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9 October 2024 

Mr. Stuart Moseley 
Victorian Planning Authority 
RE: Croskell (Employment) 
Level 25, 35 Collins Street 
MELBOURNE VIC 3000 

By email: croskellemployment@vpa.vic.gov.au  

Dear Stuart, 

MAB Submission to Amendment C296 to the Casey Planning - Croskell Precinct Structure Plan 

MAB is pleased to provide the attached submission to the Victorian Planning Authority (VPA) in relation to 
Amendment C296 to the Casey Planning Scheme (the Amendment).   

MAB requests further discussion with the VPA and Melbourne Water to work through the submissions and 
reach an agreed position prior to the Standing Advisory Committee (SAC) hearing. 

We look forward to continuing our collaborative and positive approach to progressing the Croskell PSP. MAB 
requests discussions with the VPA and Melbourne Water to agree on responses to all or specific parts of our 
submission prior to the proposed Directions Hearing. 

MAB is completing a technical review in response to specific components of the Amendment and supporting 
documents, including: 

 Melbourne Water and Water 4 Good Drainage Services Scheme reports;

 Geografia’s Commercial and Industrial Land Needs Assessment regarding land use allocation;

 Arborist assessment of existing vegetation; and

 Infrastructure Contributions Plan (ICP) costs for items required to be delivered by MAB.

Given the above, MAB reserves its right to make further submissions prior to and during the Standing Advisory 
Committee process. 

Should you require further information or have any queries, please contact myself on . 

Yours sincerely, 

  
Director, Planning 

CC: croskelldrainagestrategy@melbournewater.com.au 
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1. Executive summary 
1.1 MAB’s Submission 

MAB Property Developments Pty Ltd (MAB) is pleased to provide this submission to the Victorian Planning 
Authority (VPA) in relation to Amendment C296 to the Casey Planning Scheme (the Amendment).   

The submission comprises four (4) components as outlined below. 

Submission A – Drainage   

MAB requests that the VPA adopt MAB’s alternative Development Services Scheme (MAB DSS) which: 

• Enables more land for industrial development; 

• Reduces the costs of the overall DSS including land acquisition and construction cost; 

• Supports the early development of each sub-catchment; 

• Maximises the use of the current land encumbered by the Urban Floodway Zone (UFZ) and Land Subject 
to Inundation Overlay (LSIO) within the PSP for drainage purposes; and 

• Builds on extensive investigation by its project team, collaboration with and feedback from Melbourne 
Water Corporation (MWC). 

Submission B – Land Use 

MAB requests the removal of the designation of “commercial/office and business uses” on the MAB Property and 
replace with “industrial” to provide much needed opportunities for small to medium industrial enterprises in the 
City of Casey.  In MAB’s experience, this designation will lead to a diverse range of industries seeking to invest 
in the municipality. 

Submission C – Key PSP changes 

MAB requests a range of PSP plan related changes. 

Submissions D – PSP changes 

MAB requests specific drafting changes to the PSP and its related statutory controls. 

MAB requests further discussion with the VPA to work through each submission and reach an agreed position 
prior to the Standing Advisory Committee (SAC) hearing. 

 





  

5 MAB – Submission to Amendment C296 – Croskell (Employment) Precinct Structure Plan 

These projects have importantly delivered a breadth of high-quality employment uses meeting immediate and 
long-term needs of businesses and generated thousands of new jobs. The success of these developments has 
been underpinned by planning controls that allow a high degree of flexibility with the capability of responding to 
changing market, societal demands and ever evolving industries including warehousing, transport and logistics, 
manufacturing, digital infrastructure and many others. 
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3. Submission A – Drainage 
3.1 Drainage Investigation Area – 2 

MAB acknowledges the extensive work undertaken by the VPA and MWC to balance planning and drainage 
objectives for the PSP to enable the development of a high-quality employment precinct.  

Drainage Investigation Area 2 is shown on the MAB Property in the Draft Place Based Plan in Figure 2 below. 
MAB has significant concerns with Drainage Investigation Area 2 as it is currently shown as it encumbers an 
additional 9 hectares (approximately) of strategic land fronting Thompsons Road and Casey Fields Boulevard 
that has the potential to support high-quality industrial uses. Importantly, this additional area identified for 
drainage is located outside of the existing Urban Floodway Zone (UFZ) and the Land Subject to Inundation 
Overlay (LSIO) as shown in Figure 4. 

Figure 2 – Draft PSP Place Based Plan 

 

Section 3 and Plan 11 (Infrastructure and Development Staging) of the Draft PSP shown in Figure 3 identifies 
the following proposed Development Services Scheme (PSP DSS) assets on the MAB Property: 

• A: DSS underground pipes; 

• B: Wetland and retarding basin WLRB2 - West; 

• F: Swale; and 

• E: Diversion underground pipe.  
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Figure 3 – Draft PSP Infrastructure and Development Staging 

 

3.2 MAB’s Alternative Drainage Services Scheme (MAB DSS) 

Drainage Investigation Area 2 as currently shown in the draft PSP severely impacts the opportunity to deliver a 
functional development suitable for industry on the MAB Property. Following recent discussions during the 
consultation period with the VPA and MWC, MAB is of the view that the proposed PSP DSS: 

• Underutilises the existing UFZ/LSIO land on the Property which is inconsistent with one of Melbourne 
Water’s own objectives to utilise encumbered land for drainage purposes – reducing the availability of 
much needed land for industrial development;  

• Severely compromises urban design outcomes associated with the Thompsons Road and Casey Fields 
Boulevard interfaces, which would be dominated by drainage infrastructure, limiting active employment 
uses; 

• Creates an unnecessarily expensive DSS which would significantly impact the timely activation of the 
PSP;  

• The cost of the proposed DSS would be unnecessarily higher; 

• Impacts the proposed east-west connector street required to connect Berwick-Cranbourne and Narre 
Warren-Cranbourne Roads by splitting the proposed WLRB2 – West (B) and the Swale (F), compromising 
the function of these drainage assets; 

• Leads to a reduction in the PSP’s overall employment land and increases the Infrastructure Contribution 
Plan (ICP) supplementary levy; and 

• Creates a development timing constraint for Stage 1A (western portion of the PSP) as shown in Figure 3 
due to reliance on drainage infrastructure in the MAB Property to service neighbouring sites. 
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The City of Casey has advised MAB they support maximising employment outcomes for the PSP, in particular 
the gateway opportunity at the Thompsons Road and Casey Field Boulevard intersection. The City of Casey is 
seeking to collaboratively resolve drainage matters prior to the SAC hearing with key developer proponents in 
early 2025. 

MAB has prepared an alternative DSS (MAB DSS) which addresses MAB’s fundamental concerns with the 
current DSS incorporated within the PSP documentation Plan 11.   

MAB has focussed on ensuring that the DSS ultimately: 

• Optimises the Wetland and retarding basin WLRB2 -West on the MAB Property to remove the additional 
9 hectares of unnecessary drainage infrastructure outside of the UFZ and LSIO areas; 

• Reinstates a sediment basin in the western portion of the PSP (Drainage Investigation Area 1 identified 
on Plan 2) to control the flow of drainage run off into the proposed diversion pipe shown as item E in Plan 
11. This sediment basin is required for the optimal functioning of the diversion pipe and to enable the early 
release of developable land in western portion of Stage 1A in Figure 3; and 

• Avoids any additional waterway crossing of the desalination cable and effectively controls water treatment 
in locations throughout the PSP. 

The three key elements of the MAB DSS are highlighted below. A technical memo prepared by Verve is attached 
to this submission and incorporates feedback from MWC during the consultation period. 
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3.2.1 Reduce the size of WLRB2 – West 

WLRB2 - West is contained within Drainage Investigation Area 2 and is currently larger than what is required to 
manage drainage in the PSP. As a result of this increased drainage area, MAB’s ability to deliver a vibrant and 
functional industrial precinct is compromised due to the loss of strategically located employment land fronting 
Thompsons Road and Casey Fields Boulevard being the primary north-south connector of the PSP and the 
gateway into the PSP. 

Figure 4 below shows the extent of UGZ/LSIO land within the MAB Property in light blue. 

Preliminary technical background work prepared by MWC and their hydraulic consultant Water for Good (W4G) 
in October 2022 supported an option for a DSS layout that confined drainage assets within the UGZ/LSIO extent 
– minimising impacts on unencumbered land.  

Figure 4 – Extent of UGZ/LSIO on MAB Property 
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MAB’s DSS investigation confirms that the size of WLRB2 - West can be accommodated within the footprint of 
the existing UGZ/LSIO as: 

• There is a high-flow bypass contained within the reserve which is redundant given the waterway is 
immediately adjacent to the wetland; 

• The proposed sediment drying areas are located on high value land in the PSP and could be relocated to 
a landlocked area on the east side of the waterway; 

• An engineered solution would enable dry weather access to this sediment drying area utilising the 
proposed shared use path along the south side of Thompsons Road; and 

• If the channel shaped area is not needed for water quality, it should be removed.  

Figure 5 below provides a conceptual interpretation of MAB’s DSS design of WLRB2 - west which shows a 
revised layout overlaid on Plan 2 of the PSP.  

This was presented to MWC on 30 September 2024 and MAB received confirmation on 4 October of MWC’s 
support for the layout in MAB’s DSS, subject to meeting current MWC design standards and managing site 
constraints. Further discussions are required prior to the SAC hearing to refine the MAB DSS proposed design; 
however, the layout demonstrates how WLRB2 - West can be designed to be contained wholly within the UFZ 
on MAB’s Property resulting in a materially less expensive overall DSS and meeting the demand for employment 
land in a key location. 

Figure 5 – MAB proposed revised WLRB2 – West Design 
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3.2.2 Diversion underground pipe (E) 

The east-west diversion pipeline should be sized appropriately to accommodate the Q100 flows to remove the 
need for the Local access Street as shown on Plan 4 (Movement Network and Public Transport.) on the draft 
PSP. 

MAB has taken advice that confirms that this pipe is suitable to convey the Q100 flows from the western 
catchment of the PSP, without the need for any retardation within an access street whilst avoiding gap flows 
crossing over the VDP cable.   

Importantly, existing site levels will result in extensive earth works to enable its construction and to achieve the 
overland flow paths required as any road adjacent to the easement would need to be offset from the transmission 
easement by more than 20 metres. This results in a substantial loss of developable property (>2 hectares) as 
well as significant civil works to avoid extensive, tall retaining walls near the electricity easement. 

The PSP should be amended to allow flexibility for the location of the diversion pipe within a suitable road, public 
space or easement within lots to the satisfaction of MWC. The location of the pipe should be determined at the 
Planning Permit Stage.  

3.2.3 Reinstate WLRB1 on Property 15 - Drainage Investigation Area 1 

MWC and W4G previously identified a wetland located in Drainage Investigation Area 1 however it was removed 
as part of MWC’s final draft DSS that informed the PSP. MAB is pleased that MWC has agreed to further consider 
the reinstatement of WLRB1.  

Importantly, WLRB1 would provide water quality treatment and assist with the timely staging of development in 
the western catchment without the need for temporary drainage to be provided for an extended period.   

The reinstatement of WLRB1 of approximately 2 hectares (subject to further detail) would: 

• Enable early development of land within the western catchment of the PSP by not having these 
landowners rely on the primary drainage infrastructure in MAB’s Property; 

• Treat and manage stormwater flows before it is channelled into the diversion underground pipe E; and 

• The addition of WLRB1 would result in an overall lower PSP land area required for drainage assets across 
all Investigation Areas and a subsequent cheaper DSS rate payable by all landowners. 
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4. Submission B – Land use 
4.1 Designate more land for Industry 

MAB previously provided a copy of the Urbis Economic report to the VPA in its letter dated 3 March 2023. This 
report identifies the shortfall of appropriately located land for industry and highlights an opportunity to meet this 
demand on the MAB Property. The PSP should support a broad range of industry uses rather than a narrow 
focus on office/business use given its connections and proximity to developed industrial markets by leveraging 
existing infrastructure. Importantly, the PSP lacks the amenities and transport connectivity which are fundamental 
to the success of office-based precincts. 

The PSP's location is more attuned to industry use, given its adjacency to industrial use to the west and its 
proximity to the industrial hub within the Dandenong National Employment and Innovation Cluster (NEIC) which 
is acknowledged as approaching capacity. This includes existing infrastructure such as the Dandenong Freight 
Intermodal and potential synergies arising from aligning with employment uses.  

Urbis has confirmed through recent advice that given the limited supply of vacant industry land in the Southern 
State Significant Industrial Precinct (SSIP) according to the Urban Development Program 2022 data, the 
introduction of new land for industry would not only address land supply constraints, but also leverage the existing 
links that have contributed to the proliferation of industrial uses in the surrounding area. 

MAB understands the need for the designation of commercial services, offices and other ancillary uses through 
the PSP as highlighted by the Melbourne Industrial and Commercial Land Use Plan (MICLUP). However, this 
should not occur at the expense of the much-needed supply of industrial land in one of the last remaining locations 
in Casey - with direct frontage and access to Thompsons Road, a Principal Freight Route.   

MAB requests that Plan 2 in the current PSP be amended to designate whole of the MAB Property as “Industry” 
and that the Commercial/Office and Business designation be removed as this approach to controlling 
employment land use outcomes has the potential to: 

• Limit and delay the activation of key frontages along Thompsons Road and Casey Fields Boulevard in 
the immediate term negating the opportunity for an industrial use that may deliver a high-quality built form 
and urban design outcome;  

• Set arbitrary development and allotment depths that would render these areas potentially inactive for an 
extended period given the expected low demand for commercial and offices uses in Casey outside of 
Activity Centres; and   

• Discourage major corporate occupiers that require varying lot depths by providing uncertainty at the 
Planning Permit stage based on the need to locate within the commercial/office area.  

Figure 7 below shows the extent of Industry proposed, with specific reference to design controls that could be 
applied to key interfaces.  
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Further provisions are set aside at Narre Warren-Fountain Gate, Cranbourne Town Centre, Cranbourne West 
Employment Area to support commercial and office uses. 

This aggregated 704,000m2 of current Commercial Floor Space allowance in the City of Casey is the equivalent 
to approximately 176 x 4,000m2 commercial offices on individual allotments and associated at-grade car parking. 
Table 2 demonstrates that there is extensive land for extensive supply of office that would take decades to be 
consumed. 

The Cranbourne North Business Precinct identified on Plan 2 in the PSP (as “Business”) on the north side of 
Thompsons Road is well placed to support office/commercial and business uses as envisaged by the PSP. This 
area is included in the Commercial 2 Zone under the Casey Planning Scheme. Despite not being identified in 
MICLUP or in the SEEC Report, this area should be recognised as having the potential to support future land 
supply for office, meeting the principles contained in MICLUP.   

The planned role and function of, and other planned sites, must be considered in terms of its capacity to 
accommodate office use and the extent to which it influences the decisions regarding the need for an office and 
a business precinct in the PSP area.  However, the priority for office take up should be the planned major centres, 
as this strategy will produce the greater net community benefit to the growth area over the next few decades.  

4.2 Extend Industry under the High Voltage Transmission Easement 

MAB requests that PSP Plan 2 (and all other relevant plans) be amended to show Industry, south of the easement 
on MAB’s Property outside of the VDP cable area.   

Figure 8 shows that road access is available from Casey Fields Boulevard enabling the use of the Property to 
complement the adjacent areas. This area will support industrial uses that require large outdoor space for 
equipment or vehicle parking, subject to appropriate approvals. The constraints associated with AusNet’s 
regulation of the easement provide for a range of opportunities, provided the design and use is appropriate. 
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Figure 8  –  Industry under High Voltage Transmission Easement 
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5. Submission C – Key PSP changes  
5.1 Delete Plan 8 – Tree Retention 

The tree retention plan included in PSP Plan 8 should be deleted, and PSP Plan 2 should be amended to show 
existing vegetation. 

The key issues identified by MAB within PSP Plan 8 Include:  

• The trees identified on Plan 8 are not identified in the Melbourne Strategic Assessment (MSA). The MSA 
provides certainty over native vegetation removal; 

• The VPA’s landscape assessment prepared by Spiire does not identify the trees shown for retention on 
PSP Plan 8 as having high retention value; 

• The VPA’s arborist assessment relied on aerial photo interpretation to identify indigenous trees and to 
then propose their retention – without a thorough on-ground assessment;  

• It negates the delivery of key infrastructure, including the east-west connector street to enable activation 
of industrial uses as envisaged by the PSP; and 

• MAB project team has confirmed that the likelihood of retention most of the majority of the trees is low 
given the need to accommodate challenging site levels, a future key road connection and associated DSS 
infrastructure in the form of diversion pipes. 

5.2 Delete Plan 10 – Bushfire Plan 

• PSP Plan 10 Bushfire Plan should be deleted from the PSP. The Urban Growth Zone already includes a 
requirement for permits to include a bushfire management plan which could be strengthened to respond 
to the principles contained in the Terramatrix Report which would remain as a background report to the 
PSP.  

• The Terramatrix Report should be recognised as a background report used to inform the PSP, but its 
specific spatial recommendations should not be included in the PSP as its underlying assumptions will 
change through finalisation of the DSS, planning permit, design and delivery process.  

5.3 Key PSP Requirements and Guidelines Changes 

5.3.1 Amend 3.6.3 Requirements and Guidelines and Plan 11 

The PSP seeks the early delivery of extensive future Melbourne Water DSS pipelines assets and compels MAB 
to deliver the DSS assets as part of the first stage of development - irrespective if there is the required demand 
for ultimate drainage infrastructure.   

The PSP includes the following Requirement regarding the staging of development that will directly impact MAB’s 
development aspirations as:  

• R36: “Prior to the issue of a statement of compliance for any stage of the subdivision of a PSP parcel or 
the commencement of development of a PSP parcel, all Development Services Scheme (DSS) assets 
identified for that PSP parcel within:  

• Plan 11 - Infrastructure and development staging;  

• Table 19 - Infrastructure coordination requirements – Development Services Scheme DSS assets; and 

• Table 20 Infrastructure coordination requirements – parcels must be delivered unless otherwise agreed 
in writing by the responsible authority and Melbourne Water.” 
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R36 Should be should be reworded as follows:  

“R36 The staging of development under a permit should not unreasonably delay the delivery of critical 
development services scheme assets within the permit area.”  

This approach will enable a more equitable approach to the delivery of drainage infrastructure without the 
obligation resting on MAB to supplement other property owner’s drainage. 

5.3.2 Final DSS Asset impact on net developable area 

MAB submits that suitable notes should be included on relevant PSP plans and text to explain that the final net 
developable area resulting from the final DSS asset reserves will be resolved when asset designs are approved. 

The VPA should use wording such as: 

“Final Development Services Scheme asset reserve areas are to be determined post PSP approval to 
address relevant authority policies and standards and to maximise the efficient use of property.” 

The PSP should include principles to be addressed to resolve the final DSS asset reserves that ensure MW 
Guidelines are met and that which also encourage efficient asset design to maximise property available for 
employment uses. 

The following new Guideline should be added to the PSP: 

“Development Services Scheme asset reserves should be finalised after the PSP is approved to the 
satisfaction of the responsible authority. The DSS reserve areas are estimated based on the best 
available information at the time the PSP was prepared. The final reserve areas will be resolved at the 
permit, and post permit functional and detailed design stages having regard to authority policy and 
standards.  The following should be considered when the reserve areas are finalised: 

• The need to maximise developable property and minimise the reserve area. 
• The need to ensure residual shapes of developable property are, to the extent practicable, 

regular and developable shapes and sizes. 
• The need to minimise the cost of development because of the reserve, for example having regard 

to consequential requirements to undertake earthworks on adjacent development property. 
• The need to ensure that DSS assets are designed in the most efficient way, such as the 

necessary functions required by the DSS and relevant authority standards. 
• The need to consider alternative configurations of reserve functional assets to ensure the most 

efficient design is achieved.” 

The following should be added to section 5.3 of the ICP immediately prior to section 5.4: 

“The final area of Development Services Scheme asset reserves will be resolved through the post PSP 
and ICP approvals processes. It can reasonably be expected that the final reserve areas will differ from 
the areas in the PSP and ICP property budgets. 
 
If a reserve area required at detailed design is larger than the area provided in the ICP property budget, 
then no ICP contribution is required of the reserve area, including any additional area beyond the relevant 
ICP property budget.  Alternatively, if the final reserve area is lesser than that provided in the relevant 
property budget, then no ICP contribution is required on that property. 
 
This ensures that ICP contributions are balanced and ensures that funds are not over collected for ICP 
projects.” 
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5.3.3 R8 and Local Access Street Level 2 – Industrial / Diversion Underground Pipe (20 m). 

As outlined in Submission A, the diversion pipe should cater for Q100 flows. Therefore the “Local Access Street 
Level 2 – Industrial / Diversion Underground Pipe (20 m)” section is redundant and should be removed from the 
PSP. R8 should also be deleted. Figure 9 below is the relevant diagram from the PSP which MAB submits should 
be deleted. 

The PSP should enable the final form and specific location of the diversion pipe to be dealt with at subdivision 
permit stage to relevant agency requirements at the planning permit stage and a note should be added to relevant 
PSP plans to reference to indicate this. 

Figure 9 – Industrial Diversion Underground Pipe (20m) 

 






















