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A:  INTRODUCTION 

A1 BACKGROUND & BRIEF 

This Expert Witness Statement was commissioned by the Marcus Lane Group, on behalf of the 
City of Glen Eira, for the Independent Panel appointed to consider submissions received in 
response to the exhibition of City of Glen Eira Council Planning Scheme Amendment C201.  This 
amendment proposes to apply a heritage overlay to the Murrumbeena Village Precinct, which 
comprises commercial and retail buildings along Neerim Road and Murrumbeena Road in 
Murrumbeena. 

I have been briefed to provide my views on the heritage consideration of Amendment C201, 
encapsulating responses to submissions that have been received as well as to outline my ongoing 
involvement in the preparation of the relevant documentation. 

A2 STATEMENT OF QUALIFICATIONS AND EXPERIENCE 

My name is Simon Reeves and I am the Director and Principal of Built Heritage Pty Ltd, a firm of 
architectural historians and heritage consultants based in Emerald, Victoria. I am an architecture 
graduate, holding the degrees of Bachelor of Planning & Design and Bachelor of Architecture (Hons) 
from the University of Melbourne, conferred respectively in 1994 and 1998.  

Since 1998 I have worked full-time as an architectural historian and heritage consultant, initially 
with Allom Lovell & Associates (1998-2002) and then with Heritage Alliance (2002-2009). In 
January 2009, I established my own practice, Built Heritage Pty Ltd, to specialise in twentieth 
century heritage and, particularly, the heritage of the post-WW2 era.  

Since forming my own practice in 2009, I have been commissioned to undertake several large-scale 
heritage projects for municipal councils, notably the Shire of Bass Coast Heritage Study (Stage 2): 
Post-Panel Implementation (2009), the City of Boroondara Thematic Environmental History (2011), the 
Balwyn & Balwyn North Heritage Study (2012-13), the City of Whitehorse Post-1945 Heritage Study 
(2013-14), Stage Two of the Frankston City Post-War Heritage Study (2014-15), and the City of 
Maroondah Heritage Review (2017-18).   

I have completed individual heritage assessments (or other smaller-scale heritage projects) for the 
City of Maribyrnong, City of Brimbank, City of Boroondara, City of Greater Dandenong, 
Mornington Peninsula Shire Council and the City of Ballarat.  My experience in dealing with 
heritage issues in local government also encapsulates stints as regular heritage advisor to the Rural 
City of Swan Hill (2002-2009), the Shire of Gannawarra (2002-2009), the City of Brimbank (2003-
2004) and the Shire of Bass Coast (2002-2012).  At various times, I have also provided casual or 
locum heritage advice to the Cities of Maribyrnong, Moreland and Maroondah (in the latter case, 
from August 2018 to date). 

I have appeared as an expert witness in heritage matters on many occasions, including at VCAT 
hearings, registration hearings held by the Heritage Council, and independent panel hearings for 
planning scheme amendments for the Cities of Bayside, Boroondara, Melbourne, Port Phillip, 
Whitehorse, Wyndham and the Shire of Mornington Peninsula. 

I am currently a member of ICOMOS International, and have, at various other times, been a 
member of DoCoMoMo Australia, the National Trust of Australia (Victoria), the Society of 
Architectural Historians of Australia & New Zealand (SAHANZ), the Art Deco & Modernism 
Society of Victoria, the Walter Burley Griffin Society, the Australian Garden History Society and 
the Robin Boyd Foundation. 

A full Curriculum Vitae is included as in Appendix 5 of this statement. 
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A3 STATEMENT OF AUTHORSHIP 

This expert witness statement, and the component tasks of historical research, fieldwork and 
analysis that underpins it, represents the work of Simon Reeves.  There have been no other 
significant contributors to this statement.  With the exception of those whose work or opinion has 
been quoted and referenced in the text to support my own viewpoint, no other persons have 
carried out any tests, experiments or investigations upon which I have relied. 

A4 ERRATA 

At the time that I prepared this statement, I had been provided with a copy of Council’s Part A 
submission.  It came to my attention that, under Point 45 (page 9 of that document), it was noted 
that the Murrumbeena Road shops had been mentioned in the environmental history prepared as 
part of Andrew Ward’s City of Glen Eira Heritage Management Plan (Volume 1, p 63).  The quoted 
reference, however, does to actually relate to those commercial buildings now identified as part of 
the proposed Murrumbeena Village Precinct, but, rather, to another smaller group of shops further 
south, near the Duncan McKinnon Reserve, associated with the AV Jennings housing estate.  As 
such, this reference should not have been cited in the Part A submission to suggest that the 
buildings in the proposed precinct had been mentioned in Ward’s environmental history. 

While the shops within the proposed Murrumbeena Village Precinct are not specifically mentioned 
in Ward’s environmental history, there is a brief mention (Volume 1, p 34) of the Murrumbeena 
Reserve Estate (1888), the subdivision of which initially prompted the commercial development 
along the north side of Neerim Road, west of Murrumbeena Road. 

It might also be pointed out that Ward’s environmental history is currently in the process of being 
revised, expanded and updated, although the draft has not yet been publicly released. 

A5 DECLARATION 

I have made all the inquiries that I believe are desirable and appropriate and no matters of 
significance which I regard as relevant have to my knowledge been withheld from the Panel. 

 

 
4 May 2020 
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B:  METHODOLOGY 

B1 THE HIDDEN GEMS 

B1.1 The Hidden Gems List 

The Murrumbeena Village Precinct was identified, researched, assessed and documented as part of 
a broader heritage study commissioned by the City of Glen Eira (hereafter CGE), referred to as the 
Hidden Gems & Post-War Heritage Study 2020.  This was not intended as a municipality-wide 
review, but rather as a more focused ‘gap study’ to consider the heritage significance of two 
groups of places, effectively separated by date into pre-WW2 and post-WW2 eras.  The post-WW2 
places were to be identified by the consultant, who is an acknowledged expert in that particular 
subject.  The pre-WW2 places were not identified by the consultant but, rather, were drawn from a 
list of places, nicknamed the ‘Hidden Gems’, compiled in-house by the CGE.  This list consolidated 
a number of places or areas of potential significance, gleaned from the following sources: 

 Places designated as C-graded in Andrew Ward’s 1996 heritage study; 

 Places nominated by CGE staff (including heritage planner and urban designer); 

 Places nominated by the Glen Eira Historical Society, Inc (hereafter GEHS); 

 Places nominated by local residents/property owners 

At the project inception meeting on 23 May 2019, I was provided with a hardcopy of the 31pp 
document entitled ‘Hidden Gems List’.  This comprised fifty entries pertaining to 46 individual 
places and four small precincts.  Each entry contained an address and recent photograph/s (most 
gleaned from Google StreetView), as well as a note identifying the source of the nomination (ie, 
council officer, GEHS or local resident). 

The places documented in the ‘Hidden Gems List’ included a two-storey Victorian-era residential 
shop addressed as 430-434 Neerim Road, Murrumbeena The entry for this property, on page 25 of 
the list (see Appendix 1), included two recent photographs (drawn from Google StreetView), along 
with the caption “possibly oldest shop in Murrumbeena”.  It was stated that the building had been 
nominated for inclusion in the study by a member of the public, and was further noted that 
“Murrumbeena Shopping Centre is a fairly intact interwar shopping village – could make a good 
precinct”.  This possibility was flagged elsewhere in the document, where, on page 22, there was a 
brief entry stating only “Along Neerim Road and Murrumbeena Roads, Murrumbeena”.  This was 
attributed to three members of CGE staff.  No photographs, however, were included.  

B1.2 Supplementary Nominations 

On 29 May 2019, a week after the inception meeting, the CGE emailed me a PDF document 
containing a selection of historic photographs of the shopping strip focused on Neerim Road and 
Murrumbeena road in Murrumbeena.  These images included general streetscapes as well as 
views of individual buildings, namely Wardrop’s Buildings at 77-79 Murrumbeena Road, the 
aforementioned Victorian-era residential shop, and a row of six inter-war residential shops at 476-
486 Neerim Road.  Captions to the photographs recorded that they had been sourced from the 
Glen Eira Historical Society, the Public Record Office of Victoria, and Colin Smith’s book Merric 
Boyd and Murrumbeena: The Life of an Artist in a Time and a Place (2013). 

On 6 June 2019, I received an email from the CGE that provided some further nominations to be 
considered as part of the Hidden Gems set.  These comprised two further commercial buildings in 
Murrumbeena: Wardrop’s Buildings at 77-79 Murrumbeena Road and the row of six inter-war shops 
at 476-486 Neerim Road.  The same email also drew my attention to another row of five inter-war 
shops along the south side of Neerim Road, described as being erected on railway-owned land, 
and retaining intact shopfronts. 
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B2 THE OUTLINE CITATIONS 

The next phase of the project was to provide a provisional appraisal of the Hidden Gems places (as 
well as the post-WW2 places that were being identified in parallel) in a form referred to as Outline 
Citations.  Each Outline Citation was to comprise a single A4 page with a current photograph of 
the building/s and brief historical and descriptive notes (including the date of construction).  For 
each place, a rating would be given (low, medium or high) to indicate its potential for individual 
significance at a local level, its perceived level of threat, and, thence, its priority for expansion into 
a full-fledged citation.  A total of one hundred outline citations were to be prepared: fifty for the 
Hidden Gems, and fifty for the post-WW2 places.  Upon completion, these Outline Citations were 
to be reviewed by the CGE, and I would be advised which ones had been chosen to be developed 
and expanded into full-fledged heritage citations.   

The fieldwork for the Outline Citations took place over a series of non-consecutive days between 
27 June and 16 July, with places located in Murrumbeena being visited on 1 July.  On that day, I 
spent approximately fifteen minutes inspecting the exterior of the commercial properties along 
Neerim Road and Murrumbeena Road, taking a total of forty digital photographs.  These included 
multiple images of the three specific sites flagged for individual Outline Citations (ie, Wardrop’s 
Buildings, the Victorian-era shop, and the row of six inter-war shops), as well as a several generic 
streetscape views, details of some of the more intact shopfronts, and some remnant painted 
signage and murals that appeared to be of potential interest. 

Upon completion of the fieldwork, work commenced on the preparation of Outline Citations.   The 
construction dates for the three commercial buildings in Murrumbeena were established using 
primary sources.  The dates of the Victorian era shop and the row of six inter-war shops were 
confirmed by reference to the entries in the Sands & McDougall Directory and former City of 
Caulfield Rate Books (East Ward).  The date of Wardrop’s Buildings, recorded on the building’s 
parapet as 1921, was verified by a contemporary newspaper article reporting the official opening 
in April of that year.  Serendipitously, the same article noted that the building was the work of 
local designer/builder S D Page who, upon completion of the building, was commissioned to 
design the row of six shops further along Neerim Road.  

During July 2019, as work on the Outline Citations was underway, I was advised by the CGE that 
a development application had been received for the site of the Victorian-era residential shop.  As 
such, the completion of an Outline Citation for that property was considered a higher priority than 
the others.  The citation (see Appendix 2) was submitted to CGE on 30 July 2019, three days in 
advance of the full draft report (containing all 100 of the Outline Citations) on 2 August 2019. 

As mentioned above, each Outline Citation included a provision rating for its potential local 
significance, its perceived level of threat, and, its priority for expansion into a full-fledged citation.  
The three commercial buildings in Murrumbeena were rated as follows: 

Address Potential local  
significance 

Perceived  
level of threat 

Priority for 
full citation 

430-434 Neerim Road, Murrumbeena High High High 

476-486 Neerim Road, Murrumbeena Low Medium Low 

77-79 Murrumbeena Road, Murrumbeena Medium High Medium 

It should be clarified that ratings for “potential for local significance” pertained to establishing a 
prima facie case for individual significance.  For these three properties, the Outline Citation further 
noted that they were “also a candidate for inclusion in a precinct”, on the basis that, even if a place 
was deemed a low priority for an individual citation, it could still be contributory in a precinct. 
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It might also be noted that “priority for full citation” reflected the reality that, while a total of 100 
Outline Citations were prepared, the project budget allowed only 50 full citations to be prepared. 
Hence, priorities were allocated merely as a triage system.  Designation of a particular property as 
a lower priority for a full citation does not necessarily mean that it might not be reconsidered for a 
citation as part of a future project, or that it is of no significance whatsoever.  

After submission on 2 August, the draft report containing the consolidated Outline Citations was 
reviewed by CGE in anticipation of a Progress Meeting, scheduled for 20 August. 

B3 THE FULL-LENGTH CITATION 

On 13 August, I was requested by CGE to provide a fee proposal for completion of two full-length 
precinct citations for places that had been documented as Outline Citations.  One of these full-
length citations was for an area that the CGE designated as the ‘Murrumbeena Commercial 
Precinct’.  I was provided with a copy of an aerial photograph, marked up by CGE to indicate a 
possible boundary for the precinct.  The staff member stressed that I was in no way beholden to 
this indicative boundary, stating that “I have just drawn a vague line around a potential precinct 
and would obviously look to you to refine if required” (email, 13/08/2019; Figure 1).  The next 
day, I was given approval to start work on the citation “anytime from now” (email, 14/8/2019). 

B3.1 Fieldwork 

Following the Progress Meeting at the Caulfield Town Hall on 20 August 2019, I returned to my 
home office via Murrumbeena, in order to undertake supplementary fieldwork to underpin a full-
fledged precinct citation.  I spent approximately twenty minutes on site, during which time 
around eighty digital photographs were taken.  This included photographs of each individual 
building (both as seen from the street. and details of their shopfronts) as well as some general 
streetscape views.  The buildings and other fabric in the precinct had not changed noticeably since 
the previous fieldwork was undertaken seven weeks earlier, on 1 July 2019. 

B3.2 Historical research 

In investigating the history of the shopping strip, I relied largely on primary sources.  Street-by-
street listings in the Sands & McDougall Directory, from the late 1880s to the early 1970s, gave a 
broad overview of the development of commercial activity, while reference to the former City of 
Caulfield Rate Books (East Ward) provided more accurate construction dates for individual 
buildings.  Historic maps were useful, notably the subdivision plan for the original Murrumbeena 
Reserve estate (1887), and the MMBW sewerage detail plans covering the study area (1918).  
Archival newspapers revealed further information about specific shops and/or retailers (eg a brief 
article reporting the official opening of Wardrop’s Buildings in April 1921), as well as some 
contemporary streetscape photographs.  Historical images were also gleaned from published 
secondary sources, notably Colin Smith’s, Merric Boyd and Murrumbeena (2013) and the Glen Eira 
Historical Society’s Along the Line: Caulfield to Oakleigh Rail Stories (2019).  The front cover of the 
latter book bears a vintage photograph showing the original pair of Victorian-era residential shops 
at 430-434 Neerim Road (one of which has since been demolished). 

My investigation of post-WW2 buildings, for the parallel component of the broader heritage study, 
identified one building of potential significance within what became defined as the Murrumbeena 
Village Precinct.  This was a single-storey office building at 67 Murrumbeena Road, designed by 
architects Morrish, Nelson & Vaughan and profiled in the property column of the Herald 
newspaper in 1960.  While it was ultimately not deemed to be of sufficient individual significance 
to justify a full-length citation in the post-WW2 study, it was considered an element of interest in 
the more localised context of Murrumbeena Village.  As such, it was briefly mentioned in the 
citation, and illustrated by the architect’s perspective drawing from the Herald. 
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Figure 1: The marked-up aerial photograph that was supplied to the consultant on 13 August 2019 

The historical component of the citation covered the development of the precinct spanning a full 
century, from the opening of the railway line (1879), the creation of the Murrumbeena Reserve estate 
(1887), the first wave of retail activity (early c1890s), the boom of early twentieth century 
commercial development (c1910-1935) and post-WW2 expansion and redevelopment up until the 
1980s.  Brief mention was made of more recent redevelopment since the 1990s, up to the removal 
of railway infrastructure associated with the construction of the elevated Skyrail. 

B3.3 Description and mapping 

A written description of the precinct was informed by the two phases of fieldwork, and to the 
digital photographs taken during that time.  The original draft citation (see Appendix 3) described 
the precinct in ten paragraphs, initially giving a broad overview of the entire precinct followed by 
a more detailed chronological discussion, focusing on the remnant Victorian shops, early twentieth 
century shops (c1905-1935) and, finally, three paragraphs devoted to the post-WW2 fabric. 

The discussion of post-WW2 buildings within the precinct observed that such places “tend to be 
sympathetic in scale, form and style to their pre-war counterparts”.  It was noted that some of 
these shops exhibited “a little more architectural pretension”, with typical finishes and details of 
the 1950s and ‘60s such as angled shopfronts, mosaic tiling and slate cladding.  Specific attention 
was drawn to the aforementioned office building at 67 Murrumbeena Road, and two former 
branch banks from the 1970s, noted as “the most architecturally interesting post-WW2 buildings in 
the precinct”.  The final paragraph of the description noted the presence of vintage painted 
signage and some later twentieth century murals that were deemed to be of interest, and justified 
the proposed application of external paint controls as part of the heritage overlay. 
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The physical extent of the precinct, as outlined in the descriptive text, was codified by a map 
prepared by the consultants and included in the citation (Figure 2).  This differed in some respects 
from the marked-up aerial photograph that the CGE had been provided to me on 13 August.   

 At the north edge of the precinct, a small group of three pre-war shops on the east side of 

Murrumbeena Road [Nos 48, 48a and 50], north of Melbourne Street, was omitted.  While 

these were of comparable form and date, they were considered to be visually separated 

from the bulk of the precinct, focused on the junctions of Neerim and Murrumbeena Roads; 

 The rear boundary of the shops on the north side of Neerim Road (east of Murrumbeena 

Road), which had been nominally indicated as a straight diagonal line approximately half 

way between Melbourne Street and Neerim Road, was fine-tuned by me to step along the 

rear of the shop sites, thus excluding later commercial, industrial and residential 

development that had taken place along the south side of Melbourne Street 

 At the south edge of the precinct, a two-storey post-WW2 block of four shops and offices 

on the east side of Murrumbeena Road [No 96, 96b, 98 and 98b ] had been omitted in the 

rough CGE map, but was recommended to be included in the citation.  Although dating 

from the late 1960s, the building was considered by me to be sympathetic to its pre-war 

counterparts in its form, materials and details; 

 The east and west edges of the precinct was altered to exclude groups of aesthetically 

undistinguished post-WW2 buildings, including some small factories, workshops, office 

buildings and post-1980s apartment development.  These were considered intrusive to the 

smaller-scaled pre-war retail character of the precinct.  Following discussions with CGE 

planners, it was resolved to include the two pre-war motor garage buildings that 

effectively terminated the Neerim Road commercial streetscape [Nos 398 and 504] 

 

Figure 2: The boundaries of the proposed precinct, as depicted in the draft citation of 26 August 2019 
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B3.4 Comparative analysis 

Comparative analysis was initially informed by a review of five other suburban commercial strips 
currently included on CGE’s heritage overlay schedule: Glenhuntly Road, Caulfield South (HO66), 
Derby Road, Caulfield North (HO71), Glenhuntly Road, Elsternwick (part HO72), North Road, 
Ormond (part HO75) and McKinnon Road, McKinnon (part HO75).   Comparative analysis also 
considered a number of similar commercial streetscapes that, at the time of writing, were not yet 
covered by heritage overlays, including the major retail strips of Centre Road, Bentleigh and 
Koornang Road, Carnegie.  At the time, I do not recall being aware that the Bentleigh and Carnegie 
counterparts had recently been assessed as potential precincts by another firm, RBA Architects. 

On 26 August 2019, I submitted a draft of the precinct citation to CGE (see Appendix 3). 

B4 THE REVISED CITATION 

B4.1 Text and formatting changes 

On 27 August 2019, I was provided with preliminary feedback from CGE, in the form of a version 
of my citation that had been amended by hand, scanned and converted to a PDF file.  The 
recommended revisions to the citation’s text and formatting can be summarized as follows: 

 Revise the date range from ‘1889-1970s’ to reflect predominant pre-war character; 

 Uncheck the recommendation for paint controls as part of the proposed HO; 

 Deletion of descriptive text pertaining to post-WW2 fabric (ie, the final three paragraphs of 

the descriptive section).  This included text pertaining to painted signage and murals, 

although CGE deemed it appropriate to retain brief reference to a council-owned mural in 

the walkways between the shops at Nos 469-471 Neerim Road; 

 Relocate the list of specific addresses (under the heading ‘Significant places’) to form part 

of the Statement of Significance;  

 Re-grade the post-WW2 places within the boundaries of the precinct from contributory to 

non-contributory; 

 Minor changes to the comparative analysis section, where the HO numbers or official 

names of similar retail precincts, or street names, had not been cited correctly. 

 Relocate the Statement of Significance to the front page of citation, in accordance with 

CGE’s standard template; 

 Delete final sentence of Statement of Significance, stating that “post-war buildings tend to 

be sympathetic in scale, form and design, and include some of interest in their own right 

such as the small office block (1960) and two modernist bank branches (1970s) 

In addition to these revisions, CGE recommended that the Comparative Analysis in the draft 
citation be reworked to reflect the fact that two comparators under the heading of ‘Commercial 
streetscapes without heritage overlays’ had been assessed and recommended as heritage overlay 
precincts as part of an earlier review by RBA Architects.  I was provided with copies of the draft 
citations pertaining to the proposed commercial precincts at Centre Road, Bentleigh, and 
Koornang Road, Carnegie, which formed part of a 2018 heritage project entitled Glen Eira Heritage 
Review of Bentleigh and Carnegie Structure Plan Areas (Commercial). 

B4.2 Mapping Changes 

The CGE also requested that the mapping be updated.  A copy of my original map was provided, 
marked up by hand to indicate the recommended revisions (Figure 3).  These changes can be 
summarized as follows:  
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 Stepping the east boundary around the Skyrail station site, rather than bisecting it; 

 Omitting the post-WW2 shop/office block at the south edge of the precinct; 

 Re-grading other post-WW2 buildings in the precinct as non-contributory elements 

 Extending the rear boundary of those shop sites along the north side of Neerim Road (east 

of Murrumbeena Road) so that it extended all the way to Melbourne Road.  I was advised 

by CGE that this was the preferred option, as it responded to existing title boundaries.  In 

this way, the precinct would include the post-WW2 brick addition at the rear of the 

Victorian-era shop site at 430-434 Neerim Road , as well as other more recent residential 

buildings addressed as 19, 21, 23 Melbourne Street.  A stand-alone warehouse-like building 

at 25 Melbourne Street would not be included in the precinct. 

My recollection is that CGE requested these mapping changes so that my citation would be 
consistent with the Council’s standard approach to heritage precincts, and to citations that had 
been prepared by other consultants.  As such, I did not deem it appropriate to challenge the 
proposed revisions. 

B4.3 Reissue of citation 

After updating the citation in accordance with the revisions requested by CGE, a revised and 
updated version (including amended map; see Figure 4) was issued the following day, dated 28 
August 2019.  Aside from the changes specifically requested by the CGE, I considered it 
appropriate to insert an additional explanatory comment at the end of the Statement of 
Significance, clarifying that properties with their principal frontage to Melbourne Street, while 
included within the boundaries of the precinct, were deemed to be non-contributory elements. 

B5 AMENDMENT SUBMISSIONS 

On December 2019, the CGE emailed me a document that consolidated all of the submissions 
received following exhibition of Amendment C201, including the heritage citation.   I was also 
provided with a summary table of the submissions (and the issues raised therein), and requested 
to provide preliminary responses by inserting brief text into the pro-forma table.  I did so, 
responding only in general terms to the issues as they had been summarized in the table.  The 
table was completed and submitted to CGE on 23 December 2019.  I did not consider that any of 
the issues raised in the submissions successfully challenged the level of significance that I had 
ascribed to the precinct, nor did I consider that the citation itself required any further revision in 
the light of the matters raised. 

B6 INTEGRATION OF CITATION INTO DRAFT REPORT 

In early 2020, work continued on the completion of full-length citations for other shortlisted 
properties in the Hidden Gems list, as well as the post-WW2 places identified in parallel.   When 
all the citations were consolidated into a stand-alone report, issued to CGE on 6 March 2020, the 
citation for the Murrumbeena Village Precinct (as finalised on 28 August 2019) was included.  
While the content of the citation proper was not altered during its migration into the master 
document, the final two lines were amended as follows.  The authorship credit that was deemed 
necessary when the document was issued as a stand-alone citation (ie, “Citation prepared by 
Simon Reeves, Built Heritage Pty Ltd, 28 August 2019”) was deleted, as it was no longer required.  
In its place, to achieve consistency with the other citations in the report, the original source of the 
nomination was recorded there instead. 
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Figure 3: The map in the draft citation, as marked up by CGE to show proposed revisions, 27 August 2019 

Note northern boundary altered to step around properties with frontage to Melbourne Street. 

 

Figure 4: The map in the final (exhibited) citation, amended in accordance with above, 28 August 2019; 
Note altered boundaries and re-grading of post-WW2 places as non-contributory 
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C:  DETAILED RESPONSES 

C1 RESPONSES TO QUESTIONS FROM PANEL 

In the Directions Letter, dated 17 March 2020 (Document PPV L4), the following specific 
requirements of the expert witness report were noted under Point 12:  

The Panel would be particularly interested in: 
a) why Murrumbeena Village is considered to be an intact precinct; 
b) the appropriate threshold for determining whether a building contributes to the precinct; 
c) how the precinct would be affected if properties identified in submissions were excluded. 

These three questions are addressed below. 

C1.1 Why is Murrumbeena Village considered to be an intact precinct? 

While Victorian Planning Practice Note No 1 (Applying the Heritage Overlay) does not provide a 
precise mathematical formula for quantifying the intactness of a precinct, it is generally considered 
that an area or streetscape should contain more places considered to be contributory than those 
considered to be non-contributory.  This broad methodological approach is typified by a comment 
made in the City of Yarra Gap Heritage Study (2009), prepared by Graeme Butler & Associate, that 
“selection of potential heritage areas in Stage One was on the basis of at least 50% contributory 
sites of those identified within the preliminary boundaries”.1 

Obviously, the threshold for what constitutes an intact or cohesive precinct varies from consultant 
to consultant, not to mention the size, type and era of the precinct.  Due to the intrinsic variables, 
the office of Built Heritage Pty Ltd does not adhere to a hard-and-fast rule regarding the minimum 
number of contributory buildings before an area or streetscape might be considered to constitute a 
heritage precinct, although we tend to err on the side of a considerably higher minimum than the 
traditional 50-50 split, and particularly in the consideration of a non-residential precinct. 

As mapped, the Murrumbeena Village Precinct consists of 66 sites with their principal frontages to 
Neerim Road or Murrumbeena Road.  This includes some places (eg Wardrop’s Buildings) that exist 
as part of a row or group of tenancies that was conceived and built as a single development.  Of 
these 66 sites, 53 were graded as contributory to the precinct.  This represents a proportion of 80% 
contributory places against 20% non-contributory.  This is much higher than the traditional 50-50 
split, and also the nominal 66-75% that we consider as our own ballpark minimum. 

To place this in context, it is helpful to compare this figure with the corresponding proportions of 
contributory/non-contributory sites in other commercial precincts in the City of Glen Eira.   

Precinct Total sites Contributory  Percentage 

North Road, Ormond (part HO75) 15 15 100% 

Derby Road, Caulfield East (HO71) 25 24 96% 

Glen Huntly Tram Terminus Estate Shops,  
 Koornang Road, Carnegie [proposed HO] 

11 10 90% 

Centre Road, Bentleigh [proposed HO] 71 61 86% 

Koornang Road, Carnegie [proposed HO] 132 112 85% 

Glenhuntly Road, Caulfield South (HO66) 65 55 84% 

McKinnon Road, McKinnon (part HO75) 23 19 82% 

Glenhuntly Road, Elsternwick (part HO72) 80 64 80% 

                                                 
1  Graeme Butler & Associates, City of Yarra Heritage Gap Study: Stage Two (2009), p 23. 
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This table shows that the majority of commercial precincts/streetscapes in the municipality 
comprise between 80% and 86% contributory places.  Higher proportions are less common, and 
typically relate to much smaller and more concentrated precincts (generally a single streetscape or 
even just a portion of a streetscape).  As such, the proportion of contributory places in the 
Murrumbeena Village Precinct must be considered on par with counterparts elsewhere. 

C1.2 What is the appropriate threshold for determining whether a building contributes to the 
 precinct? 

The Murrumbeena Village Precinct was considered to reach the threshold for local significance as 
a substantially intact commercial precinct, with built fabric that provides evidence of three key 
phases of development: its initial establishment (c1889-1892), its peak period of development 
(c1910-1937) and the subsequent phase of post-WW2 upgrading and redevelopment (c1950-75). 

As such, the date of construction was probably the key factor in determining whether a building 
was considered to be a contributory element.   The shops at 430 and 466 Neerim Road, both dating 
from c1890, represented the only surviving fabric from the Late Victorian origins of this local retail 
strip, and were thus deemed to be extremely important elements within the broader precinct.  The 
early twentieth century buildings illustrate successive waves of expansion: a few surviving shops 
from the late Edwardian era (c1909-1916), a major boom during early inter-war period (c1920- 
1928), and only a few more in the leaner post-Depression years (c1934-37). All of these surviving 
buildings were thus deemed to contribute to the significance of the precinct. 

In the initial version of our citation, dated 26 August 2019, the post-WW2 buildings within the 
precinct were designated as contributory places, as they were considered to be sympathetic in scale, 
form and detailing, and to be of some aesthetic or architectural interest in their own right.   
However, the CGE subsequently requested that they be re-graded as non-contributory. 

The other threshold that was used to determine if a place was considered to be contributory was 
its physical intactness.  Following a standard methodology adopted by our office, intactness of a 
building in a precinct is defined as whether or not it could be still be readily interpreted as a 
product of the era in which it was built.  In this way, changes to the building can be taken into 
account, with a clear distinction made between alterations that are minor, reversible or still allow 
the original fabric to be understood, and those that have disfigured or defaced the building to the 
degree that it can no longer be readily interpreted as a product of its era.   

The extent of alteration is a key factor in considering buildings in any commercial/retail precinct, 
as, by their very nature, such buildings tend to be cyclically upgraded and remodelled to reflect 
changing occupants, usages or consumer expectations.  Remodelling or replacement of shopfronts 
is a recurring phenomenon, especially in the second half of the twentieth century.  Original street 
canopies are often altered or dismantled, signage removed or overpainted, and the upper facades 
of residential shops modernized by removal of decorative elements and reconfiguration or infill of 
windows.   Such changes are typical, and entirely to be expected, in any given commercial strip. 

While the Murrumbeena Village Precinct includes a number of shops that retain an unusually high 
degree of physical integrity, with original pre-WW2 shopfronts, it does not follow that these are 
the only places that should be considered as contributory.  Other shops have admittedly been 
altered in various ways, principally the following: 

 Replacement of shopfronts (eg 430 Neerim Road; 63, 65 and 87 Murrumbeena Road); 

 Overpainting of face brickwork (eg 83 and 83a Murrumbeena Road); 

 Glazed infill to balconies at upper level (eg 55, 63 and 85 Murrumbeena Road); 

 Reconfiguration of windows at upper level (eg 476 and 478 Neerim Road) 

It is maintained that, despite such changes, these buildings remain easily recognisable as pre-WW2 
commercial buildings and, as such, are deemed to contribute to the significance of the precinct. 
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C1.3 How would the precinct be affected if properties identified in submissions were 
 excluded? 

The objecting submissions pertain to the following buildings (or groups/rows of buildings): 

Address Date Description 

48a Murrumbeena Road c1923 Two storey residential shop 

50 Murrumbeena Road c1924 Single storey shop (formerly No 48b) 

51-53 Murrumbeena Road c2009 Two-storey apartment block with wide frontage 

55 Murrumbeena Road 1920 Two storey residential shop 

69-71 Murrumbeena Road 1923 Two storey residential shop (pair) 

77 Murrumbeena Road 1921 Shop with office above (part of Wardrop’s Building) 

85 Murrumbeena Road 1922 Two storey residential shop 

87 Murrumbeena Road 1922 Single storey shop 

90-92 Murrumbeena Road 1934 Two storey residential shop (pair) 

94 Murrumbeena Road 1924 Two-storey bank branch (ex State Savings Bank) 

414-422 Neerim Road 1921 Single-storey shop row (part of Wardrop’s Building) 

430-434 Neerim Road 1890 Late Victorian residential shop 

438 Neerim Road 1934 Two-storey residential shop (very intact shopfront) 

450 Neerim Road 1920 Single storey shop 

484 Neerim Road 1922 Single storey shop (part of a row of six) 

486 Neerim Road 1922 Single storey shop (part of a row of six) 

508 Neerim Road c1952 Single-storey garage/workshop (post-WW2) 

 

It should be pointed out that the properties highlighted in pale grey (ie, the first three addresses on 
the list, and the last one) are all buildings that were not actually included within the boundaries of 
the proposed precinct.  The group of three inter-war shops at 48, 48a and 50 Murrumbeena Road 
was deemed to be too visually separated from the remainder of the commercial streetscape, while 
the properties at 51-53 Murrumbeena Road, and 508 Neerim Road, are both post-WW2 buildings 
of no particular aesthetic distinction, which would otherwise be considered non-contributory. 

Eliminating these four properties from further consideration, this leaves thirteen buildings (or 
group of buildings) that are located within the boundaries of the proposed precinct, and were all 
considered to be contributory.  The majority of these buildings are substantially intact inter-war 
shops dating from a peak period of expansion (c1920 to c1934).  The one exception is the Victorian-
era residential shop at 430 Neerim Road, which provides rare evidence of the precinct’s initial 
phase of development.  All thirteen properties are thus deemed to reflect the heritage significance 
that has been ascribed to the precinct.  If these thirteen properties were to be removed from the 
precinct, its overall cohesion would be severely diminished, and thus also its significance.  

This can be illustrated by the following map, which has been marked up to show the contributory 
places that would remain if these thirteen disputed sites were to be excluded from the precinct. In 
effect, the precinct would be reduced to a series of isolated clusters of inter-war shops, mostly as 
groups of three (eg 61-65 and 81-83a Murrumbeena Road; 456-460 Neerim Road), plus two groups 
of four (466-472 and 476-482 Neerim Road), one group of five (465-473 Neerim Road), a few pairs, 
and half a dozen scattered single specimens.  This could no longer be considered to constitute a 
cohesive commercial streetscape, and the proposed precinct would have to be abandoned. 
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Figure 5: Precinct map, as amended to indicate disputed properties re-graded as non-contributory 

 

C2 RESPONSES TO SUBMISSIONS 

C.2.1 Submission 1 (87 Murrumbeena Road) 

 I don’t believe the façade has any characteristics to heritage. 

Erected in 1922, the subject property is a single-storey brick shop with a hipped roof that is 
concealed from the street by a stepped parapet, enlivened with moulded coping.  Although the 
shop has been altered with a new cantilevered canopy and aluminium-framed shopfront, it can be 
readily interpreted as an inter-war shop.  Its parapet detailing, with concave edges and moulded 
stringcourse, is a little more ornate than some of the other 1920s shops in the precinct.   

 The property façade has been rendered with stipple finish and painted 

When seen from street level, the building’s parapet appears to have a smooth rendered finish, 
which is entirely typical of the era.  Overpainting of a previously painted surface cannot be seen as 
an alteration that has fundamentally defaced the building.  While the current colour scheme (in a 
deep red tone) is perhaps not particularly evocative of the inter-war era, it is hardly intrusive, and, 
in any case, could be easily repainted at any time. 

 The shop front is modern extruded aluminium material which is not what is was like built in the early 
1900s. 

As already noted (see Section C1.2), replacement of an original shopfront is not considered to be 
adequate justification for a building to be graded as non-contributory, when it is otherwise 
sufficiently evocative of a typical inter-war shop. 
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 There is no value to heritage to the area what so ever. 

As an early 1920s shop that retains an original (and distinctive) parapet, the building makes a 
contribution to the precinct and is in accordance with the significance that has been ascribed to it.   

 I don’t want any such planning restrictions for any future development that I may wish to take up in the 
future 

Not a heritage issue as such (no response required from me) 

C.2.2 Submission 2 (430-434 Neerim Road) 

 The Amendment is inconsistent with the overarching objectives of the state planning policies… 

Not a heritage issue as such (no response required from me) 

 The Amendment lacks strategic vigour [sic] and should have been prepared as part of comprehensive 
strategic planning work….. 

Not a heritage issue as such (no response required from me). 

 The report prepared by Mr Simon Reeves overstates the significance of the precinct.  We note almost half 
of the buildings on the northern side of the railway line are non-contributory buildings according to Mr 
Reeves. 

The issue of the proportion of contributory vs non-contributory buildings has been addressed 
elsewhere (see Section C1.1).  The submitter’s representative is incorrect in asserting that “almost 
half” of the properties north of the railway line are non-contributory.  The precinct contains 39 
properties north of the railway line, of which thirty have been graded as contributory and only 
nine as non-contributory.  This means that non-contributory buildings in this part of the precinct 
equate to a mere 22%, which, far from being “almost half”, is actually less than one quarter. 

It might be further noted that, when the proportion of contributory vs non-contributory places is 
considered across the entire precinct, rather than arbitrarily considering only those places north of 
the railway line, the overall proportion of non-contributory places is even lower, at 20%. 

As such, it cannot be sustained that I have overstated the significance of the precinct, when in fact 
the submitter’s representative has merely overstated the percentage of non-contributory places. 

 The existing building at 430 Neerim Road has been significantly altered and has little or no aesthetic 
value, where it comprises a double shopfront to Neerim Road, half of which is long removed. 

The question of intactness has been addressed elsewhere (see Section C.1.2).  The building has 
admitted been altered by replacement of its shopfront and by the infilling of windows to the first 
floor of the Neerim Road frontage.  However, it is not considered that these alterations have 
fundamentally disfigured the building to the point that it can no longer readily interpreted as a 
quintessential Late Victorian residential shop.  Its Neerim Roads façade still retains a typical 
stepped rendered parapet with moulded piers, architraves and cornices, while the upper level of 
the Murrumbeena Road façade is virtually unaltered, retaining a matching moulded parapet and 
all three original window openings with projecting sills and double-hung sashes. 

While it is correct that the subject building was originally one of a pair, erected as a single 
development in 1889-90, the fact that the second shop has been demolished is not adequate 
justification for the subject building not to be considered significant.  If anything, the loss of its 
partner serves only to increase the rarity of the corner shop, as one of only two surviving 
Victorian-era buildings in the entire precinct (and, moreover, the larger, grander and more 
prominently sited of the two).  It clearly has aesthetic value, in addition to its historical value.   
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 The ground floor comprises mid-twentieth century fabric to Neerim Road. 

The question of intactness, and specifically the replacement of shopfronts, has been addressed 
elsewhere (see Section C1.1).  To re-iterate, the replacement of original shopfront is not considered 
adequate justification, in and of itself, for a building to deemed non-contributory to a precinct. 

 The internal fabric is near non-existent 

It is rarely, if ever, appropriate to take into account the intactness of shop interiors when assessing 
a commercial/retail strip as a potential heritage precinct.   Certainly no interior inspections were 
undertaking as part of the fieldwork for the Murrumbeena Village Precinct.  As such, the fact that 
the interior of the subject building has been altered, or entirely gutted, is not sufficient reason for 
the building itself not to be included in the precinct. 

 The rear [has been] demolished and extended as a warehouse in the mid-twentieth century. 

While the entire site of 430 Neerim Road has been mapped as a contributory place, this was done 
as a standard approach to respond to title boundaries.  It is entirely to be expected that, in cases 
where an entire property has been mapped as a contributory place, it is likely to contain elements, 
such as later rear additions or outbuildings, that do not relate to the significance of the precinct.  
The warehouse-like addition to the rear of the Victorian-era residential shop would certainly come 
under that heading.  The citation certainly does not indicate that this rear addition is an element 
that would have to be retained if the property was considered for adaptive re-use. 

 It is our heritage advice that this building provides no real historical value in understanding its history 
or the history of the broader shopping centre. 

While the “heritage advice” referred to here has not yet been made available to me for scrutiny, it 
would seem difficult to sustain any argument that the building has “no real historical value” when 
it is demonstrably one of the two oldest surviving buildings in the precinct.  Dating from 1889-90, 
it is associated with the earliest phase of commercial development along this part of Neerim Road.  
While a number of shops were built at that time, all but two of these were subsequently replaced, 
swallowed up by successive phases of commercial expansion in the early twentieth century.  
Today, only the two-storey residential shop at No 430, and a smaller single-storey shop at No 466, 
remain to provide rare evidence of the precinct’s origins in the Boom period of the late 1880s and 
early ‘90s.   Contrary to what has been asserted, this certainly equates to “real historical value” that 
assists in “understanding the history of the broader shopping centre”. 

C.2.3 Submission 3 (450 Neerim Road) 

 Skytrain [sic] was built to destroy the whole area as a heritage precinct. This is different from the other 
areas as Bentleigh etc. 

Although the Skyrail development resulted in the removal of all of the existing ground-level 
railway infrastructure, including pre-WW2 station building that was included on the heritage 
overlay schedule (HO132), the works did not actually necessitate the destruction of any pre-WW2 
commercial buildings that might otherwise have contributed to the proposed precinct.   

 The Significant buildings can be listed heritage building as 430 Neerim Road 

During the early stages of the Hidden Gems heritage study, the Victorian-era residential shop at 
No 430 was initially nominated for consideration as a potential individually significance place, and 
was subject to preliminary assessment on that basis.  Ultimately, however, the consultant deemed 
that it would be more appropriately protected as part of a broader commercial precinct.  This is not 
to say that, if the proposed precinct were to be abandoned, the building might not be reconsidered 
as a potential individual heritage place. 
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 Not conducive to the overall commercial development of the region 

Not a heritage issue as such (no response required from me) 

 There is no integrated plan for the development of the area around the heritage 

Not a heritage issue as such (no response required from me) 

 Another setback for the region’s retail sector is Skyrail construction 

Not a heritage issue as such (no response required from me) 

 If thinking this area is of great value of heritage, please consider an acquisition 

Not a heritage issue as such (no response required from me) 

 I need a detailed description of which part of the existing building is heritage. 

Erected in 1920, the building at 450 Neerim Road is a single-storey brick shop with a hipped roof 
concealed from the street by a low parapet wall between two rendered piers with moulded 
capitals.  One of the smaller shops in the precinct, it has a narrow street frontage, and extends back 
approximately ten metres before giving way to a skillion-roofed addition.  Further north, there is 
an elongated gable-roofed building that is separately designated at No 452, and has narrow 
pedestrian access from Neerim Road.  This rear building, which is not visible from Neerim Road, 
makes no contribution to the streetscape and is thus mapped as a non-contributory element. 

While the entirety of the property at No 450 is mapped as a contributory element, it would seem 
reasonable (as noted elsewhere) that any non-original rear additions or outbuildings would not be 
considered part of the significant fabric.  In this case, the original part of the shop, comprising the 
street façade and extent of the hip-roofed building, would be deemed contributory. 

C.2.4 Submissions 4, 5, 6, 7, 8, 9, 10, 11 and 12 (no specific sites) 

Note: these nine submissions are identical in content, effectively representing a verbatim cut-and-
paste of material provided in Submission 1.  As such, a collective response will be provided here, 
rather than individual responses.  None of the submissions discusses any specific building in the 
precinct; rather, they provide only a generic opposition to the proposal. 

 The Amendment is inconsistent with the overarching objectives of the state planning policies… 

Not a heritage issue as such (no response required from me) 

 The Amendment lacks strategic vigour [sic] and should have been prepared as part of comprehensive 
strategic planning work….. 

Not a heritage issue as such (no response required from me). 

 The report prepared by Mr Simon Reeves overstates the significance of the precinct.  We note almost half 
of the buildings on the northern side of the railway line are non-contributory buildings according to Mr 
Reeves. 

This matter has already been addressed.  See section C2.2. 

 The Amendment is more likely to devalue our property and have significant negative impact on the 
revitalization of the Murrumbeena retail/business precinct. 

Not a heritage issue as such (no response required from me). 
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C.2.5 Submission 13 (no specific site) 

Note: this submission follows a similar format to the aforementioned nine submissions, initially 
citing the same four points (verbatim) but also expanding upon them to raising several other 
issues.  As such, a separate response is deemed appropriate. 

 The Amendment is inconsistent with the overarching objectives of the state planning policies… 

Not a heritage issue as such (no response required from me) 

 The Amendment lacks strategic vigour [sic] and should have been prepared as part of comprehensive 
strategic planning work….. 

Not a heritage issue as such (no response required from me). 

 The report prepared by Mr Simon Reeves overstates the significance of the precinct.  We note almost half 
of the buildings on the northern side of the railway line are non-contributory buildings according to Mr 
Reeves. 

This matter has already been addressed.  See section C2.2. 

 The report fails to place adequate weight to the impact on the precinct of the earlier removal of the 
original railway building and footbridge. 

The heritage citation acknowledged that the ground-level railway infrastructure, including the 
heritage-listed railway station building, was removed in recent years to facilitate the Skyrail 
project.  However, and as already noted elsewhere, the Skyrail project did not actually involve 
demolition of any commercial buildings along Neerim Road or Murrumbeena Road.  As such, it 
cannot be concluded that the Skyrail project has diminished the historical or aesthetic significance 
of the precinct as a cohesive local commercial/retail strip. 

 The Murrumbeena retail/business precinct like many others smaller retail precincts located adjacent to 
rail stations suffers from high vacancy rates among the commercial tenancies and high turnover of 
tenancies.  … The survival of the commercial precinct is heavily reliant on strategically managed further 
development and the encouragement of dynamic retail offering. 

Not a heritage issue as such (no response required from me) 

C.2.6 Submission 14 (no specific sites) 

 The correct due process has been ignored in this instance (no pre-amendment consultation has been 
carried out). The rights and welfare of myself and other property owners and rate payers have been 
neglected and overridden by persons/parties with vested interests. I am being personally victimised in 
the adoption of this proposed overlay, and rate payers are being bullied into a seemingly tacit approval, 
without consultation. The imposition of a Heritage Overlay affords me loss of control, financial 
insecurity and uncertainty, with the stressful and costly ongoing position of needing to deal with 
unwieldy bureaucratic departments and processes 

Not a heritage issue as such (no response required from me) 

 The reality is the citation prepared by Simon Reeves, Build [sic] Heritage Pty Ltd on 28th August, 2019 
is a report prepared by persons with a vested interest in ongoing local government opportunities. 

Not a heritage issue as such (no response required from me) 

 Those that have visited the site will not find a nostalgic mix of buildings as portrayed by the black and 
white photos in the report, moreover the sprawling, overwhelming, intimidating metal colossus 
structure that dwarfs and dominates the area. 
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The vintage photographs reproduced in the citation were included to illustrate the ongoing 
development of the precinct over many years, even if specific buildings may no longer be extant.  
The inclusion of such historic illustrations represents a standard and accepted methodology in the 
preparation of a citation for heritage precincts. 

It is maintained that the precinct does contain what might be referred to as a “nostalgic mix of 
buildings”: two rare surviving commercial buildings from the late nineteenth century (c1889-90), 
several others from the early twentieth century (c1909-1916), many more from the early inter-war 
period (c1920-1928), some from the post-Depression era (c1934-37) and even a few well-designed 
buildings form the later post-WW2 period (c1960-75). 

C.2.7 Submission 15 (no specific sites) 

This submission, provided by a public utility, made no objection to the proposed precinct. 

As such, no response is required from me. 

C.2.8 Submission 16 (no specific sites) 

 We believe the amendment will deter all current and future owners and their tenants from investing in 
the Murrumbeena shopping village precinct. 

Not a heritage issue as such (no response required from me). 

 The current proposed amendment places too many restrictions over a shopping precinct that is dying 
and has been so for several years now. 

Not a heritage issue as such (no response required from me). 

C.2.9 Submission 17 (77 Murrumbeena Road) 

 I believe the amendment will create a negative impact on my business and further investment in this 
building. I would like to continue being a part of this community and believe the proposed heritage 
listing would make it difficult for continual improvements of the space that I lease for my business. 

Not a heritage issue as such (no response required from me). 

C.2.10 Submission 18 (no specific sites) 

 I believe the amendment will create a negative impact on my business and further investment in this 
building. I would like to continue being a part of this community and believe the proposed heritage 
listing would make it difficult for continual improvements of the space that I lease for my business. 

Not a heritage issue as such (no response required from me). 

 Although I accept that there may be a small number of buildings that have some historical aesthetic 
merit, an almost blanket heritage overlay is not appropriate. 

As outlined in the methodology (see sections B1 and B2), three sites within the proposed precinct 
were nominated for inclusion in the Hidden Gems project as potential individually significant 
heritage places.  Preliminary assessment indicated that two of these places (the Victorian-era shop 
at 430 Neerim Road and Wardrop’s Building at 77-79 Murrumbeena Road) were of especial interest 
and thus likely contenders for an individual citation, while the third (a row of six shops at 476-486 
Neerim Road) was merely representative of its type and era.  Ultimately, it was considered more 
appropriate for all three buildings to be protected as part of a broader precinct, along with various 
other commercial buildings that were substantially intact and representative of their type and era. 

As the submitter has not further explained why he/she considered individual heritage overlays to 
be more appropriate than a “blanket” precinct overlay, no further response can be made. 
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 As documented in the Built Heritage report, a lot of the original properties have been modified and their 
original uses have changed (ie not more petrol stations, butchers, banks etc). 

The issue of modifications to buildings has been addressed elsewhere (see section C1.2).  To 
reiterate, I do not consider that the modifications to individual buildings have defaced them to the 
point that they can no longer be interpreted. 

The fact that some or most of the buildings have no longer used for their original purpose is not 
pertinent to a case for heritage significance.  Significance is not imbued only in those places that 
demonstrate a continuity of use.  There are countless buildings on local heritage overlay schedules, 
and the Victorian Heritage Register, that are no longer used for the purpose for which they were 
built (eg shot towers, mental hospitals and masonic temples) but this does not somehow cancel out 
their importance. 

 In my view it is really a patchwork of building styles, especially along Murrumbeena Road (a main road) 

By their very nature, commercial streetscapes develop over time, as different property owners 
engage different architects to design buildings for different purposes.  As such, it is entirely to be 
expected for individual buildings to reflect a diversity of aesthetic styles.  This, in itself, is hardly a 
negative attribute to be dismissed as “patchwork”.  As outlined in the citation, irrespective of style 
and era, the buildings in the precinct exhibit a sense of cohesion in scale, form and materials.  This 
equally is true of the properties along Murrumbeena Road as it is of Neerim Road. 

 The only heritage values that exist are properties that maintain a retail use – which the existing zoning 
provides adequate controls. 

The assertion is entirely at odds with current heritage practice.  In the Burra Charter, the use of a 
heritage place is discussed under Article 7.  Although it is stated that “where the use of a place is 
of cultural significance, it should be retained”, it does not follow that cultural significance is 
necessarily diminished by a change of use.  The charter goes on to state (Clause 7.2) that “a place 
should have a compatible use”.  A compatible use might not be anything like its original use. 

 I fear that placing a heritage overlay will restrict development and further strangle economic 
development in the area, especially along Murrumbeena Road this a main road. 

Not a heritage issue as such (no response required from me). 

C.2.11 Submission 19 (no specific sites) 

 I oppose any heritage overlay on the area as this would severely decrease the existing and future value of 
the properties. 

Not a heritage issue as such (no response required from me). 

C.2.12 Submission 20 (69-71 Murrumbeena Road/412 Neerim Road) 

 While we appreciate Councils has concerns for the proposed development of 430 Neerim Road, 
Murrumbeena, we believe the amendment will deter all current and future owners and their tenants 
from investing in the Murrumbeena shopping village precinct. 

Not a heritage issue as such (no response required from me). 

 The current proposed amendment places too many restrictions over a shopping precinct that is dying 
and has been so for several years now. 

Not a heritage issue as such (no response required from me). 
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C.2.13 Submission 21 (railway-owned land) 

 The Department [of Transport] has no concern with the proposed application of heritage controls to the 
identified properties along Neerim Road and Murrumbeena Roads.  The DoT does however object to the 
application of the heritage overlay to the rail line and railway station… we additionally note that thee 
Built Heritage Pty Ltd report does not identify any heritage significance of the new build elevated rail 
structure. 

It is correct that the citation does not ascribe any significance to the recently-reconstructed railway 
infrastructure, and, in fact, even specifically states (on page 2, under heading ‘What is significant’), 
that “all infrastructure associated with the Skyrail” is deemed to be non-contributory.   

Bearing in mind that the boundaries of the precinct have already been revised (at the request of 
CGE) to exclude railway-owned land on the east side of Murrumbeena Road, I would have no 
objection to the boundaries being further tweaked to exclude the corresponding railway-owned 
land on the west side of Murrumbeena Road. 

C.2.14 Submissions 22, 23 (no specific sites) 

These two submissions, in support of the proposed amendment, require no response from me. 
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APPENDIX 1:  HIDDEN GEMS LIST 
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APPENDIX 2:  OUTLINE CITATIONS 
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APPENDIX 3:  DRAFT PRECINCT CITATION 

Note: highlighted content deleted/replaced in later issue; boxed content relocated and/or slightly amended  
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APPENDIX 4:  PRELIMINARY RESPONSES 
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