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As the dwelling is subject to a Heritage Overlay, it is subject to the provisions of Clause 43.01, the purpose of which 
is as follows: 

To implement the Municipal Planning Strategy and the Planning Policy Framework. 

To conserve and enhance heritage places of natural or cultural significance. 

To conserve and enhance those elements which contribute to the significance of heritage places. 

To ensure that development does not adversely affect the significance of heritage places. 

To conserve specified heritage places by allowing a use that would otherwise be prohibited if this will 
demonstrably assist with the conservation of the significance of the heritage place. 

Before deciding on an application, in addition to the decision guidelines in Clause 65, the responsible authority will 
need to consider, as appropriate: 

§ The Municipal Planning Strategy and the Planning Policy Framework. 

§ The significance of the heritage place and whether the proposal will adversely affect the natural or 
cultural significance of the place 

§ Any applicable statement of significance (whether or not specified in the schedule to this overlay), 
heritage study and any applicable conservation policy. 

§ Any applicable heritage design guideline specified in the schedule to this overlay. 

§ Whether the location, bulk, form or appearance of the proposed building will adversely affect the 
significance of the heritage place. 

§ Whether the location, bulk, form and appearance of the proposed building is in keeping with the 
character and appearance of adjacent buildings and the heritage place. 

§ Whether the demolition, removal or external alteration will adversely affect the significance of the 
heritage place. 

§ Whether the proposed works will adversely affect the significance, character or appearance of the 
heritage place. 

§ Whether the proposed subdivision will adversely affect the significance of the heritage place. 

§ Whether the proposed subdivision may result in development which will adversely affect the 
significance, character or appearance of the heritage place. 

Cardinia Shire Council does not have in depth heritage policy, however Clause 15.03-1S of the Cardinia Planning 
Scheme provides some strategies with respect for heritage conservation, which is reproduced below: 

Objective 

To ensure the conservation of places of heritage significance. 

Strategies 
Identify, assess and document places of natural and cultural heritage significance as a basis for their 
inclusion in the planning scheme. 

Provide for the protection of natural heritage sites and man-made resources. 

Provide for the conservation and enhancement of those places that are of aesthetic, archaeological, 
architectural, cultural, scientific or social significance. 

Encourage appropriate development that respects places with identified heritage values. 

Retain those elements that contribute to the importance of the heritage place. 

Encourage the conservation and restoration of contributory elements of a heritage place. 

Ensure an appropriate setting and context for heritage places is maintained or enhanced. 

Support adaptive reuse of heritage buildings where their use has become redundant. 

27



 

  410 Officer South Road 
Officer South, VIC 

 

  
 

 

p. 4 246 Albert Road  South Melbourne V C 3205    P +61 3 9525 4299    bryceraworth com au 

Consider whether it is appropriate to require the restoration or reconstruction of a heritage building in a 
Heritage Overlay that has been unlawfully or unintentionally demolished in order to retain or interpret the 
cultural heritage significance of the building, streetscape or area. 

At present the Heritage Overlay curtilage reflects the property’s boundaries.  The Officer South Precinct Structure 
Plan proposes to reduce the Heritage Overlay curtilage to a significantly smaller area, encompassing the existing 
dwelling, outbuildings and some surrounding trees.  All surrounding developable land will be rezoned as industrial 
and subdivided.  We have been asked to assess the proposed smaller Heritage Overlay curtilage and to provide 
some comment on appropriate future uses for the heritage place. 

In short, we can support the proposal to reduce the Heritage Overlay curtilage to the boundaries as shown in the 
plan provided by Veris, dated 13.04.23.  The curtilage allows the heritage place to be retained, along with various 
mature trees, accepting there are no tree controls and new landscaping could be proposed.  There are however 
some questions remaining with regards to ‘significant’ trees on the property.  A report by Benchmark Heritage 
Management in 2020 comments that significant trees which were detailed on a map provided in the report should 
be protected under the Heritage Overlay – however it is unclear how the trees nominated by Benchmark as being 
significant came to have that status.  While we would recommend that the proposed reduced curtilage be adopted 
as a basis for future planning applications, there may be scope to reduce the curtilage further depending upon the 
significance of the trees.  It may be worth engaging a heritage landscape architect such as John Patrick Landscape 
Architects to assess the historic nature of the landscape, if questions regarding why certain trees have been identified 
as significant cannot be established.   

In terms of future land use, while the existing dwelling could be converted into a café or community facility, its 
location, being within a proposed industrialised area, may impact its reasonable future use.  Taking into consideration 
future development and heritage considerations, the main house, including the rendered and weatherboard 
envelopes, along with roof form and verandahs, would need be retained, and restored.  There would however likely 
be opportunity to demolish the lean to on the north west side of the house, along with the outbuildings and sheds.  
Polite additions could then be constructed to the sides of the house, if required.  Given there are no tree controls 
applicable to the Heritage Overlay, we would rely upon advice from an arborist or similar regarding the extent to 
which mature trees could be removed.  The place appears to have historically been located within a garden setting, 
so an appropriate landscaping scheme to encompass the house would be prudent.   

As discussed during our recent Teams meeting, another alterative use could involve connecting the house to the 
Cardinia Creek corridor and consider incorporating the place into a recreation area associated with the creek, rather 
than being a privately owned café servicing the future industrial area.   

We trust the above is clear and look forward to further discussions on the matter. 

 

Bryce Raworth Pty Ltd 

11 July 2023 

 

This advice is provided on a preliminary basis only, having regard for a site inspection and review of the current design documentation. 
The author has not had the benefit of an exhaustive briefing or of extensive research into the site or any related matter.  This memorandum is provided for use by 
the client group only, and is not suitable for consideration by Council or any third party entity or individual. 
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26 October 2023 
 
 
Ethos Urban Reference: 3230245 
 
 
Don Welsh 
Director 
Parklea Developments 
 
 
Via email:  
 

Dear Don, 

Subject: Officer South Employment PSP Activity Centre Advice 

Parklea Developments (the client) is seeking economic advice regarding the implications of the recently released 
draft Officer South Employment Precinct Structure Plan (PSP) on the nearby planned Kaduna Park 
Neighbourhood Activity Centre (NAC). In particular, advice is sought as to the extent of supermarket and retail 
floorspace supportable at the planned centre in the north-east of the Officer South Employment PSP area. 

Draft Officer South Employment PSP 

The draft PSP for the Officer South Employment area was released by the Victorian Planning Authority (VPA) in 
September 2023 (Draft PSP).  

New Precinct Structure Planning Guidelines were released by the VPA in October 2021 (PSP Guidelines), with the 
Draft PSP being prepared in line with these PSP Guidelines and the PSP 2.0 process. Under the new PSP 
Guidelines, PSP areas are to be developed having regard to 20-minute neighbourhood principles and include a 
greater range of density and diversity in housing, particularly higher density housing. Creating 20-minute 
neighbourhoods is a key principle of the Victorian Government’s long term strategy Plan Melbourne 2017–2050. 

The Draft PSP covers a net developable area of 628.3 hectares for employment and is to support 22,013 jobs at full 
development. In addition to the employment focus of the precinct, the area includes a residential component of 
44.0 hectares of net developable area, which is slated to support 5,013 residents across 1,617 dwellings, based on 
an average household size of 3.1 persons. Dwelling density is forecast to average 37 dwellings per hectare across 
the residential area of the PSP. 

The land use plan for the Draft PSP is shown in Figure 1. 

Residential development is to be located within The Village sub-precinct, which is envisioned to be a compact 
residential precinct providing diverse housing options and key worker housing for the employment area. This 
area will include four different residential area types, as shown in Figure 2, as follows: 

• Amenity-based Density area, with a target density of an average of 36 dwellings per hectare; 

• Mixed Use area, with a target density of an average of 40 dwellings per hectare; 

• Town Centre area, with a target density of an average of 40 dwellings per hectare; and 

• Balance area, with a target density of an average of 32 dwellings per hectare. 
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The Village sub-precinct includes a Local Town Centre (LTC), with a stated purpose “to service all residents within 
the precinct and meet their day-to-day retail and community needs”. Notably, the PSP states that the amenities 
in The Village, including the LTC, “will support the adjoining community at Cardinia Road Employment precinct” 
(Officer South Employment PSP, p.19). In total, the LTC has a delivery guide for 2,300m2 of retail floorspace and 
1,600m2 of commercial floorspace, and is to provide for a “small grocery store”. 

The Draft PSP states that additional local convenience centres uses may be located in designated mixed-use 
areas adjoining local parks, provided they do not compromise the role and function of the LTC. 

Land surrounding The Village is designated as business land under the Draft PSP, with this land to fall under the 
Commercial 2 Zone (C2Z). This business land surrounding The Village provides a buffer between residential uses 
and the balance of the precinct which is designated for industry uses and will fall under the Industrial 1 Zone 
(IN1Z). 

A draft Schedule 7 to Clause 37.07 Urban Growth Zone for the Officer South Employment PSP has been 
prepared for inclusion in the Cardinia Planning Scheme. Under Specific Provisions – Use of Land in Section 2 – 
Permit Required, it states that the leasable floor area of supermarkets within the Commercial 2 Zone must not 
exceed 500m2.  

Draft PSP Population Densities 

The Draft PSP target densities of up to 40 dwellings per hectare appear high, even for a compact residential area 
surrounded by employment land. The updated PSP Guidelines state that PSPs should facilitate an average of 30 
dwellings or more per Net Developable Hectare (NDHA) within 400m of an activity centre or train station, or 
within 50m of open space (Performance Target 1); and an average of 20 dwellings or more per NDHA across the 
entire PSP area (Performance Target 2).  

The target densities set out for The Village sub-precinct in the Draft PSP are significantly higher than the target 
densities outlined in the PSP Guidelines. It is also noted that higher density housing typically results in a lower 
number of persons per household. If the target densities for housing in The Village sub-precinct are not achieved 
and the capacity population of the area is less than envisaged, the amount the retail floorspace supportable in 
the area would also be reduced. 
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Figure 1 Draft Land Use Plan - Officer South Employment PSP  

 
Source: VPA, Officer South Employment Precinct Structure Plan – Draft for Public Consultation, Sept 2023 
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Figure 2 Draft Housing Plan – Officer South Employment PSP 

 

Source: VPA, Officer South Employment Precinct Structure Plan – Draft for Public Consultation, Sept 2023 
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Review of SGS Background Report 

The Officer South ePSP Economic Assessment was undertaken in 2022 by SGS Economics and Planning at the 
direction of the VPA (SGS Report). 

Local Centre Requirements Based on Population Catchment Benchmarks 

The delivery guide of LTC floorspace in the Draft PSP is based on analysis provided in the SGS Report. 

SGS Economics and Planning notes that it was not engaged to complete an assessment of residential 
requirements within the PSP area, and as such determined the supportable floorspace based on a series of 
population catchment levels. These catchment levels are outlined in Figure 3 below.   

The Draft PSP population capacity of 5,013 residents led to the delivery guide for the proposed LTC of 2,300m2 for 
retail floorspace and 1,600m2 for commercial floorspace. It appears that this provision of retail and commercial 
floorspace has limited consideration of the local context and future land uses in the surrounding area as it is 
primarily based on population catchment level benchmarks. The guidance provided by SGS appears to be a 
generic application of retail benchmarks that does not take into consideration the local circumstances. 

Figure 3 Local Centre Requirements by SGS Economics and Planning 

 
Source: SGS Economics and Planning, 2022 

Strategic Policy and Competitive Context Understated 

Chapter 2 of the SGS Report considers the policy context of Officer South Employment PSP area. It reviews a 
range of strategic documents that inform both State and local planning policy. However, no reference is made to 
the approved Cardinia Road Employment (CRE) PSP, published September 2010, and the directions and land use 
vision for this precinct.  

The CRE precinct is located immediately east of the Officer South Employment precinct. The CRE PSP 
designates a NAC (Kaduna Park NAC) in the northern portion of the precinct fronting Cardinia Road, and 150 
metres to the south of the intersection of Cardinia and Lecky Roads. The CRE PSP states that the Kaduna Park 
NAC is to support: 

• Approximately 6,000m2 of retail floorspace, including a ‘main street’ centre comprising:  

– A full-size supermarket of a maximum 3,500m2 

– A range of specialty retail providing a wide range of personal and professional services, niche retail, and 
hospitality, such as cafés, restaurants and taverns or bars. 

• A minimum of 4,000m2 of office floorspace. 

In total, the retail and commercial floorspace provision guide is approximately 10,000m2. This designated centre 
is not referenced or discussed in the SGS Report. 

The SGS Report notes that the proposed land use configuration for Officer South Employment precinct will allow 
for a small residential community that could integrate with the CRE precinct residential community to the east. 
However, the report also notes that the plan “responds to the need for the residential area to support population 
thresholds to enable efficient provision of community infrastructure for both Officer South Employment and the 
adjoining Cardinia Road Employment Precinct (CREP) residents.” (SGS Report, p.78) 
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This implies that the SGS Report envisions the Officer South Employment precinct to include retail facilities to 
also support the CRE precinct, without due regard for the approved Kaduna Park NAC which is designated to 
already serve this role. 

This potential view is further implied by the statement that “a potential centre in Officer South is likely to have 
an approximate catchment of 10,300 residents by full development” (SGS Report, p.96). With the Officer South 
Employment Precinct only supporting a population of approximately 5,000 persons, it is assumed that the SGS 
Report includes the CRE precinct population within their catchment. 

The lack of reference to the approved and incorporated CRE PSP in the SGS Report suggests that the Officer 
South Employment precinct has been considered in isolation, and not in the context of the existing approved 
retail hierarchy, which includes the Kaduna Park NAC. Planning for retail uses in the Officer South Employment 
PSP should have regard for the approved centre hierarchy in the surrounding region, in particular, the Kaduna 
Park NAC. 

Kaduna Park NAC Retail Assessment 

A report titled Kaduna Park Neighbourhood Activity Centre Retail Assessment (Retail Assessment) was 
undertaken by Ethos Urban for the Kaduna Park NAC in May 2019. This assessment identified a retail catchment, 
which included all residential designated land within the CRE precinct and was forecast to support 4,600 
persons at capacity. 

The Retail Assessment found that a full-line supermarket, as envisaged in the CRE PSP, could not be supported 
in the retail catchment due to the population of the retail catchment being unlikely to reach a level high enough 
to support the quantity of retail floorspace envisaged in the CRE PSP.  

Additional work undertaken by Ethos Urban in November 2022 found that the population within the Officer 
South Employment precinct would assist in supporting the Kaduna Park NAC as legislated under the approved 
CRE PSP. This work noted that any future competing supermarket within the Officer South Employment PSP 
had the potential to dilute the opportunity for the future development of the Kaduna NAC as envisaged by the 
approved CRE PSP.  

This additional work concluded that in order to support a full-line supermarket within the CRE PSP area, a 
smaller retail offer should be planned for in the Officer South Employment precinct, such as a Local Convenience 
Centre (LCC) without a supermarket. This would allow for the demand for supermarket floorspace to be 
consolidated across the two precincts, resulting in one larger supermarket offer to support the surrounding 
communities. 

Implications for Kaduna Park NAC 

The previous work undertaken by Ethos Urban finds that the future population within the residential areas of the 
Officer South Employment precinct will support the designated NAC in the CRE precinct, being the Kaduna Park 
NAC. 

If a LTC of 2,300 m2 is provided within the Officer South Employment precinct, as outlined under the Draft PSP, 
then it may have adverse implications on the Kaduna Park NAC and the CRE precinct more broadly. In particular, 
the retail offer supportable would likely be less than the amount legislated under the CRE PSP. 

The result of this would be that potentially only convenience level retail would be located within the Officer 
South Employment and CRE precincts, with residents having to travel north across the Princes Freeway to 
access a full-line supermarket and undertake their weekly grocery shop. 

It is considered appropriate for the retail floorspace demand generated by the two precincts – Officer South 
Employment and CRE – to be concentrated to support a larger centre at one location. One larger centre would 
be better suited to meet the weekly grocery and other needs of the entire population located south of the 
Princes Freeway, with this centre able to be of a scale to meet the modern consumer expectations of the local 
population such as including a full line supermarket. 

Given that Kaduna Park NAC is already enshrined in the planning policy, being recognised under the CRE PSP 
and gazetted through amendment to the planning scheme, this is the obvious location for the centre. The centre 
would be well positioned to support the two residential areas and provide for the weekly shopping needs of both 
precincts. 
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It would also anchor the proposed activity centre in the Officer South Employment precinct and be a key driver 
of visitation.  

Based on our experience, together with a review of the local context, a supermarket/grocery store of up to 500m2 
would be able to support up to a further 1,000m2 of retail floorspace. A local centre with approximately 1,500m2 of 
retail floorspace would be able to adequately serve the daily convenience shopping needs of local residents and 
the local workforce. A centre of this scale would be supportable by local demand and would be more appropriate 
given the competitive context of the area. 

This outcome would ensure that the recognised Kaduna Park NAC can be developed with a full-line supermarket 
and supporting retail as designated under the existing planning policy. Any retail in the Officer South 
Employment precinct must be subordinate to the Kaduna Park NAC, in terms of its role and function, otherwise 
it may impact on the viability or timing of the designated Kaduna Park NAC.  

A smaller scale of retail floorspace at the LTC in the Officer South Employment precinct would also reduce the 
risk of an unfavourable retail outcome for the region as a whole, particularly in terms of potentially delaying the 
development of the Kaduna Park NAC. Reducing the size of the LTC would result in a positive outcome for the 
current and future residents and workers across the two precincts by allowing for the designated Kaduna Park 
NAC to be developed in a timely manner, while also ensuring the convenience retail needs of the Officer South 
Employment precinct community can be met in the local area. 

In summary, based on the analysis provided in this response, it is recommended that the provision of retail 
floorspace at the LTC be reduced to a maximum 1,500m2 (inclusive of a supermarket/grocery store of maximum 
500m2) to ensure that the Kaduna Park NAC is able to be developed as recognised under the gazetted CRE PSP.  

To this end, the Schedule 7 to Clause 37.07 Urban Growth Zone for the Officer South Employment PSP (Section 1 
– Permit Not Required) is recommended to be updated to state that the combined leasable floor area on land 
identified as ‘local town centre’ must not exceed 1,500m2, and that the leasable floor area of supermarket on land 
identified as ‘local town centre’ must not exceed 500m2. 

Furthermore, to avoid any possible confusion, the reference to a supermarket in the definition for a ‘local town 
centre’ in the ‘glossary of terms’ on page 103 (Appendix 9) should be deleted. 

 

Yours sincerely, 

 

Emma Keller 
Principal - Economics 
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