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The Victorian Planning Authority (VPA) has prepared a Comprehensive Development Plan (CDP),
Development Contributions Plan (DCP) and respective amendment documentation to facilitate the
rezoning of the PMP Printing Site (the site) since November 2016. This has involved the VPA working
collaboratively with the City of Monash, State agencies, landowners and the local community on issues
which are relevant to the future use of the site as a mixed-use precinct.
This Background Report provides a summary of these issues and supports the exhibition of the planning
scheme amendment. Additionally, under each topic, the VPA has summarised technical information and
recommendations provided by technical consultants. The VPA has then provided its position on each
matter and how it is proposed to be managed through the planning scheme amendment documents.
The CDP, DCP, Schedule 2 to the Comprehensive Development Zone (CDZ2) and other statutory
documents will provide the City of Monash with a decision-making framework to consider future planning
permit applications and manage the transition of the precinct from industrial to a new mixed-use precinct.
The CDP and CDZ2 provide the vision and objectives for the transition of the precinct. The DCP provides
a funding contributions mechanism for the provision of transport and community infrastructure needed by
the new community.

Plan Melbourne 2017 – 2050 (the Plan) seeks to integrate long term land use infrastructure and transport
planning to meet the city’s future environmental, population, housing and employment needs. The Plan
aims to ensure that as Victoria experiences its third population boom, the city responds by growing in the
right places and in the right ways.
The Plan’s vision for the city is guided by several principles, including the ‘Living locally – 20-minute
neighbourhoods’ principles. These principles aim to make Melbourne healthier and more inclusive by
creating accessible, safe and attractive local areas where people can access most of their everyday needs
within a 20-minute walk, cycle of local public transport trip.
Delivering on these principles means identifying places of significance, such as the Monash National
Employment and Innovation Cluster (MNEIC). This cluster has a critical mass of leading education, health
and research facilities, including Monash University Clayton Campus, the Australian Synchrotron, the
Melbourne Centre for Nanofabrication, Monash Medical Centre, a new Monash Children’s Hospital,
CSIRO’s largest site in Victoria and the Monash Enterprise Centre.
The MNEIC’s mix of education, research and commercial facilities creates a unique environment for
growth and as such the State Government is seeking to renew precincts within it. The site is identified as
being ‘Local Existing Industrial Land’ within the Melbourne Industrial and Commercial Land Use Plan
(MICLUP) as well as a strategic site within the MNEIC for mixed-use urban renewal (Figure 2).

The PMP Printing Site is located approximately 20 kilometres south-east of the Melbourne CBD. It is
situated within a close distance to several key destinations such as Monash Medical Centre, Clayton
Activity Centre and the Monash University Clayton Campus. Within a 10-minute walk of the site, there is a
range of existing community uses including local retail, recreational facilities, as well as the transport
nodes within the Clayton Activity Centre, including Clayton train station.
Furthermore, the site is surrounded by existing residential land uses and has access to the Djerring Trail
and multi-purpose public open spaces (including basketball, mini-soccer and netball) south of the site
beneath the elevated rail.
These uses are suitable to support the establishment of a new community, especially considering the
privately-owned PMP Printing site has expressed interest in relocating their business. In considering the
expected benefits of locating more residents closer to existing services and the ambitions of Plan
Melbourne 2017-2050, the State Government is keen to renew the site.

Homewood Consulting prepared the Pre-Construction Impact Arboricultural Assessment (April 2019) to
assess and report on trees located within and adjacent to the PMP Printing Site area.
Of the 243 trees assessed (160 onsite and 83 from surrounds), the report found that 13 trees are
considered of ‘high retention value’. These trees are generally large and in good or fair condition with long
useful life expectancies. The Pre-Construction Impact Arboricultural Assessment recommended that all
reasonable efforts should be made to incorporate them in final design plans and to protect them during the
demolition and construction process.
In consideration of these findings, the PMP Printing CDP has identified the location of the high and
medium value trees (shown on Plan 3 – Open Space of the CDP) and includes a requirement to retain
these trees or to the satisfaction of the responsible authority.
In addition, the City of Monash has prepared Amendment C153, which seeks to implement the directions
and policies of the Monash Urban Landscape and Canopy Vegetation Strategy 2018. This amendment
proposes to introduce a new Significant Landscape Overlay across the whole municipality, replace the
existing Vegetation Protection Overlay that applies to part of the municipality and replace Clause 22.05 Tree
Conservation Policy with a new Significant Landscape Policy. Approval of this amendment will ensure the
protection of the significant trees identified in the PMP Printing Site.
In summary:
➢ The PMP Printing Site CDP identifies high value trees that are to be retained.
➢ The PMP Printing Site CDP includes a requirement to retain high value trees on site or to
the satisfaction of the responsible authority.
➢ This matter is sufficiently resolved for inclusion in the planning scheme amendment
documentation for public exhibition.

As shown in Figure 4, an area of cultural heritage sensitivity is identified within the site area. In considering
the extensive modification and disturbance to the land surface (due to existing residential subdivision and
industrial development), it is highly unlikely for the site to contain any cultural heritage significance.
Nonetheless, developers must exercise due diligence in determining whether a Cultural Heritage
Management Plan (CHMP) is required for the redevelopment of the site at the planning permit stage.
In summary:
➢ This matter will be addressed at the planning permit stage.
➢ This matter is sufficiently resolved for inclusion in the planning scheme amendment
documentation for public exhibition.

The site has been operating as a printing facility since 1968. Despite several different businesses
operating on this site in recent decades, it has largely been used for printing and distribution services since
this date.
Given the considerable operational and technological challenges faced by the printing industry in Australia,
PMP Limited has begun rationalising their operations into locations that would better suit their business
needs. The PMP Limited site in Clayton was sold in 2013, with a 10-year leaseback arrangement put in
place so that PMP Limited could gradually rationalise their operations.
Given the declining industrial operations, the location of the site embedded in a residential area and
proximity to the Clayton Activity Centre, the site has been identified for urban renewal in both Local and
State planning policy. There are no heritage overlays or heritage listed buildings on the Site. There have
been no recent planning scheme amendments that apply to the site.
As a part of the process the properties along Bendix Drive were also identified as suitable for renewal
considering their interface with the PMP Printing factory. These properties are proposed to be rezoned to
allow for a mix of commercial and residential uses beyond their existing industrial zoning. In summary:
➢ No places of post-contact heritage have been recorded on the site.
➢ This matter is sufficiently resolved for inclusion in the planning scheme amendment
documentation for public exhibition.

Senversa Pty Ltd prepared an Environmental Site Assessment (May 2019) to determine the environmental
conditions of the site. The objectives of the assessment were to:
•

Undertake a desktop assessment of available information on the likelihood and status potential
contamination at the site;

•

Determine if any further investigation or remediation will be required; and

•

Advise if an environmental audit of the site is required.

The assessment found that several environmental works have been undertaken at the PMP Printing site,
including a preliminary site investigation (PSI), soil sampling from 62 locations, installation and sampling of
12 groundwater monitoring well locations and in-situ decommissioning of six underground storage tanks.
In summary, the findings of the above works show that:
•

Elevated concentrations of petroleum hydrocarbons, naphthalene and metals are present within
shallow soils in multiple locations within the site;

•

Petroleum hydrocarbon concentrations in soils west of Bendix Drive and in the centre of the main
northern portion of the PMP Printing site exceed health screening levels for direct contact and / or
vapour intrusion and would likely require remediation / management in any future redevelopment
scenarios;

•

Perched water (shallow water above the regional water table) was identified within three separate
areas of the site, with light non-aqueous phase liquid (LNAPL) present on the perched water west
of Bendix Drive. The LNAPL will require remediation as a part of redevelopment of the site;

•

Elevated concentrations of metals identified in the regional water table aquifer are potentially
consistent with natural or ambient background conditions;

•

Based on the assessments undertaken to date, no unacceptable off-site risks to surrounding
receptors have been confirmed and the identified soil and groundwater impacts are considered
likely to be effectively managed through completion of a Section 53X Environmental Audit,
subject to implementation of remediation and post-audit management measures. This includes
the commercial/industrial properties on the east side of Bendix Drive, (where individual PSIs are
yet to be completed), which were identified as having been used for commercial/industrial uses
since at least 1984; and,

•

Identified soil and groundwater impacts within the PMP printing site have not yet been delineated
in full and the current density of soil investigation locations within the PMP Printing site does not
meet that recommended by the Australian Standard AS4482 – 2005, Guide to the sampling and
investigation of potentially contaminated soil. Therefore, additional assessment of the PMP
printing site will be required prior to a Statement of Environmental Audit with conditions suitable
for residential use being issued for the site.

Senversa also noted that assessment of per- and poly-fluoroalkyl substances (PFAS - identified as
contaminants of concern) in soil and groundwater has not yet been undertaken and if present, is likely to
require management and or remediation prior to completion of an environmental audit. Therefore,
assessment of PFAS in soil and groundwater around and down-gradient of the identified potential source
should be undertaken. This may be undertaken before or after application of an EAO during the
environmental audit but must be completed prior to site redevelopment.

In considering the above, Seversa determined that:
•

The site would meet the definition of ‘potentially contaminated land’ under the Planning and
Environment Act;

•

An environmental audit would be required before a sensitive use (e.g. residential) was
commenced. This includes the commercial/industrial properties on the east side of Bendix Drive;
and,

•

The site is suitable for a sensitive use provided further site assessment and remediation is
undertaken as part of an environmental audit prior.

To address these matters, Senversa recommends that:
•

An Environmental Audit Overlay (EAO) should be applied on the precinct to allow the rezoning of
the site;

•

Environmental audits can be undertaken after imposition of the EAO so that the conditions
contained within the final Statement of Environmental Audit can be tailored to the proposed
development and be able to address development specific environmental risks; and,

•

The actual extent of soil and or groundwater remediation that will be required for a Statement of
Environmental Audit consistent with the proposed future land use to be issued is dependent on
the layout of the final development. Therefore, as the layout of the final development has not
been finalised, a precinct wide remediation strategy plan is not recommended to be developed at
this stage.

In consultation with the Environment Protection Authority Victoria (EPA), the EPA supports the application
of an EAO over the site area as recommended by Senversa, to effectively deal with the proposed sensitive
uses on the land. Furthermore, the proposed commercial uses along Bendix Drive and Carinish Road will
be required to provide an environmental site assessment (detailed site investigation).
In summary:
➢ The proposed planning scheme amendment will apply an Environmental Audit Overlay
(EAO) on the entire site to trigger further site assessments before development of
sensitive uses.
➢ The proposed planning scheme amendment will include an application requirement within
schedule 2 to the Comprehensive Development Zone schedule. Any application to carry
out works in the Commercial and Mixed-Use precincts must be accompanied by an
Environmental Site Assessment (Detailed Site Investigation).
➢ This matter is sufficiently resolved for inclusion in the planning scheme amendment
documentation for public exhibition.

It is considered that there are no uses in the local area which would require an off-site amenity
assessment for the rezoning of the site.
In summary:
➢ This matter is sufficiently resolved for inclusion in the planning scheme amendment
documentation for public exhibition.

The closest noise source to the site includes the train/elevated rail and noise associated with vehicular
traffic along Centre Road. Both noise sources will be mitigated by allocating commercial uses and the
Town Square between sensitive uses and the noise source. The proposed maximum building heights for
the Carinish Road commercial and Bendix Drive commercial uses (eight storeys and six storeys
respectively) will act as a further noise barrier for sensitive uses.

Furthermore, the following measures ensure that noise impacts on sensitive uses are minimised:
•

Requirements of Clause 55 and Clause 58 will ensure future residential buildings address noise
impacts at the planning permit stage; and,

•

Specific application requirements have been included within the Comprehensive Development
Zone (CDZ) to ensure planning applications for development associated with a sensitive use
includes an amenity assessment that addresses acoustic and other amenity issues.

In summary:
➢ Noise from Carinish Road and the train/elevated rail is minimised via the allocation of landuses.
➢ In addition to Clause 55 and Clause 58, the Comprehensive Development Zone (CDZ) includes
applications requirements to mitigate noise.
➢ This matter is sufficiently resolved for inclusion in the planning scheme amendment
documentation for public exhibition.

Tract prepared the PMP Printing Precinct, Urban Context Report (August 2019) to provide an overview of
the existing context and the varying urban character in relation to the PMP Printing site.
The Urban Context Report provides:
•

A comprehensive assessment of the local area to determine the prevailing local character;

•

Emerging local development trends

•

Built form and interface conditions on the site;

•

Challenges associated with the development of the site; and

•

Recommendations to the precinct’s urban design outcomes.

Findings of the report have been used to inform the future urban structure, urban design guidelines and
built form controls within the PMP Printing Site CDP.

An urban design workshop was facilitated by the VPA and Tract to develop a vision, principles, objectives
and ultimately inform the development of a 3D model for the site and a future urban structure.
The vision for the site is below:
The PMP Printing Site will be transformed into a contemporary mixed-use community that
incorporates diverse housing opportunities, local employment, community facilities and highquality open space.
This precinct will support a growing local community, complement the Clayton Road shopping
strip and enhance connections to local institutions and open spaces.
The following six principles for the site have been influenced by Plan Melbourne 2017-2050, MNEIC, the
surrounding context analysis and physical attributes of the site. These principles set the parameters for
what the development of the site should achieve from an urban design perspective:
1.

2.
3.
4.

5.
6.

20-minute neighbourhood
Deliver new jobs, housing, local parks and community facilities all within 20 minutes of where
people live.
Active transport
Allow for easy movement for existing and future Clayton residents.
Open space
Provide new opportunities for people to sit, meet and relax.
Building design
Respond to the height of neighbouring housing and maximise the amount of sunlight at street
level.
Employment
Create a new employment area within the site and link to existing jobs.
Housing diversity and affordability
Provide different types and sizes of housing and allow for affordable housing.

In summary:
➢ The PMP Printing Site CDP includes a vision, objectives, requirements and guidelines to
manage these design principles.
➢ This matter is sufficiently resolved for inclusion in the planning scheme amendment
documentation for public exhibition.

In assessing the local context area, the Urban Context Report identifies that there is an increasing demand
for housing diversity, such as townhouse and apartment typologies. This changing physical nature of
Clayton is demonstrated by the future redevelopment of 29 Browns Road (approximately 200 dwellings),
located immediately to the north of the site, and Jackson Green (approximately 300 dwellings), south of
the train line on Centre Road (refer to Figure 5). Both residential redevelopments provide a range of
housing typologies and heights.

The renewal of the site has the potential to increase the amount and types of housing in Clayton. As a
result, the site will have a higher building density than that of the surrounding neighbourhood. In
determining the site’s potential yield capacity, the Urban Context Report estimates that the site can
accommodate approximately 1180 dwellings including 130 townhouses and 904 apartments within the
residential area and 148 units within the mixed-use area.
Developments within the site will have building heights that range from a maximum of three-storeys
adjacent to sensitive interfaces and up to eight-storeys in the central and southern areas of the site. The
orientation of new buildings must ensure maximum solar access to open spaces and streetscapes

between 11am and 2pm on the equinox and incorporate building designs that consider the characteristics
and context of the local neighbourhood.
In summary:
➢ The site can accommodate approximately 1180 dwellings.
➢ Maximum building heights for new residential buildings that interface with existing
buildings, there will be a transition of increasing building heights from the existing
neighbourhood into the site.
➢ The PMP Printing Site CDP includes a vision, objectives, requirements and guidelines to
guide these planning and design outcomes.
➢ This matter is sufficiently resolved for inclusion in the planning scheme amendment
documentation for public exhibition.

The Urban Context Report recommends treatment of the site’s interfaces are as detailed below.

Browns Road is a local, two-way street with on-street parking, characterised by established street trees
and predominately detached one and two-storey dwellings.
The Urban Context Report recommends where new residential buildings interface with existing residential
buildings, the proposed building height limit will appropriately respond to the predominant scale of the
surrounding built form while enabling a transition of increasing building heights from the existing
neighbourhood into the precinct.
Also, the established building setback from the street will be continued to create opportunities for
landscaped garden areas and contribute to a cohesive and pedestrian-friendly streetscape.

Moriah Street is a local, two-way street with on-street parking, characterised by established street trees
and detached single/double-storey dwellings. Rear yards of dwellings east of the Moriah Street interface
with the site’s eastern boundary.
It is noted that a utility easement of 5m exists along the eastern boundary of the site, adjacent to the rear
of the Moriah Street dwellings.
In addition to the proposed building height for the sensitive interface, the Urban Context Report has
included advise that new commercial and mixed-use buildings can be located in the southern portion of
the site and east of Bendix Drive, as this interface is less sensitive and more accessible from Carinish
Road. The existing 5m utility easement will assist in preventing overshadowing of new development onto
existing residential buildings.

Bendix Drive is a cul-de-sac that has industrial uses on both sides. There is one existing access point to
the site, and the existing industrial building currently does not address the street. On the eastern side of
Bendix Drive, is a row of single storey (up to approximately 8m in height) factoriettes. These factoriettes
are set back from Bendix Drive to accommodate vehicle parking.
The Urban Context Report considers this not to be a sensitive interface, which presents an opportunity to
significantly increase the building height on the site, enabling a transition from a mixed-use precinct to an
industrial streetscape. A significant opportunity is provided for Bendix Drive to become a through-road that
would greatly improve permeability through the precinct.

Carinish Road is located on the southwestern boundary of the site. The Cranbourne-Pakenham rail
corridor is to the south of Carinish Road and Centre Road.
This interface has undergone substantial change with the construction of the elevated rail and linear
parkland. At the height of approximately 9m above ground, the elevated rail is visually prominent and has
become a defining physical focal point in the immediate surrounds.
The presence of the elevated rail structure presents an opportunity for higher built from to be integrated
within the site at this southern interface. The location of mixed-use and commercial built form in this
location will contribute to the activation of Carinish Road at street level and augment the passive
surveillance of the linear parkland.
In summary:
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➢ The PMP Printing Site CDP includes a vision, objectives, requirements and guidelines to
guide these planning and design outcomes.
➢ This matter is sufficiently resolved for inclusion in the planning scheme amendment
documentation for public exhibition.

In consultation with the Department of Transport, the City of Monash and the VPA, Cardno prepared the
PMP Printing - Access and Movement Assessment Report (July 2019) to assess the traffic and transport
conditions of the site and identify the required infrastructure to support the redevelopment of the PMP
Printing site. The objective of the transport assessment was to:
•

Ensure that transitioning from industrial to sensitive, mixed and commercial uses will not worsen
transport conditions in comparison with existing conditions;

•

Consider the existing and proposed road, bicycle and pedestrian provisions in the area; and,

•

Traffic growth and the implications from the emerging developments of the surrounding area
(particularly that of Jacksons Green and 29 Browns Road developments).

The report utilised three scenarios using SIDRA intersection including:
•

Existing Conditions – traffic conditions of the existing environment;

•

2031 Base Case – traffic conditions based on growth estimated from the Victorian Integrated
Transport Model (VITM). The scenario includes expansion of the Monash Medical Centre based
on information provided by VicRoads and City of Monash, the Jackson Green development south
of the site and the development of 29 Browns Road immediately north of the site; and,

•

2031 Project Case – based on the 2031 Base Case with additional traffic generated by the site.

The assessment was made by comparing the 2031 Project Case scenario with the 2031 Base Case
scenario.
In addition to the above, the road network access for the 2031 Project Case scenario comprises access
via Browns Road, Bendix Drive and Bimbi Street (to the east).

The assessment determined that the development of the precinct will satisfactorily accommodate
additional traffic and motorists will experience manageable queues and delays. Overall, the precinct is
expected to add a low level of traffic and the area’s transport network is expected to operate at very good
levels of service. Table 1 summarises the expected operation levels of the road network intersections
within the 2031 Project Case scenario’s AM and PM peak hours.

Intersection Name

2031 Service Level Impact

Centre Road, Haughton Road & Carinish
Roads

Good to fair service levels with marginal impacts from the estimated
traffic to be generated by the precinct.

Clayton Road, Haughton Road & Carinish
Roads

Good to fair service levels with marginal impacts from the estimated
traffic to be generated by the precinct.

Carinish Road and Browns Road

Excellent and very good service levels with minimal queues and
delays.

Princes Highway and Browns Road

Excellent service levels with minimal queues and delays.

Centre Road and Moriah Street

Excellent service levels with minimal queues and delays.

In considering the precinct’s active transport principles, the access and movement assessment and
consultation with City of Monash, VPA and the Department of Transport, the assessment recommends
the following mitigation works to support the site’s development:

•

Moriah Street and Kionga Street speed humps, including 6 speed humps on each street at 100m
intervals.

•

Browns Road at Francis street pedestrian operated crossing.

•

Browns Road flat top speed hump.

•

Carinish Road and Browns Road signalised T-intersection, including auxiliary right turn lane on
Carinish Road, separated left and right turn lanes on Browns Road and shared path crossing
across Carinish Road.

•

Centre Road and Carinish Road line marking upgrades, including 15 metre extension of Centre
Road from east approach (right turn lane) and 30 metre extension of Carinish Road from north
approach (right turn lane).

In summary:
➢
The development of the PMP Printing Precinct is expected to satisfactorily accommodate
additional traffic.
➢
The PMP Printing CDP identifies the type and location of each of the transport mitigations
recommended within the PMP Printing - Access and Movement Assessment Report.
➢
The PMP Printing DCP identifies the specific design requirements and cost of the proposed
transport projects. The cost of each intersection will be borne by the developers of the
precinct.
➢
This matter is sufficiently resolved for inclusion in the planning scheme amendment
documentation for public exhibition.

The precinct is well connected to a variety of transport modes including:
•

Bus: The precinct is within a 10-minute walk to many bus services including 631, 703, 704, 733,
821, and 824.

•

Train: The precinct is within a 10-minute walk to Clayton Station which services the Cranbourne
and Pakenham lines. In addition, the Suburban Rail Loop proposal includes a potential
interchange at Clayton Railway Station and a potential new station at Monash University Clayton
Campus.

•

Cycling: The precinct has access to the recently completed Djerring Trail to the south of the site
(from Monash University’s Caulfield Campus to the East Link trail in Dandenong) and the
proposed Clayton to Syndal Strategic Cycling Corridor to the west of the site.

In considering the above and that precinct is relatively close to many key destinations such as the Clayton
Activity Centre, Monash Medical Centre and Monash University Clayton Campus, the Access and
Movement Assessment Report expects that the precinct will have increased mode share in public
transport and active travel.
Table 2 summarises the expected transport mode share for the precinct.

Transport Mode Share Type

Percentage

Car

45.5%

Cycle

3.0%

Walk

10.0%

Public Transport

29.5%

Other

12.0%

To further encourage active and public transport, the outcomes below are proposed to be delivered as part
of the planning for the site. These initiatives aim to enhance the site’s permeability and improve the area’s
movement and access, thus enabling a walkable environment.
•

A north-south shared road zone and on-road shared path which connects to the Carinish Road
and Browns Road intersection as well as the two proposed local open spaces.

•

An east-west off-road shared path connecting from Francis Street to Bimbi Street. This will
provide a much-needed east-west connection for the surrounding residents.

•

A north-south connection that connects the existing Bendix Drive to the precinct’s proposed road
layout.

•

Street widths and cross-sections to allow the planting of canopy trees and, where possible,
reduce vehicle speeds to allow for a comfortable and safe environment for pedestrians, bikes
and vehicles.

•

Traffic calming interventions such as speed humps and pedestrian operated crossings.

In summary:
➢
The PMP Printing precinct is expected to have a high mode share of public and active
transport given it is within proximity to transport nodes and key destinations.
➢
The PMP Printing CDP includes a vision, objectives, requirements, guidelines and road cross
sections to facilitate a walkable environment and encourage public and active transport.
➢
This matter is sufficiently resolved for inclusion in the planning scheme amendment
documentation for public exhibition.

Public Place prepared the Community Facilities and Social Impact Assessment (April 2019) to determine a
future population profile of the site and identify the potential impacts created by the future development on
existing community facilities.
The report uses a Study Area to assess the community infrastructure analysis. The Study Area comprises
the Clayton Activity Centre, the balance of Clayton, Notting Hill, East Oakleigh, Huntingdale and Oakleigh
South.
The report assessed the demand for the following services/infrastructure:
•

Early years facilities (including maternal and child health, sessional kindergarten and long day
care).

•

Community meeting spaces.

•

Libraries.

•

Schools.

•

Residential aged care.

•

Community health.

•

Open space.

Approximately 36,000 people lived within the Study Area at the time of the last Consensus, and 11,000
lived in the Clayton Activity Centre. There were considerably more young adults (aged 18 to 24) living in
the Study Area compared with Greater Melbourne. The high number of young adults living in the Study
area reflects a large number of student households near Monash University Clayton Campus. Near the
university campus (in Notting Hill and the balance of Clayton) young adults comprised 49.7% of the
population, approximately five times the proportion observed for Melbourne as a whole.
The Study Area is expected to have strong growth (0.8% per annum) and a lesser rate of growth for the
Clayton Activity Centre area (which includes the PMP site). The age profile for the Clayton Activity Centre
is expected to remain relatively stable over the next 20 years. In considering the above, it is assumed that
30% of all households within the precinct would be student households.

The precinct is expected to accommodate up to 1,000 dwellings. Early urban design work for the precinct
demonstrated the site could develop approximately 931 dwellings, which included a diverse range of
townhouses (123 dwellings) and apartments (808 dwellings).
Based on the assumed mix of a dwelling types/sizes, the population of the PMP site would be would
approximately 1,809 people.

Townhouses

Apartments

Total

2 Bed

3 Bed

4 Bed

1 Bed

2 Bed

3 Bed

Dwellings

25

86

12

161

566

81

931

Household
size

1.83

2.58

3.42

1.34

1.91

2.53

1.93

Population

46

222

41

216

1,079

205

1,809

In consultation with City of Monash and considering the demand that would be generated by the precinct,
the Community Facilities and Social Impact Assessment determined that the site would only need to provide
open space on site and financial contributions to expand an existing community centre for a community
meeting space. Other community needs generated by the precinct would be met by existing or new facilities
located offsite and within the surrounding area.

Existing supply
There are several larger meeting spaces in the City of Monash, including the Oakleigh Grammar
Conference Centre, Mulgrave Community Centre and Mount Waverley Youth Centre. In addition, the
Clayton Hall (accommodates up to 325 people), is located a short distance from the PMP Printing (500
metres). These facilities have sufficient capacity to meet subregional needs for the foreseeable future.
Also, there are several local community spaces located relatively close to the PMP Printing including:
•

Clayton Community Centre, 0.8km from the site.

•

Wirringga Scout Hall, 2.1km from the site.

•

Monash Community Inn, 2.2km from the site.

City of Monash noted that existing meeting spaces in the Study Area are well utilised and have little
capacity to accommodate increased demand and population growth projected for the Clayton Activity
Centre.
Recommendations
Development of the PMP Printing would increase demand for local community meeting space. The
projected population of the site is expected to generate the need for a community meeting space of
73sqm. The Community Facilities and Social Impact Assessment noted there is flexibility as to how this
can be achieved. City of Monash indicated a preference to expand the supply of community meeting space
within the existing Clayton Community Centre (offsite). The Community Facilities and Social Impact
Assessment considers this approach to be appropriate as the Clayton Community Centre will be
accessible for future residents of the site.
This need will be met as a 73sqm community meeting space (to be delivered offsite) as part of the PMP
Printing DCP.
In summary:
➢ The site is expected to generate demand for a community meeting space (73sqm).
➢ The PMP Printing DCP includes a community building item for a community meeting
space to be built off-site.
➢ This matter is sufficiently resolved for inclusion in the planning scheme amendment
documentation for public exhibition.

Existing supply
The following standards were used to assess the availability of open space within the area:
•

Local (or minor) passive open space within a 400-metre radius, or within a 300-metre radius to
medium high-density dwellings.

•

Neighbourhood parks within an 800-metre radius.

Pedestrian barriers such as major roads were considered when determining the accessibility of open
spaces.

400-metre radius
Until recently, there has been no local open space within 400 metres of the PMP Printing site, a deficit
which is recognised in the Monash Open Space Strategy (2018). Open space has been introduced to the
south of the site as part of the elevated rail, which includes a mix of active spaces (basketball courts,
futsal court, multipurpose courts, etc.) and passive spaces (picnic tables, rest areas, etc.) as well as a
shared pedestrian/bicycle trail.
800-metre radius
Within 800 metres of the PMP Printing site there are three open spaces that would be accessible to future
PMP Printing Precinct residents and workers including:
•

Evelyn Street Reserve.

•

Fregon Reserve.

•

Keeley Park.

Sport reserves
In addition to Fregon Reserve and Keeley Park, there are two other active sports reserves located near the
site including Princes Highway Reserve and Meade Reserve.
Recommendations
In considering the available local open space, the proposed density and population, the Community
Facilities and Social Impact Assessment recommends a contribution of 10% open space to be delivered
within the redevelopment of the PMP Printing site. Not only is this consistent with aspirations set out in the
Monash Open Space Strategy (2018), but it would also create linkages to existing open spaces and
improve open space access for the surrounding neighbourhood.
This need will be met by a requirement for a 10% contribution in public open space under Clause 53.01 of
the Monash Planning Scheme.
In summary:
➢ The future urban structure provides 10% open space through the introduction of Browns
Road Park, Central Park and the Town Square.
➢ This matter is sufficiently resolved for inclusion in the planning scheme amendment
documentation for public exhibition.

Affordable Development Outcomes prepared the PMP Printing Site Proposed Affordable Housing Strategy
(March 2019). The purpose of the report is to identify the affordable housing need within the municipality,
provide support in negotiating affordable housing outcomes and advice for the relevant planning controls
for the site.
Affordable housing is an objective of the Planning and Environment Act 1987 (the Act). The Victorian
Government has policy objectives to increase the supply of affordable housing and support negotiations
between landowners and responsible authorities to determine an Affordable Housing Agreement for a site
as part of a planning approval process. Therefore, City of Monash is required to respond to this objective
when planning for the use of the land.

The PMP Printing Site Proposed Affordable Housing Strategy demonstrated that there is a need for
affordable housing. Findings of the report include:
•

The main household group likely to experience rental housing stress in the City of Monash are
very low, low and to some extent, moderate income households, particularly singles and couples.

•

Significant discount to market rents are required to be affordable for these households with social
housing the most appropriate and in demand housing tenure in terms of affordability, allocation
and management.

•

Only 2.01 per cent of dwellings in the City of Monash in 2016 were social housing, with an
estimated shortfall of 3,663 dwellings that were appropriate, affordable and available to very lowand low-income residents to access in the City of Monash.

•

By 2036 the estimated forecast need is for 4,786 dwellings to be affordable and available to lower
income households, representing 7.65% of all total projected dwellings in the municipality.

•

To meet current and forecast need through projected new supply would require an average of
57.35% of all dwellings forecast to be delivered per annum in the City of Monash over the next
seventeen years to be delivered as Affordable Housing.

•

One and two-bedroom dwellings are primarily needed to address unmet Affordable Housing
need.

•

Delivery of smaller dwellings is a wider market challenge with only 18.2% of dwellings comprising
one or two bedrooms in 2016 whilst 42.3% of all households were single person or couple
households.

•

A percentage of affordable housing is also required to be adaptable to cater for ageing
households and persons with a disability reflecting that over 18,000 current households are on
the aged pension and over 3,200 were in receipt of the disability pension in September 2018.

•

Very low, low and moderate-income households are unlikely to be able to purchase a home in the
Clayton area without a significant deposit or other assistance.

The PMP Printing Site Proposed Affordable Housing Strategy recommends the site should deliver up to
10% affordable housing by way of the following options:
1.

Transfer of a land parcel or parcels with the capacity to support the development of 10% of
the site’s total dwellings as affordable housing dwellings, to be provided to a registered
housing agency at nil consideration; or

2.

Sale of 4% of total dwellings as completed dwellings at a 50% discount to the established
market value to a registered housing agency for use as affordable (rental) housing; or

3.

The gifting of 2% of total dwellings as affordable housing, delivered in the form of completed
dwellings gifted to a registered housing agency for use as affordable (rental) housing; or

4.

Any other model that achieves 10% of total dwellings as affordable housing for a minimum of
a 15-year period, on the condition that these dwellings are managed through an
appropriately regulated management arrangement and the model is subject to the approval
of the Responsible Authority.

In response to the affordable housing need and considering the report’s recommendations, the CDZ
proposes to facilitate the delivery of affordable housing through a requirement for an agreement to deliver
10% of total dwellings as affordable by any of the options proposed by the PMP Printing Site Proposed
Affordable Housing Strategy.
In summary:
➢

The PMP Printing CDZ requires a contribution of 10% of total as affordable.

➢

The PMP Printing CDZ requires that an affordable housing agreement must be entered
into between the landowners and council before a permit can be granted to subdivide land
for residential purposes.

➢

This matter is sufficiently resolved for inclusion in the planning scheme amendment
documentation for public exhibition.

Essential Economics prepared the Evaluation Report (January 2019) and Retail Assessment (June 2019)
for the PMP Printing site. The evaluation report focusses on providing the policy context of the site, the
history of employment in the area, market trends, future land use advice, evaluation of the proposed land
use within the future urban structure and advice on the proposed 34,000m2 of commercial floorspace. The
retail assessment provides advice on the proposed 2,100m2 retail floorspace.

The assessment found that should PMP Printing cease their operations on the site, adaptive re-use of the
existing buildings on site is considered unlikely. New industrial uses are also unlikely to occupy the site,
given the competition from new industrial areas such as at Dandenong South and in the Cardinia corridor.
The site is considered to be suitable for residential development given the demand for housing and the
locational attributes of the precinct such as accessibility to major road infrastructure, public transport and
proximity to the Clayton Activity Centre.
Office and commercial services, including medical uses, are considered suitable for the Carinish Road and
Centre Road frontages given the commercial exposure that these roads offer, the site’s proximity to the
Clayton Activity Centre and the Monash Medical Precinct. It is noted that office space uses within the
precinct are more likely to accommodate small businesses, rather than large corporate uses. Retail
facilities along the Centre Road strip would be supported and renewed, having regard for the forecast
employee, student and resident population growth.

The analysis states that it is unlikely a major corporate tenant would choose to locate on the site given the
limited main road exposure and the availability of undeveloped office space elsewhere in the MNEIC. The
prospective tenant mix can be described as follows:
•

Major or significant tenants allied to major institutional uses such as Healthcare or Education, as
well as regional company headquarters or back-office floorspace requirements (e.g. More than
1,500m2 of floorspace); or

•

Small to medium sized uses allied to Healthcare or Education (e.g. tenants, such as medical
consulting rooms or a medical centre, requiring between 100m2 to 1,500m2); or

•

Small to medium-sized enterprises requiring non-corporate level office space (e.g. 50m2 to
400m2). It is noted that if a major tenant is not identified, the location should prove attractive to
smaller and medium sized commercial tenants. However, the commercial space would need to
be accommodated over a staged period.

The assessment concludes that the proposed 34,000m2 of commercial floorspace is significant but not
unrealistic. Its success, however, depends on the developer securing a major tenancy (or tenancies)
considered most likely to be related to the health or education sectors. The office component should be
configured to accommodate maximum flexibility in terms of built form. For example, multiple smaller
building footprints for smaller tenancies or a major building should significant tenancies be secured.
In summary:
➢ The proposed location (in the southern portion of the site along Carinish Road and Centre
Road) and scale of commercial land use within the PMP Printing CDP is considered
appropriate.
➢ This matter is sufficiently resolved for inclusion in the planning scheme amendment
documentation for public exhibition.

In terms of retail, the Retail Assessment finds that:
•

Supermarket floorspace at the PMP Printing site is projected to capture $16 million in sales in
2022, if 24% of the food and grocery market from the primary sector could be captured.

•

By 2030, supermarket sales could reach $18.8 million (in $2018 dollars). However, these sales
levels are not sufficient to support a major full line Coles or Woolworths supermarket.

•

A supermarket in the range of 1,400-1,700m2 NLA would be potentially supported. A supermarket
of this size suggests IGA, ALDI or smaller format Woolworths (Metro) or Coles (Coles Local) as
potential tenants.

•

Convenience oriented specialty floorspace of approximately 400m2 could also accompany a small
supermarket.

In considering the site’s location in a key employment growth corridor and substantial growth in dwelling
numbers within the local context, the site can support up to 2,100m2 of retail.
In summary: BACKGROUND REPORT – JUNE 2017
➢

➢

The proposed location (in the southern portion of the site and along Bendix Drive) and
scale of retail within the proposed mixed-use area within the PMP Printing CDP is
considered appropriate.
This matter is sufficiently resolved for inclusion in the planning scheme amendment
documentation for public exhibition.

A Drainage Assessment (February 2019) has been prepared by Alluvium for the PMP Printing Site. The
purpose of the report is to understand the water management requirements on the site under both pre and
post-development conditions. Specifically, this requires an understanding of the existing drainage network,
the extent and impact of flooding and the assets (and footprint) required to meet stormwater treatment and
quality requirements.

Downstream drainage utilises a 1050mm stormwater pipe located across Centre Road and is estimated to
have a capacity flowrate of 2.71m3/s. This flowrate is the limiting constraint downstream of the precinct.
Hydrologic modelling was undertaken to simulate flow rates for pre and post-development conditions. The
method undertaken was a Monte-Carlo simulation to determine peak design flows based on varying
temporal patterns. In reviewing the results in Table 4, it should be noted that the stochastic treatment of
the temporal distribution of rainfall can cause variabilities in results. That is, the same scenario can
produce slightly varying results.
Four scenarios were investigated to understand the pre and post-development flowrates.

Scenario

Q5 ARI peak flow
3

Tcrit

Pre-development conditions

4.9 m /s

15 mins

Post-development conditions (no on-site storage)

5.0 m3/s

15 mins

Post-development conditions (with 80kL storage)

4.9 m3/s

15 mins

Post-development conditions (with 12,000kL)

3

4.6 m /s

15 mins

The report finds that:
•

Pre-development conditions exceed the capacity of downstream drainage (i.e. 4.9 m 3/s) is greater
than 2.71 m3/s).

•

Post-development flowrates are similar to pre-development flowrates. This is because the change
in land uses within the PMP site is relatively insignificant in the context of the larger upstream
catchment.

•

The installation of storage volumes has some impact on the peak flowrates (reducing them from 5
to 4.6 m3/s), but will not significantly reduce the flowrates back to the capacity of the existing
system.

•

The relatively large storage of 1,200kL exhibits ‘diminishing marginal returns’. That is, ever larger
storage volumes achieve a decreasing proportion of peak flow reduction.

•

The existing drainage network is (and has been) undersized. Further work is required between
Council and Melbourne Water to resolve these constraints beyond the scope of Alluvium’s
analysis.

•

The change in imperviousness within the PMP Printing site, due to the addition of open space, is
not significant enough in the context of the upstream catchment to significantly reduce peak
flowrates.

•

The flood analysis undertaken indicates that post development conditions will have very little
impact beyond the PMP Printing boundary, with the velocity and depth of those flows not posing a
risk for the community.

From Alluvium’s modelling, the site may benefit from having onsite storage (approximately 860kL) to
enable the internal drainage network to meet the 20% AEP or 1 in 5 years ARI level of service typically
required by the minor drainage network. The Drainage Assessment noted this should be further
investigated in the next stages of the design and development in consultation with the site’s developers.
In summary:
➢
The Comprehensive Development Plan (CDP) includes requirements and guidelines
requiring developers to demonstrate that they meet or exceed the performance objectives
in Best Practice Environmental Management Guidelines for Urban Stormwater
Management (1999), to the satisfaction of the Responsible Authority and Melbourne Water.
➢ There is no change in flow rates between pre and post-development. The velocity and
depth of those flows do not pose a risk for the community.
➢ This matter is sufficiently resolved for inclusion in the planning scheme amendment
documentation for public exhibition.

Flood modelling found that:
•

Pre-development conditions – During the 1% AEP flood event, a maximum of approximately
120mm flood depth can be expected on the access road to the site while the flood water ponds at
the downstream end of the site at Carinish Road.

•

Post-development conditions - During the 1% AEP flood event, a maximum of approximately
160mm flood depth can be expected on the access road. The increases are contained within the
site and do not cause any external flooding.

In summary:
➢
➢

It is considered that the 1% AEP flooding within the site will be relatively safe and will
meet all requirements of Melbourne Water.
This matter is sufficiently resolved for inclusion in the planning scheme amendment
documentation for public exhibition.

Stormwater treatment is driven by the requirement to meet the pollutant removal targets set out in the Best
Practice Environmental Management Guidelines (BPEMG) (CSIRO, 1999). These targets are necessary to
meet the Victorian Planning Provisions and State Environment Protection Policy (Waters of Victoria)
objectives.
In considering the context of the site development layout, it was determined that biofilters are effective
treatment mechanisms for the area. Alluvium investigated three scenarios with different configuration and
number of biofilters.
In consultation with the VPA and City of Monash, the Drainage Assessment recommends stormwater
treatment scenario 1 (shown in Figure 6) that includes Water Sensitive Urban Design (WSUD) assets
within open spaces and streetscape or public realm WSUD within catchments where there is no assigned
space. There is flexibility in the delivery of scenario 1 and it is noted that it will require land owners to
further investigate during the detailed design stage.

In summary:
➢ The PMP Printing CDP includes requirements and guidelines to ensure the delivery of
Scenario 1 of the Drainage Assessment.
➢ The PMP Printing CDP identifies the location of the bioretention systems.
➢ This matter is sufficiently resolved for inclusion in the planning scheme amendment
documentation for public exhibition.

Taylors provided the Engineering Service Advice – PMP Printing (June 2019) for the PMP Printing site.
The purpose of the report was to undertake a utility servicing assessment for the precinct which

includes:
•

Water supply.

•

Sewerage.

•

Electricity.

•

Telecommunications.

•

Gas.

Each utility service element was assessed in the context of the existing and future development of the site.
The assessment also identifies the relevant authority, existing servicing infrastructure, future servicing
needs and relevant considerations for planning of the site.

The responsible authority for water supply is South East Water (SEW).

An existing 150mm diameter cast iron mains exist on the east side of Bendix Drive and the north side of
Carinish Road. These mains were constructed in 1978. Additionally, a 150mm diameter uPVC main exists
on the western side of Browns Road. The PVC main in Browns Road runs the full extent of the PMP
Printing Site frontage to the north where it connects to Wright Street.

The existing 150mm diameter drinking water main located in Browns Road has sufficient capacity to
service initial development. Based on the information provided by SEW, the existing water mains would be
able to cater for a maximum of 1,300 lots. Further investigation would be required to assess system
upgrade options beyond the maximum 1,300 lots.
In summary:
➢ The existing water supply infrastructure can accommodate up to 1,300 lots.
➢ This matter is sufficiently resolved for inclusion in the planning scheme amendment
documentation for public exhibition.

The site is serviced by the following sewerage infrastructure:
•

An existing DN375mm vitrified clay sewer main flowing from north to south, located within an
easement, along the eastern boundary of 31-49 Browns Road.

•

209-211 Carinish Road is serviced via a DN225mm vitrified clay sewer on the north side of
Carinish Road and extends approximately 60 metres along the western side of Browns Road.
The sewer does not continue north along Browns Road. This sewer flows from north to south and
ultimately connects to the DN375mm sewer that runs down through 31-49 Browns Road to
Centre Road.

Both of these sewer mains do not have the capacity to service the proposed development. This is due to
the existing sewer crossing under the railway corridor south of the site being at capacity and as such, is
unable to accommodate additional sewer flows.
In order to service the proposed development, significant sewer infrastructure upgrades are required as a
part of South East Water's Capital Works programme between 2018 and 2023. These capital works
include a 375mm diameter sewer main to be constructed along Rayhur Street, south-east towards an
existing 375mm diameter sewer main located in Kombi Street. Once commissioned, the proposed 375mm
diameter sewer will have the capacity for up to 1,600 lots in this development and for upstream flows.
Timing of the sewer upgrade will need to be closely coordinated with South East Water.
In summary:
➢ The existing sewerage infrastructure cannot accommodate the proposed 1,180 dwellings.
➢ SEW’s Capital Works Program (2018-2023) will provide the necessary works to service up
to 1,600 lots. Other matters will be addressed at the planning permit stage.
➢ This matter is sufficiently resolved for inclusion in the planning scheme amendment
documentation for public exhibition.

United Energy is the responsible authority for the provision of electricity supply to the PMP Printing Site.

Overhead high voltage electricity infrastructure is located on the eastern side of Browns Road and the
northern side of Carinish Road. Additionally, overhead high voltage supply is present in Bendix Drive and
supplies to a pole inside 209-211 Carinish Road and then into 31-49 Browns Road via a private
underground 22kV cable. Two private substations within the 31-49 Browns Road property are fed by the
private HV Cable. The site is a HV Customer, which means they have two points of high voltage supply
and are metered at HV rates.
There are no High Voltage underground cables in the surrounding streets. The only underground cables
present are low voltage and supply adjacent dwellings. The site’s electrical supply comes from the
Springvale/Springvale West Zone Substation at 907A Princes Highway, Springvale. High Voltage
overhead feeders run along both sides of Centre Road from the zone substation to the PMP Printing site.

The existing site has a peak demand of approximately 4 MVA, supplied by feeder SVW42 (the HV feeder
in Browns Road). The new development can be supplied by the existing feeder SVW42 if the demand
requirement does not exceed 4 MVA.
In determining how many dwellings the site can support with the current electrical supply, the Engineering
Service Advice notes the following:
•

Between 800 and 1,000 dwellings. This is a conservative approach at 4-5 kVA per dwelling.

•

Between 1,000 and 1,300 dwellings. This is a modern approach at 3-4 kVA per dwelling.

To confirm the expected peak demand for the proposed development, a peak loading and diversity study
will need to be conducted by an Electrical Engineer.

The existing electricity supply is likely to be sufficient for the proposed 1,182 dwellings and commercial
space. If a supply above 4 MVA is required, upgrades will be required and may include:
•

Extending the closest HV feeder (SV16 capacity) to the site.

•

A new feeder from the Springvale Zone Substation.

•

Alternative energy options including the use of natural gas and solar power.

Should the future development require greater than 4 MVA, developers will investigate these options
during the detailed design stage.
In summary:
➢ The includes guidelines promoting undergrounding of existing above-ground 66kv power
lines and mandating undergrounding of all assets below 66kv in line with Council
preferences.
➢ The existing supply is sufficient for the proposed 1,182 dwellings and commercial space.
Other matters will be addressed at the planning permit stage.
➢ This matter is sufficiently resolved for inclusion in the planning scheme amendment
documentation for public exhibition.

There are three identified telecommunications service providers in the streets adjacent to the site. Telstra,
Optus and Uecomm. NBN Co has recently completed works within the locality.

The existing telecommunications infrastructure includes:
•

Telstra has a mains cable in Carinish and Browns Road and local network cables in Bendix Drive
and a distribution pillar, located within the northern nature strip in Carinish Road.

•

Optus has Optic Fibre cable and conduits in Carinish Road and Browns Road which shows
current connectivity to the PMP Printing site. A section of Optus infrastructure is shared in a
Telstra conduit along Browns Road. This will become important during asset relocations as both
Telstra and Optus will require notification and coordination.

•

Uecomm has fibre optic cable connecting to existing PMP Printing building.

In summary:
➢ The site will have access to NBN and works associated to this matter will be addressed at
the planning permit stage.
➢ This matter is sufficiently resolved for inclusion in the planning scheme amendment
documentation for public exhibition.

Multinet Gas is the responsible authority for the provision of gas supply to the proposed development.

The existing gas infrastructure includes:
•

High Pressure (100-515 kPa) DN150 mm plastic coated steel main on the eastern side of Browns
Road. There are several tapings from this main to the existing buildings on the site area. Adjacent
to Francis Street, after tapping into 31-49 Browns Road, the main reduces to a DN80 mm plastic
coated steel main, however it does remain at High Pressure and continues north past the site
area.

•

Medium Pressure (7-200 kPa) DN100 mm steel main is located on the western side of Browns
Road. This main was constructed in 1961. There is a taping into 31-49 Browns Road.

•

Significant gas main infrastructure in Carinish Road and the Railway corridor to the south of the
site. A pressure regulator (P2-108) is shown on the Multinet Gas plans to be located in the
footpath adjacent to the title boundary approximately 25m east of Browns Road.

The existing High Pressure 150 mm diameter main on the eastern side of Browns Road will have sufficient
capacity for up to 1,500 dwellings. The existing pressure regulators and meters within the PMP Printing
site will need to be removed.
In summary:
➢ The existing gas infrastructure can support up to 1,500 dwellings and works associated to
this matter will be addressed at the planning permit stage.
➢ This matter is sufficiently resolved for inclusion in the planning scheme amendment
documentation for public exhibition.
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