from Norton Rose Fulbright, acting on behalf of YVW, 
were to review the exhibited Amendment C106 (amendment) and background 
materials and prepare an expert economic report on the likely timing of 
development of the BNW PSP considering, where relevant, various sequencing and 
growth projection studies.   

 

Name and address of expert 

Chris Abery 
Director 
Deep End Services Pty Ltd 
Suite 304 / 9-11 Claremont Street 
South Yarra VIC 3141 

Expert’s qualifications and experience 

• Bachelor of Town and Regional Planning, University of Melbourne 
• Graduate Diploma Social Statistics, Swinburne Institute 
• I have over 30 years’ experience in spatial modelling, market analysis and 

property economic evaluation. 
• I have been a Principal and Director of Deep End Services, a property and retail 

economics consultancy since June 2009.  
• I was a Director in the Property Economics unit of Urbis between March 2007 

and April 2009.   
• I have held senior roles in the Property Team at Coles Myer Ltd between 1992 

and 2007 including as National Manager Strategy and Property Analysis.    
• Between 1986 and 1992 I was employed as a consultant with Ratio Consultants, 

an economics and urban planning consultancy.   

A full CV is included at Appendix A. 

Expert’s area of expertise 

• Market demand studies for a wide range of property sectors including retail, 
commercial, community and residential. 

• Spatial modelling of demand and supply variables using Geographic Information 
systems with Census data and proprietary data sets.  

• Development and execution of sales forecasting models.   
• Network and location planning for retailers and other clients with property-

based distribution channels.   
• Analysis of consumer data and research relating to retailing and shopping centre 

developments.  
• Spatial analysis of customer data for catchment analysis.  
• Market research and commercial advice in relation to recommended land use, 

layout, size, facility mix, turnover and rents of mixed use developments.   

1.4 Amendment 
C106 Statement 

1.5 Expert 
witness details 
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• Preparation of economic impact and benefit assessments of commercial 
developments. 

 

14 Amendment C158 implements the key recommendations of the C106mith Panel 
Report including the imposition of buffers and time-limited controls for the operation 
of a quarry under WA1473 and a reservation of the southern part of Burrung Buluk.  
However the long-term delay in completing the planned urban structure from the 
operation of a quarry has implications on the development of population-driven 
infrastructure.  The PSP has not considered the effect of these delays nor any 
mitigation measures that may be required to address a shortfall in services in the 
interim.   

15 The imposed quarry buffers directly affect 119 hectares of developable residential 
land in the north west area of the PSP and potentially marginalise another 10 
hectares.  The potential delayed development of 2,750 dwellings or 8,500 people 
until at least 2052 affects 50% of the catchment population of the Northern LTC and 
25% of the catchment of the Eastern LTC. 

16 The Burrung Buluk reservation and consequent rearrangement of land use has lost 
about 420 dwellings or 1,300 people from the Northern LTC catchment that could 
have been developed outside the buffers.  These dwellings are now either within the 
buffers or accounted for elsewhere.   

17 The northern and eastern areas of BNW will be deficient in retail floorspace as one or 
both LTCs fail to develop until potentially 2060 due to their incomplete catchments.   

18 A failure to develop the Northern or Eastern LTCs will be compounded by an 
underlying deficiency in the wider provision of retail floorspace for the long-term 
population of the PSP.    

19 The lengthy delay in developing either or both the Northern and Eastern LTCs will 
fail the PSP standard of 80-90% of households within 1km of a town centre of 
sufficient size to allow for provision of a supermarket. 

20 The Southern LTC should be given a wider role and higher retail and non-retail 
floorspace allocation irrespective of the quarry and its buffers.  This will address a 
general deficiency in planned retail floorspace for the PSP.   

21 A higher retail and non-retail floorspace allocation to the Southern LTC will be 
needed in the long term and while the quarry is in operation, will address the 
expected long delay in the development of the Northern and / or Eastern LTCs.   

22 Multiple supermarkets and the provision of a discount department store (DDS) or 
other non-food retailers should support a retail floorspace allocation of up to 22,000 
sqm at the Southern LTC without impacting the planned provision of centres 
elsewhere.   

23 The higher role and floorspace allocation will facilitate a more self-contained PSP, 
more employment opportunities and reduce road trips outside the area to other 
centres.  The layout and land area allocation of the Southern LTC can be easily 

1.6 Summary of 
opinions  
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modified to accommodate the additional floorspace including an extension of its 
eastern boundary out to the eastern arterial road.   

24 The potential delayed development of 2,750 dwellings or 8,500 people due to the 
quarry buffers will also delay the development of one or both of the northern or 
eastern government primary schools – but most likely the northern school with 50% 
of its catchment delayed until well beyond 2052.  This will fail the PSP standard of 
70% of dwellings within 800 metres of a primary school for many years and will 
place pressure on the southern and western primary schools to accommodate 
higher enrolments for potentially many years.   

25 The relocation of the indoor sports facility from the Northern LTC to Council’s 
recommended central position will alleviate any potential delay from its current 
location in the buffer-affected area.   

26 On other matters: 

• I support the proposed relocation of the northern government primary school 
site to the diagonal corner site within the amenity buffer because: 

• Irrespective of its location within or outside the buffer, the school is likely 
to be delayed for many years with an incomplete catchment.   

• The eastern, southern and western government primary school sites are 
well-placed to take enrolments from the northern school’s incomplete 
catchment.   

• Relocating the school site will release 4.59 hectares of land for potentially 
115 dwellings.  This will partly recover some of the lost dwellings to the 
FUS changes brought about by the protection of the southern area of 
Burrung Buluk and revised Kalkallo Creek Development Services 
Scheme. 

• I support the proposed realignment of the Eastern Arterial Road to facilitate its 
early construction. 

• The revised Kalkallo Creek DSS reduces the PSP population of the exhibited PSP 
by 3,365 or 6.7%.  These changes fall more heavily on the Southern and Western 
LTC catchments however the loss in not significant and has already been 
factored into my assessment of a general deficiency in PSP retail floorspace and 
the potential for the Southern LTC to support a higher level of floorspace.   
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27 Amendment C158 has been prepared by the Victorian Planning Authority (VPA).   It 

applies to 1,279 hectares of land between the Wallan and Beveridge townships in 
Melbourne’s outer northern growth corridor (refer Figure 1).   

28 The amendment is required to implement the findings of the C106mith Planning 
Panel Report through a revised BNW PSP and a proposed Infrastructure 
Contributions Plan (ICP).   

29 The BNW PSP sets out a planning and design framework for a future urban 
community east of the Hume Freeway, between the existing townships of Beveridge 
and Mandalay to the south and the future southern extension of the Wallan 
township in the Wallan South and Wallan East (Part 1) PSP area, to the north. 

30 The exhibited Amendment C158 was to facilitate development of the area for 
approximately 16,200 homes or 50,100 people with associated retail, education and 
community facilities and sporting fields and parks.   

31 An amended Part A Version of the PSP (April 2022) with extended drainage reserves 
updates the dwelling capacity to 15,075 and the population capacity to 46,734. 

32 Amendment C158 responds to a core recommendation of the C106mith Panel report 
with the introduction of a Specific Controls Overlay (SCO) to enable the 
consideration of a time limited quarry in the north eastern part of the PSP area. 

33 The BNW PSP area includes 15 individual lots.  YVW is a significant land owner with 
740 hectares or about 60% of the area.  The YVW land is overlaid in Figure 1 where it 
covers most of the central and western sections of the BNW PSP area.   

34 YVW’s planned urban development across its land holding is known as Hazelwynde. 

 
 
 
Amendment C 158 

2.1 Amendment 
C158 
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Figure 1— Local context 

 
Source: Nearmap, VPA 
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35 The Panel report to Am C106 made 17 recommendations which were adopted and 
incorporated by the VPA in the revised BNW PSP.  The significant changes to the 
future urban structure are the proposed quarry and the inclusion of part of Burrung 
Buluk (former Hanna Swamp) as an area of ecological value.   

2.2.1 Proposed quarry 

36 The revised Vision for the BNW PSP, states that “During development of the 
precinct, there may be a quarry as per Works Authority 1473.  The Planning Scheme 
limits any extraction works in any quarry to an extraction time frame of 20 years.  
Following cessation of any quarry and rehabilitation to a residential standard, urban 
development will continue to develop as set out in the PSP” (BNW PSP p.9).   

37 The revised PSP and the Special Controls Overlay (SCO) (Map 1) identify the 
extractive industry site (WA 1473), an extractive industry blast buffer area extending 
250m from the WA boundary and a sensitive buffer area extending 500 metres from 
the WA boundary.   

38 A Special Control Overlay (SCO) and Incorporated Document are proposed to 
enable the granting of a permit for a quarry for a fixed time period and to manage 
the operation of the quarry and its buffers including specific controls for the 
establishment of a limited range of uses within the buffers. 

39 Any permit issued for Extractive Industry in accordance with the SCO must 
implement the following outcomes via conditions: 

• Blasting, other than blasting associated with rehabilitation, must cease no later 
than 20 years from commencement of the use;   

• The land must be completely rehabilitated by December 2052; and 
• The rehabilitation must be to a standard that facilitates the end use identified in 

the BNW PSP.   

40 The inferred operating phases of the quarry1 are therefore: 

• Commencement by 2027 
• Quarrying for 20 years (2027-2047) 
• Rehabilitation for five years (2057 -2052) 

41 Land use will be heavily restricted in the blast buffer area during the operation of the 
quarry.  From 1 January 2028, a narrow range of commercial, education and health 
uses could be established by permit within the sensitive use buffer however the 
decision guidelines are onerous including that the responsible authority must 
consider the views of the Secretary of the Department administering the Mineral 
Resources (Sustainable Development) Act 1990.   

2.2.2 Burrung Buluk (former Hanna Swamp) 

42 The C106mith Panel Report recommended explicit recognition of the (then) Hanna 
Swamp. 

 
1 Veris submission to Amendments C158mith, C161mith & Planning Permit Application PLP268/19 for YVW (p.33) 

2.2 PSP FUS 
changes 
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43 Further work by the VPA has identified the area of Burrung Buluk within the PSP as a 
high value wetland which should be protected from urban development and 
infrastructure.   

44 The revised PSP applies an ‘ecological value’ layer to about 21 hectares of land 
covering Burrung Buluk and notes the area could form part of a future regional 
parkland.   

45 In the 2019 PSP, the western section of Burrung Buluk was shown as residential 
forming part of the catchment of the Northern LTC.   

2.2.3 Other changes 

46 Other FUS changes have been introduced to the revised PSP which were not part of 
the C106 Panel recommendations and were not listed in the exhibited PSP Changes 
Matrix (November 2021).  These include: 

• Changes to the land area and orientations of the retail, education and mixed use 
areas of the Southern LTC and the introduction of a collector street through the 
centre replacing the previous local access street.  The ‘shop floor space’ of the 
Southern LTC has increased from 6,300sqm to 7,000sqm.  There are no changes 
to the shop floor areas at other LTCs although the Western LTC land area has 
increased from 1.86 ha to 2.46 ha.   

• Concept plans for the Northern, Eastern and Western Local Town Centres (LTC) 
have been removed.   

• Changes to the orientation of the retail, school and indoor recreation uses of the 
Northern LTC to accommodate Burrung Buluk and a new area for the local 
sports reserve.   

• Changes to the connector street road network in the central area of the PSP.   

 

47 The FUS changes in the exhibited PSP appear to have reduced the net developable 
area (NDA) from 815 hectares in the 2019 PSP to 793 ha.  The Amended Part A 
Version now shows 769 ha of NDA.   

48 There has been a reduction in residential areas within walkable catchments of about 
35 hectares and an increase in the area of standard residential land use of 42 
hectares.  Changes to dwelling yield assumptions within the residential land use 
typologies maintain the total yield across the PSP at approximately 16,200 dwellings 
– although there appear to be calculation errors for the Mixed use and Standard 
residential land use areas and in summing the total lots.   

49 Between the 2019 PSP and exhibited PSP, dwelling yields have changed in five of the 
7 residential land use categories.     

50 While population estimates in the 2019 PSP were provided at 2.8 and 3.1 persons per 
dwelling, the exhibited PSP and the Amended Part A Version adopt the higher long-
term dwelling size of 3.1 persons.  The total population capacity is 50,100 in the 
exhibited PSP.   

2.3 Population 
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51 This population capacity (50,100) is much higher than the retail modelling 
undertaken for the 2019 PSP which assumed a capacity of 40,300 people.  I return to 
this in my assessment of the activity centre implications.   

52 The Amended Part A Version with a lower NDA calculates a population capacity of 
46,734.  This adjusted estimate is 3,365 people (or 6.7%) less than the exhibited 
capacity.   

 

 

  

 

Population

BNW PSP Report NDA (ha) Dwellings
@2.8 persons 

per dwg
@3.1 persons 

per dwg

2019 1 814.9 16,286 45,601 50,487
2021 2 793.2 16,161 50,099
2022 3 769.8 15,075 46,734
1 Table 4. Housing Density Guide
2 Exhibited PSP Table 1 (p.11) & Section 4.2 (p.40)
3 Part A Version Table 1 (p.12) & Section 4.2 (p.42)

Table 1—Population 
comparison 
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53 With changes to the western arterial road alignments and sports reserves to 
accommodate the Burrung Buluk ecological area, the revised PSP has largely 
adopted the same underlying road network and land use patterns as the 2019 draft 
PSP.   

54 The implicit assumptions in the PSP are that: 

• Development at some point will pause in the northern areas when the urban 
pattern approaches the buffer zones and future development is no longer 
permitted, certain or viable in areas within, or close, to the buffer zones.   

• The quarry has an extraction time frame of 20 years and will be remediated to a 
level suitable for urban development no later than 2052.   

• Development of infrastructure and land use will simply resume from 2052 
onwards, in accordance with the proposed future urban structure set out in 
2022.  

55 The revised PSP with the overlaid WA 1473 and associated buffers shows: 

• A significant area of future housing located between and north of the Northern 
LTC and Eastern LTC sterilised by the buffers.  Both centres will be reliant on this 
future population for their establishment and viability as their catchments are 
otherwise constrained by large areas of open space and recreation reserves to 
the north.   The catchment pressure on these centres is compounded by housing 
areas to the south which (by then) would gravitate to the established Southern 
LTC. 

• For the same reasons, the restricted northern catchment could impact the 
establishment of one or both future government school sites and associated 
community facilities collocated with the Local Town Centres.   

• The Northern LTC located almost entirely within the amenity buffer.   

 
 
 
Effect of proposed quarry on Future Urban Structure 

3.1 Type of 
effects 
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• The northern section of the Eastern Arterial Road adjacent to the quarry works 
area but just inside the blast buffer.  I note the VPA in its Part A Submission is 
now proposing to realign the road 200m west to enable it to be potentially 
delivered before the cessation of quarrying.  

56 The stay on development until 2052 (and potentially longer if extensions are granted 
to the quarrying operation) comes with no certainty about the level of community, 
retail and road infrastructure that might be in place in the northern areas when 
development halts.   

57 In my evidence to the C106 Panel, I presented YVW’s estimates that housing estates 
on YVW’s land would develop in a northerly sequence from Camerons Lane and 
reach the (then) buffer of the proposed quarry in 10-14 years.  In my statement to the 
Panel, I estimated a period of 12 years before the buffer would be encroached. 

58 Assuming the first estates in BNW appear from 2025, housing development could 
reach the buffer in 2037, after which development would inevitably shift in other 
directions.  On this assumption, land use capable of development within the buffers 
will be effectively quarantined for a minimum of 15 years (until 2052) from when 
development reaches the buffer – and possibly longer if quarry operations or 
remediation time frames are extended.   

59 The northern edge of the PSP will therefore be incomplete and potentially 
fragmented with uncertain road infrastructure and questions around the potential 
development of town centre, education and community facilities for at least 15 
years.  Services are then likely to be delayed until infrastructure and development is 
well progressed in the released buffer areas and remediated quarry to house the 
catchment population necessary for the town centres and other services.   

60 The effect of the quarry and its buffers are significant in terms of the long term 
sterilisation of the proposed urban structure in the north and north-west areas the 
PSP.    

61 The effects can therefore be classified as: 

• Delays in delivery of key services and infrastructure 
• A potential under provision of facilities in the north that need to be 

accommodated in the 15+ year time frame elsewhere 

62 I consider these in more detail with an assessment of the affected NDA, delayed 
population levels for the northern catchment and its implications on service delivery.   
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63 The proposed quarry and its buffers are highlighted on the future urban structure in 
Figure 2.  WA 1473 (47.4ha), the surrounding blast buffer (64 ha) up to 250 metres 
from the WA boundary and the amenity buffer (84 ha) extending a further 250 
metres from the blast buffer have a combined area of 195 hectares or 15.2% of the 
entire BNW PSP area.   

64 The blast buffer and amenity buffer zones over YVW’s land west of the proposed 
eastern arterial road are approximately 60 ha or 8% of the YVW land area.  

65 Specific Controls within the Extractive Industry Blast Buffer Area prohibit all 
sensitive development within the blast area.  I expect that a range of sensitive uses in 
the amenity buffer which are subject to permit from 1 January 2028 are also unlikely 
to be permitted based on the Application Requirements and Decision Guidelines set 
out in the Incorporated Document.   

 

 

 

66 To calculate the effect of the quarry and its buffers on delayed net developable 
areas (NDAs) and population levels in the northern areas, I have conducted the 
following: 

• Registered the exhibited BNW PSP in a Geographic Information System.  I note 
the amended Part A Version of the PSP shows updated NDAs for land parcels 
BN04, BN05 and BN06 with a total reduction of 3.44 ha on 216.27 ha or 1.5% of 
the NDA in the exhibited PSP.  I do not regard the change as being material to 
my analysis in this section as the changes are relatively small and mainly apply to 
areas outside the buffers.   

• Created individual shapes for future local town centre and future residential 
areas that fall within the Works Area, blast buffer and amenity buffer.  The 

3.2 Quarry 
impacts on NDA & 
catchment 
population 

Figure 2—Quarry 
buffers 

Source: BNW PSP 
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shapes were further identified within walkable or non-walkable areas set out in 
the PSP and by property number (refer Figure 3). 

• Calculated the NDA that falls within the respective walkable and non-walkable 
areas of the quarry and buffer zones (refer Table 2).  I have also identified several 
small residual areas outside the amenity buffer which may be unviable for urban 
development given their narrow orientation between roads and buffers.   

• Applied the respective average dwellings per hectare from the exhibited PSP 
(Appendix 4.2) for walkable and non-walkable areas to estimate the dwelling 
capacity of the delayed areas (refer Table 3). 

• Applied 3.1 persons per dwelling to determine a population capacity. This is the 
same rate as adopted in the exhibited PSP (Appendix 4.2). 

Figure 3—Affected NDAs 

 
Source: VPA; Nearmap; Deep End Services 
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67 The results from Table 2 and Table 3 are as follows: 

• The affected or sterilised area capable of residential land use within the quarry 
and buffer zones is 118.6 hectares.   Of this, approximately 32 ha is YVW land.   

• The affected area is evenly distributed between the quarry works area (36.5 ha), 
blast buffer (38.6 ha) and amenity buffer (43.5 ha). 

• I have identified a further 10.6 ha located between the southern extent of the 
amenity buffer and the east-west collector road and in the far north-east corner 
of the PSP area where I believe development will also be delayed due to the 
narrow configuration of the land between a buffer and road alignment.   

• The total directly or indirectly delayed NDA from the imposition of the quarry is 
129.2 ha. 

• Applying the variable housing density mandates of the PSP, the affected NDA 
could accommodate 2,749 dwellings – or 17% of the exhibited PSP capacity.   

• At 3.1 persons per dwelling, the affected area could house approximately 8,500 
people.  This is 17% of the exhibited PSP capacity of 50,100 people or 18% of the 
amended .  About 2,500 people or 29% of the delayed population are on the 
YVW (Hazelwynde) land.   

Table 2—Delayed NDA to Quarry Works Area and Buffers 

 
Source: Deep End Services 

Table 3—Delayed dwellings and population 

 
Source: Deep End Services 

Works Area Blast buffer (-250m) Amenity buffer (250-500m) TOTAL

Property ID
Walkable

(Ha)

Non 
Walkable

(Ha)

Walkable
(Ha)

Non 
Walkable

(Ha)

Walkable
(Ha)

Non 
Walkable

(Ha)

Walkable
(Ha)

Non 
Walkable

(Ha)

Total 
delayed 

NDA 

BN-01

BN-04 16.7 15.3 32.0 32.0

Sub total Hazelwynde 16.7 15.3 32.0 32.0

BN-05 11.5 25.0 7.1 6.4 11.5 38.5 50

BN-06 6.5 8.3 14.4 7.4 20.9 15.7 36.6

Total 11.5 25.0 23.2 15.4 29.7 13.8 64.4 54.2 118.6

Total reduced NDA (Ha) 36.5 38.6 43.5 118.6

Delayed NDA (Ha) Delayed dwellings Delayed population

Property ID
Walkable

(Ha)
Non Walkable

(Ha)
Walkable

(@25 dwg/ha)
Non Walkable
(@17 dwg/ha)

@3.1 persons/dwg

BN-01

BN-04 32.0 800 2,480

Sub total Hazelwynde 32.0 800 2,480

BN-05 11.5 38.5 288 655 2,920

BN-06 20.9 15.7 523 267 2,447

Total 64.4 54.2 1,610 921 7,847

Buffer reduced NDA & dwgs. 118.6 2,531

Other delayed residual areas 4.7 5.9 118 100 675

Totals 129.2 2,749 8,523

Share of BNW PSP area 16% 17% 17%



16 

Am C 158 Mitchell Planning Scheme 
 

Deep End Services

68 In addition to the directly impacted areas within the BNW PSP area, I note the buffer 
zones also extend north into the Wallan South PSP area, currently being planned for 
8,000 dwellings or about 24,800 people.  I have not specifically evaluated the 
impact on affected NDA in the Wallan South PSP however I note the Veris report2 
calculates an affected area of 70 ha with a population capacity of 3,693. 

 

69 The inclusion of a portion of Burrung Buluk for part of a regional parkland in the 
revised PSP and the re-arrangement of other uses around it, results in the loss of 
residential land from the 2019 PSP that would otherwise have fallen within the 
catchment of the Northern LTC and outside the amenity buffer.   

70 While I recognise the necessity of rearranging the western arterial alignment and 
sports reserves, regional open space and residential areas to accommodate the 
additional regional parkland on the northern boundary, the rearranged residential 
land north of the Northern LTC is now entirely within the WA or buffer zones.   

71 The ‘lost’ residential area that would have been available for residential development 
outside the amenity buffer is shown in Figure 4.  It includes approximately 6.2 
hectares of former walkable catchment area and 15.8 hectares of non-walkable 
catchment area for the Northern LTC.   

72 These areas equate to a loss of about 420 dwellings or 1,300 people within the 
catchment area that could otherwise have been delivered outside the buffers.  The 
loss of this residential land compounds the challenges with the new spatial pattern 
and timing of development within the Northern LTC catchment.   

 

 

 

 
2 Submission to Mitchell Planning Scheme Am. C158 & C161 & Planning Permit Application PLP268/19 for YVW (Veris) 

3.3 Lost 
residential land to 
FUS changes 

Figure 4—Lost 
residential areas 
from 2019 PSP 
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73 The BNW future urban structure is arranged around the four LTCs with collocated 
government schools, community facilities and nearby open space and playing fields.   

74 The Northern LTC is a crucial element of the northern areas with an expected major 
supermarket and shops (6,300 sqm), other commercial uses (2,700 sqm), a 
government school, community centre and the only local indoor recreation centre 
for the PSP area.   

75 The smaller Eastern LTC has a more constrained catchment with the expectation of 
a smaller supermarket and shops (3,300 sqm), commercial space (1,400 sqm), a 
school and community centre.   

76 Figure 5 is my interpretation of the likely catchment areas for the Northern and 
Eastern LTCs, allowing for other LTCs.  The orientations are similar to the catchment 
areas identified by Ethos Urban in the 2019 Economic Assessment report3.   

Figure 5—Impacted LTC catchments 

 

77 For each unique catchment area, I have assessed the NDA and potential population 
that falls within: 

• the affected quarry and buffer land (pink shaded area) using the same method 
and assumptions as Table 2 and Table 3; and  

• the residual unaffected NDA land outside the buffers (shaded blue and green).   

 
3 Beveridge North West Precinct Structure Plan.  Economic Assessment (July 2019) p.24 

3.4 Impact on 
LTC catchments 
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78 The results are summarised in Table 4 which show: 

• The Northern LTC has a long-term potential population of 13,656 of which just 
over 50% (7,075 people) falls within the constrained areas of the quarry. 

• The Eastern LTC catchment is smaller at about 6,000 people which 
appropriately reflects its smaller floorspace designation.  Its catchment is less 
affected however a still significant 25% of its potential catchment population falls 
within the constrained area.   

 

  

79 Putting aside the location of the Northern LTC within the amenity buffer and the 
prospects for its approval while the quarry is operating, the impacts of the delayed 
population within its catchment are significant.  In my opinion, the buffers will 
impede the establishment of the centre until the buffer land is released and housing 
is well advanced through the northern areas.  

80 This position is supported by the Ethos Urban Economic Report which suggests a 
minimum of 8,000 people, and preferably closer to 10,000 people, is needed to 
support a major supermarket-based LTC.   

81  The effect of the delayed population is critical to this centre as the close proximity 
of the population east and north east would be strongly aligned to the centre 
compared to areas to the south.  Elsewhere, the extensive open space and parkland 
areas to the north and north west and the loss of residential land from the 2019 PSP, 
accentuate the low population base. 

82 The Eastern LTC catchment is less affected by the buffer however, like the Northern 
LTC, this site will appear on the urban edge for many years with small population 
cells emerging around the school, open space and playing fields.  To the north, its 
catchment is constrained by the Spring Hill Cone and limited connections to other 
areas.   

83 In my view, an indefinite delay to the Northern LTC does not improve the prospects 
of the Eastern LTC establishing and vice versa.  At best, either site (subject to 
approval) might develop as a small Local Convenience Centre until such time as 
their catchment population levels are reached. 

84 The indefinite delay to both LTCs has potential ramifications for the delivery of 
services and employment opportunities for, what I expect will be, a rapidly 
developing area.   

 

LTC catchment population

LTC
Quarry & buffer 

affected NDA land
Unaffected NDA 

land Total

Northern LTC 7,075 6,582 13,656
52% 48% 100%

Eastern LTC 1,481 4,514 5,995
25% 75% 100%

Table 4— Impacted 
LTC catchments 

Source: Deep End 
Services 
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85 On my analysis, the PSP provides a relatively low level of retail floorspace for the 
projected population.  This low provision, potentially approaching a deficiency, will 
be more acute if the northern and eastern LTCs are not delivered until well after 
2052 or fail to develop at the recommended size.   

86 The basis for the current retail and non-retail floorspace at the four LTCs is set out in 
a background report to the 2019 PSP by Ethos Urban entitled, Beveridge North West 
Precinct Structure Plan Economic Assessment (July 2019). 

87 The key considerations for the Beveridge North West Town Centre Hierarchy set out 
in the Economic Assessment report (p. 22) can be summarised as:   

• High accessibility to LTCs and supermarkets including the PSP Guidelines 
principle of “80-90% of households should be within 1km of a town centre of 
sufficient size to allow for provision of a supermarket”. 

• Importance of centre viability including catchments of at least 8,000 residents, 
and preferably up to 10,000 to support a supermarket-based LTC. 

• Complement the existing and planned town centre hierarchy. 
• Potential expansion at the Southern LTC including multiple supermarkets or an 

expanded non-food offer. 

88 I restate my concern about the viability of the Northern LTC with a maximum 
population of about 6,580 people at full development of its NDA land unaffected by 
the quarry buffers.  This population (6,580) is well below Ethos Urban’s minimum 
threshold of 8,000 people, and preferably closer to 10,000 people, needed to 
support a major supermarket-based LTC.   

89 The potential expansion of the Southern Town Centre will become more pressing as 
the Northern LTC fails to develop and from what appears to be an under provision of 
town centre floorspace more generally across the PSP.   

90 Table 5 sets out the underlying development and population assumptions for the 
BNW PSP area and the LTC recommendations in the initial Economic Report and the 
subsequent 2019, exhibited 2021 and Part A Version PSPs. 

 

3.5 PSP retail 
floorspace 
provision 
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91 The 2019 Ethos Urban report assumed 14,400 dwellings with an average household 
size of 2.8 persons yielding a population capacity of 40,300.   

92 The 2019 PSP had a 13% higher dwelling yield (16,286) and a dwelling occupancy 
range (2.8 to 3.1 persons) which produced a much higher population range of 
45,600-50,500.  This range was 13% or 25% higher than Ethos Urban’s assumptions. 

93 The exhibited PSP has a slightly lower dwelling yield (16,161) than the 2019 version 
(16,286) but adopts the higher average household of 3.1 persons generating a 
population of 50,100.   As the VPA settled on a population of about 50,000, this 
capacity is 25% higher than the population on which Ethos Urban calculated the 
retail and other commercial floorspace needs in 2019.   

94 The population in the Part A Version is now amended down to 46,734 but still 16% 
higher than Ethos Urban’s population assumption.   

95 I note that the Background Report to the 2021 BNW PSP prepared by the VPA which 
summarises the various technical reports has an unchanged introduction to the 
Economic Assessment which states on page 28 that “The advice relates to the 
opportunity for local and neighbourhood retail facilities based on a population of 
40,300 at full development”.   

96  In my view the population capacity should correctly be based on an average 
household size of 3.1 persons, not 2.8.  This is supported by my analysis of the 
average household size in a range of outer northern suburbs at the 2016 Census 
which include Craigieburn (3.2 persons per household), Wallan (3.0), Wollert (3.2), 
Laurimar (3.0) and Mernda (3.0).  Others like Roxburgh Park are significantly higher 
at 3.84 persons.   

97 Table 5 shows the retail floorspace of the four LTCs initially recommended by Ethos 
Urban based on a 40,300 population was adopted in the 2019 PSP and in the 
exhibited 2021 PSP, with just one change.  In the exhibited PSP, the retail floorspace 
at the Southern LTC has increased by about 10%, from 6,300 sqm to 7,000 sqm.   

BNW PSP Economic 

Assessment - 20191 BNW PSP - 2019
Exhibited BNW PSP 

- 2021
Part A Version - 

2022

Assumptions
NDA (ha) 781 815 793 769
Lot yield 14,400 16,286 16,161 15,075
Persons per dwelling 2.8 2.8 - 3.1 3.1 3.1
Population 40,300 45,600 - 50,500 50,100 46,734

LTC floor areas Retail / commercial floorspace (sqm)
Southern LTC1 6,300 / 2,700 6,300 / 2,700 7,000 / 2,700 7,000 / 2,700
Eastern LTC 2 3,300/ 1,400 3,300/ 1,400 3,300/ 1,400 3,300/ 1,400
Northern LTC 3 6,300 / 2,700 6,300 / 2,700 6,300 / 2,700 6,300 / 2,700
Western LTC 4 6,300 / 2,700 6,300 / 2,700 6,300 / 2,700 6,300 / 2,700
Total 22,200 / 9,500 22,200 / 9,500 22,900 / 9,500 22,900 / 9,500

LTC land area Land area requirements (ha)
Southern LTC1 2.3 - 3.0 7.00 7.00 7.00
Eastern LTC 2 1.2 - 1.6 2.00 2.00 2.00
Northern LTC 3 2.3 - 3.0 4.00 4.00 4.00
Western LTC 4 2.3 - 3.0 1.86 2.46 2.46
Total 8.1 - 10.6 14.86 15.46 15.46
1 Ethos Urban

Table 5—BNW PSP 
LTC 
recommendations 
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98 With the population capacity now significantly higher than modelled by Ethos Urban 
and the likelihood that population levels will develop around the Northern and 
Western LTCs without triggering the construction of those centres with 
supermarkets before at least 2055 or later, there is likely to be a rising shortage of 
retail floorspace across the PSP, if demands are not met at other LTCs.   

99 Table 6 summarises the retail floorspace provision rates for BNW compared to other 
approved PSPs in the northern region.   

 

  

100 The retail floorspace recommended by Ethos Urban (and adopted in the 2019 BNW 
PSP) across 4 LTCs and 2 LCCs was 24,200 sqm or 0.60 sqm per capita based on 
the low population assumption of 40,300 people.   

101 For the exhibited 2021 BNW PSP population of 50,100 people and a small increase in 
the retail floorspace to 24,900 sqm, the effective provision falls to 0.5 sqm per 
capita. 

102 For the Part A Version population of 46,734, the effective provision is 0.52 sqm per 
capita.   

103 The Beveridge Central PSP area and Mandalay have a capacity of 15,500 people 
with a planned provision of 0.52 sqm per person.  Adding in the adjoining Lockerbie 
North PSP, the average provision for these areas is 0.75 sqm per capita. 

104 Further south, the Donnybrook/Woodstock PSP has a similar population to BNW 
with 47,715 people (at 2.8 persons per household).  Its network of 5 LTCs and 5 
LCCs with 47,000 sqm yields an average retail provision of 0.99 sqm person – or 
almost double that of BNW.  Donnybrook/Woodstock residents will also have good 
access to the future Principal Town Centre at Lockerbie North which increases their 
effective provision rate.   

105 The Wollert PSP with a significant future population of 34,888 has a planned 
network of centres yielding 33,200 sqm (retail) at a similar rate to 
Donnybrook/Woodstock at 0.95 sqm per capita. 

106 On these comparisons, BNW has a low provision of planned retail floorspace for a 
significant urban area – perhaps as much as half of what could potentially be 
supported based on proposed centre structures at other large PSPs.  This provision 
remains low even with combinations of Mandalay, Beveridge Central or Lockerbie 
North factored in. 

PSP PSP population Activity Centres
PSP Centre 

floorspace (retail 
sqm)

Retail floorspace 
per capita (sqm)

BNW - Ethos Urban 40,300 4xLTC, 2xLCC 24,200 0.60
BNW - Exhibited PSP 2021 50,100 4xLTC, 2xLCC 24,900 0.50
BNW - Part A Version 2022 46,734 4xLTC, 2xLCC 24,900 0.52

Beveridge Central + Mandalay 15,500 1xLTC, 1xLCC 8,000 0.52
Lockerbie North 12,415 2xLTC 13,000 1.05
Bev. Central, Mandalay, Lock. Nth 27,915 21,000 0.75

Lockerbie 28,619 1xPTC, 2xLTC, 3xLCC 91,000 3.18
Donnybrook/Woodstock 47,715 5xLTC, 5xLCC 47,000 0.99
Wollert 34,888 1xMTC, 2xLTC, 2xLCC 33,200 0.95

Table 6—PSP retail 
floorspace 
summary 

Source: VPA; Deep 
End Services 
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107 The current spatial distribution of centres is well placed for the ultimate 
development of the area however I can see a significant shortfall in floorspace 
arising where: 

• Despite urban development reaching the Northern LTC within 12 years of 
development commencing, the Northern LTC is unlikely to eventuate because of 
its location within the buffer, the delayed development of 50% of its catchment 
population and the rearranged FUS to its north which has reduced potential 
residential areas that could have been developed outside the buffer.    

• The Eastern LTC faces a similar challenge with a sub-optimal population.  Its 
more limited catchment would only support a small LTC, at best, if it proceeds at 
all.   

• Elsewhere, the Southern and Western LTCs are structured around a single major 
supermarket and supporting shops.  The floor area allocations to these centres 
are no more than standard neighbourhood centres.   

108 Ethos Urban4 and the VPA appear to acknowledge a potential deficiency in retail 
floorspace by raising the prospect for more floorspace at the Southern LTC and 
providing a larger land area at that location (7 hectares) than is necessary for its 
recommended 7,000 sqm of retail and 2,700 sqm of commercial floorspace.   

109 I note that the land area allocated to the Western LTC increased from 1.86 hectares 
in the 2019 PSP to 2.46 hectares in the 2021 revision however this is only likely to be 
enough to accommodate its 9,000 sqm of retail and commercial floorspace.   

110 The reluctance to embrace a larger role for the Southern LTC with “multiple 
supermarkets or an expanded non-food offering” (DDS) is discussed in Section 4.2 of 
the Ethos Urban Economic Report.  The primary concerns expressed were: 

• Supermarket floorspace provision rates would exceed average levels in outer 
areas.   

• Increased pressure on the Mandalay and Beveridge Central LTCs. 
• A distance separation benchmark of 4km between DDS in suburban Melbourne 

that suggests the site could be too close to the yet-to-be-planned Beveridge 
MTC, 3km by direct distance to the south. 

• The Southern LTC not having a direct arterial road frontage.   

111 The significant changes now apparent including the larger population capacity (16% 
larger than Ethos Urban assumed) and the likely delayed development of one or two 
LTCs in the north, suggests a review of the role and floorspace of the Southern LTC 
is warranted.   

112 Adopting Ethos Urban’s conservative supermarket provision rates, the additional 
6,434 people in the PSP area at full capacity will generate higher supermarket and 
other retail floorspace demands.  This demand should be accommodated with the 
obvious location being the Southern LTC. 

 
4 BNW PSP Economic Assessment (p.33) 
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113 Concerns around impacts on the Mandalay or Beveridge Central LTCs should not be 
a factor as the planned floorspace provision rates for these areas are similarly low, 
like BNW.   

114 The BNW centre structure is largely based on accommodating full-line (3,800 sqm) 
supermarkets which is at odds with the model now emerging for a major and second 
smaller supermarket (such as ALDI) to be accommodated, where possible, in key 
LTCs.  The narrow application and interpretation of supermarket floorspace 
provision rates to date, which has the effect of excluding a direct competitor to the 
major chains from entering the key LTCs places unnecessary barriers to competition 
and is a poor outcome for residents. 

115 The higher population assumption for the PSP and the adjoining areas of Mandalay 
and Beveridge Central provides a firm basis to plan for a broader non-food and 
services role for the Southern LTC – either by accommodating a DDS or other 
combinations of floorspace comprising mini-majors and more specialty shops.   

3.5.1 C106mith Panel Report 

116 I note that the Planning Panel hearing C106mith identified a number of issues 
relating to the location and layout of activity centres including whether the retail 
floorspace caps were appropriate in view of the higher population estimates for the 
PSP than previously envisaged. 

117 The Panel concluded that “…most issues with respect to the location and layout of 
the activity centres and the Southern Town Centre Flexible Design Area have been 
resolved” (Panel Report p.81).   

118 On the several outstanding issues including the implications of increased population 
levels on floorspace caps, the Panel concluded: 

“With the changes made to walkable catchments, density requirements and 
population forecasts for the PSP, the floorspace caps for the activity centres, including 
the 3,300 sqm square metres floorspace cap for the eastern town centre, should be 
reviewed by the VPA to confirm that it remains consistent with the Economic 
Assessment report by Ethos Urban” (Panel Report p.82).  

3.5.2 Amendment C158 & Background Report 

119 The VPA’s Background Report to Amendment C158 dated November 2021 provides 
a summary of the Ethos Urban Economic Report at Section 12.  The content is 
unchanged from the same section in the C106mith Background Report including the 
low population assumption (40,300) and the retail floorspace recommendations of 
6,300 sqm at the Northern, Southern and Western LTCs and 3,300 sqm at the 
Eastern LTC. 

120 There is nothing to suggest that a review of the retail demand analysis has been 
undertaken in light of the significantly higher population assumption in the exhibited 
or Part A Version PSPs. 
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121 As noted earlier, the only change to the retail floorspace provision in the exhibited 
PSP is an increase in the Southern LTC from 6,300 sqm to 7,000 sqm. 

122 The Panel noted that the floorspace control is a ‘soft’ cap in the ordinance and can 
be exceeded subject to permit and based on an economic impact statement.   

3.5.3 Conclusions 

123 My conclusions from this analysis are: 

• There are no material changes to the activity centre retail floorspace caps in the 
revised PSP despite the C106 Panel finding a higher population capacity than the 
Ethos Urban Economic Report assumed.     

• The BNW PSP has a low provision of retail floorspace and a modest centre 
structure of four single supermarket-based LTCs for a capacity of 46,734 people. 

• A deficiency in the centre structure will emerge as one or both of the Northern 
and Eastern LTCs fail to develop because their catchments are stalled with 
critical population levels deferred until well after 2052.  Outside the quarry 
exclusion zones, BNWs population can still grow to almost 40,000 people. 

• The long term delay in these centres will bring pressure to accommodate 
floorspace elsewhere.  Under the current PSP, the Western LTC will be restricted 
by its land area allocation (2.46ha) while the Southern LTC has a larger area (7ha) 
but a role and floorspace guidance implying a neighbourhood centre. 

• I envisage the development of the Southern and Western LTCs with major 
supermarkets in the first 10 years however in the 10-15 year time frame, a second 
major and / or possibly a small supermarket such as ALDI will be needed in the 
area.  The prospect of a DDS such as Kmart when BNW approaches 40,000 
people is also strong on what we currently know of the DDS sector.   

• The Southern LTC is best placed to serve the partial north and east LTC 
catchments until, or if, these centres develop to their scheduled size.  Its role and 
floorspace guidance should be reviewed and amended to accommodate 
multiple supermarkets and an expanded non-food and services role.   

• The retail floorspace allocation for the Southern LTC could increase from 7,000 
sqm to approximately 22,000 sqm comprising: 

• 2 x major supermarkets (7,600 sqm) 
• 1 x discount supermarket (1,800 sqm) 
• DDS (6,500 sqm) 
• Mini-majors & specialty shops / services (6,000sqm) 

• The additional retail floorspace for the Southern LTC (+15,000 sqm) would raise 
the average provision across a fully developed BNW from 0.52 sqm in the Part A 
Version PSP to 0.85 sqm per capita – a retail rate of provision still below other 
large PSPs including Donnybrook/Westbrook PSP (0.94 sqm per person) and 
Wollert PSP (0.95 sqm per person). 

• Given the limited employment generating land in the PSP, an expanded role for 
the Southern LTC will support more jobs and the adjoining mixed use areas.   

• The Southern LTC can develop a wider role for 46,700 people without 
undermining future centres at Mandalay and Beveridge Central or a future MAC 
at Beveridge South West.   
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• To enhance its visibility and attraction and reflect a wider role, the Southern LTC 
boundary could be shifted out (east) to gain direct exposure to the eastern 
arterial road.   

 

124 The PSP provides four government primary schools grouped with a Local Town 
Centres and community centre.  One is collocated with the government secondary 
school.  Three non-government school sites are also proposed.   

125 ASR Research prepared a Community Infrastructure Needs report5 which was 
commissioned after the preparation of the first PSP and exhibition of Amendment 
C106mith.   

126 The ASR report concluded that on the basis of 16,186 households in the PSP area, the 
government primary school demand requirement was 5.4 schools6 – or one per 
3,000 dwellings.  This was a shortfall of one government primary school.  The 
provision of non-government school sites was considered to be adequate.   

127 The ASR report noted that to address the potential shortfall, DET had agreed to 
address mitigation measures including whether proposed schools in adjoining PSPs 
could be positioned to address demand in BNW7.   

128 The distribution of the government primary schools with approximate 800 m radii is 
shown in Figure 6.  The PSP Guidelines8 stipulate that 70% of dwellings should be 
located within 800m of a government primary school.  While I have not accurately 
determined the coverage, the distribution of schools relative to residential areas 
seems efficient and the dwelling target would be close to being achieving.   

 

 
 
5 Wallan & Beveridge Review of Community Infrastructure Needs.  Part A – Beveridge North West Precinct Structure Plan Final Report (August 6, 
2020)  
6 ASR Report page 36 
7 ASR Report page 36 
8 Precinct Structure Planning Guidelines: New Communities in Victoria, October 2021 (VPA) 

3.6 School sites 

Figure 6— 
Government 
primary school sites 

Source: BNW PSP, 
Deep End Services 
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129 However taking my calculation of 2,750 delayed dwellings in BNW due to the quarry 
and buffer zones (Table 3), one of the two government primary schools beside the 
Northern or Eastern LTCs is unlikely to be developed for many years.  Assuming the 
quarry is remediated by 2052 with the residual dwellings developed in the ensuing 5-
10 years, the need for the fourth primary school may not eventuate until about 2060.   

130 This is potentially the same time delay that could be felt by either or both of the 
Northern and Eastern LTCs affected by reduced catchments.   

131 Irrespective of which of the two northern school sites is developed first, it is certain 
that large, populated areas of the PSP will fall outside the 800m radius of a 
government primary school for many years.   

132 If both the primary school and Local Town Centre fail to eventuate at either the 
Northern or Eastern sites, then the community facilities which are embedded in the 
design and layout principles for LTCs may also not eventuate.  This could also be 
due to a simple lack of road and other infrastructure if the key LTC and school sites 
are not proceeding.   

 

133 The one proposed indoor recreation facility for the PSP is located partly within and 
partly outside the amenity buffer area, directly north of the Northern LTC.  In this 
location, its establishment could be doubtful until quarry operations cease.   

134 Mitchell Shire Council has requested the indoor recreation facility be moved south 
to the current location of the central non-government school with the school shifted 
to the west.   

135 This would be a sensible outcome to remove the recreation facility from the 
encumbered amenity buffer and facilitate its earlier development from a more 
central and accessible location close to two schools and adjoining the southern 
playing fields.   

3.7 Indoor sports 
facility 
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136 I have been asked my opinion on the proposal by YVW to relocate the northern 

government primary school and collocated community centre (Cl-01) from their 
current location outside the amenity buffer to a new location on the north-east 
corner of the same intersection within the amenity buffer – as proposed in the Veris 
submission9 for YVW (refer Figure 7). 

 

 

137 In its current location, the northern government primary school can be constructed 
at any stage however its catchment is significantly impacted by the imposition of the 
buffers and is unlikely to be needed until such time as residential development 
resumes after quarrying operations have ceased.   

138 In other words, the school (similar to the LTC), will be delayed irrespective of its 
location within or outside the buffer.     

 
9 YVW Submission to Mitchel**l Planning Scheme: Amendments C158mith, C161mith & Planning Permit Application PLP268/19 by Veris (p. 42) 

 
 
 
Other matters 

4.1 Northern 
primary school 
site 

Figure 7—Northern 
primary school & 
community centre 
relocation 

Source: PSP; Veris 
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139 As population grows across the central and northern areas, the eastern, southern 
and western government primary school are well-placed to take enrolments from 
the northern school’s incomplete catchment.   

140 The relocation frees up 4.59 hectares of net developable land that can 
accommodate approximately 115 dwellings or up to 350 people.  This will recover 
some of the population lost to the FUS changes brought about by the protection of 
the southern area of Burrung Buluk and revised Kalkallo Creek Development 
Services Scheme.   

 

141 Responding to concerns about the potential need for earlier delivery of the Eastern 
Arterial Road to ensure network sustainability, the VPA’s Part A Submission 
proposes to realign the road 200 metres west of its current position in the FUS.   

142 Early delivery of the Eastern Arterial Road is supported as it will: 

• Provide an important regional connection to the Wallan South PSP and facilitate 
cross-movements of people from the north who can access retail and other 
amenities developed in BNW ahead of those services arriving in Wallan South; 

• Facilitate a public transport corridor to Wallan South and other bus circuits 
across the northern areas, as they develop.   

• Help facilitate the quick development of the affected NDA land when the buffer 
controls are lifted and in turn, the establishment of delayed school and LTC 
facilities.   

143 Subject to final designs, the realignment may also improve connectivity and 
exposure to the Northern LTC. 

 

144 Melbourne Water has reviewed the Kalkallo Creek Development Services Scheme 
(DSS) to apply best practice management of the impact of sodic/dispersive soils.  
The VPA Part A Submission indicates it is implementing the revised DSS, consistent 
with the recommendations of the C106mith Panel Report.   

145 The PSP changes include increasing the waterway corridor width for Kalkallo Creek 
to 130 metres, a minimum 70 metre flood width for the constructed waterway 
corridors and a northerly extension of the eastern tributary.   

146 The effect of these changes compared to the exhibited PSP is an increase in the 
Waterway & Drainage Reserve land of 26.9 ha and, with other changes, a decline in 
the overall NDA of approximately 24 hectares.  Compared to the exhibited PSP, the 
reduced population (-3,365) is approximately 6.7% of the exhibited PSP population 
of 50,100.   

147 While I have not undertaken a detailed analysis of the spatial distribution of the 
reduced NDA, it appears to fall largely on YVW’s land and the reduced population 
on the catchments of the Western and Southern LTCs and to a lesser extent, the 
Northern and Eastern LTCs. 

4.2 Relocation of 
Eastern Arterial 
Road 

4.3 Kalkallo 
Creek DSS 
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148 In view of my earlier assessment of the relatively low rate of retail floorspace 
provision across the PSP compared to other approved PSPs, the reduction in NDA 
and population from the revised DSS is not significant and should not undermine the 
role or potential of the Southern or Western LTCs to develop their floorspace and, in 
the case of the Southern LTC, a higher level recommended in my statement.   
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149 I have set out my conclusions in Section 1, paragraphs 14 - 26 of my statement.   

150 In arriving at my conclusions, I have made all the inquiries that I believe are desirable 
and appropriate and no matters of significance that I regard as relevant have, to my 
knowledge, been withheld from the Panel. 

 

 

Chris Abery 
Director 
Deep End Services 

 
 
 
Conclusions 
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Appendix A Curriculum Vitae – Chris Abery 

 

Director, Deep End Services Pty Ltd (June 2009 – current) 

Director, Property Economics, Urbis (March 2007 - May 2009) 
National Manager, Strategy & Property Analysis, Coles Myer (2000 - 2007) 
Strategic Analyst, Manager Strategy (Property), Coles Myer (1992 - 2000) 
Strategic Planner, Senior Consultant, Ratio Consultants (1985-1992) 

Bachelor Town & Regional Planning, University of Melbourne (1985) 
Graduate Diploma Social Statistics, Swinburne (1990) 

 

Deep End Services is a Melbourne-based property economics consultancy working 
across all geographic areas and property markets of Australia and New Zealand.  
“DEEP” represents three core service areas: 

• Demand Evaluation 
• Economics 
• Planning 

Within each discipline, the firm provides advice to retailers, property owners, 
property developers, financial institutions, infrastructure providers, government and 
industry associations in four core areas: 

• Store network planning and sales forecasting 
• Acquisition due diligence 
• Highest & best use analysis  
• Economic impact assessment 

Chris has over 35 years’ experience in retail research, spatial analysis and modelling 
and property market and project evaluation.  Specific areas of expertise include: 

• Store / branch network planning and location optimisation.  
• Development of spatial models for retail sales projections and network impacts. 
• Economic impact and benefit studies for major retail, commercial and residential 

proposals and planning scheme amendments.  
• Growth area structure planning for activity centres. 
• Due diligence studies for site / asset acquisitions. 
• Demographic and population studies. 
• Market profile and research reports for property sales or leasing campaigns.  
• Site evaluation and highest and best use studies. 
• Retail / activity centre planning advice including layout, timing and composition. 
• Turnover and income potential of retail or commercial schemes. 
• Submissions for liquor licence and gaming applications.  
• Submissions to government on planning policy changes 
• Preparation of expert advice and appearance as a witness in various state and 

territory courts and to town planning and liquor / gaming licensing authorities 
and hearings. 

Position: 

Previous positions 

Academic 
Qualifications 

Deep End 
Services 

Expertise 


