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Executive Summary 
 

Overview 

Moorabbin Airport Corporation (MAC) has 
prepared this Preliminary Draft version of a Major 
Development Plan (MDP) for the Costco MDP 
Project at Moorabbin Airport. The need for this 
MDP is triggered by Section 89 of the Airports Act 
1996. 

The Costco MDP Project comprises the 
development of non-aviation land for the purposes 
of a Costco warehouse, service station and 
associated car parking. 

Costco is a membership based warehouse that 
services both business and private customers.  
Costco provides a broad based retail offer 
incorporating a range of low-cost goods, often sold 
in bulk. Costco provides customers with a wide 
selection of merchandise, plus the convenience of 
specialty departments and discounted fuel.  

Airport Planning 

The Approved Moorabbin Airport Master Plan 
(2010), as part of a long term land use 
diversification strategy for Moorabbin Airport, 
identifies various planning precincts. For each 
precinct, the Approved Master Plan (2010) 
establishes development objectives, principles of 
development control and preferred land use 
outcomes. The subject site is located within 
Precinct D, in the north-eastern corner of the 
Airport. This precinct comprises external facing 
land to the north-east of the existing runways. The 
land is designated as surplus to aviation 
requirements.  

The land use planning for a number of precincts 
include commercial development, which does not 
affect the aviation capabilities of the Airport, but 
allows for the careful and strategically planned 
development of the non-aviation asset of 
Moorabbin Airport. 

A key objective for Precinct D under the Approved 
Master Plan (2010) is to continue to develop non-
aero land as a strong employment node including 
a range of commercial and retail uses. The 
proposed development is consistent with and 
reinforces this strategic intent and the Airport’s 
broad role as a metropolitan regional mixed use 
employment hub underpinned by aviation activities 
and supported by a mix of complementary land 
uses.  

 
Subject Site 

The proposed Costco warehouse and service 
station will occupy a vacant 5.8 hectare site 
adjoining an extended Chifley Drive. The proposed 
development site comprises 1.97 percent of the 
entire 294 hectare Moorabbin Airport site.  
Topographically, the site is flat and exists in a 
largely cleared state.  The site is a vacant 
brownfield site situated within the Chifley Business 
Park which typically comprises large warehouse 
style buildings. 

Proposal 

The proposed development comprises the 
following:  

- Costco warehouse (retail premises) with a 
building area of 13,642 square metres with an 
additional 122 square metres for service 
rooms and including the following uses: 

 Café 

 Optometrist 

 Photo processing 

 Hearing aid servicing and sales 

 Tyre sales and fitting outlet 

- Costco service station with a site area of 
5,245 square metres 

- 727 car parking spaces including 16 disabled 
spaces and 32 bicycle spaces 

- Loading dock area of 395 square metres. 

The proposed development will be constructed in 
parallel with the extension of Chifley Drive through 
to Boundary Road and the provision of a fully 
signalised intersection at the new Boundary Road/ 
Chifley Drive intersection. These works will be 
undertaken separately but concurrently, in 
accordance with the Approved Master Plan (2010). 
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Aviation 

The proposed development will complement and 
support the ongoing operation, growth and viability 
of the Moorabbin Airport. There will be no 
detrimental impacts on the operations of the 
Airport for civil aviation and other users as a result 
of the construction or operation of the proposed 
Costco development.  

The Costco MDP Project will have beneficial 
impacts for the Airport employee population.  The 
proposed development will provide an additional 
revenue stream that will support a program of 
significant ongoing investment by MAC in airside 
and non-airside infrastructure. It will provide 
enhanced services on the Airport for use by civil 
aviation and other users of the Airport, particularly 
existing businesses and their employees.  

Benefits include greater access to discounted 
goods and products as well as part time and 
casual employment opportunities. These 
employment opportunities also extend to airport 
users, e.g. trainee pilots.  

Environment 

A range of environmental investigations have been 
undertaken by MAC to inform the Costco MDP 
Project. There have been no significant 
environmental impacts identified in accordance 
with Commonwealth or relevant Victorian 
legislation.  

The Ecologically Sustainable Design (ESD) and 
Water Sensitive Urban Design (WSUD) treatments 
incorporated into the project represents MAC and 
Costco’s ongoing commitment to water and energy 
conservation, storm water management and other 
sustainability initiatives.  

A framework for a Construction Environmental 
Management Plan (CEMP) has been developed 
by AECOM as part of this MDP. Based on this 
framework, a CEMP will be developed to 
document the specific environmental controls and 
practices for the proposed development. 

Economic 

The Costco MDP Project will have a wide range of 
economic benefits for Moorabbin Airport, nearby 
communities and the broader south-eastern region 
of Melbourne. Costco differentiates itself from 
traditional retailers by offering a membership-
based model, with an emphasis on a limited range 
of merchandise with bulk purchases an option for 
customers. This operational model requires 
customers at a Costco warehouse to still regularly 
visit conventional supermarkets, department 
stores, discount department stores and specialty  

 

 

stores in order to meet their full household 
shopping requirements. On average, the typical 
Costco member will visit a Costco warehouse eight 
times per year. 

Customer patronage for Costco stores is 
generated from across a wide geographic area, 
with approximately 20 per cent of visits generated 
from customers located more than a 30 minute 
drive-time. Approximately 30 per cent of Costco 
sales are to the business sector.  

A ‘worst case scenario’ average trading impact of 
just 0.7 per cent has been forecast for the 26 
centres identified as of most competitive relevance 
to the proposed Costco Warehouse at Moorabbin 
Airport, as described in the Economic Impact 
Assessment by Essential Economics contained in 
Appendix C3.  

Social and Community 

The Costco MDP Project will deliver a number of 
social benefits locally and to the wider regional 
area, particularly in relation to the increase in the 
availability and accessibility of a different retail 
offering with a range of lower priced goods as well 
as increased job opportunities.  

The proposal is expected to create approximately 
810 direct and indirect jobs during construction 
and operation. A high proportion of these 
employees are expected to live within the City of 
Kingston, an area which has recorded above 
average and increasing unemployment rates. 

Traffic and Transport 

The Traffic Impact Assessment and Integrated 
Transport Plan prepared by GTA for the Costco 
MDP Project have identified that there is an 
excellent multi-modal transport network servicing 
the subject site.  

The extension of Chifley Drive through to 
Boundary Road and the provision of a new fully 
signalised intersection between Boundary Road 
and Chifley Drive were foreshadowed in the 
Approved Master Plan (2010).  The new signalised 
intersection will be capable of accommodating the 
estimated peak traffic volumes from the proposed 
development without impacting the existing flow of 
traffic outside of the Airport. These road works are 
an enabling infrastructure project and will be 
undertaken separately but concurrently to the 
Costco MDP Project. The upgraded road network 
will be operational prior to the commencement of 
trading at the proposed Costco warehouse and 
service station. 
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The proposed development incorporates a number 
of site design features and elements that 
demonstrate sustainable and active transport 
integration including the needs of pedestrians and 
cyclists. Overall, the proposed development, from 
a ground transport perspective, appropriately 
addresses relevant State and local policies and 
standards in its implementation. 

Consistency with State and Local Planning 

Provisions 

Moorabbin Airport is Commonwealth land and 
therefore subject to a Commonwealth regulatory 
approvals process. Land surrounding the Airport is 
subject to the Victoria Planning Provisions and, 
more specifically, the Kingston Planning Scheme.  

The proposal appropriately meets the planning 
policy and performance criteria requirements of 
the Kingston Planning Scheme. Any 
inconsistencies are offset by the overall net 
community benefit both locally and in the 
surrounding region.  

Consultation 

Communication and consultation with a broad 
range of stakeholders is a critical component in the 
delivery of a robust, transparent and effective MDP 
process under the Airports Act 1996. MAC has 
undertaken a range of consultation activities with 
stakeholders to inform the scoping and preparation 
of this MDP.  

MAC will continue to consult with relevant 
stakeholders throughout the MDP approval 
process and beyond to ensure that all relevant 
issues are identified and addressed. 

 

 

 

The Costco MDP Project represents the 
planned implementation of a long term land use 
diversification strategy for surplus aviation land 
at Moorabbin Airport, as identified in successive 
master plans approved by previous Ministers.  

The proposed Costco warehouse will turn an 
underutilised, high quality urban site into a 
development that will bring economic and social 
benefit to the region through improved retail 
and wholesale choice at highly competitive 
prices and greater employment opportunities.  

The Costco MDP Project implements the 
Approved Master Plan (2010) and is generally 
consistent with Victorian and local government 
planning requirements including the provisions 
of the Kingston Planning Scheme.  
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1.0 Introduction 
 

1.1 Overview of Proposed Works 

Moorabbin Airport Corporation (MAC) has 
prepared this Major Development Plan (MDP) for a 
proposed Costco warehouse and service station in 
accordance with the Airports Act 1996.  

Costco is a membership based organisation 
servicing both business and private customers. 
The proposed Costco warehouse will provide 
consumers with a targeted selection of 
merchandise, plus the convenience of specialty 
departments and discounted fuel. 

The subject site is contained within Precinct D as 
defined within the Approved Master Plan (2010) 
for Moorabbin Airport. It is located south-east of 
the existing alignment of Chifley Drive, in the 
north-eastern area of Moorabbin Airport.  

The subject site is approximately 5.8 hectares and 
is located on Commonwealth Land (Airport land). 

The proposed development comprises: 

- Costco warehouse (retail premises) with a 
building area of 13,642 square metres with an 
additional 122 square metres for pump/ 
switch/sprinkler valve rooms and including the 
following uses: 

 Café facility 

 Optometrist 

 Photo processing 

 Hearing aid servicing and sales 

 Tyre sales and fitting outlet 

- Costco service station with a site area of 
5,245 square metres 

- 727 car parking spaces including 16 disabled 
spaces and 32 bicycle spaces 

- Loading dock area of 395 square metres. 

The extension of Chifley Drive through to 
Boundary Road and the provision of a new fully 
signalised intersection will be undertaken 
separately but concurrently in accordance with the 
Approved Master Plan (2010). 

The purpose of the MDP is to provide the details of 
a major development on a Commonwealth airport 
site and to ensure that the proposed development 
addresses the legislative requirements of the 
Airports Act 1996. 

1.2 Project Vision and Objectives 

MAC’s vision for Moorabbin Airport is:  

To continue to develop an efficient and fully 
functioning Airport of Regional and State 
significance, supported and enhanced by 
quality land use, which will significantly 
contribute to and improve and support the 
operation and growth of the airport and the 
economic and social base of south eastern 
metropolitan Melbourne, particularly its local 
community. 

The basis for this MDP is encapsulated within 
MAC’s overall vision for Moorabbin Airport. 

The development objectives for the Costco MDP 
Project are to: 

- Implement the Approved Master Plan (2010) 
including the strategic directions and 
implementation requirements for Precinct D 

- Contribute to the economic viability of, and 
infrastructure investment in, the Airport and 
broader south eastern region 

- Support the core aviation activities and flight 
operations of the Airport 

- Support and drive positive social, economic 
and environmental outcomes for the on-
airport population and in the surrounding 
region 

- Support and upgrade local and regional 
infrastructure 

- Create a sustainable, high quality built form 
and landscaped environment 

- Ensure consistency with the Airports Act 1996 
and other applicable Commonwealth 
legislation 

- Support applicable State and local planning 
policy and provisions.  

1.3 Need for the Project 

The privatisation of airports across Australia in the 
1990s was accompanied by an expectation that 
privatised airports such as Moorabbin Airport 
operate as self-sustaining entities, not subject to 
funding subsidisation by Commonwealth or State 
Government(s).  
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In accordance with its Head Lease and the 
Approved Master Plan (2010), MAC is committed 
to enhancing Moorabbin Airport’s primary role as 
the general aviation hub in south-eastern 
Australia.  

The proposed Costco warehouse will directly 
support the ongoing operation, growth and viability 
of Moorabbin Airport by: 

- Providing an important component of revenue 
to facilitate future growth of aviation 
operations at the Airport 

- Providing a revenue stream for airside and 
non-airside infrastructure investment such as 
the construction of the Mordialloc Settlement 
Drain (MSD) which will eliminate the flooding 
which currently occurs on the airport runways 

- Providing retail choice and diversity for 
aviation businesses, staff on the Airport and 
visitors to the Airport including student pilots 
and local residents 

- As Australia’s largest flight training operator,  
part time and casual employment 
opportunities will directly benefit civil aviation 
users such as student pilots 

- Providing employment opportunities for 
residents of the area including those seeking 
to return to work 

- Providing further amenities to civil aviation 
users including aviation businesses and all 
other users of the Airport. 

The proposal will turn an underutilised, high quality 
urban site into a development that will bring 
economic and social benefit to the region through 
improved retail and wholesale choice, competitive 
pricing and significant employment opportunities.  

1.4 MDP Approvals Context 

MAC is seeking approval from the Commonwealth 
Minister for Infrastructure and Regional 
Development for the Costco MDP Project in 
accordance with the legislative requirements 
specified in the Airports Act 1996.  

Under Section 89 of the Airports Act 1996, the 
proposed Costco warehouse is considered a major 
development as the construction cost exceeds $20 
million. It is therefore a requirement of the Airports 
Act 1996 that a MDP be prepared and submitted 
to the Minister for Infrastructure and Regional 
Development for approval.  

 

 

 

 

The purpose of a MDP is to establish the details of 
a development and to ensure that the proposal is 
consistent with the Head Lease and the approved 
Airport Master Plan. There are a number of 
sequential steps involved in the MDP approvals 
process including: 

- Preparation of a MDP, which is a 
comprehensive report about the project  

- Public exhibition of a Preliminary Draft version 
of the MDP and demonstration of due regard 
to comments received 

- Submission of a Draft version of the MDP to 
the Commonwealth Minister for Infrastructure 
and Regional Development. The Minister will 
then refer the Draft MDP to relevant agencies 
and departments to receive advice prior to 
making a formal decision to approve or refuse 
the MDP.  

The Costco MDP Project is also required to 
comply with the provisions of the Environment 
Protection and Biodiversity Conservation Act 1999 
in relation to the proposal’s potential to impact on 
Commonwealth land and/or have a significant 
impact on a matter of national environmental 
significance.   

The Minister will refer the Draft version of the MDP 
to the Commonwealth Department of the 
Environment (DoE) and DoE must approve the 
Draft version of the MDP prior to the MDP 
proceeding. A comprehensive appraisal of 
environmental matters has been undertaken by 
AECOM for the Costco MDP Project. 

Should the Commonwealth Minister for 
Infrastructure and Regional Development approve 
the MDP, other regulatory approvals for 
construction of the proposed development will be 
obtained from authorities including: 

- The Airport Building Controller who exercises 
the power and functions prescribed by the 
Airport (Building Control) Regulations 1997, 
made under Division 5 of the Airports Act 
1996 

- The Airport Environment Officer (AEO) who 
will evaluate the proposed development to 
ensure that it is consistent with the Approved 
Master Plan (2010), the Approved 
Environment Strategy (2010) and other more 
detailed land-use planning requirements.  
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Approvals for the MDP will be consistent with the 
Approved Master Plan (2010) and the Approved 
Environment Strategy (2010). In addition, the 
Costco MDP Project will be designed and 
constructed in accordance with all relevant 
building standards. No additional approvals are 
required for this proposal under Part 12 of the 
Airports Act 1996 with respect to protection of 
airspace. 

1.5 Structure of the Costco MDP 

This MDP is structured as follows: 

Section 2:  Provides a description of the site 
and surrounding environment. 

Section 3:  Outlines the proposed development 
in terms of the uses, buildings and 
works and access arrangements. 

Section 4:  Identifies the statutory context, 
outlines the MDP process, and 
provides an assessment of the 
proposal against relevant airport 
planning documents, State and 
local policy. 

Section 5:  Provides an assessment of the 
environmental, social and economic 
impacts of the proposal and 
outlines proposed management 
and mitigation measures. 

Section 6:  Outlines the environmental 
management measures to manage 
the effects of the proposal. 

Section 7:  Describes consultation undertaken 
to date and the approval process 
required for the MDP. 

Section 8: Outlines the conclusions of the 
report, including key issues, 
impacts and matters to address. 

Detailed Specialist Reports for the Costco MDP 
Project have been prepared to inform the 
preparation of the Preliminary Draft MDP and are 
contained within Part B. The Specialist Reports 
and their authors are as follows: 

- Architectural Design Analysis and Diagrams, 
Group GSA, Appendix B1 

- Landscape Report, Plans and Images, Group 
GSA,  Appendix B2 

- Aviation Impact Assessment, Kneebush 
Planning, Appendix C1 

 

 

 

- Planning Assessment Report, AECOM, 
Appendix C2 

- Economic Impact Assessment, Essential 
Economics, Appendix C3 

- Social Impact Assessment, Environmental 
Affairs Pty Ltd, Appendix C4 

- Ecologically Sustainable Design Report, 
AECOM, Appendix C5 

- Integrated Transport Plan, GTA Consultants, 
Appendix C6 

- Traffic Impact Assessment, GTA Consultants, 
Appendix C6 

- Environment Summary Report, AECOM, 
Appendix C7 

- Framework Construction Environmental 
Management Plan, AECOM, Appendix D. 
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2.0 Subject Site and Surrounds 
 

2.1 Surrounding Context (Off 

Airport) 

Moorabbin Airport is located approximately 21 
kilometres to the south-east of Melbourne’s 
Central Business District.  The Airport is situated 
within the south-eastern region of metropolitan 
Melbourne, which has a population of 1,270,761 
according to the 2011 Census (ABS Community 
Profiles). 

Moorabbin Airport is located within the municipal 
area of the City of Kingston.  The City of Kingston 
is framed by the Port Phillip Bay to the west, major 
arterial road corridors to the north and east and 
the municipality of Frankston to the south. 
Kingston’s regional neighbours include the 
municipalities of Bayside, Glen Eira, Monash, 
Greater Dandenong and Frankston.  

Within 10 kilometres of the site are Southland 
Principal Activity Area and the Dandenong Central 
Activity District, as well as a total of 10 Major 
Activity Areas and seven Neighbourhood Activity 
Areas.  

As acknowledged within Council’s Municipal 
Strategic Statement, the City of Kingston is one of 
Victoria’s most important centres of commerce and 
industry with over 66,000 people relying on around 
7,000 businesses in Kingston for their 
employment. 

2.1.1 Built Environment 

Moorabbin Airport is centrally located within a 
diverse, largely established, urban area at the 
junction of a mixture of land uses. The Airport’s 
local context comprises both urban and non-urban 
land uses including residential, commercial, 
industrial, agricultural and recreational land uses 
(Figures 1 and 3).  

The Airport and its immediate surrounds are a 
regionally significant employment area providing 
approximately 20,500 jobs, 3,300 of which are 
currently based at Moorabbin Airport.  

Development surrounding the Airport comprises 
predominantly low rise buildings, ensuring a level 
of air space protection for aviation flight paths.  

 

 

 

 

 

Surrounding land uses include: 

To the north: 

- Agriculture (i.e. market gardens), sand 
mining, landfills and golf courses. 

To the east: 

- Single storey factories and showrooms along 
Boundary Road (including Redwood Gardens 
industrial estate), providing a buffer between 
the Airport and nearby residential areas. 

To the south: 

- Industrial and commercial businesses, 
providing a buffer between the Airport and 
nearby residential development. 

To the west: 

- Industrial and commercial businesses, 
providing a buffer between the Airport and 
nearby residential development. 

Boundary Road incorporates a wide range of land 
uses including a McDonalds Restaurant, a Shell 
Service Station, a BP Service Station (on 
Moorabbin Airport), the Dingley International Hotel, 
and a range of large format showrooms and 
industrial uses. 
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Figure 1: Moorabbin Airport's Local Context 
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2.2 Moorabbin Airport 

2.2.1 Existing Facilities 

Moorabbin Airport forms part of a network of major 
airports within Victoria and nationally. These 
airports collectively share the role of connecting 
communities, moving goods and services and 
enhancing broader economic performance and 
productivity. Within this framework, airports are 
generally dispersed, have very distinct aviation 
roles and functions, and are complementary to 
each other. Nevertheless, they operate in a 
competitive environment and since privatisation, 
Commonwealth airports are required to be self-
sustaining entities. 

Moorabbin Airport is consistently in the top four 
busiest airports in Australia in terms of aircraft 
movements and is Melbourne’s principal light 
aircraft airport. Located on the Airport are 11 flight 
schools with approximately 800 students, 50 
aviation businesses and 350 permanent aircraft.  
These general aviation activities conducted at 
Moorabbin Airport allow Melbourne, Avalon, 
Essendon and other airports to serve their 
particular national and international passenger and 
freight roles. 

The Airport is used primarily for fixed wing and 
helicopter aviation training and other general 
aviation uses including aircraft maintenance, air 
charter, freight, recreational flying and air work (i.e. 
aerial photography and surveying) as well as 
emergency services such as Royal Flying Doctor 
and Air Ambulance services. Regular public 
transport operations at Moorabbin Airport are 
currently limited to one regional carrier to Flinders 
Island. 

The Airport comprises 294 hectares, of which 171 
hectares is specifically designated for aviation 
purposes, with the balance, 123 hectares, 
identified as surplus and suitable for non-aviation 
development. The Airport is divided into five 
distinct precincts. Refer to Figure 2 for the Airport 
Precinct Plan contained in the Approved Master 
Plan (2010). Aviation related land uses are 
primarily located in Precincts A and B.  Precincts 
C, D and E contain existing or proposed aviation 
support, commercial, retail and other non-aviation 
land uses. 

Located in the landside areas are approximately 
45 non-aviation businesses across a range of 
retail, industrial and commercial uses. In total, the 
aviation and non-aviation businesses employ 
approximately 3,300 people and this represents  

 

 

 
 
 
 
approximately five per cent of the total workforce 
in the City of Kingston. 

2.2.2 Existing Ground Transport Network 

Moorabbin Airport is well serviced by a network of 
arterial roads (VicRoads Category 1 and 2 roads) 
and has excellent connectivity to multiple modes of 
transport. The road network is part of the Principal 
Public Transport Network (PPTN), Principal 
Freight Network (PFN), Smart Roads Network and 
Principal Bicycle Network (PBN).  

The surrounding road network provides convenient 
access to other major arterial roads including the 
Nepean Highway, Monash Freeway, Frankston 
Freeway and EastLink. Figure 3 identifies the 
Airport in relation to surrounding major activity 
areas and the broader metropolitan context. 

Boundary Road, Centre Dandenong Road and 
Lower Dandenong Road are arterial roads 
controlled by VicRoads. Access into and through 
Moorabbin Airport is provided by Chifley Drive and 
Federation Way, which are local roads controlled 
by MAC. Boundary Road and Lower Dandenong 
Road each carry approximately 34,000 vehicles 
per weekday, whilst Centre Dandenong Road 
carries approximately 28,000 vehicles per 
weekday.  

There are presently three bus routes (numbers 
705, 828 and 811/812) operating in the vicinity of 
the subject site. Route 705 operates along part of 
Boundary Road, route 828 operates along Centre 
Dandenong Road, and route 811/812 operates 
along Centre Dandenong Road (to the east of Old 
Dandenong Road). The latter is the main public 
transport route that connects Dandenong, via 
Moorabbin Airport, to Southland Shopping Centre.  

Pedestrian footpaths are located on the northern 
and southern sides of Lower Dandenong Road, on 
the southern side of Centre Dandenong Road and 
partially on the eastern side of Boundary Road. 
Controlled pedestrian crossing facilities are 
provided at the Boundary Road and Centre 
Dandenong Road signalised intersection, the 
Centre Dandenong Road and Chifley Drive 
signalised intersection and the Boundary Road 
and Lower Dandenong Road signalised 
intersection.  

Boundary Road, Centre Dandenong Road and 
Lower Dandenong Road are identified as cycling 
routes on VicRoads’ Principal Bicycle Network 
Plan.  
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Figure 2: Moorabbin Airport Precinct Plan 
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 Figure 3: Moorabbin Airport's Transport Network Context 
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2.3 Subject Site 

The subject site is located in Precinct D, to the 
north east of the Airport runways. Existing 
development within this precinct includes large 
warehouse and office buildings, as part of Chifley 
Business Park. The subject site is located south-
east of the existing alignment of Chifley Drive, in 
the north-eastern area of the Moorabbin Airport as 
shown in Figure 1.  

The subject site comprises 5.8 hectares of land 
and this represents 1.97 percent of the total Airport 
site area. The site is generally flat and is currently 
vacant.  

The MSD traverses the eastern section of 
Moorabbin Airport through the subject site, from 
the north (i.e. Centre Dandenong Road) to the 
south (i.e. Lower Dandenong Road). The MSD 
serves a significant urban catchment to the north 
of the Airport and transfers flow to Mordialloc 
Creek in the south, and ultimately into Port Phillip 
Bay. Outside of the Airport boundary, the MSD is a 
Melbourne Water Corporation asset.  

The MSD serves as a legal point of discharge for 
properties located on the eastern part of the 
Airport including the subject site. The MSD is 
currently being upgraded and realigned to the east 
of the subject site, with construction due to be 
completed in mid-2014. This is an infrastructure 
project being entirely funded by MAC and has 
received all necessary approvals.   

The site is largely devoid of flora and fauna values. 
Vegetation within the proposed development 
footprint is almost entirely made up of exotic weed 
species and native non-indigenous trees planted 
as part of previous developments that occupied 
the subject site. 
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3.0 Description of Proposal 
 
This section of the MDP outlines a description of 
the proposal in accordance with Section 91(c) of 
the Airports Act 1996. 

The proposed development comprises the 
following: 

- Costco warehouse (retail premises) with a 
building area of 13,642 square metres with an 
additional 122 square metres for pump/ 
switch/sprinkler valve rooms and including the 
following uses: 

 Café facility 

 Optometrist 

 Photo processing 

 Hearing aid servicing and sales 

 Tyre sales and fitting outlet 

- Costco service station with a site area of 
5,245 square metres 

- 727 car parking spaces including 16 disabled 
spaces and 32 bicycle spaces 

- Loading dock area of 395 square metres. 

The extension of Chifley Drive through to 
Boundary Road and the provision of a fully 
signalised intersection at the new Boundary Road/ 
Chifley Drive intersection is foreshadowed in the 
Approved Master Plan (2010) and is an enabling 
infrastructure project which will be undertaken 
separately but concurrently to the Costco MDP 
Project.  The proposed site plan is shown at Figure 
5. Figures 6, 7 and 8 provide three dimensional 
representations of the proposed Costco 
warehouse.  

3.1 Use 

The proposed use is a membership based large 
format retail and wholesale warehouse together 
with a membership only service station. Large 
format retail uses such as the Costco warehouse, 
and similar outlets such as Bunnings and Masters 
stores are popular and accepted retail concepts. 

These land uses have very specific siting 
requirements. Typically, they require large sites 
(five hectares plus), large warehouse style 
buildings and ample at-grade parking.  Along with 
national retailing policy reviews and initiatives, 
these large format uses have expanded 
conventional retailing by increasing competition 
and reducing prices. 

Costco is not typically used by customers as a 
replacement for the local store or supermarket, but 
for less frequent bulk purchasing of a more limited 
range of goods.  Costco will carry approximately 
4,500 individual products, whilst a conventional 
supermarket will carry 30,000 and a large discount 
department store closer to 40,000. The range of 
goods extends from groceries to sporting 
equipment, clothing and jewellery, hearing aids, 
photo processing, tyres, whitegoods, electrical 
equipment, liquor, sheets, towels and pet food. 
Figure 4 displays a range of Costco offerings. 

The Costco model uses a membership based 
structure which enables the costs of goods to be 
kept to a minimum. Some 30 per cent of Costco’s 
sales are businesses either purchasing goods for 
themselves (i.e. offices) or for on-selling to 
consumers. 

The trade area served by a Costco is regional in 
scale. Costco has over 620 warehouses 
worldwide. In Melbourne, there is an operational 
store in Docklands and a second store in 
Ringwood, which opened in November 2013. A  
third store in Epping is currently nearing the 
completion of the planning approvals process.  

3.1.1 Composition of Uses 

The proposed development comprises a Costco 
warehouse and service station and associated car 
parking. Refer to the Site Plan in Figure 5 and 
architectural drawings at Appendix B1 for further 
details. 

The Costco service station will operate as a self-
service and pay facility with all transactions 
occurring at the petrol pump. The facility will only 
be able to be accessed by Costco members. 
There will be a manned booth at the Costco 
service station, with a staff member available to 
assist customers, where necessary. There will not 
be any convenience or other goods sold at the 
manned booth. The operation of the service 
station will involve the following: 

1. Member swipes membership card at the pump 

2. The pump is released and fuel can be poured 

3. Payment is made by credit card only.  

The proposed development will also include 
provision of 727 car parking spaces including 16 
disabled/accessible spaces and 32 bicycle spaces, 
and a total loading dock area of 395 square 
metres. 
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Figure 4: Costco Products and Services 
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Figure 5: Site Plan 
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Figure 6: 3D Image of Main Site Entry 
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Figure 7: 3D Image of South-East Corner of the Site 
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Figure 8: 3D Image of West Corner of the Site 
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3.1.2 Hours of Operation 

The opening hours for the Costco warehouse will 
be 8.00am to 10.00pm, seven days a week. 

3.1.3 Customer and Staff Amenities 

Disabled car spaces and bicycle spaces for staff 
and customers are located directly adjacent to the 
entrance to the Costco warehouse. 

An amenities area is provided in the south-eastern 
corner of the Costco warehouse. Amenities 
include an employee locker room, a shower and 
staff and customer bathroom facilities.  

3.2 Built Form and Layout 

The buildings are purpose designed as a Costco 
warehouse and service station. Costco’s standard 
design requirements directly determine the 
building envelope dimensions, building layout, 
service provisions, car parking requirements, 
signage and ancillary spaces configuration. 
Notwithstanding this, the development has been 
designed as much as practicable for future 
proofing and long life adaptability. The warehouse 
style building will be located in the north-eastern 
corner of the site and the service station will be 
located in the south-eastern corner of the site. The 
service station will accommodate 16 vehicle 
refuelling bays, eight truck refuelling bays and a 
manned booth.  

Car parking, loading areas and service zones are 
directly determined by the buildings operations 
and services, and are concealed to the rear of the 
building in order to best provide a clean and 
visually un-cluttered vista along the extended 
Chifley Drive and improve safety for road users. At 
the entry, the canopy and colonnade provides 
shelter for Costco members and trolley bay 
storage. This canopy is lowered from the rest of 
the building, providing a more human scale at the 
store entry. 

The proposed development’s bulk and scale is 
consistent with neighbouring warehouse and 
distribution centre buildings within this part of 
Chifley Business Park that vary in both size and 
façade treatment, including a Visy Pet Warehouse 
located to the west of the site, a Coca-Cola Amatil 
warehouse directly to the north, and warehouse 
units to the south-west.  

The Costco warehouse model has significantly 
different site requirements to traditional retail 
development and is most appropriately sited 
amongst development of a similar size and 
configuration.  

 

 
The Chifley Drive location has been selected 
following an extensive site selection process 
undertaken by Costco. The proposed site provides 
an optimal size and configuration for a Costco 
warehouse and service station. It integrates well 
with the surrounding Chifley Business Park 
warehouse style buildings and is compatible to the 
nature of uses permitted in this precinct of the 
Airport.  

3.2.1 Building Height  

The Costco warehouse will be accommodated 
within a single building structure. The warehouse 
building will be 9.4 metres in height, with the 
rooftop plant resulting in a maximum overall height 
of 11.65 metres. The overall building height is 
below that of the neighbouring buildings, and the 
building parapet conceals the guttering and 
mechanical services on the roof, allowing for a 
clean and unobtrusive façade as viewed 
externally.  

Building heights are lower than the maximum 
height requirements prescribed by the Obstacle 
Limitation Surface regulations and the Approved 
Master Plan (2010) (refer to the accompanying 
Aviation Assessment Report by Kneebush 
Planning at Appendix C1).  

The maximum height of the service station is 5.2 
metres to the top of the canopy above the vehicle 
bays.  

3.2.2 Colour and Materials  

A careful selection of materials, textures and 
colours has been adopted for the Costco 
warehouse that reinforce the branding identity and 
are prevalent with other large scale developments, 
similar in nature, along Chifley Drive. Neighbouring 
buildings are typically large warehouse style 
buildings and are generally clad in corrugated 
metal cladding, pre-fabricated concrete or glass, in 
a variety of colours. The proposed Costco 
warehouse is well suited to the receiving 
environment, and will be compatible with the 
existing built form.   

The predominant external building material is 
metal cladding, articulated via an alternating colour 
palette.  

Materials proposed are non-reflective to prevent 
glare to pilots. Further information about aviation 
safety is contained in the Aviation Impact 
Assessment Report (Kneebush Planning 2014) 
contained in Appendix C1. 
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3.3 Transport and Access 

Arrangements  

Access to the site is already supported by well-
established arterial road, public transport, 
pedestrian and cycling networks. A number of 
upgrades to the road network in and around 
Moorabbin Airport, which are running concurrent to 
the proposed development will further enhance 
vehicle access to the site and mitigate projected 
growth in network traffic volumes.   

3.3.1 Site Access 

The car park for the Costco warehouse will be 
accessible via two dual movement access ways 
from the extended Chifley Drive, which is currently 
accessed via Centre Dandenong Road and will be 
accessed from a new signalised intersection on 
Boundary Road. The new signalised intersection 
on Boundary Road will provide for vehicle turning 
movements in all directions. The Chifley Drive 
extension and new intersection are being 
undertaken as part of a separate project as part of 
the Approved Master Plan (2010) and do not form 
part of the Costco MDP Project. The Chifley Drive 
extension and new intersection will be operational 
prior to the opening of the proposed Costco 
warehouse and service station.  

The service station will be accessible via separate 
ingress and egress only crossovers along the 
extended Chifley Drive. There will also be a 
continuous service road adjacent to the northern 
and eastern boundaries of the subject site.  The 
service road is to be utilised by delivery and 
emergency vehicles with access from Chifley 
Drive. Access for heavy vehicles will be via ingress 
egress only crossovers. The separation of heavy 
vehicles on the site will support both efficient and 
safe traffic movements on the site. 

3.3.2 Car Parking 

The car park for the Costco warehouse is at-grade 
and accommodates a total of 727 car parking 
spaces including 16 disabled/accessible spaces.  

There is no car parking specifically proposed for 
the Costco service station. As noted in 3.1.1 the 
Costco service station will operate as a 
membership only self-service and pay facility with 
all transactions occurring at the petrol 
bowser/pump. Consistent with operational 
practices at other Costco stores, it is expected that 
this staff member will park in the wider Costco 
warehouse car park, as needed.  

As per Costco’s standard design requirements, the 
proposed car spaces are 5.75 metres long and 2.8 
metres wide.   

 

 

 

The car spaces are to be accessed from a 6.2m 
wide aisle. These exceed the specified car parking 
requirements contained in the Approved Master 
Plan (2010) and are a reflection of the bulk 
purchase nature of Costco’s operations. 

Turning space for forward exiting is provided and 
each car space generally is accessible from two 
directions. There is one ‘dead end’ aisle serving 
six car bays in the northern portion of the main car 
parking area. Sufficient space has however been 
provided at the end of this row of car parking to 
allow cars to manoeuvre in a satisfactory manner.  

The car parking area will be formed, drained, 
surfaced and line marked in accordance with the 
layout plan.  

3.3.3 Loading Bays and Service Access 

The proposed Costco warehouse and service 
station provide for 395 square metres and 150 
square metres of loading space respectively. The 
dimensions of the driveways and loading areas are 
consistent with the design requirements of the 
Approved Master Plan (2010). Driveways at each 
of these loading bay entries exceed 3.6 metres. 
Vehicle access to the Costco warehouse is via 
8.00 metre and 6.25 metre wide roadways 
respectively. The loading bays have been 
appropriately designed to accommodate vehicles 
of a size up to and including B-Doubles via the 
dedicated service road.  

3.3.4 Deliveries 

Delivery of goods and products by suppliers to the 
Costco warehouse will typically occur between 
4.00am and 10.00am. This is consistent with the 
new Victorian freight and logistics plan titled 
Victoria: The Freight State (2013) which advocates 
for an off-peak delivery system to assist in 
reducing traffic congestion, parking obstructions 
and pollution as well as reduced conflicts between 
pedestrians and vehicles.  

3.3.5 Public Transport  

Three bus routes (routes 705, 811/812 and 828) 
currently operate in close proximity to the site. 
Access to the nearest bus stops for these services 
is as follows:  

- Route 705 services can be accessed by stops 
approximately 750 metres east of the site on 
Garden Boulevard (Redwood Gardens).  

- Route 828 stops are located approximately 
750 metres north of the site on Centre 
Dandenong Road. 
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- Route 811/812 stops are located 
approximately 1.2 kilometres south of the site 
on Lower Dandenong Road.  

The proposed construction of footpaths along the 
Chifley Drive extension will connect into the 
existing pedestrian network to access the existing 
bus stop in Redwood Gardens.  

3.3.6 Pedestrian and Bicycle Facilities  

The subject site is well serviced by walking and 
cycling infrastructure. Centre Dandenong Road 
has an existing 2.5 metre wide shared path on its 
southern side, which runs adjacent to the northern 
boundary of Moorabbin Airport. The shared path 
continues eastwards through to the existing 
residential area of Dingley Village.  

The extension to Chifley Drive will incorporate 1.5 
metre wide pedestrian footpaths on both sides as 
well dedicated bike lanes. The new intersection of 
Boundary Road and Chifley Drive will incorporate 
signalised pedestrian crossings. Pedestrian 
access from Chifley Drive to the Costco 
warehouse will be provided via pedestrian 
footpaths located along the southern side of the 
two car park access points. Wide pedestrian zones 
will be provided along the southern and western 
sides of the Costco warehouse within the car park.  

A total of 32 bicycle parking spaces will be 
provided in an undercover location close to the 
warehouse entrance. One shower and a change 
room facility will be provided for staff.  

3.3.7 Airport Security 

During design and planning of the proposed 
development applicable front of house security 
measures for Airport security were taken into 
consideration. The proposal is not considered to 
pose undue risk to airport operations.  

3.4 Advertising Signage 

Six signs are proposed to be located on the 
Costco warehouse building and four signs are to 
be located on the Costco service station.  

The proposed Costco warehouse signs will be 
attached to the warehouse building and will 
comprise: 

- One externally illuminated Costco ‘wholesale’ 
sign at 6.50 metres wide by 1.79 metres high 
to appear on the southern and western 
elevations (total area of each sign: 11.72 
square metres) 

 

 

 

 

- Four externally illuminated Costco ‘wholesale’ 
signs at 11.10 metres wide by 3.13 metres 
high to appear on each fascia of the 
warehouse (total area of each sign:  34.31 
square metres)  

- One non-illuminated Costco ‘tyre centre’ sign 
at 5.00 metres wide by 0.53 metre high (total 
area 2.65 square metres) 

The four proposed Costco service station signs will 
be illuminated and attached to each fascia of the 
service station, comprising ‘Costco gasoline’ signs 
at 2.57 metres wide by 0.71 metres high (total 
area of each sign: 1.82 square metres) 

The signs will be attached to the building and 
externally illuminated through flood lighting. The 
signs will display the Costco corporate logo and 
colours. The signs will be simple in form and 
material and will be constructed of reverse pan 
channel with aluminium letters or flat cut 
aluminium composite materials. 

No additional signage is proposed along Boundary 
Road or Chifley Drive.  

3.5 Landscaping 

The Approved Master Plan (2010) confirms that 
the intent of landscape design at Moorabbin 
Airport is to “encourage high quality urban design 
and built form, attractive landscape entry 
treatments, generous boulevards, sensitive 
treatment of key site frontages and balanced site 
coverage” and incorporate principles that 
“enhance the liveability, visual amenity and safety 
of the public realm”.   

The proposed landscape treatments play an 
integral role in the overall amenity and character of 
the proposed development and its relationship with 
neighbouring properties. A key design principle 
adopted to give effect to the objectives of the 
Approved Master Plan (2010) and Approved 
Environment Strategy (2010) is the utilisation of 
native vegetation suitable for the Airport site and 
local climate. Plant species selection responds to 
the proximity of the site to the Airport runways and 
complies with aviation requirements that 
landscaping be non-bird attracting. The 
landscaping will incorporate approximately 220 
individual trees and up to 10,000 individual shrubs 
and grasses.  

The amenity and safety of the public spaces will 
be enhanced through landscaping which positively 
contributes to the local urban character. 
Identifiable landscape treatments will mark the 
entrances to the site, and key paths of access and  
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pedestrian pathways throughout the site will be 
highlighted through the selection of plant species 
to create identifiable avenues. A high level of 
amenity for visitors to car parking areas and key 
pedestrian pathways will be provided through the 
planting of trees to support the provision of shade. 
Landscaping to the car park will include tree 
species of heights at maturity of between 13 
metres and 20 metres designed to provide shade. 
Hedge planting will be undertaken on the Chifley 
Drive street frontage to provide screening to the 
car park.  

The extension to Chifley Drive, which is being 
undertaken separately but concurrently to the 
Costco MDP Project, will also incorporate high 
quality landscaping with street trees on both sides 
of the extended road reserve in addition to 
understorey planting and turf, plantings in the 
median, and entry feature trees and planting 
features. Plans detailing the extent of proposed 
landscaping in the Chifley Drive extension are 
contained in Appendix B2.  

3.6 Water Sensitive Urban Design 

The landscaping design for the proposed 
development incorporates a number of WSUD 
initiatives, aimed at effectively managing water use 
on the subject site. The initiatives include: 

- A portion of the site’s stormwater run-off is 
treated through a bioswale along the northern 
boundary of the subject site and in rain 
gardens within the car park. Swales and rain 
gardens are planted with Carex apressa and 
lomandra species, which filter sediment run-
off and improve water quality before it is 
collected in stormwater pits.  

- All shrub and ground cover species are 
drought tolerant, native or indigenous, and 
suited to local growing conditions and climate, 
with minimal watering requirements post 
establishment.  

- Drip irrigation is proposed to ensure plant 
establishment in some areas, but this will be 
supported by rain sensors to ensure 
maximum efficiency.  

- Use of captured water, stored in rainwater 
tanks for irrigation purposes. 

- External taps will be strategically located to 
enable hand watering during establishment 
and periods of extreme drought.  

- Soil amelioration will include wetting agents to 
improve water penetration in the soils. 

 

 

- Paving will include recycled concrete and 
aggregates and will be sourced locally to 
minimise transportation.  

- All planting beds will be fully mulched to help 
retain soil moisture.  

The proposed Costco MDP Project incorporates 
pit mounted gross pollutant screens and in-ground 
tertiary treatment devices to improve the 
stormwater quality prior to discharge. Suspended 
Solids, Nitrogen and Phosphorus will all be 
reduced by the proposed treatment train. Water 
quality treatments for the proposed development 
will satisfy Melbourne Water requirements. 

3.7 Ecologically Sustainable 

Design 

There are a number of ecologically sustainable 
design (ESD) considerations that will be 
incorporated by the Costco MDP Project to reduce 
its overall impact on the environment. MAC is 
committed to promoting and implementing the 
ESD principles outlined in both the Approved 
Master Plan (2010) and Approved Environment 
Strategy (2010).  

The Approved Master Plan (2010) identifies the 
need to ensure that all building and engineering 
works promote, where possible, the efficient use of 
resources and energy efficiency. Buildings at 
Moorabbin Airport are therefore required to 
demonstrate the application of ESD.  

In addition to the above, the Costco Wholesale 
Development Requirements (2013) were 
developed by Costco to define the minimum 
requirements for all of the company’s warehouse 
developments in Australia. The document provides 
further guidelines on ESD principles to be 
incorporated into new development, with a focus 
on minimising the impact of development on local 
ecosystems.  

Sustainability initiatives have been selected to 
ensure that the final design of the Costco 
warehouse aligns with the projects overall 
sustainability drivers and objectives.  

Sustainability initiatives to be implemented as part 
of the Costco MDP Project include:  

- Bio-swales to remove hydrocarbons and other 
pollutants from stormwater collected from the 
surrounding hardstands  

- The ecology of the site is enhanced through 
additional planting of native vegetation 
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- To prevent pollution downstream, the service 
station area is provided with a separate 
stormwater drainage system with water 
treatment and processes for monitoring the 
underground petroleum storage tank  

- Low water use plants have been selected for 
the landscape to minimise irrigation 
requirements  

- The design includes high performance 
building fabric and energy efficient lighting 
and HVAC design  

- Skylights will cover 4-6 per cent of the total 
roof area to reduce electricity consumption 
from lighting The design includes high 
performance building fabric and energy 
efficient lighting and HVAC design  

- To encourage cycling, 32 bicycle spaces will 
be provided for use by customers and staff  

- Building materials with recycled content, such 
as steel, will be selected where possible 

- Dedicated facilities will be provided for 
storage and recycling of cardboard and used 
tyres. 

In addition, Costco are signatories to the 
Australian Packaging Covenant (APC) and are 
committed to achieving the APC objectives of 
smarter packaging, less waste and cleaner 
Australia environment by focusing on three 
performance goals: design, recycling and product 
stewardship. Costco have developed an Action 
Plan covering their Australian operations for 2012 
to 2016. 

The ESD aspirations for the Costco MDP Project 
are contained within the Ecologically Sustainable 
Design Report, prepared by AECOM and included 
in Appendix C5. A summary of the ESD 
aspirations for the project are also displayed in 
Figure 9.  

3.8 Building and Infrastructure 

Services 

Local servicing authorities have been consulted to 
ensure that the proposed development can be 
catered for by the local utility networks. Outlined 
below are the services proposed for the site. 
Approval has been, or will be, obtained from the 
relevant local authorities for these services. 

Physical Infrastructure and services at Moorabbin 
Airport are shown in Figure 10.  

 

 

 

Water Supply 

The subject site will be serviced by two water 
feeds. The water heating system will be the most 
economical energy-efficient system for its 
proposed use and peak demand requirements.  

Sewer 

Adequate sewerage services will be provided for 
the Costco warehouse with a sewer outfall 
connecting to an existing sewer pit in the existing 
authority sewer main located in the easement to 
the east of the subject site.  

Drainage  

In accordance with South East Water’s Trade 
Waste Policy, in-ground grease arrestors will be 
provided to serve the grease generation areas 
such as the commercial food preparation areas.  

Pre-treated wastewater from the arrestors will be 
disposed of via the sewer system. 

The drainage for the fuel dispensing area will be 
separate from the other stormwater drainage 
systems. Runoff from the fuel dispensing area 
shall be routed to an oil/water separator prior to 
discharge. Emergency shut-off valves will be 
installed immediately downstream of the oil/water 
separator. The framework CEMP (refer Appendix 
D) requires the development of a spill 
management plan and emergency response for 
larger spills and provide training. 

Gas 

Incoming gas for the proposed development will 
be sourced from the existing high pressure gas 
pipe located in Chifley Drive.  

Power 

The subject site will be supplied with an electricity 
service adequate to supply all building, lighting 
and other services. An on-site generator with 
sufficient capacity to provide essential services will 
be installed. Screening planting will be provided to 
the substation and gas meter.  

Fire Services 

Fire protection and safety systems will be provided 
in accordance with BCA requirements. Fire 
services will be installed including water storage, 
pumps, fire hydrants and fire hose reels. 

A separate fire water feed will be provided to the 
subject site boundary for fire purposes. It will also 
be used as supplementary water feed for the water 
storage tanks. 
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Figure 9: ESD Aspiration Summary 
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Figure 10: Moorabbin Airport Infrastructure 
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Telecommunications 

A Telstra fibre and copper lead in will be brought 
into the Costco warehouse, connecting to existing 
telecommunications infrastructure located in 
Chifley Drive. 

External Lighting  

The external lighting for the proposed 
development will be a combination of three lighting 
systems: 

(i) Pole mounted exterior car park lighting 

(ii) Wall mounted warehouse perimeter lighting 

(iii) Wall mounted store ‘Costco’ sign lighting. 

The car park lighting will be provided with LED 
streetlights with asymmetric optics with no upward 
waste light components. The luminaires will be 
installed on 9.10 metre tall poles and tilted at 0º. 

External sign lighting will be provided with LED 
wall luminaires with cut-off optics for glare control. 
The luminaires will be installed on brackets fixed 
onto the wall and aimed directly into the 
warehouse signs to limit all nuisance glare to 
others. External lighting has been located to 
consider public access ways, foot traffic, security 
cameras, entry points, building perimeters,  

 

 

 

 

disability access, car parking and aesthetic lighting 
of features and signage.  

All external lighting has been carefully selected for 
the Airport environment, located and aimed to 
strictly comply with aviation requirements to 
ensure that there is no glare interfering with 
aircraft movements.  

Signage has also been assessed for aviation 
safety. This is addressed in Section 5.1.5. 

Air Conditioning 

The Costco warehouse will be air conditioned 
using a number of air cooled rooftop packaged air 
conditioning units. 

3.9 Construction Staging and 

Timing  

Subject to approval of the MDP by the Minister for 
Infrastructure and Regional Development, MAC 
will prepare a detailed development program 
specifying milestones and completion dates for the 
critical design and construction activities. Table 1 
below outlines an indicative schedule for key 
project milestones for the Costco MDP Project.  

 

Table 1: Project Program 

Anticipated Program for the Costco MDP Project 

Date Range Milestones 

December 2013 – January 2014 Lodgement and appraisal of the Exposure Draft version of the MDP 

February - May 2014 Public Exhibition of the Preliminary Draft version of the MDP 

Duration: 60 business days 

June 2014 Respond to stakeholder and community submissions and prepare Draft version 

of the MDP including a Supplementary Report 

June - September 2014 Assessment of Draft MDP by the Minister for Infrastructure and Regional 

Development 

Duration: 50 business days 

September 2014 Decision on the Draft MDP by Minister for Infrastructure and Transport 

October 2014 Subject to approval, prepare detailed design and seek secondary approvals, 

tender works, engage contractor 

January 2015 Subject to approval, commence construction 

August 2015 Subject to approval, Costco opens for business. 
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4.0 Statutory and Policy Context 
 

This section of the MDP provides an assessment 
of the proposal against applicable Commonwealth 
and Victorian Government legislative, regulatory 
and policy requirements.  

4.1 Consistency with Moorabbin 

Airport Head Lease 

This proposed development is consistent with the 
provisions of the Head Lease held by MAC under 
the Airports Act 1996.  

Amongst other things, the Costco MDP Project: 

- Is for a lawful purpose and does not breach 
legislation as per Clause 3.1 (a) (iv) of the 
Airport Head Lease 

- Maintains the environment of the Airport in 
accordance with Clause 6.2 

- Complies with all legislation relating to the 
Airport site and its structures or use or 
occupation in accordance with Clause 7.1 

- Does not grant any sublease or licence 
prohibited under the legislation in accordance 
with Clause 10 

- Has regard to actual and anticipated future 
growth in, and pattern of, traffic demand for 
the Airport site – Clause 13.1(a), and 

- Will be to quality and standards reasonably 
expected of an airport in Australia and to 
good business practice in accordance with 
Clauses 13.1(b) and 13.1(c).  

4.2 Pre-existing Interests and 

Obligations 

Section 91(3) of the Airports Act 1996 and 
Regulation 5.04 of the Airports Regulations require 
a MDP to address the obligations of the 
airport-lessee company as sub-lessor under any 
sub-lease of the airport site concerned, and the 
rights of the sub-lessee under any such sub-lease. 

As referenced in the Approved Master Plan 
(2010): 

“When MAC became the airport-lessee company 
for Moorabbin Airport in June 1998, it assumed 
certain pre-existing lessor obligations under 
various leases. MAC also became the head-lessee 
under the airport lease subject to a number of 
other interests in the airport land (such as 
easements). Some of those contractual and other 

pre-existing rights remain in existence and others 
have expired. In any proposal for future 
development of the airport, MAC will act 
consistently with any such obligations or interests 
which exist at the relevant time.” 

It is not expected that the proposed development 
will interfere with any rights granted under any pre-
existing agreements, however, in developing this 
MDP all interests existing at the time the Airport 
lease was created were identified and considered 
by MAC including easements, licences and sub-
leases. MAC will ensure that any development 
works permitted under this MDP, if approved by 
the Minister, will not interfere with the rights 
granted under any pre-existing rights granted 
under any pre-existing agreements. 

4.3 Commonwealth Legislation  

4.3.1 Airports Act 1996 

The Airports Act 1996 provides the primary 
legislative and regulatory framework for all 
federally leased airports.  

The Airports Act 1996 provides the basis for the 
operation and development of Moorabbin Airport. 
Importantly, the Airports Act 1996 establishes the 
primacy of the use of land for the delivery of 
aviation activities. Within this framework, other 
non-airport related services are permitted where 
they do not impede the operation of the land as an 
Airport.  In this context, non-airport land uses such 
as those that do exist and are currently proposed 
at Moorabbin Airport, and as found now in many 
Airports across the country, have and can be 
contemplated.  

Sections 75 and 76 of the Airports Act 1996 
require MAC to lodge a draft Airport Master Plan 
for approval by the relevant Minister every five 
years. Section 71 states that the Airport Master 
Plan is to specify, amongst other things: 

“…the airport-lessee company’s intentions for land 
use and related development of the airport site, 
where the uses and developments embrace 
airside, landside, surface access and land 
planning / zoning aspects.” 

Master Plans for the Moorabbin Airport have been 
prepared and approved by the relevant Minister in 
1999, 2004 and 2010. The then Minister for 
Infrastructure and Transport approved the current 
Master Plan for Moorabbin Airport on 25 June 
2010. 
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The approved Master Plan is in force for a period 
of five years from the date of approval or until it is 
replaced by a new or revised plan.  

The current Approved Master Plan (2010) and 
Approved Environmental Strategy (2010) guide 
land use, development and environmental 
management at Moorabbin Airport. The Airports 
Act 1996 requires that any development is 
consistent with the Airport lease and the Approved 
Master Plan (2010). 

MDP Approvals Process 

In accordance with the Airports Act 1996 a MDP 
must be prepared where a major airport 
development is proposed. There are a number of 
triggers listed in the Airports Act 1996 and 
regardless of the trigger, the requirement for the 
preparation of a MDP is the same. Section 89 of 
the Act defines a major development to include: 

(e) constructing a new building, where: 

(i) the building is not wholly or principally for use 
as a passenger terminal; and 

(ii) the cost of construction exceeds $20 million or 
such higher amount as is prescribed; or 

As construction cost of the proposed Costco 
warehouse will exceed $20 million, Moorabbin 
Airport is required to prepare a MDP to provide 
details of the development for approval by the 
Commonwealth Minister for Infrastructure and 
Regional Development. 

The purpose of a MDP in relation to an airport is to 
establish the details of a major airport 
development that: 

(a) relates to the airport 

(b) is consistent with the airport lease for the 
airport and the final master plan for the 
airport. 

Pursuant to Section 91, a key assessment criterion 
for a MDP is whether or not the development is 
consistent with the final Approved Master Plan.  

The information requirements of a MDP and the 
associated public consultation process are 
described in Part 5, Division 4 of the Airports Act 
1996. Section 91 of the Airports Act 1996 specifies 
the contents of a MDP.  

Table 2 in Section 4.3.4 outlines the Costco MDP 
Project’s compliance against the requirements of 
Section 91 of the Airports Act 1996. 

Figure 11 presents a flowchart of the MDP 
approvals process under the Airports Act 1996.  

 

 

Airports (Building Control) Regulations 1996 

Pending approval of the Costco MDP Project, all 
designs, plans and specifications will then require 
the approval of the Airport Building Controller and 
endorsement by the Airport Environment Officer in 
accordance with the Airports Act 1996 and 
associated Airports (Building Control) Regulations 
1996.  

Airports (Environment Protection) Regulations 
1997 

All activities undertaken on the Moorabbin Airport 
site must comply with the Airports (Environment 
Protection) Regulations 1997. This will occur via 
the implementation of a Construction 
Environmental Management Plan (CEMP) during 
the construction phase and an Operational 
Environmental Management Plan (OEMP) during 
subsequent operation. Section 6 of this MDP 
provides further information on these 
Environmental Management Plans.  

4.3.2 Environmental Protection and 
Biodiversity Conservation Act 1999 

The Environment Protection and Biodiversity 
Conservation Act 1999 (EPBC Act) is administered 
by the Commonwealth Department of the 
Environment.  

The EPBC Act and the Environment Protection 
and Biodiversity Conservation Regulations 2000 
(EPBC Regulations) provide the primary legislation 
for the protection of environmental matters on 
Commonwealth land. Moorabbin Airport and the 
Costco MDP Project must therefore accord with 
the EPBC Act, the objectives of which are to: 

- provide for the protection of the environment, 
(i.e. national environmental significance) 

- conserve indigenous biodiversity 

- provide a streamlined national environmental 
assessment and approvals process 

- enhance the protection and management of 
important natural and cultural places 

- control the international movement of plants 
and animals (wildlife), wildlife specimens and 
products made or derived from wildlife, and 

- promote ecologically sustainable 
development through the conservation and 
sustainable use of natural resources. 

 

 

 

http://www.environment.gov.au/epbc/protect/index.html
http://www.environment.gov.au/epbc/protect/biodiversity.html
http://www.environment.gov.au/epbc/assessments/process.html
http://www.environment.gov.au/heritage/index.html
http://www.environment.gov.au/biodiversity/wildlife-trade/index.html
http://www.environment.gov.au/biodiversity/wildlife-trade/index.html
http://www.environment.gov.au/biodiversity/wildlife-trade/index.html
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Figure 11: Major Development Plan Process 
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The Environment Summary Report (refer Appendix 
C7) and accompanying Specialist Reports, which 
are summarised in Section 5 of this MDP, confirm 
that there are no matters of National 
Environmental Significance affected by the 
proposed development. 

4.3.3 Environment Protection and 
Biodiversity Conservation 
Regulations 1999 

The EPBC Regulations outline the information that 
must be described in the MDP. The information 
must include: 

- a description of the proposed development 

- area(s) likely to be affected by the proposed 
development 

- known or likely impacts of the proposed 
development on the environment 

- details of any assessments carried out under 
State or Territory legislation  

- any other relevant information in respect to 
environmental impacts and the management 
of these impacts 

- MAC’s response as to the need for an 
environmental impact statement or public 
environment report alternatives to the 
proposed development 

- any other relevant information in respect to 
environmental impacts and the management 
of these impacts 

- MAC’s response as to the need for an 
environmental impact statement or public 
environment report 

- alternatives to the proposed development 

- mitigation techniques to eliminate or reduce 
relevant impacts, and 

- MAC’s history in respect to the environmental 
management of Moorabbin Airport. 

 

 

 

 

 

4.3.4 Statutory Compliance Table 

An assessment of the Costco MDP Project against 
the requirements specified within Section 91 of the 
Airports Act 1996 is contained in Table 2.  

Table 3 sets out the requirements of the EPBC 
Regulations, Schedule 3 Part 2 and Items 3 to 8 of 
Part 1. The table provides a checklist to 
demonstrate the Costco MDP Project’s compliance 
with the requirements of relevant sections of the 
EPBC Act. 
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Table 2: Compliance against Section 91 Requirements 

Section 91 Requirements 

Section 91 Contents of a Major Development Plan 
Relevant Section of this 

MDP 

Supporting 

Documentation 

(where relevant) 

(1) A major development plan, or a draft of such a plan, must set 

out:  

(a)  the airport-lessee company's objectives for the development 

 

 

Section 1.2 

 

(b)  the airport-lessee company's assessment of the extent to 

which the future needs of civil aviation users of the airport, and 

other users of the airport, will be met by the development 

Section 1.3, 4.5.1 and 5.1 

(c)  a detailed outline of the development Section 2.3 and 3 

(ca)  whether or not the development is consistent with the airport 

lease for the airport 

Section 4.1 and 4.2 

(d)  if a final master plan for the airport is in force--whether or not 

the development is consistent with the final master plan 

Section 4.5 Appendix C2 

(e)  if the development could affect noise exposure levels at the 

airport--the effect that the development would be likely to have on 

those levels 

Section 5.4.2 Appendix C1  

(ea)  if the development could affect flight paths at the airport--the 

effect that the development would be likely to have on those flight 

paths; 

Section 5.1.1 and 5.1.2 Appendix C1  

(f)  the airport-lessee company's plans, developed following 

consultations with the airlines that use the airport, local 

government bodies in the vicinity of the airport and--if the airport is 

a joint user airport--the Defence Department, for managing aircraft 

noise intrusion in areas forecast to be subject to exposure above 

the significant ANEF levels 

Section 5.1.9 and 5.4.2 Appendix C1 

(g)  an outline of the approvals that the airport-lessee company, or 

any other person, has sought, is seeking or proposes to seek 

under Division 5 or Part 12 in respect of elements of the 

development 

Section 1.4  

(ga)  the likely effect of the proposed developments that are set 

out in the major development plan, or the draft of the major 

development plan, on: 

 

(i)  traffic flows at the airport and surrounding the airport Section 3.3 and 5.3 Appendix C6 

(ii)  employment levels at the airport Section 5.2 Appendix C3  

(iii)  the local and regional economy and community, including an 

analysis of how the proposed developments fit within the local 

planning schemes for commercial and retail development in the 

adjacent area 

 

Section 5.2 

 

 

 

 

 

 

 

Section 5.5 

 

 

 

 

 

 

Section 5.2 and 

Appendix C3 

presents a summary 

of the potential 

impacts and benefits 

to the local and 

regional economy.  

 

Section 5.5 and 

Appendix C4 

presents the likely 

effects on the local 

and regional 

community.  

http://www.austlii.edu.au/au/legis/cth/consol_act/aa1996129/s5.html#airport-lessee_company
http://www.austlii.edu.au/au/legis/cth/consol_act/aa1996129/s5.html#airport-lessee_company
http://www.austlii.edu.au/au/legis/cth/consol_act/aa1996129/s5.html#airport
http://www.austlii.edu.au/au/legis/cth/consol_act/aa1996129/s5.html#airport
http://www.austlii.edu.au/au/legis/cth/consol_act/aa1996129/s5.html#airport_lease
http://www.austlii.edu.au/au/legis/cth/consol_act/aa1996129/s5.html#airport_lease
http://www.austlii.edu.au/au/legis/cth/consol_act/aa1996129/s5.html#airport
http://www.austlii.edu.au/au/legis/cth/consol_act/aa1996129/s5.html#final_master_plan
http://www.austlii.edu.au/au/legis/cth/consol_act/aa1996129/s5.html#airport
http://www.austlii.edu.au/au/legis/cth/consol_act/aa1996129/s5.html#final_master_plan
http://www.austlii.edu.au/au/legis/cth/consol_act/aa1996129/s5.html#final_master_plan
http://www.austlii.edu.au/au/legis/cth/consol_act/aa1996129/s5.html#airport
http://www.austlii.edu.au/au/legis/cth/consol_act/aa1996129/s5.html#airport
http://www.austlii.edu.au/au/legis/cth/consol_act/aa1996129/s5.html#airport-lessee_company
http://www.austlii.edu.au/au/legis/cth/consol_act/aa1996129/s5.html#airline
http://www.austlii.edu.au/au/legis/cth/consol_act/aa1996129/s5.html#airport
http://www.austlii.edu.au/au/legis/cth/consol_act/aa1996129/s5.html#airport
http://www.austlii.edu.au/au/legis/cth/consol_act/aa1996129/s5.html#airport
http://www.austlii.edu.au/au/legis/cth/consol_act/aa1996129/s5.html#airport
http://www.austlii.edu.au/au/legis/cth/consol_act/aa1996129/s5.html#defence_department
http://www.austlii.edu.au/au/legis/cth/consol_act/aa1996129/s5.html#aircraft
http://www.austlii.edu.au/au/legis/cth/consol_act/aa1996129/s5.html#significant_anef_levels
http://www.austlii.edu.au/au/legis/cth/consol_act/aa1996129/s5.html#airport-lessee_company
http://www.austlii.edu.au/au/legis/cth/consol_act/aa1996129/s5.html#major_development_plan
http://www.austlii.edu.au/au/legis/cth/consol_act/aa1996129/s5.html#major_development_plan
http://www.austlii.edu.au/au/legis/cth/consol_act/aa1996129/s5.html#major_development_plan
http://www.austlii.edu.au/au/legis/cth/consol_act/aa1996129/s5.html#airport
http://www.austlii.edu.au/au/legis/cth/consol_act/aa1996129/s5.html#airport
http://www.austlii.edu.au/au/legis/cth/consol_act/aa1996129/s5.html#airport
http://www.austlii.edu.au/au/legis/cth/consol_act/aa1996129/s5.html#scheme
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Section 91 Requirements 

Section 91 Contents of a Major Development Plan 
Relevant Section of this 

MDP 

Supporting 

Documentation 

(where relevant) 

 

Section 4.7 

 

A detailed analysis 

against the Kingston 

Planning Scheme is 

provided at Section 

4.7 and Appendix C2. 

(h)  the airport-lessee company's assessment of the 

environmental impacts that might reasonably be expected to be 

associated with the development 

Section 5.4 Appendix C7 

(j)  the airport-lessee company's plans for dealing with the 

environmental impacts mentioned in paragraph (h) (including 

plans for ameliorating or preventing environmental impacts) 

Section 3.5, 3.6, 3.7, 

4.3.2, 4.3.3, 4.6, 5.4 and 

6 

Appendix D 

(k)  if the plan relates to a sensitive development--the exceptional 

circumstances that the airport-lessee company claims will justify 

the development of the sensitive development at the airport 

N/A  

(l)  such other matters (if any) as are specified in the regulations Section 4.2 

(3) The regulations may provide that, in specifying a particular 

objective, assessment, outline or other matter covered by 

subsection (1), a major development plan, or a draft of such a 

plan, must address such things as are specified in the regulations.  

Regulation 5.04  

For subsection 91(3) of the Act, a major development plan must 

address the obligations of the airport lessee company as sub 

lessor under any sublease of the airport site concerned, and the 

rights of the sublessee under any such sublease, including:  

(a) any  obligation that has passed to the relevant airport-

lessee company under subsection 22 (2) of the Act or 

subsection 26(2) of the Transitional Act; or  

(b) any interest to which the relevant airport lease is subject 

under subsection 22(3) of the Act, or subsection 26(3) of 

the Transitional Act. 

Section 4.2 

(4) In specifying a particular objective or proposal covered by 

paragraph (1)(a), (c) or (ga), a major development plan, or a draft 

of a major development plan, must address: 

(a) the extent (if any) of consistency with planning schemes 

in force under a law of the State in which the airport is 

located; and 

(b) if the major development plan is not consistent with 

those planning schemes – the justification for the 

inconsistencies. 

Section 4.7 Appendix C2 

(6) In developing plans referred to in paragraph (l)(f), an airport-

lessee company must have regard to Australian Standard 

AS2021—1994 (“Acoustics—Aircraft noise intrusion—Building 

siting and construction”) as in force or existing at that time. 

Section 5.1.9  

 

 

 

 

 

 

http://www.austlii.edu.au/au/legis/cth/consol_act/aa1996129/s5.html#airport-lessee_company
http://www.austlii.edu.au/au/legis/cth/consol_act/aa1996129/s5.html#airport-lessee_company
http://www.austlii.edu.au/au/legis/cth/consol_act/aa1996129/s5.html#sensitive_development
http://www.austlii.edu.au/au/legis/cth/consol_act/aa1996129/s5.html#sensitive_development
http://www.austlii.edu.au/au/legis/cth/consol_act/aa1996129/s5.html#airport-lessee_company
http://www.austlii.edu.au/au/legis/cth/consol_act/aa1996129/s5.html#sensitive_development
http://www.austlii.edu.au/au/legis/cth/consol_act/aa1996129/s5.html#airport
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Table 3: Response to the EPBC Regulation Requirements 

Schedule 3 of the EPBC Regulation Requirements 

Regulations MAC Response within MDP 

Schedule 3 Part 2 Regulations  

1. Description of the proposal 

1.01 A description of the proposed action, including: 

(a) details of the location of the project area; 

The Costco MDP Project consists of a large format retail 

development to be located at Moorabbin Airport, occupying a 

site of 5.8 hectares within Precinct D of the Airport.  

Section 2 provides a detailed description of the subject site 

and surrounding local and regional context. Section 3 contains 

a detailed description of the proposal.  

(b) the timeframe in which the action is proposed to 

be taken; 

Construction of the Costco warehouse is planned to 

commence in January 2015. It is forecast that construction will 

be completed and the project opened in mid-2015.  

(c) activities proposed to be carried out in the action.  Section 3 provides a breakdown of the project describing its 

core components including bulk retail activity, service station 

operation, built form, transport and access, landscaping and 

sustainability and building services.  

(d) an explanation of the context, including any 

relevant planning framework in which the action is 

proposed.  

The Costco MDP Project is a ‘major airport development’ in 

accordance with Clause 89(1)(e) of the Airports Act 1996.  

The Costco MDP Project is consistent with the Approved 

Moorabbin Airport Master Plan (2010).  

Environmental assessments and management requirements 

for construction and operation will be prepared in accordance 

with the Approved Moorabbin Airport Environment Strategy 

(2010).  

The planning requirements for Moorabbin Airport 

(Commonwealth land) are administered under the Airports Act 

1996, and as such, State and local planning provisions under 

the Victorian Planning and Environment Act 1987 are not 

applicable. However, the preparation of this Preliminary Draft 

MDP has involved an assessment of the proposed 

development’s level of consistency with prevailing State and 

local planning policies and controls.  Refer to Section 4. 

The Draft MDP is prepared in accordance with the following 

legislation: 

- The Airports Act 1996 and Airports (Environmental) 

Regulations 1997. 

- The Environment Protection & Biodiversity Conservation 

Act 1999 and Environment Protection & Biodiversity 

Conservation Regulations 2000. 

(e) whether the action is related to other actions or 

proposals in the region.  

The Costco MDP Project is not directly related to other actions 

or proposals in the region. The extension of Chifley Drive is 

being undertaken as a separate, but concurrent, project under 

the Approved Master Plan (2010).  

2. Area likely to be affected by the action 

 

2.01 A description of the affected area that refers, as 

appropriate, to relevant maps.  

 

Section 2 provides a detailed description of the subject site 

and surrounding context.  
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Schedule 3 of the EPBC Regulation Requirements 

Regulations MAC Response within MDP 

2.0.2 A description of the important features of the 

project area and the affected area, including (if 

relevant to the project area or affected area) 

information about: 

 

(a) Soil and vegetation characteristics; 

Section 2 describes the subject site for the Costco MDP 

Project and surrounding land uses.  

Section 5.4.4 and Appendix C7 Environment Summary Report 

provides detail on soil characteristics and Section 5.4.7 and 

Appendix C7 Environment Summary Report provides detail of 

vegetation characteristics.  

The existing soil conditions at the site, do not exceed the 

relevant Regulation (Areas of airport generally), or NEPM 

Health Investigation Level (HIL) criteria for Commercial/ 

Industrial (HIL-F) land use and do not preclude the future use 

of the land for commercial uses.  

The site is underlain by a thin veneer of fill, followed by 

Alluvium and the Red Bluff Sands formation. The fill generally 

consisted of dark brown sandy silts ranging in thickness from 

0.6 to 0.8 m bgl. 

The subject site was found to be highly disturbed and 

dominated by exotic vegetation, a reflection of the history of 

intense land-use at the site. Overstorey vegetation was 

dominated by non-indigenous native and exotic species, 

planted so as to define individual fairways and to provide visual 

amenity.  

A single indigenous tree was identified within these plantings- 

a Grey Box Eucalyptus microcarpa. As Moorabbin Airport is 

located on Commonwealth Land, the proponent has no 

obligation to adhere to the requirements of Victoria’s Native 

Vegetation Management- A Framework for Action, or to the 

Victorian Planning Provisions. However under Clause 52.17 of 

the Kingston Planning Scheme, this species is considered 

exempt from the requirement for a permit to remove as there is 

evidence it has been planted for aesthetic or amenity 

purposes.  

No threatened or otherwise significant flora, fauna or 

vegetation communities were identified during the site 

assessment, nor was any potential habitat for such values 

recorded. The project will not impact Matters of National 

Environmental Significance and as such, a referral under the 

EPBC Act is not required. 

(b) water flows, including rivers, creeks and 

impoundments; 

The Melbourne Water Corporation’s MSD traverses through 

the eastern section of Moorabbin Airport, from the north 

(Centre-Dandenong Road) to the south (Lower Dandenong 

Road). The MSD is located abutting the eastern boundary of 

the Costco MDP Project. The MSD carries stormwater from the 

north to the south. The drain serves a significant catchment to 

the north of the airport and ultimately transfers flow to the 

Mordialloc Creek to the south and from Mordialloc Creek into 

Port Phillip Bay. The MSD also serves as a legal point of 

discharge for properties on the eastern part of the Airport 

(including the Costco MDP Project site) between Precinct A 

and Boundary Road. 

The MSD is further discussed in Section 5.4.3 of this report.  
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Schedule 3 of the EPBC Regulation Requirements 

Regulations MAC Response within MDP 

(c)  the presence of outstanding natural features, 

including caves;  

No outstanding natural features are present on the site. In 

addition there is no unifying character, feature or landscape in 

the local area that requires special protection or a tailored 

design response for the proposed development.  

(d) gradient; The topography of the site, like the surrounding area, is 

generally flat. A slight cross fall is evident on the site and 

extends from the north-west corner (approximately AHD14) to 

the south-east corner (approximately AHD12). This translates 

to a fall of approximately two metres over a distance of 

approximately 320 metres.  

(e) any buildings or other infrastructure; The site is extensively cleared due to historical land uses. 

(f) any marine areas; No marine areas exist in proximity to the site. 

(g) kinds of fauna in the area; Section 5.4.7 of this report provides details on fauna 

characteristics. 

Based on the field inspection, it is unlikely that EPBC Act or 

FFG Act listed species are present on the development site 

due to its heavily degraded and modified condition. No 

significant ecological communities, flora or fauna were 

identified during the inspection.  

Several threatened species were considered to have at least 

some likelihood of occurring within the subject site. The 

likelihood of these species being present is:  

- Swift Parrot Lathamus discolor: has the potential to feed on 

native eucalypts present in the subject site; however the 

subject site does not constitute important habitat for the 

species. There is a low to moderate likelihood of occurrence of 

this species in the subject site.  

- Regent Honeyeater Anthochaera Phrygia is now considered 

extinct in southern Victoria. As such the species is highly 

unlikely to occur  

- Growling Grass Frog Litoria raniformis: was recorded in close 

vicinity to the subject site as recently as 2007. Habitat within 

the project area was determined to be of low quality. As such 

Growling Grass Frog (GGF) was given a low to moderate 

likelihood of occurrence. A targeted GGF survey was 

undertaken in 2008, however no individuals were recorded.  

- Southern Brown Bandicoot Isoodon obesulus obesulus: last 

recorded in 1990 in Braeside Park. No suitable habitat for the 

species exists within the subject site  

The site was also identified as potential habitat for waterbirds 

and potential/known habitat for several Migratory and or 

Marine flyover species (six confirmed within the subject site). 

The poor quality of the aquatic and terrestrial habitat of the site 

suggests that it is highly unlikely that the site would support an 

ecologically significant population or critical habitat for these 

species.  

(h) the current state of the environment in the area, 

including information about the extent of erosion, 

The site is extensively cleared of vegetation. Vegetation within 

the proposed development footprint is almost entirely made up 
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whether the area is infested with weeds or feral 

animals and whether the area is covered by native 

vegetation or crops.  

of exotic weed species and native non-indigenous trees 

planted as part of former development at the site.  

2.03 Whether the project area is held under freehold, 

leasehold or any other tenure.  

The subject site is Commonwealth land and is leased under 

the Airports Act 1996 to MAC.  

2.04 Current or proposed land uses for the project 

area.  

The site is currently vacant and essentially cleared of previous 

land uses. The site is proposed for a large format retail 

warehouse and a service station. Section 3 provides a detailed 

description of the proposed development.  

3 Known likely impacts of action on the 

environment 

Environmental assessments of the potential impacts of the 

project on the physical, biological, cultural and social 

environments within the areas for both construction and 

ongoing operations of the proposed Costco MDP Project have 

been undertaken. Section 5 of this Preliminary Draft MDP 

describes the potential impacts of the proposed development. 

The assessment concludes that the development will not have 

adverse environmental, economic and social impacts and 

provides a wide range of benefits.  

3.01 Whether the action is likely to have an impact on 

the environment and, if so, the nature and extent of 

the likely impact. 

Section 5 of this report and Appendix C7 Environment 

Summary Report describe the detailed environmental 

assessments undertaken and the findings of these 

assessments.  

Potential impacts on the environment have been identified and 

measures to eliminate or mitigate these potential impacts have 

been determined.  

No significant impacts to the environment from the Costco 

MDP Project have been identified.   

3.02 The evidence and reasoning being relied on to 

support the conclusions about the impact mentioned 

in sub-item 3.01. 

Section 5 of this report and Appendix C7 Environment 

Summary Report describe the detailed environmental 

assessments undertaken and the findings of these 

assessments.  

4 Part 1 information 

4.01 The information mentioned in items 3 to 8 of 

Part 1. 

4.02 For this Part, a reference in Part 1 to relevant 

impact is taken to be a reference to an impact on the 

environment.   

Items 3 to 8 of Part 1 require details of any environmental 

assessment of relevant impacts and their management. 

Relevant responses are provided in the following sections of 

this Table. 

Item 3 to 8 in Part 1 of Schedule 3  

3 Assessments under State or Territory 

legislation 

3.01 Details of any environmental assessment of 
relevant impacts of the action that has been, is being 
or will be carried out under State or Territory 
legislation, including: 

(a) copies of assessment documentation, including 
documents, prepared by the person proposing to take 
the action or a government agency, that describe the 
impacts of the action or how the impacts are to be 
managed; and 

The planning and environmental requirements for Moorabbin 

Airport (Commonwealth land) are administered under the 

Airports Act 1996, and as such, State and local planning and 

environmental provisions under Victorian legislation are not 

applicable.  

Nevertheless, the Costco MDP Project has involved detailed 

assessment of the proposed development’s consistency with 

relevant State environmental legislation, policies and 

guidelines. Section 4.7 and Section 5 of this MDP, and 

Appendix C7 Environment Summary Report describe the 

detailed environmental assessments undertaken and findings 



    

34 
 

34 

Schedule 3 of the EPBC Regulation Requirements 

Regulations MAC Response within MDP 

(b) a description of any public consultation occurring, 
or to occur, during the State assessment process; and  

(c) copies of documents recording the outcomes of the 
consultations. 

 

of these assessments. These assessments have been 

prepared with regard to relevant State legislation, policies and 

guidelines.  

MAC has commenced a comprehensive stakeholder 

engagement program including State and local government 

agencies, broader stakeholders and the public. Details of 

consultation undertaken to date are included at Section 7.  

4 Other sources of information on the relevant 

impacts and their management 

4.01 Details of any environmental assessment of 
relevant impacts of the action (other than an 
assessment mentioned in item 3) that has been, is 
being or will be carried out, including: 

(a) copies of assessment documentation; and 

Environmental assessments have been undertaken in relation 

to the Airports Act 1996 and Regulations and in compliance 

with the Head Lease as well as specific objectives stated 

within the Approved Master Plan (2010) and Environment 

Strategy (2010) and relevant State and Local policy have also 

been considered. 

Section 5 of this MDP and Appendix C7 Environment 

Summary Report present the detailed assessments 

undertaken and relevant findings, including details on potential 

impacts and measures to eliminate or mitigate these impacts. 

(b) a description of any public consultation occurring, 
or to occur, during the assessment process; and 

(c) copies of documents recording the outcomes of the 
consultations. 

Section 7 provides details on engagement with stakeholders, 

covering the approach taken for consultation, consultation 

activities to date and those planned during the exhibition 

phases of the Costco MDP Project and beyond. 

4.02 Details of any plan, program or strategy that 
provides for the action and the management and 
mitigation of any relevant impacts of the action. 

The Costco MDP Project is consistent with the Approved 

Master Plan (2010) and the Approved Environment Strategy 

(2010) for Moorabbin Airport. Section 4 provides detail in this 

regard.  

5 Need for an environmental impact statement or 
public environment report 

5.01 Whether the person giving the preliminary 
information thinks that the relevant impacts of the 
action should be assessed by an environmental impact 
statement or a public environment report. 

It is considered that relevant impacts of the MDP should not be 

assessed by an environmental impact statement or a public 

environment report. There have been no significant 

environmental impacts identified in accordance with 

Commonwealth (i.e. S161A of the EPBC Act) and relevant 

State legislation.   

6 Alternatives to the proposed action 

6.01 A description of: 

(a) any options for how the proposed action may be 
taken; and 

(b) any feasible alternatives to the proposed action, 
including not taking the action; and 

(c) the relative effect of the options and alternatives on 
the relevant impacts of the action. 

6.02 This item does not apply if the person giving the 
preliminary information states that the relevant impacts 
of the action should be assessed by an environmental 
impact statement or a public environment report. 

The proposed development (action) is consistent with the 

Approved Master Plan (2010) and Approved Environment 

Strategy (2010) and no options / alternatives are being 

considered at this time.  

The Approved Master Plan (2010) identifies land within 

Precinct D for the development of a strong employment activity 

node which may include office, warehouse, business, retail, 

restricted retail, showrooms, corporate, conference and hotel 

facilities. The proposed land uses are considered compatible 

with the vision for Precinct D.   

7 Mitigation techniques to eliminate or reduce  
relevant impacts 

7.01 Details of measures that will be implemented to 

A Framework Construction Environmental Management Plan 

(CEMP) has been prepared, which  will guide the preparation 

of a full CEMP for the endorsement by the Airport Environment 



    

35 
 

35 

Schedule 3 of the EPBC Regulation Requirements 

Regulations MAC Response within MDP 

avoid or manage any relevant impacts of the action 
including, if appropriate, evidence in the form of reports 
or technical advice on the feasibility and effectiveness 
of the proposed measures. 

7.02 This item does not apply if the person giving the 
preliminary information states that the relevant impacts 
of the action should be assessed by an environmental 
impact statement or a public environment report. 

Officer.  

The Costco Operational Environmental Management Plan 

(OEMP) will be endorsed by the Airport Environment Officer 

prior to the commencement of operations.   

Section 6 outlines the relevant requirements for environmental 

management plans. 

8 Environmental record of person proposing to 
take the action 

8.01 Details of any proceedings under a 
Commonwealth, State or Territory law for the 
protection of the environment or the conservation and 
sustainable use of natural resources against: 

(a) the person proposing to take the action; and 

(b) for an action for which a person has applied for a 
permit, the person making the application. 

 

8.02 If the person proposing to take the action is a 
corporation — details of the corporation’s 
environmental policy and planning framework. 

 

8.03 This item does not apply if the person giving the 
preliminary information states that the relevant impacts 
of the action should be assessed by an environmental 
impact statement or a public environment report.  

 

 

 

 

Nil 

 

 

 

Details on MAC’s Approved Environment Strategy (2010), 

including details on MAC’s Environmental Management 

System can be found in Section 4.6.  

 

Not applicable. 
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4.4 Other Legislative and 

Regulatory Requirements 

The proposed development has been designed and 

assessed for consistency having regard to a range of 

Victorian legislation, policies, standards and guidelines, 

including those in Table 4 below. 

 

 

 

 

 

Table 4: Other Legislative and Regulatory Requirements 

Other Legislative and Regulatory Requirements 

Environmental 

Aspect 
State Legislation, Regulations, and Guidelines 

General - applies 

to all 

environmental 

aspects 

Environmental Guidelines for Major Construction Sites, Vic EPA publication 480, December 1995 

Airports (Environment Protection) Regulations 1997 

Requirements for Construction, Building, and Operations at Moorabbin Airport, February 2008 

Air quality Environment Protection Act 1970 

State Environment Protection Policy (Ambient Air Quality) 1999 

State Environment Protection Policy (Air Quality Management) 2001 

Environmental Guidelines for Major Construction Sites, Vic EPA publication 480, December 1995 

Acoustics 

(Noise) 

Environment Protection Act 1970 

State Environment Protection Policy (Control of Noise from Commerce, Industry, and Trade) No. 

N-1, 1989 

EPA Noise Control Guidelines Publication 1254 

AS 2021-2000 Acoustics - Aircraft Noise Intrusion - Building Siting and Construction 

Environmental Guidelines for Major Construction Sites, Vic EPA publication 480, December 1995 

Surface water Environment Protection Act 1970 

State Environment Protection Policy (Waters of Victoria) 1988 

State Environment Protection Policy (Groundwaters of Victoria) 1997 

Guidelines on the Design, Installation and Management Requirements for Underground Petroleum 

Storage Systems - EPA Publication 888.1  

EPA Construction techniques for sediment pollution control (EPA publication 275) 

Environmental Guidelines for Major Construction Sites, Vic EPA publication 480, December 1995 

CSIRO - Urban Stormwater Best Practice Environmental Management Guidelines 

Soil and 

groundwater 

Environment Protection Act 1970 

State Environment Protection Policy (Prevention and Management of Contaminated Land) 2002 

State Environment Protection Policy (Groundwaters of Victoria) 1997  

Industrial Waste Resource Guidelines 2009 Publication 621, Soil Hazard Categorisation and 

Management.  

Industrial Waste Resource Guidelines 2009 Publication 701, Sampling and Analysis of Waters, 

Wastewaters, Soils and Wastes.  

Industrial Waste Resource Guidelines 2009 Publication 702, Soil Sampling.  

Guidelines on the Design, Installation and Management Requirements for Underground Petroleum 

Storage Systems - EPA Publication 888.1  

AS 4482.1 (2005) Guide to the Sampling and Investigation of Sites with Potentially Contaminated 

Soil, Part 1: Non Volatile and Semi-Volatile Compounds.  

http://epanote2.epa.vic.gov.au/EPA/publications.nsf/2f1c2625731746aa4a256ce90001cbb5/f9962420752fefdeca2574f1007f259e/$FILE/888.1.pdf
http://epanote2.epa.vic.gov.au/EPA/publications.nsf/2f1c2625731746aa4a256ce90001cbb5/f9962420752fefdeca2574f1007f259e/$FILE/888.1.pdf
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Other Legislative and Regulatory Requirements 

Environmental 

Aspect 
State Legislation, Regulations, and Guidelines 

Environmental Guidelines for Major Construction Sites, Vic EPA publication 480, December 1995 

Waste  Environment Protection Act 1970  

Environment Protection (Prescribed Waste) Regulations 1998 

Environmental Guidelines for Major Construction Sites, Vic EPA publication 480, December 1995 

Hazardous 

materials 

Dangerous Goods Act 1985 

Dangerous Goods (Storage and Handling) Regulations 2000 

Environmental Guidelines for Major Construction Sites, Vic EPA publication 480, December 1995 

Flora and fauna Flora and Fauna Guarantee Act 1988 

Wildlife Act 1975 

Catchment and Land Protection Act 1994 

Victoria’s Native Vegetation Management: A Framework for Action 2002  

Port Phillip and Westernport Native Vegetation Plan 

Aboriginal and 

European 

cultural heritage 

Aboriginal Heritage Act 2006 

Aboriginal Heritage Regulations 2007 

Heritage Act 1995 

Ecologically 

sustainable 

development 

City of Kingston Council – Council Plan 2009-2013 

Building Code of Australia 

Melbourne Water - Water Sensitive Urban Design Guidelines 

Transport Transport Integration Act 2010 

Road Management Act 2004 
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4.5 Moorabbin Airport Master Plan 

(2010) 

The Approved Master Plan (2010) for Moorabbin 
Airport was prepared by MAC in accordance with 
the provisions of Part 5 of the Airports Act 1996 
and the associated regulations.  

The Approved Master Plan (2010) is the principal 
planning document for Moorabbin Airport. It 
establishes a long term vision for the Airport, 
detailed land use and development controls and 
an Implementation Framework. Land use and 
development at the Airport must be consistent with 
this framework. 

The Approved Master Plan (2010) also includes an 
overarching Infrastructure Plan (refer Figure 10).  

The Approved Master Plan (2010) is in effect, a 
planning scheme for the Airport and performs a 
very similar function to that of a Planning Scheme 
under the Victorian Planning and Environment Act 
1987.  

In accordance with Section 91(1)(d) of the Airports 
Act 1996, a MDP is to be assessed against the 
Approved Master Plan (2010). As set out in this 
section, the proposed development is consistent 
with the Approved Master Plan (2010). 

The Approved Master Plan (2010) divides the 
Airport into five precincts. The proposed 
development is located in Precinct D Business and 
Commercial (refer Figure 2). The objectives for the 
Precinct D are: 

- To encourage employment 

- To encourage a range of uses, including 
office, warehouse, business, retail, 
showrooms, corporate, and hotel facilities 

- To encourage high tech aviation industries 
and aviation support where land abuts 
Precinct A (the Airport runways). 

To guide land use and development, these five 
precincts are governed by three Special Use 
Zones (SUZ 1, 2 and 3). The project area is 
located in the SUZ2 area. The SUZ2 allows for the 
development of commercial, retail, business and 
office uses. The strategic intent is to establish an 
employment and business focussed precinct and 
to maximise employment opportunities. 

The Implementation Framework outlines specific 
development controls which address:  

- Land Uses 

- Advertising Signs 

- Car Parking 

 

 

 

- Loading and Unloading of Vehicles 

- Design Principles for New Development. 

In accordance with the Airports Act 1996, an 
extensive stakeholder consultation process was 
undertaken by MAC in preparing the Approved 
Master Plan (2010).  

Consultation activities included informal and formal 
meetings with the Victorian State Government, 
Local Government, the Airport’s Community 
Aviation Consultative Group (with representatives 
from across the local community) and public 
information sessions both prior to the exhibition of 
the Preliminary Draft version of the Master Plan 
and again during the formal public exhibition 
period.  

4.5.1 Consistency with the Approved 
Master Plan (2010) 

Land Use 

Overview 

The Approved Master Plan (2010) contains the 
following strategic policy considerations relevant to 
this proposal: 

- The need to regulate the height and siting of 
buildings to ensure the ongoing safety of 
airport operations. 

- The need for transport infrastructure to cater 
for the proposed uses, with a particular focus 
on the use of and accessibility to public 
transport. 

- The mix of uses that may be appropriately 
developed at the airport.  

- The demand for commercial, retail and other 
facilities to service the growing on-airport, 
local and regional populations. 

- The need to ensure quality built form in 
accordance with identified design, siting and 
environmental guidelines. 

- The likely amenity impacts of any proposed 
uses. 

- The need to continue to consult with relevant 
authorities in line with established 
consultation processes. 

Precinct D is set aside for a mix of industrial, 
office, retail, commercial and aviation support land 
uses. More intensive land uses with a stronger 
employment focus are expected to locate in the 
eastern portion of this precinct. 
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Specific objectives for this precinct include: 

- To develop a strong employment activity node 
which may include, office, warehouse, 
business, retail, restricted retail, showrooms, 
business, corporate, conference and hotel 
facilities. 

- To promote opportunities for employment in a 
manner that contributes to the high profile, 
high quality landscaped environment already 
in part established on the site. 

- To encourage opportunities for high tech 
aviation industries and aviation support on 
land abutting Precinct A (further west). 

Response 

The land use planning framework governing 
airports is comprehensive. Few other land uses 
are tested against these extensive metrics.  Unlike 
the Victorian planning framework, the Airports Act 
1996 requires a comprehensive assessment of 
development proposals against policy and 
standards across all three levels of government 
and against criteria ranging from high level 
strategy to detailed design and compliance and on 
matters ranging from airport planning and 
operations to strategic planning policy and 
ecological matters.  

A 60 day public consultation period is also 
required. Under Victorian planning legislation 
public exhibition is a much shorter timeframe and 
most land uses will have regard to matters of 
regional and local significance only, with very few 
having regard to national interests.  

The Costco MDP Project will support the 
continued growth and diversification of the Airport 
as an employment activity node by directly 
responding to the key strategic policy 
considerations contained in the Approved Master 
Plan (2010). It will contribute to the achievement of 
the vision and objectives for the Airport as well as 
the implementation requirements contained within 
Part B of the Approved Master Plan (2010). 

The policy settings for the planning, design and 
operation of Airports have changed considerably 
over the last 10 - 15 years. Changes in 
Commonwealth legislation have sought to 
encourage and support the primacy of Airports, 
recognising their contribution to local, state and 
national economies. Airport operations, both 
airside and landside, need to be carefully planned 
and managed to ensure that the various activities 
are compatible and maximise the functional and 
economic viability of the Airport.  

 

 

The Costco MDP Project introduces a 
comprehensively planned and landscaped 
development containing a major employment 
generating land use that is directly encouraged 
and supported by the Approved Master Plan 
(2010).  Importantly, it is compatible with the core 
aviation activities.  

The proposal: 

- Builds upon Precinct D’s established 
employment role, providing for approximately 
80 direct and 130 indirect jobs during 
construction, and future employment of 375 
(comprising 175 full time and 200 part 
time/casual jobs) direct and 225 indirect jobs, 
a significant proportion of these 810 jobs will 
be local 

- Is a high quality design response that meets 
relevant design, siting and environmental 
guidelines and which is designed to comply 
with relevant height and siting standards to 
ensure the ongoing safety of Airport 
operations 

- Provides for  the efficient integration with 
existing transport infrastructure 

- Makes efficient use of existing infrastructure 

- Provides direct support to small and aviation 
businesses on the airport and in the region by 
offering access to wholesale goods. 

Further, the Costco warehouse will support the 
operation of the Airport and: 

- Provide an additional revenue stream which 
will help support ongoing investment by MAC 
in infrastructure to the benefit of the airport as 
a whole and its civil aviation users 

- Provide enhanced services and facilities on 
the airport site for use by aviation and other 
users of the airport, including existing 
businesses on the airport and their employees 

- Provide greater employment opportunities on 
the airport for aviation and other users of the 
airport, particularly trainee pilots who need to 
support their training with paid employment 

- Complement and integrate with the existing 
businesses on the airport which will encourage 
new aviation and other businesses to locate at 
the airport which will in turn support the 
ongoing operation of the airport. 

The Costco warehouse will be sited on land 
surplus to existing and future aviation 
requirements and it will not impact on the Airport’s 
core aviation activities. 
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Precinct D – Industrial, Office, Retail, 
Commercial and Aviation Support 

Overview 

Relevant Strategies to achieve the objectives for 
Precinct D are:  

- Promote opportunities for new land use to 
integrate with and expand on the existing high 
quality business and commercial activities.  

- Recognise and support the existing industry, 
warehouse, office and commercial activities.  

- Promote this precinct for commercial, 
business, retail, industrial, office and 
corporate related facilities.  

- Encourage journey to work opportunities via 
the Principal Public Transport Network along 
Centre Dandenong Road.  

- Protect airside and aviation activities by 
ensuring the appropriate siting and design of 
all buildings and infrastructure.  

- Encourage high quality urban design and built 
form, attractive landscape entry treatments, 
generous boulevards, sensitive treatment of 
key site frontages and balanced site 
coverage.  

- Provide services and facilities for the growing 
employee population at the Airport and in the 
region.  

- Ensure that activities within this precinct have 
regard to the interfaces with other precincts 
and non-Airport land. 

Response 

The proposal supports and implements these 
strategies. Specifically the proposal: 

- Continues to develop the precinct as a strong 
employment activity node.  

- Provides services and facilities for the 
growing business and employee population at 
the Airport and in the surrounding region. 

- Provides for additional employment 
opportunities for the region, linked to the 
Principal Public Transport Network.  

- Recognises and supports existing industry, 
warehouse, office and commercial activities. 

- Promotes a design that continues the high 
profile, high quality landscaped environment 
already established in the project area. 

 

 

 

The proposal is also designed to: 

- Protect airside and aviation activities by 
ensuring the appropriate siting and design of 
all buildings and infrastructure.  

- Have regard to the interfaces with oher 
precincts and non-airport land. The proposal 
has minimal amenity impact on the Airport or 
other nearby land uses (the nearest 
residential property is approximately 800 
metres away), and only a limited and 
reasonable impact on other comparable land 
uses in the region.  

- Provide increased amenity by way of 
employment, improved access to services 
and increased commercial competition, as 
well as service the business needs of other 
uses at the airport and in the region. This also 
brings direct benefit to the local and regional 
economy. The specific Economic and Social 
impacts and benefits of the proposal are 
discussed in more detail in subsequent 
sections of this report, and in even greater 
detail in the Economic Impact Assessment 
(Essential Economics 2014) contained within 
Appendix C3 and the Social Impact 
Assessment contained in Appendix C4. 

- Recognises and responds to the MSD 
reserve. 

Special Use Zone – Schedule 2 

Overview 

The purpose of the SUZ2 is: 

- To provide for the use and development of 
the land in accordance with the Moorabbin 
Airport Land Use Policy.  

- To encourage the development of aviation 
related uses.  

- To encourage the development of 
commercial, retail, business and office uses. 

- To establish strong employment and business 
precincts and maximise employment 
opportunities. 

Response 

The proposal is consistent with, and implements 
the purposes of the SUZ2. Specifically, the 
proposal: 

- Is consistent with the relevant policy and the 
zone purpose. 
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- Provides for a land use which further 
reinforces the employment and business 
imperatives of this precinct through 810 short 
term construction and long term operational 
jobs, (comprising 455 direct jobs and 355 
indirect jobs).  

- Will complement land uses in the immediate 
area being for a membership based retail and 
wholesale warehouse and petrol station as 
well as supporting the operation of the 
broader precinct for aviation related uses. 

Pursuant to the table of uses provided within the 
SUZ2, planning approval is not required for the 
use of land for a ‘retail premises’ or ‘service 
station’. As such, planning approval is not required 
under the Approved Master Plan (2010) for the 
proposed use of the site for the Costco 
warehouse.  

Buildings and works 

Overview 

Under the SUZ2, approval is required for buildings 
and works. 

An application must be accompanied by the 
following, as appropriate:  

- A site plan drawn to scale.  

- Scaled elevation drawings to identify the 
colour and materials of all buildings and 
works.  

- Construction details of all drainage works, 
driveways, vehicle parking and loading areas.  

- A landscape layout which includes the 
description of vegetation to be planted, its 
source, the surfaces to be constructed, site 
works specification and method of preparing, 
draining, watering, maintaining and 
monitoring the landscape area.  

- Details relating to access, building materials 
and colour, vehicle parking, and height 
limitations.  

- Pre and post-construction environmental and 
works plan. 

Response 

The proposal is accompanied by detailed 
development plans which satisfy the matters 
above. Furthermore, various Specialist Reports 
comprising Part C of this MDP provide detail on 
design, landscaping, construction management 
and environmental and works management.  

 

 

 

Subject to approval of the Costco MDP Project 
relevant approvals from the Airport Building 
Controller and Airport Environment Officer will be 
sought. 

Advertising Signs 

Overview 

The purpose of the provisions relating to 
advertising signs is:  

- To allow adequate and effective signage at 
Moorabbin Airport.  

- To ensure signs do not contribute to 
excessive visual clutter or visual disorder. 

- To ensure that signs do not cause loss of 
amenity or adversely affect the natural or built 
environment or the safety, appearance or 
efficiency of the Airport. 

Pursuant to this provision, the following applies: 

Table 5: Advertising Signs – Approval 
Guidelines 

Approval Guidelines for Advertising Signs 

Section 1 - Approval not required 

Sign Condition 

Business 

identification sign 

The total advertisement area 

of all signs to each premise 

must not exceed 8 sqm. This 

does not include a direction 

sign. 

Direction sign Only one to each premise. 

Section 2 - Approval required 

Floodlit sign 

Internally-illuminated 

sign 

Must comply with the 

requirements of the Airports 

Act 1996 and regulations in 

relation to lighting around 

airports. 
Any other sign not in 

Section 1 

 

Response 

Six signs are proposed to be located on the 
Costco warehouse building and four signs are to 
be located on the Costco service station.  

The proposed Costco warehouse signs will be 
attached to the warehouse building and will 
comprise: 

- One externally illuminated sign Costco 
‘wholesale’ signs at 6.5 metres wide by 1.79 
metres high to appear on the southern and  
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western elevations (total area of each sign - 
11.72 square metres) 

- Four x Costco ‘wholesale’ signs at 11.1 
metres wide by 3.13 metres high to appear on 
each fascia of the warehouse  (total area of 
each sign - 34.31 square metres)  

- One non-illuminated Costco ‘tyre centre’ sign 
at 5 metres wide by 0.53 metre high (total 
area 2.65 square metres) 

The proposed Costco service station signs will be 
illuminated and attached to each fascia of the 
service station, comprising Costco ‘gasoline’ signs 
at 2.57 metres wide by 0.71 metres high (total 
area of each sign - 1.82 square metres). As 
specified by the Approved Master Plan (2010), the 
proposed signs will require approval as they 
exceed the size specifications in the Approved 
Master Plan (2010). 

In response to the decision guidelines for 
advertising signage, signage associated with the 
proposed development: 

- Will not be seen from residential areas and 
therefore will not impact on the amenity of 
residential areas 

- Will not obstruct traffic signals or pose any 
other distraction to drivers through flashing or 
animation 

- Will not impact on significant or prominent 
views or vistas in the locality as these are 
limited 

- Meets the requirements of the Airports Act 
1996 and regulations with regard to lighting 
around Airports, Obstacle Limitation Surface 
and aircraft movement and safety 

- Are located below the Obstacle Limitation 
Surface and will be baffled to ensure that 
there will be no direct or indirect impact on 
aircraft movement and safety 

- Are consistent with the existing streetscape 
setting and landscape context. 

The signs are consistent with the nature of this 
type of large format development, do not detract 
from the amenity of the surrounding area, and 
comply with the specific signage requirements of 
the Approved Master Plan (2010). 

Car Parking 

Overview 

The Approved Master Plan (2010) specifies that a 
new use must not commence or the floor area of 
an existing use must not be increased until the  

 

 

requisite car spaces have been provided on the 
land. The car parking requirement for the 
proposed use (retail premises) are not specified in 
the Approved Master Plan (2010). Where a use is 
not specified in the table, an adequate number of 
car spaces must be provided to the satisfaction of 
MAC.  

Response 

A Transport Impact Assessment Report (TIA) has 
been prepared by GTA for the proposal, refer 
Appendix C6. The TIA concludes that 681 car 
spaces are required for the Costco warehouse 
based on likely peak demand. The proposed 
development provides for 727 car parking spaces 
for staff and customers inclusive of 16 disabled car 
parking spaces accessed from the Chifley Drive 
extension.  

Whilst no separate car parking is proposed for the 
Costco service station, this is considered to be 
acceptable given that the Costco service station 
will operate as a membership only self-service and 
pay facility with all transactions occurring at the 
petrol pump/bowser. GTA has also prepared an 
Integrated Transport Plan (ITP), which supports 
the integration of the proposed development within 
existing multi-modal movement networks. 

Design and Construction 

As per Costco’s standard design requirements, 
proposed car parks are 5.75 metres long and 2.8 
metres wide, accessed with 6.2 metre wide aisles. 
These exceed the specifications within the 
Approved Master Plan (2010) and allow ample 
space for customers and Costco’s large trolleys.  

The configuration of the car parking area has been 
carefully designed to avoid congestion and 
facilitate an efficient and safe flow of cars 
throughout.  
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Loading and Unloading of Vehicles 

Overview 

The Approved Master Plan (2010) includes 
provisions aimed at setting aside land for loading 
and unloading commercial vehicles to prevent the 
loss of amenity and adverse effect on traffic flow 
and road safety. It requires loading facilities to be 
provided in accordance with the following table: 

Table 6: Requirements for Loading 
Facilities 

Loading Facilities Requirements 

Floor Area of 

Building 

Minimum Loading Bay 

Dimensions 

2,600sqm or less 

in single 

occupation 

Area  

Length  

Width  

Height clearance  

27.4sqm 

7.6m  

3.6m  

4.0m  

For every 

additional 

1,800sqm or part 

thereof 

Additional 18sqm 

Response 

In accordance with the Approved Master Plan 
(2010), 139 square metres and 54 square metres 
of loading space are required for the Costco 
warehouse and service station respectively within 
the subject site. The proposed Costco warehouse 
and service station provide for 395 square metres 
and 150 square metres of loading space 
respectively, which is well in excess of specified 
requirements.  

The design of driveways and loading areas is 
consistent with the requirements of the Approved 
Master Plan (2010). Driveways at each of these 
entries exceed 3.6 metres. Vehicle access to the 
Costco warehouse is via minimum 8.0 metre and 
6.25 metre wide roadways respectively. The 
design vehicle for the loading bays is a B-Double 
and they will access the loading bays via 
dedicated perimeter service roads. 

Service vehicle access to the Costco warehouse 
will occur via two ingress only and egress only 
access points located on the Chifley Drive 
extension. Heavy vehicles will only access the 
subject site along the northern and eastern 
boundary on a separated service road. This will 
remove the potential for conflict on the subject site 
between service and customer vehicles. 

 

 

 

Design Principles for New Development 

Overview 

The Approved Master Plan (2010) contains Design 
Principles for New Development. This section aims 
to achieve high quality urban design and 
architecture that:  

- Reflects the role, operation and safety 
requirements of Moorabbin Airport 

- Enhances liveability, visual amenity and 
safety of the public realm  

- Minimises detrimental impact on neighbouring 
properties. 

Specific guidance is provided under the headings 
of Context, Public Realm, Entry Nodes and 
Streetscape Design, Site Coverage, Building 
Height, Setbacks, Building Design, Details and 
Materials, Energy and Resource Efficiency, Car 
parking, Loading Bays, Landscape Architecture 
and Aviation Risk Assessment. 

Response 

The warehouse style building is specifically 
designed to accommodate the business model 
and operations of a Costco warehouse. The built 
form is aligned to the function of the building in 
accommodating a large format retailer. It is 
purposefully simple and restrained, and reflects 
the internal fit-out of the store. Car parking, loading 
areas and service zones are directly determined 
by the buildings operations and services, and are 
concealed to the rear of the building in order to 
best provide a clean and visually un-cluttered vista 
along Chifley Drive.  

The development’s bulk and scale is consistent 
with neighbouring warehouse and distribution style 
of buildings within Chifley Business Park and on 
the opposing side of Boundary Road. Building 
height for the Costco warehouse and other 
structures is below that of the neighbouring 
buildings with the building parapet concealing the 
guttering and mechanical services on the roof, 
allowing for a clean and unobtrusive façade 
presentation.  

At the entry, the canopy and colonnade provides 
shelter for Costco members and for trolley bay 
storage. This canopy is lowered from the rest of 
the building, providing a more human scale at the 
store entry. 

There is a careful selection of materials, textures 
and colours for the Costco building that are 
prevalent with other large scale developments, 
similar in nature, along Chifley Drive. 
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The Chifley Drive location has been selected 
following an extensive site selection process 
undertaken by Costco. The proposed site provides 
an optimal size and configuration for a Costco 
warehouse and service station. It integrates well 
with the surrounding Chifley Business Park 
warehouse style buildings and is compatible to the 
nature of uses permitted in this precinct of the 
Airport. Access to the site is aided by well-
established arterial road, public transport, 
pedestrian and cycling networks, and upgrades 
running concurrent proposed Costco development 
will further improve access to the site and mitigate 
projected growth in traffic volumes. 

In this context, the proposed development 
achieves the objectives of and design principles 
contained in the Approved Master Plan (2010).  

In accordance with the Approved Master Plan 
(2010) the proposed development includes: 

- A detailed analysis of site context 

- Elements that enhance the amenity and 
safety of the public realm and balance the 
levels of sun and shade within public spaces 

- Provides a sense of clear public entry for all 
modes of transport to the project area and 
separates heavy vehicle movements and 
visually screen loading areas from the main 
public areas  

- ESD initiatives as an integral and embedded 
part of the design response 

- Principles for the incorporation of ESD into 
the construction and operation 

- An appropriate level of car parking but also 
encourages and supports alternative travel 
modes 

- Appropriate site coverage to allow for 
landscaping 

- Architecturally designed buildings that reflect 
and respond to the heights and proportions of 
buildings along the boundaries and to 
neighbouring land uses and the Moorabbin 
Airport site 

- Landscape architecture as an integral part of 
the design response, and providing an 
appropriate balance between site coverage, 
landscaping and pedestrian spaces for the 
type of use and consistent with nearby land 
uses 

 

 

 

 

- Setbacks from the main roads in order to 
provide sufficient landscaping of the 
streetscape 

- An appropriate level of car parking and 
appropriately designed and located loading 
areas that are screened (as far as practical) 
from general public areas 

- Design initiatives to addresses aviation risk.  

As set out in detail in this section, the proposed 
development is consistent with the Approved 
Master Plan (2010). 
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4.6 Moorabbin Airport 

Environment Strategy (2010) 

The Approved Environment Strategy (2010) for 
Moorabbin Airport was developed as a 
requirement under the Airports Act 1996.  It was 
approved on 25 February 2010. The Approved 
Environment Strategy (2010) provides the 
framework for environmental management and 
contains actions and commitments relating to how 
MAC intends to manage the environmental 
impacts of future operations and development at 
the Airport for long term sustainable outcomes. 
The Approved Environment Strategy (2010) 
specifies MAC’s Environment Policy, 
environmental management objectives, sources of 
environmental impacts, and measures for 
mitigating potential environmental impacts 
associated with Airport operations.  

MAC Environmental Policy and Objectives 

The Environment Policy sets out MAC’s overall 
environmental objectives and principal guidelines. 
The overall objective of the Environment Policy is: 

“...to minimise potential environmental 
impacts, comply with regulatory requirements, 
and continually improve environmental 
management at Moorabbin Airport.” 

MAC’s key commitments as outlined in the 
Environment Policy are:  

- Continually monitoring and evaluating the 
environmental performance of the Airport that 
will assist in the development and ongoing 
review of objectives and targets 

- Preventing and/or minimising pollution from 
activities carried out by implementing a range 
of measures from engineering pollution 
prevention and control, to increasing the 
environmental awareness of Airport 
stakeholders 

- Complying with all statutory requirements with 
regard to existing regulations, codes of 
practice and quality standards 

- Adopting industry standards applicable to the 
environmental management of aerodromes 

- Implementing and maintaining the 
Environment Policy by adopting the MAC 
Environment Management System 

- Communicating this policy to Airport 
stakeholders that include employees, 
contractors and Airport tenants 

 

 

 

- Providing adequate training and competent 
supervision 

- Implementing the Approved Environment 
Strategy (2010). 

The following extract from the Approved 
Environment Strategy (2010) indicates that MAC 
aims to comply with state legislation as part of a 
‘good neighbour policy’:  

“MAC has therefore continued to develop and 
maintain its Legal and Other Requirements 
Register that identifies the key Federal 
environmental legislation - the Airports Act and the 
Airports (Environment Protection) Regulations 
1997, as well as Victorian State environmental 
legislation. Examples of such State legislation 
include the Environment Protection Act 1970, the 
Environment Protection (Prescribed Waste) 
Regulations 1998 and the Dangerous Goods Act 
1985….” 

MAC Environmental Management System  

MAC’s Environmental Management System (EMS) 
is the process applied to manage, maintain and 
improve the Airport’s environment, and mitigate 
potential environmental impacts from operations 
carried out at the airport.  The EMS was prepared 
using the internationally recognised standard 
AS/NZS ISO 14001 as a guide. The EMS consists 
of programs and procedures to identify, control 
and monitor environmental risks as well as identify 
areas for improvement in the airport’s 
environmental management. The EMS aims to 
ensure relevant legislation is complied with. 

Key stakeholders have responsibilities in the 
implementation and operation of the EMS, and 
include MAC employees and Airport tenants. As 
part of the continual improvement process, the 
procedures outlined in the EMS are reviewed 
biannually for identification of significant 
environment risks and management priorities. 

MAC Environmental Management Program 

The MAC Environmental Management Plan (EMP) 
identifies the Airport’s environmental issues, 
outlines the specific environmental objectives and 
contains a series of actions to be carried out over 
the Strategy period. It is the main environmental 
management tool that gives effect to the MAC 
Environmental Management System.  

4.6.1 Consistency with Environment 
Strategy 

As set out in Table 7 overleaf, the proposed 
development is consistent with the Approved 
Environment Strategy (2010).  
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Table 7: Consistency with Approved Environment Strategy (2010) 

Consistency with Approved Environment Strategy (2010) 

Criteria 
Objectives of Approved Environment 

Strategy (2010) 
Response 

Air Quality - Minimise potential impacts to the 

regional local air shed.  

- Improve air quality management at the 

Airport.  

- Comply with the Airports (Environment 

Protection) Regulations 1997, Clause 

2.01.  

- Comply with the Victorian SEPPs 

related to air quality, such as the SEPP 

(Ambient Air Quality) and SEPP (Air 

Quality Management).  

Mitigation and management measures for air quality will 

be implemented. The Costco MDP Project will not have 

a significant impact on the environment and local 

community with respect to air quality. 

Noise - Minimise the potential noise nuisance 

within the Airport and upon the 

Airport’s neighbours from all ground-

based aviation and non-aviation 

activities.  

- Promote noise minimisation strategies.  

- Comply with the Airports (Environment 

Protection) Regulations 1997, Clause 

2.04.  

Noise emissions from the Costco warehouse comply 

with the relevant noise criteria applied for 

commercial/retail activity. The proposal will not have a 

significant impact at the Airport or in the local community 

in respect to noise. 

Surface Water - Minimise potential impacts to the 

stormwater system and groundwater.  

- Direct waste waters to the sewer 

through the trade waste agreement 

process.  

- Comply with the Airports (Environment 

Protection) Regulations 1997, Clause 

2.02.  

- Comply with the Victorian SEPPs 

related to water quality such as the 

SEPP (Waters of Victoria) and the 

SEPP (Groundwaters of Victoria).  

Surface water mitigation and management measures 

will be implemented. The Costco MDP Project will not 

have a significant impact on the receiving waterways in 

relation to stormwater discharges. 

 

Soil and 

Groundwater 

- Minimise potential impacts on the soil 

conditions of the Airport,  

- Comply with the Airports (Environment 

Protection) Regulations 1997, Clause 

2.03, and  

- Encourage Airport tenants to minimise 

their impact and comply with the 

Airports (Environment Protection) 

Regulations 1997.  

 

No significant contamination issues have been identified 

that would preclude the proposed use and development 

site for the Costco MDP Project.  

Controls for managing construction and operational 

impacts on soil and groundwater will be managed by the 

CEMP and OEMP.  

The Approved Environment Strategy (2010) specifically 

identifies the risk of leakage from underground fuel 

storage tanks. The Costco MDP Project will ensure that 

fuel tanks are designed in accordance with AS 4897-

2008: The Design Installation and Operation of 

Underground Petroleum Storage Systems.   
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Consistency with Approved Environment Strategy (2010) 

Criteria 
Objectives of Approved Environment 

Strategy (2010) 
Response 

Waste 

Management 

- Minimise the waste generated by MAC.  

- Promote the re-use and/or recycling of 

waste by MAC and Airport tenants.  

- Ensure that waste storage and 

handling does not pose environmental 

risks and/or a public health risk.  

- Comply, and assist tenants to comply 

with Victorian EPA off-site disposal 

requirements (particularly for 

‘prescribed industrial waste’ as defined 

by the EPA).  

- Comply with the Airports (Environment 

Protection) Regulations 1997, Clause 

3.08(e).  

Controls to avoid and/or mitigate waste impacts are 

proposed for the Costco MDP Project and will be 

implemented through the CEMP and ongoing OEMP. 

Subject to appropriate management practices, the 

Costco MDP Project will not have a significant waste 

related impact on the environment and local community. 

Hazardous 

Materials 

- Promote the appropriate storage and 

handling of hazardous materials.  

- Comply and assist tenants to comply 

with the Airports (Environment 

Protection) Regulations 1997, Clause 

3.08. 

- Monitor the presence, storage and 

handling of hazardous materials. 

- Comply and assist tenants to comply 

with relevant occupational health and 

safety legislation.  

Controls to avoid and/or mitigate potential environmental 

impacts from the storage and handling of hazardous 

materials will be adopted through the CEMP and 

ongoing OEMP. The storage and handling of hazardous 

materials will not have significant impacts on the 

environment and local community. 

Climate 

Change 

- Determine its greenhouse gas 

emissions.  

- Promote the efficient use of energy 

within MAC and by Airport tenants.  

- Comply with the Airports (Environment 

Protection) Regulations 1997, Clause 

3.08 (f, g). 

The proposed development incorporates a range of 

ESD initiatives aimed at minimising energy and water 

use as well as waste outputs from the project. These 

measures align with the Approved Environment Strategy 

(2010) in relation to Climate Change.   

In addition, Costco are signatories to the Australian 

Packaging Covenant (APC) and are committed to 

achieving the APC objectives of smarter packaging, less 

waste and a cleaner Australian environment. In 

particular, Costco are focussing on the performance 

goals of design, recycling and product stewardship.  

ESD - Assess its use of energy and 

resources (including water);  

- Efficiently use energy and resources at 

the Airport;  

- Promote energy and resource saving 

strategies; and  

- Comply with the Airports (Environment 

Protection) Regulations 1997, Clause 

3.08 (f, g).  

The ESD initiatives proposed embody the environmental 

requirements of the Approved Master Plan (2010) and 

Approved Environment Strategy (2010).  

MAC has also committed to undertaking long term water 

conservation and re-use measures using the principles 

of WSUD, which addresses issues of water 

consumption, water recycling, waste minimisation and 

environment protection. 
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Consistency with Approved Environment Strategy (2010) 

Criteria 
Objectives of Approved Environment 

Strategy (2010) 
Response 

Flora and 

Fauna 

-  Maintain and enhance the Airport’s 

landscaped areas and where 

practicable, contribute to improving the 

ecological value of such landscaped 

and other open areas.  

 

The works will not have a significant impact on 

ecological values. Site management during construction 

and operations will mitigate potential impacts to the 

surrounding environment in relation to flora and fauna, 

including measures to control the introduction or 

exacerbation of invasive species. 

Heritage The Costco MDP Project will not impact on any known 

Aboriginal and non-Aboriginal heritage values. However, 

contingency measures will be incorporated into the 

CEMP in the event of any heritage items, such as 

artefacts, being uncovered during the construction 

process. 

4.7 State and Local Government 

Planning 

This MDP is required to consider the extent (if any) 
of consistency with planning schemes in force 
under a law of the State in which the Airport is 
located and if the MDP is not consistent with that 
planning scheme, the justification for the 
inconsistencies must be provided.  

A Planning Assessment Report has been prepared 
by AECOM (2014) and is contained at Appendix 
C2. The Planning Assessment Report undertakes 
a detailed analysis of the Costco MDP Project 
against State planning legislation and the local 
planning scheme. Key points from the Planning 
Assessment Report have been summarised 
below.   

4.7.1 A New Planning System 

Over the past 12 months there have been a 
number of significant changes to the planning 
system in Victoria.  The Victorian Government is in 
the process of introducing a suite of new policy 
documents and zones to guide future development 
across the State. Changes to the planning system 
include:  

- A revised metropolitan planning strategy –
Plan Melbourne 

- A review of the State Planning Policy 
Framework (SPPF) and the Local Planning 
Policy Framework (LPPF), which are the 
foundation of every planning scheme in the 
State 

- Land use zoning reforms incorporating 
changes to all commercial, industrial and 
residential zones. 

 

 
Announcing the approval of the reformed planning 
zones, Minister for Planning Hon Matthew Guy 
stated: 

“For Victoria to continue to be a business leader and an 

attractive place to invest we must have the right 

conditions in place to enable greater flexibility and 

growth opportunities for our commercial and business 

centre. 

“If our state is to grow and adapt to changing market 

conditions then we cannot operate a 21st century 

economy with a 20th century planning system. These 

reforms are essential and overdue.” 

The package of reforms to the Victorian planning 
system are still being implemented and those 
relevant to the Costco MDP Project are discussed 
in greater detail below.  

4.7.2 State Planning Provisions and 
Controls 

State Planning Policy Framework 

The State Planning Policy Framework (SPPF) is 
the starting point for a consistency analysis 
because it contains: 

- Strategic policy issues of State-wide 
importance (the LPPF must be consistent with 
these policies) 

- State policy in relation to airports seeks to 
facilitate efficient and functional airport 
development 

- Nine overarching planning policy clauses of 
State importance 

- State government policy directions. 
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The SPPF seeks to ensure that the objectives of 
planning in Victoria are fostered through 
appropriate land use and development planning 
policies and practices which integrate relevant 
environmental, social and economic factors in the 
interests of net community benefit and sustainable 
development.  

Table 8 overleaf provides a summary of the 
proposed development against the SPPF. 

Kingston Planning Scheme 

The Kingston Planning Scheme is the applicable 
planning scheme against which the Costco MDP 
Project must be assessed for consistency.  

Under the Victoria Planning Provisions (the 
standards upon which the all planning schemes in 
Victoria must be based), the proposed uses would 
be defined as a Retail Premises and a Service 
Station, as defined below:  

Retail Premises 

Land used to: 

a) sell goods by retail, or by retail and wholesale; 

b) sell services; or 

c) hire goods. 

Service Station 

Land used to sell motor vehicle fuel from bowsers, and 

lubricants. It may include the: 

a) selling of motor vehicle accessories or parts; 

b) selling of food, drinks and other convenience goods; 

c) hiring of trailers; 

d) servicing or washing of motor vehicles; and 

e) installing of motor vehicle accessories or parts. 

Local Planning Policy Framework 

The Local Planning Policy Framework (LPPF) 
must not operate inconsistently with the SPPF and 
should where possible demonstrate how the 
strategic intent of the State planning policies will 
be achieved and implemented in a local context. 
The LPPF has not changed significantly since the 
release of the Approved Master Plan (2010). It is 
noted that the City of Kingston has recently 
adopted, but not yet implemented the review of its 
LPPF. The review notes that the local planning 
policy in relation to Moorabbin Airport will be 
reviewed. The Approved Master Plan (2010) is not 
specifically referenced within the LPPF. 

Table 9 provides a summary of the proposed 
development against the relevant LPPF.  

 

 

Zones and Overlays 

Zoning    

The project area is Commonwealth land and no 
State planning scheme zones apply. Land abutting 
and surrounding Moorabbin Airport comprises a 
mixture of zoning including Industrial 1, Green 
Wedge and Residential 1.  

Centre Dandenong Road and Boundary Road are 
zoned Road Zone 1 reflective of their importance 
to the local and regional road network.  

The intersectional and road treatment upgrades 
being undertaken as part of a separate, but 
concurrent project will affect both road frontages  
within the Road Zone 1. Under Clause 62.01 of the 
Kingston Planning Scheme, a planning permit is 
not required for the use or development of a road 
and thus a planning permit would not be required. 

Overlays  

The project area is Commonwealth land and no 
planning scheme overlays technically apply to the 
subject site.  

However, the Design and Development Overlay – 
Schedule 4 (Aviation Obstacle Referral Height 
Area No 1) and Airport Environs Overlay of the 
Kingston Planning Scheme are shown to cover the 
project area and its surrounds. The objectives of 
these overlays are to ensure that land use and 
development are generally compatible with the 
operation of Moorabbin Airport in accordance with 
the Approved Master Plan (2010) and the 
protection of safe air navigation for aircraft 
approaching and departing the Airport. 

The Approved Master Plan (2010) defines on site 
planning conditions such as the Australian Noise 
Exposure Forecast (ANEF) using contour maps.  

The development has taken into account the 
height requirements (as part of the Design and 
Development Overlay - Schedule 4) to ensure the 
overall height of the warehouse building is at an 
acceptable level. The proposed development also 
complies with noise abatement policies. The 
proposed development does not impact on the 
operation of Moorabbin Airport. 

4.7.3 Consistency with State and Local 
Planning Provisions and Controls 

There are inherent inconsistencies within the 
Kingston Planning Scheme as it seeks to address 
Moorabbin Airport.  Nevertheless, an assessment 
of the proposal against the relevant State Planning 
Policy is contained in Table 8. 
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To the extent that Moorabbin Airport can be 
consistent with the Kingston Planning Scheme, it 
is. Due to the inherent inconsistencies outlined in 
the planning scheme and as described below, the 
inconsistencies are justified. The proposed 
development provides for the fair, orderly, 

 

 

 

economic and sustainable use and development of 
land, bringing considerable economic and social 
benefit to the locality and surrounding region with 
limited adverse impact and ultimately, a net 
community benefit.  

 

Table 8: Response to the State Planning Policy Framework 

Response to the State Planning Policy Framework 

Policy Response 

Clause 10.04 

Integrated 

Decision Making 

Matters requiring planning approval and consent often raise benefits and potential impacts, and 

the planning authority, be it government, a regulated authority or an appeals body is required to 

make a decision balancing these factors. This clause states: 

“Planning authorities and responsible authorities should endeavour to integrate the range of 

policies relevant to the issues to be determined and balance conflicting objectives in favour of 

net community benefit and sustainable development for the benefit of present and future 

generations.” 

This matter is particularly relevant to the proposed development as the Kingston Planning 

Scheme is inconsistent in how it deals with Moorabbin Airport. The following sections assess 

this proposal against State planning policy, local planning policy and relevant particular 

provisions in this manner. 

Clause 11 

Settlement 

The Costco warehouse is considered to be generally consistent with this clause as the 

development anticipates and responds to the diverse retail needs of existing and future 

communities. The proposed development will support the Airport’s specialised role and function 

as a mixed use employment precinct in the region.  

Importantly, in the context of strategic settlement planning, the proposed development will 

provide an overall net community benefit with limited impact on other wholesale and retail 

activities in the area and broader south-eastern region of Melbourne. 

Clause 11.01 

Activity Centres 

 

As Commonwealth land the Airport is not recognised in this policy. However with the existing 

diversity of land uses, the Airport functions as a strong mixed use employment precinct. It is 

already a major focus of employment and commercial activity within the locality and region 

comprising aviation, office, retail, restricted retail and industrial uses providing for approximately 

3,300 direct jobs. 

Moorabbin Airport has a busy and diverse mix of business, retail and service uses that generate 

a high number of trips. The project area is generally well serviced by public transport routes and 

is located close to the Principal Public Transport Network.  

Clause 11.01-2 Activity centre planning encourages the concentration of major retail and 

commercial developments into activity centres.  

Activity centre policies do not prohibit the establishment of retail activities in locations other than 

activity centres.  

Large format retailing is an emerging form of retailing in the Australian context. Sites for such 

concepts are limited within existing urban areas and are often outside of activity centres due to 

their large site requirements. The land proposed is surplus to Moorabbin Airport’s needs.  

Having been identified for redevelopment in the Approved Airport Master Plan (2010), the site is 

ideally suited to the proposed development and it will deliver a net community benefit. 

Because of the conflicting nature of the objective of this policy and its relationship to the Airport, 

the net community benefit provision of Clause 10.04 applies. 

The Airport currently functions as a strong, mixed use employment precinct, the proposal is an 
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Response to the State Planning Policy Framework 

Policy Response 

extension of this existing function. The proposal will deliver a net community benefit. 

Clause 11.02 

Urban Growth 

The site of the proposed Costco MDP Project is well located, serviced and underutilised urban 

land identified in the Approved Master Plan (2010) as employment related development.  

The redevelopment of this site as proposed would be consistent with this clause. 

Clauses 11.02-2 Planning for growth areas, 11.02-3 Structure planning and 11.02-4 Sequencing 

of growth focus on growth area planning are not considered relevant to the Costco MDP Project. 

Clause 11.04 

Metropolitan 

Melbourne 

The Planning Assessment Report (AECOM, 2014) confirms that the proposed development 

supports the objectives and aspirations for the use and development of Green Wedge and Non-

Urban land. 

As Moorabbin Airport is a Commonwealth site, it is unzoned land. The site was deliberately not 

included in the Urban Growth Boundary (UGB) when it was reviewed in 2003 because the land 

was owned by the Commonwealth Government and was not subject to State and local strategic 

planning controls.  

It is noted that one of the underlying imperatives of the Green Wedge Zone is to protect 

significant transport infrastructure such as airports. This does not detract from the existing urban 

use of surplus land at airports. The proposal is consistent with this clause. 

Moorabbin Airport is urban in its use, development and character, and sits in an urban context. 

Clause 12 

Environmental and 

Landscape Values  

Clause 12 outlines State policy in relation to biodiversity, coastal areas, alpine areas and 

significant environments and landscapes. Due to the highly modified nature of the site, the 

proposal does not have significant environmental and landscape values. This clause therefore 

has limited applicability to the Costco MDP Project. 

Clause 13 

Environmental 

Risks 

This clause outlines State policy in relation to climate change impacts (coastal inundation and 

erosion), floodplains, soil degradation and bushfire. The proposed development will follow 

standard environmental management and risk management practice with the Construction and 

Operational Environment Management Plans providing important environmental safeguards. 

The Costco MDP Project is deemed to be consistent with this clause. 

Clause 14  

Natural Resource 

management 

 

The objectives in this clause relating to agriculture and resource exploration and extraction are 

not considered relevant to the Costco MDP Project due to the highly modified nature of the site. 

The Costco MDP Project is consistent with the objectives relating to water as identified in the 

separate Environmental Summary Report (refer Appendix C7) which addresses environmental 

considerations. 

Clause 15 Built 

Environment and 

Heritage 

The proposed development is consistent with the requirements of Clause 15 in relation to the 

built environment and it’s sustainability by contributing positively to local urban character and 

creating an overall sense of place. The Costco MDP Project is consistent with this policy as it 

will contribute to a general uplift of the area’s underutilised character and enhance its liveability, 

diversity, amenity and safety.  

Clause 16  

Housing 

This clause is not considered relevant to the Costco MDP Project. 

Clause 17 

Economic 

Development 

 

The proposed development complies with the requirements of Clause 17 by providing a net 

community benefit. In particular, it will assist in meeting the community’s needs for local 

employment and improved accessibility to choice and competition in commercial and retail 

services, as well as providing efficient infrastructure use and sustainability of commercial 

facilities.   

The Airport is a mixed use employment precinct providing approximately 3,300 direct jobs and 

6,000 indirect jobs. This is anticipated to grow to 7,500 direct jobs upon full implementation of 
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Response to the State Planning Policy Framework 

Policy Response 

the Approved Master Plan (2010). The Costco MDP Project will deliver a variety of local and 

regional benefits including additional employment, services and competition with minimal impact 

on other land uses. The Economic Impact Assessment and Social Impact Assessment for the 

proposed development address these matters in further detail. 

The proposed Costco warehouse supports the outcomes sought by the relevant objectives of 

the Kingston Planning Scheme. 

Clause 18 

Transport 

Clause 18 seeks to ensure integrated land use and transport planning, and sustainable, 

effective and safe movement networks. The accompanying Traffic Impact Assessment and 

Integrated Transport Plan prepared by GTA Consultants confirm that the proposed development 

appropriately manages its impacts and is readily accommodated on the local and regional 

transportation networks.  

The proposed development is consistent with Clause 18.04 Airports by supporting and 

complementing the general aviation operations undertaken at the site.  There will be no adverse 

effects on the Airport’s operations. Safeguarding aviation functions has been appropriately 

addressed. The proposed development will provide an additional revenue stream that will 

support a program of significant ongoing investment by MAC in airside and non-airside 

infrastructure. 

Clause 19 

Infrastructure 

Clause 19 seeks to ensure that social and physical infrastructure is provided in a way that is 

efficient, equitable, accessible and timely. The Costco MDP Project provides for the efficient and 

effective provision of water supply, sewerage and drainage services. The Costco MDP Project is 

deemed to be consistent with this clause.  
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Local Planning Policy Framework 

Table 9 below provides a summary of the 
proposed development against those LPPF which 
are considered relevant to the Costco MDP 
Project.  

 

 

 

 

Table 9: Consistency with the Local Planning Policy Framework 

Response to Local Planning Policy Framework 

Policy Response 

Clause 21.02 

Municipal Profile 

Within the municipal profile, Moorabbin Airport is clearly recognised as an important contributor 

to local, regional and State economies. The proposed development will elevate the regional 

significance of the City of Kingston. The Municipal Profile notes that land at the Airport which is 

not required for aviation is increasingly being used for a diversity of land uses including retail and 

commercial activities. 

As a proposed land use of regional significance, the Costco MDP Project will increase the profile 

of the area and an awareness of the broader range of facilities and services that the area has to 

offer, stimulating further growth and uplift in the surrounding area. 

Clause 21.03 Land 

use challenges for 

the new 

millennium 

Of relevance to the Costco MDP Project, Council recognises “…that future planning decisions 

prioritise the facilitation of retail reinvestment into Kingston activity centres will be vital in 

successfully achieving metropolitan planning objectives”. 

It also states that “The viability of the aviation activities on the Moorabbin Airport will depend 

upon the long-term protection of its flight paths from inappropriate development.” 

The Costco MDP Project Economic Impact Assessment prepared by Essential Economics, (refer 

Appendix C3), has found that the proposal will have minimal impact on Kingston’s activity 

centres, and will bring positive economic benefits to the Kingston area.  

The Costco MDP Project will not affect flights paths and is consistent with this clause.   

Clause 21.04 

Vision 

The relevant vision for Council’s City strategy and economic development is “To provide 

strategic leadership for the City and to facilitate strategic land use, sustainable economic 

development and job creation within a framework of concern for environmental and social 

implications”. 

The Strategic Framework Plan identifies the Moorabbin Airport site as outside the UGB and the 

need to protect its long term flight paths is highlighted. The proposal will not impact upon the 

long term flight paths of the Moorabbin Airport.  

Clause 21.06 

Retail and 

Commercial Land 

Use 

 

The location of the Moorabbin Airport within the non-urban area immediately creates confusion 

as to what policies can be appropriately applied. Due to the Commonwealth status of the site, 

the Kingston Planning Scheme does not recognise the existing non-aviation related 

developments at Moorabbin Airport (i.e. Kingston Central, the DFO), some of which have been in 

operation prior to privatisation, and as such, the proposal is inconsistent with Council’s current 

local policy.   

Council’s retail and commercial land use planning should recognise existing activity at the Airport 

and its Approved Master Plan (2010). Moorabbin Airport complements locally defined activity 

centres identified by this clause. 

The Costco MDP Project introduces a very different form of retailing that will complement the 

existing retail hierarchy and will bring substantial and direct benefits to the Airport community as 

well as the local and regional catchment in terms of improved services, competition and 

amenities. As evidenced by the accompanying Economic Impact Assessment, the consequential 

impact of the proposed development on existing activity centres in this locality and region are 

well within acceptable short and long term parameters and provide substantial economic benefit. 
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Response to Local Planning Policy Framework 

Policy Response 

As such, the inconsistency with this policy is not considered significant and is justified as the 

proposal on balance delivers a number of significant benefits to the community, civil aviation 

users and other users of the Airport.  

Clause 21.09 

Environment, 

wetlands and 

waterways 

The proposed development is consistent with this clause.   

Clause 21.10 Non 

Urban Areas 

This clause seeks to sustain the operation and economic viability of Moorabbin Airport by 

protecting airport operations and flight paths from intrusive/inappropriate land uses, and 

providing appropriate buffers around airport related activities to minimise their impact on 

surrounding land uses.   

This proposal is consistent with this clause as it provides new economic activity that does not 

hinder operations of the airport and complements surrounding land uses. 

Clause 21.12 

Transport, 

movement and 

access 

The Traffic Impact Assessment and Integrated Transport Plan (GTA Consultants, 2014) confirm 

that the proposed development appropriately manages its impacts and is readily accommodated 

by the off airport local and regional transportation network.  

The proposal is consistent with this clause. 

Clause 22.04 

South East Non 

Urban Area Policy 

The site’s formal status is that it is unzoned land owned by the Commonwealth. Moorabbin 

Airport is part of the urban fabric of the locality notwithstanding its inclusion in the area outside 

the UGB. When one considers the site and its activities as being part of the locality, and not as a 

separate entity, a number of physical and functional relationships exist between the Airport and 

its surrounds.  The Airport is clearly urban in its use, development and character. 

Clause 22.05 

Moorabbin Airport 

Environs 

This clause recognises the significant role played by the Moorabbin Airport in the local and 

regional economy and in the State’s transport infrastructure. The proposed Costco warehouse 

complies with all noise abatement policies outlined in this clause.  

Clause 22.15 

Outdoor 

Advertising 

Signage Policy 

The Costco MDP Project provides for a number of signs consistent with the nature of the 

proposed use and its built form, and is consistent with this local planning policy provision. 
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Planning Scheme Provisions 

An assessment of the proposal against the 
relevant provisions of the Kingston Planning 
Scheme is presented in Table 10 below.  

 

 

 

 

 

 

Table 10: Consistency with the Kingston Planning Scheme Provisions 

Response to Relevant Planning Scheme Provisions 

Policy Response 

Clause 52.05 

Advertising signs 

The proposed signage would require a planning permit under these provisions. They 

comply with relevant standards.   

Clause 52.06  

Car parking  

As per the Transport Impact Assessment (GTA Consultants) it is estimated that the peak 

car parking demand for the Costco warehouse will be 681 car spaces. The proposal 

includes provision for 727 car spaces including 16 disabled car parking spaces. This 

exceeds the anticipated peak demand for car parking for the Costco warehouse and is 

considered to be sufficient to meet the needs of staff and customers accessing the site. 

Whilst no car parking is proposed for the Costco service station, this is considered to be 

acceptable as the Costco service station will operate as a self-service and pay facility, 

with all transactions occurring at the petrol pump. The one staff member will park in in the 

wider Costco warehouse car park as needed.  Further, there are no sales of ancillary 

items associated with conventional service station operations. 

Clause 52.07 

Loading and 

unloading of vehicles 

The Costco MDP Project complies with the specifications and requirements of this 

Clause.  

Clause 52.17 

Native vegetation  

A single indigenous tree was identified within the Costco warehouse footprint, being a 

Grey Box Eucalyptus Microcarpa located in the centre of the subject site. Under Clause 

52.17-6 of the Kingston Planning Scheme, it is exempt from the requirement for a 

planning permit to remove it as the tree was originally planted for aesthetic or amenity 

purposes as part of a former development. 

The Costco MDP Project therefore complies with the requirements of this Clause.  

Clause 52.27 

Licensed Premises  

Practice Note 61 (Department of Planning and Community Development) outlines how a 

proposed licensed premise needs to be assessed in accordance with Clause 52.27 of the 

Kingston Planning Scheme. Practice Note 61 states that a cumulative assessment is 

required where there is a proposal for a new or modified liquor license and the project 

area: 

- Will be licensed and open after 11.00pm 

- Is in an area where there is a cluster of licensed premises. 

Clause 61 defines a cluster as:  

- Three or more licensed premises (including the proposed premises) within a radius 

of 100 metres from the subject land; or  

- 15 or more licensed premises (including the proposed premises) within a radius of 

500 metres from the subject land. 

The proposed Costco warehouse will not operate after 11.00pm, and is not located in a 

cluster as defined above. As such, a cumulative assessment in not required.  
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Response to Relevant Planning Scheme Provisions 

Policy Response 

Clause 52.29 

Land adjacent to a 

Road zone, Category 

1 Road or PAO for a 

Category 1 Road 

The subject site is not located on land adjacent to a Road Zone Category 1 or a Public 

Acquisition Overlay for a Category 1 Road. A separate project which is being undertaken 

at Moorabbin Airport relates to the extension of Chifley Drive. MAC is working with 

VicRoads to progress this project.  

Clause 52.34 

Bicycle facilities 

The total floor space of 13,642m² sets the requirement for 45 staff and 27 customer 

bicycle spaces.  

A total of 32 bicycle spaces are proposed. This is a standard provision for Costco 

warehouses and is reflective of the low bicycle usage due to the typical location of the 

stores and the type of product lines offered (i.e. bulky goods). The bicycle parking spaces 

will be provided in a covered area close to the store entrance for accessibility.  

This clause also requires that five staff shower and change room facilities are provided. It 

is proposed to provide one staff shower and change room. This provision is reflective of 

the anticipated bicycle usage by staff and is consistent with other operational Costco 

stores.   

Clause 52.36 

Integrated Public 

Transport Planning 

The proposal is consistent with this Clause. This is supported by the Integrated Transport 

Plan which has been prepared for the Costco MDP Project (refer Appendix C6). 

Clause 57 

Metropolitan Green 

Wedge 

The Kingston Green Wedge Plan identifies the Centre Dandenong Road and Boundary 

Road intersection as a “gateway” between the urban area to the south of Centre 

Dandenong Road and the non-urban area to the north. Moorabbin Airport is located on 

the south side of Centre Dandenong Road.  

It is understood that Council will pursue implementation of the Green Wedge Plan via an 

amendment to local policy and zoning and overlay provisions in the Kingston Planning 

Scheme and that these proposals do not directly affect the Airport site. While technically 

inconsistent due to its Commonwealth land status, the proposed development will have 

no detrimental impact on the intent and implementation of this clause. 
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5.0 Assessment of Impacts 
 

This section provides an integrated multi-
disciplinary assessment of the potential impacts of 
the Costco MDP Project at Moorabbin Airport.   

Project impacts have been assessed against 
applicable legislation and policy. Identified impacts 
or effects from the Costco MDP Project may be 
either positive or perceived negative.   

Proposed mitigation measures and management 
actions that have been identified to avoid or 
mitigate adverse effects are summarised at the 
conclusion of each sub-section. 

The Specialist Reports clearly demonstrate that 
the Costco MDP Project is complementary to 
Moorabbin Airport’s core aviation activities and will 
have a net positive economic and social impact for 
the local community and broader south-eastern 
region.  Furthermore, the proposed development 
will integrate with local and regional transport 
infrastructure both on Airport and in the 
surrounding area.  The Costco MDP Project will 
also appropriately respect prevailing 
environmental attributes and values.  

5.1.1 Aviation 

This section is based on the Aviation Impact 
Assessment prepared by Kneebush Planning 
(2014) provided at Appendix C1. This Assessment 
includes a Building Induced Wind Shear and 
Turbulence Assessment (2013) prepared by To70 
Aviation (Australia) Pty Ltd. The Aviation Impact 
Assessment used the National Airports 
Safeguarding Framework (NASF) and the Civil 
Aviation Safety Authority (CASA) regulations as 
guidance to assess the potential aviation effects of 
the project.  

The subject site is separated from the airfield 
perimeter fencing by a distance of approximately 
200 metres. Within the intervening area is land 
that forms part of Precinct D and is identified for 
further non-aviation development. The Airport’s 
aviation support areas including the Control Tower 
are located on the opposite side of the airfield to 
the west and they will not be affected by the 
proposed development. 

The proposed development has been designed 
having due regard to the Design Principles for 
New Development contained in the Approved 
Master Plan (2010) for Moorabbin Airport and 
potential impacts on aircraft operations, including 
the building heights and choice of construction 
materials and finishes. 

5.1.2 Runways and Approach / Departure 
Paths and Operations 

Potential Impacts 

The key factor to consider in relation to the 
potential impact of the proposed Costco MDP 
Project on aircraft operations is the location of the 
site relative to the orientation of the runways and 
the associated aircraft approach/departure paths 
(and extended runway centrelines). In the case of 
this development, being located in the north-east 
corner of the Airport, it is not located either under 
or near aircraft approach/departure paths of any of 
the four frequently used runways (Runways 17/35 
or 13/31). The proposed development will not have 
any impacts on flight paths at Moorabbin Airport.  
Furthermore, the Costco MDP Project will have no 
effect on the future operating capacity of the 
Airport. 

Management and Mitigation Measures 

The subject site is not located under the 
approach/departure path (extended runway 
centreline) of Runway 04/22, but it is located near 
to the path that aircraft approaching Runway 22 or 
departing on Runway 04 would use (see Figure 
12). However, this is not considered to be a 
significant issue due to the following: 

- Runway 04/22 is used very rarely (i.e. less 
than 50 movements a year) and only by light 
aircraft due to the length of runway being only 
571 metres and the prevailing winds dictating 
that the other runways are usually much more 
suitable 

- Runway 04/22 has no runway lighting and 
therefore is not used at night 

- The subject site is located approximately 360 
metres from the threshold of Runway 22 

- The proposed Costco warehouse building is 
located approximately 280 metres (at its 
closest point) from the extended centreline of 
Runway 04/22 

- Existing development within Chifley Business 
Park, comprising several large warehouse are 
located between the proposed development 
site and Runway 04/22. 
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5.1.3 OLS and PANS-OPS Surfaces 

Potential Impacts 

The maximum height of the proposed buildings will 
be 26.85 metres AHD, which is lower than the 
height of the existing buildings already located in 
the Chifley Business Park. The height of the 
existing Obstacle Limitation Surface (OLS) above 
the site is 58.0 metres AHD (see Figure 13). 

As a result, there will be a minimum clearance of 
31.15 metres between the height of the proposed 
development and the OLS. The development will 
therefore not have a structural impact on 
Moorabbin Airport’s OLS. 

At this location the PANS-OPS surface is 92.7 
metres AHD. As a result, the proposed 
development will not affect the PANS-OPS. 

Management and Mitigation Measures 

Given the clearance available, it is unlikely that 
temporary obstructions (e.g. constructions cranes) 
will be an issue. Nevertheless, temporary 
obstacles will be managed in accordance with the 
Airport (Protection of Airspace) Regulations 1996, 
and this matter is addressed in the Framework 
CEMP (refer Appendix D). 

5.1.4 Building Generated Windshear and 
Turbulence 

Potential Impacts 

An assessment of the effect that the proposed 
development may have on aircraft operations due 
to building generated windshear and turbulence 
has been undertaken in accordance with the 
National Airports Safeguarding Framework (NASF) 
Guideline B – Managing the Risk of Building 
Generated Windshear and Turbulence at Airports. 

The Costco warehouse only potentially affects 
Runways 31R and 22 as indicated by the 1:35 
rule, however in accordance with the seven knot 
wind shear criterion, the variation in the mean wind 
speed resulting from the proposed building does 
not exceed seven knots. 

Wind data indicates predominance in south 
westerly and northerly winds. This means that 
building generated windshear and turbulence will 
be flowing away from the runways during south-
westerly winds whilst the northerly winds indicates 
that north/south parallel runways 17/35 will be 
used which are too far from the building to be 
affected. The service station including the canopy 
and booth satisfies the 1:35 rule, ruling it too far 
from any of the runway thresholds to pose a risk. 

 

 

 

 

 

The proposed Costco warehouse buildings have 
thus satisfied the rules detailed in the National 
Airports Safeguarding Framework – Guideline B. 

Management and Mitigation Measures 

The assessment concludes that the proposed 
Costco MDP Project on the subject site of does 
not pose a risk in terms of building generated 
windshear and turbulence towards the flight 
operations at the Airport. 

5.1.5 Navigation Aids and Control Tower 

Potential Impacts 

The proposed development will not obstruct 
navigational aids and the control tower.  

Management and Mitigation Measures 

The Airport’s Non-Directional Beacon is located on 
the opposite side of the airfield approximately 1.4 
kilometres to the west of the subject site and will 
not be affected by the proposed development.  

The control tower is also located on the opposite 
side of the airfield to the west of the subject site 
(approximately one kilometre away) and the line of 
sight between the tower and the airfield will not be 
affected by the proposal. 

5.1.6 External Lighting 

Potential Impacts 

The National Airports Safeguarding Framework 
(NASF) Guideline E provides guidance to address 
the risk of distractions to pilots of aircraft from 
lighting and light fixtures near airports.  

Management and Mitigation Measures 

The likelihood of external lighting on the subject 
site causing an impact on aircraft operations is 
considered to be negligible due to the location of 
the site relative to the main runways.  

All external lighting on the subject site will not emit 
upward waste light (0cd above the horizontal) in 
accordance with the Manual of Standards Part 139 
Section 9.21.4.3 and NASF Guideline E. 

The roof of the proposed Costco warehouse 
building incorporates numerous skylights, which 
will be translucent. 
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Figure 12: Runway Centrelines 
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Note: The maximum height of the Costco warehouse is 26.85 AHD 

  

Figure 13: Obstacle Limitation Surface 
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An assessment has been carried out (by WSP Pty 
Ltd) on the impact of the internal store lighting 
escaping through the roof mounted skylights at 
night. The luminous intensities measured at 3º for 
each skylight within the sample range varies 
between 0.6cd and 4.1cd. These values are well 
within the range permitted by the Manual of 
Standards Part 139 Section 9.21 and NASF 
Guideline E (for Light Control Zone B). 

5.1.7 Reflected Sunlight 

Potential Impacts 

Clause 20 of NASF Guideline E states: 

“The potential for glare caused by reflected 
sunlight from structures such as buildings has 
been raised in some quarters as a potential source 
of distraction to pilots. However, CASA has 
advised that glare from buildings tend to be 
momentary and therefore unlikely to be a source 
of risk. The potential for risk from building glare is 
further attenuated by the use of sunglasses which 
pilots normally wear in bright daylight.” 

Management and Mitigation Measures 

Reflected sunlight is not considered to be a major 
concern due to the location of the proposed 
development in relation to the airfield and control 
tower, as previously discussed. The proposed roof 
materials for the Costco warehouse will be 
consistent with materials used on other buildings 
in the area. 

5.1.8 Landscaping and Bird Hazards 

Potential Impacts 

According to NASF Guideline C – Managing the 
risk of wildlife strikes in the vicinity of airports, the 
Wildlife Attraction Risk of a “Shopping Centre” and 
a “Warehouse (Food Storage)” is “Low”. The 
Wildlife Attraction Risk of a “Warehouse (Non-
Food Storage)”, “Car Park” and “Petrol Station” is 
“Very Low”. As a result, the proposed development 
will not create a wildlife attraction risk for 
Moorabbin Airport. Nevertheless, the project 
includes a number of measures to help further 
reduce the risk of wildlife attraction. 

Management and Mitigation Measures 

Non-bird attracting plant species have been 
selected for the proposed landscaping of the car 
park area. Species have been selected in 
accordance with Landscape Guidelines developed 
by Melbourne Airport. There are no standing water 
bodies proposed which further avoids attracting 
birds. 

 

 

 

The underside of all exposed awnings will be 
provided with bird netting to prevent birds from 
settling on any exposed steelwork and roof areas 
will have no undercover ledges, projections that 
may harbour birds. Further, measures will be put in 
place to ensure that waste disposal areas and bins 
do not attract birds. These measures will help 
minimise contributions to potential bird strike at the 
Airport. 

5.1.9 Air Emissions 

Potential Impacts 

Under the Airports Act 1996 exhaust plumes from 
stacks or vents with an upward vertical velocity in 
excess of 4.3 metres per second at the point of 
emission, and which are capable of affecting 
aircraft operating in prescribed airspace can 
constitute a “controlled activity”. Plumes exceeding 
this velocity also require assessment by CASA 
under the Civil Aviation Safety Regulations 1998. 

The proposed development will have rooftop 
mechanical services which will generate vertical 
plume velocities exceeding 4.3 metres per second. 
A Plume Rise Assessment Report has been 
prepared by AECOM (included within the Aviation 
Impact Report at Appendix C1). The report has 
been referred to CASA which has confirmed that 
the plumes will not cause a potential hazard to 
aircraft operations.  

During construction, the emission of dust will be 
controlled through appropriate construction 
management techniques. This will be included as 
a requirement to be addressed in the CEMP. 

5.1.10 Aircraft Noise 

Potential Impacts 

The National Airports Safeguarding Framework 
(NASF) Guideline A provides guidance to 
managing impacts of aircraft noise. 

Management and Mitigation Measures 

An Environmental Noise Assessment has been 
undertaken by AECOM. The proposed 
development complies with Australian Standard 
AS2021: 2000 – Acoustics – Aircraft Noise 
Intrusion – Building Siting and Construction. 

For the purpose of undertaking an assessment in 
accordance with AS 2021, the subject site is 
considered a ‘Commercial Building’. Pursuant to 
the airport’s current endorsed Australian Noise 
Exposure Forecast (ANEF), the subject site is 
located outside the 25 ANEF contour. According to 
AS2021, a “Commercial Building” is acceptable 
outside the 25 ANEF contour, and there is no  
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requirement for the building construction to provide 
protection from aircraft noise. 

Potential impacts for non-aviation noise from the 
proposed Costco MDP Project are discussed in 
Section 5.4.2 below.  

 

 

5.1.11 National Airports Safeguarding 
Framework 

Given the above assessment, it is considered that 
the proposed development satisfies the NASF 
guidelines as outlined in Table 11 below. 

Table 11: Summary of Compliance with NASF Guidelines 

Summary of Compliance with NASF Guidelines 

NASF Guideline Comment / Response 

Guideline A: Measures for Managing Impacts of Aircraft 

Noise 

The subject site is located outside the 25 ANEF contour 

and the proposed development complies with AS2021. 

Guideline B: Managing the Risk of Building Generated 

Windshear and Turbulence at Airports 

As demonstrated by To70 Aviation (Australia) Pty Ltd.’s 

assessment, none of the buildings pose a windshear or 

building induced turbulence risk. 

Guideline C: Managing the Risk of Wildlife Strikes in the 

Vicinity of Airports 

Non-bird attracting plant species are to be used. According 

to this guideline a “Shopping Centre” has a low “Wildlife 

Attraction Risk”. 

Guideline D: Managing the Risk of Wind Turbine Farms 

as Physical Obstacles to Air Navigation 

Not applicable to this proposal. 

Guideline E: Managing the Risk of Distractions to Pilots 

from Lighting in the Vicinity of Airports 

All external lighting for the proposed development will be 

designed and baffled to comply with the relevant standards. 

Guideline F: Managing the Risk of Intrusions into the 

Protected Airspace of Airports 

The proposed development will not impact on the Airport’s 

OLS or PANS-OPS surfaces. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

5.2  Economic 

This section addresses the potential impacts on 
both the local and regional economies from the 
proposed Costco MDP Project. This section is 
based on the findings of the Economic Impact 
Assessment prepared by Essential Economics Pty 
Ltd (2014) and contained at Appendix C3.  

The Economic Impact Assessment presents a 
market analysis of the potential for the 
development of a higher-order retail centre on the 
proposed site.  An assessment of the development 
on the existing hierarchy of centres (including local 
and regional centres) is also provided, together 
with an analysis of net community benefit. 

5.2.1 Trade Area Impacts 

Trade areas are defined with reference to a 
number of factors that typically influence the likely 
trading extent of any retail development. Figure 14 
illustrates the trade area (both in terms of its 
primary and secondary trade areas) and the 
location of the proposed development relative to 
surrounding centres and other supermarket 
locations.

Summary – Aviation 

The proposed development will not have any significant 

impacts on Moorabbin Airport’s flight paths, airspace or 

aircraft operations. The separation of the subject site 

from the airfield and the sensitive design of the 

proposed development make the project satisfactory 

and appropriate from an aviation impact point of view 

having regard to: 

- Runways and Approach/Departure Paths 

- OLS and PANS-OPS surfaces 

- Building generated windshear and turbulence 

- Navigation aids and control tower 

- External lighting 

- Reflected sunlight 

- Landscaping and bird hazards 

- Air emissions 

- Aircraft noise 

- National Airports Safeguarding Framework. 

The development will meet the future needs of civil 

aviation users and other users of Moorabbin Airport. 
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The economic analysis shows that the proposed 
development will have a relatively low impact on 
the performance of retail centres in the Main Trade 
Area (MTA). This reflects the broad trading 
patterns associated with the Costco model and the 
ability of the warehouse to benefit from visitation 
generated by other on-site uses including the 
existing DFO outlet centre. The population of the 
MTA is estimated at 1,145,660 persons in 2013 
and with a population of 1,311,070 persons 
forecast by 2026. This represents a total increase 
of approximately 165,000 residents at an average 
growth rate of 12,700 persons per annum. A 
Costco warehouse requires a catchment of 
approximately 700,000 persons, whereas a full line 
supermarket requires approximately 8,000 
persons.  

In terms of centre specific trading impacts, a total 
of 26 centres were analysed in the Economic 
Impact Assessment by Essential Economics 
(contained at Appendix C3). The 26 centres which 
were analysed are displayed in Figure 15 and 
were selected with the assistance of a phone 
survey undertaken in October 2013 that identified 
shopping patterns of MTA residents. The overall 
average trading impact on the 26 selected centres 
associated with the proposal is forecast at -0.7 per 
cent. These impacts are considered to be well 
within the bounds of a normal competitive retail 
environment where trading impacts of between 10 
-15 percent are generally accepted as the level of 
impact where careful assessment is required.  

Among the centres located closest to the proposed 
Costco warehouse at Moorabbin Airport, trading 
impacts are expected to range from -1.5 percent at 
Bentleigh, -0.6 percent at the DFO Moorabbin / 
Kingston Central and -2.0 percent at Dingley 
Village. 

Costco differentiates itself from traditional retailers 
by following a membership-based model, with an 
emphasis on a limited range of merchandise for 
which bulk purchases are the primary option. 
Costco typically has about 4,500 individual 
products (stock-keeping units, or SKUs) on its floor 
at any one time, and this is much less than the 
30,000 or more SKUs typically on the shelves at a 
full-line supermarket, or around 40,000 SKUs on 
offer in a large discount department store such as 
Kmart, Big W or Target. Costco is not used by 
consumers as a replacement for the local store or 
the nearby supermarket. On average Costco 
members visit a warehouse eight times per year. 

 

 

 

 

Costco, with a membership model and emphasis 
on bulk purchases, does not undermine the role of 
Dingley Village and other neighbourhood-level 
retail centres, in providing the basic goods and 
services that local residents need to satisfy their 
weekly shopping requirements.  

The results of the retail trading impact analysis 
indicate that the introduction of Costco at 
Moorabbin Airport will not generate any significant 
disruption in the operation of the retail hierarchy 
serving the region.  

5.2.2 Employment Impacts 

The existing employment base at Moorabbin 
Airport comprises approximately 3,300 jobs. In 
addition to the direct Airport based employment, 
an estimated additional 17,200 jobs are located in 
the adjacent industrial and commercial areas of 
Braeside, Dingley and the light industrial precinct 
adjacent to Grange Road. Moorabbin Airport is 
also used by approximately 800 students at flying 
schools located on airport land.  

The proposed Costco MDP Project is expected to 
create approximately 80 direct jobs during the 
construction phase of the project, with 
approximately 130 indirect jobs created in the 
wider economy during construction. An estimated 
375 direct on-site jobs are expected to be created 
on an on-going basis, with an additional 225 
indirect ongoing full-time equivalent jobs created 
throughout the wider economy as a result of the 
employment multiplier. This represents a total of 
approximately 810 direct and indirect jobs.  

The forecast growth in the resident labour force 
within the MTA highlights the importance of the 
Airport as a major location for employment growth 
and investment to meet future employment needs 
of the community.  

A high proportion of the employees are expected 
to live in the City of Kingston and south-eastern 
Melbourne.  

5.2.3 Community Benefits 

The Moorabbin Airport is already established as a 
focus of office, retail, restricted retail and industrial 
uses together with existing aviation function – in 
effect a mixed use precinct within the City of 
Kingston.  The further development of the landside 
area will add to that range of activity over time. 

The proposed development is expected to 
generate a wide range of community benefits 
associated with the provision of retail and business 
supplies, competition, price savings, employment 
growth and investment.   
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Figure 14: Main Trade Area 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Source: Essential Economics (2013) 
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Figure 15: Trade Area and Competitive Centres  
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A total of approximately 375 employees are 
expected to work at Costco Moorabbin, including 
both young people and people seeking to re-enter 
the workforce. Developing a stronger employment 
base in south-east Melbourne is a key strategic 
policy direction for the State Government.  

The attitudinal survey undertaken for the Costco 
MDP Project returned a result that within the part 
of the Primary Trade Area covered by the City of 
Kingston, the need for part-time jobs was identified 
as important by 44 percent of respondents. The 
need for part-time and casual jobs was identified 
by over 50 percent of respondents aged between 
36 and 55, one-third of all female respondents, 
and almost 40 percent of younger respondents 
aged between 18 and 35 years. Part-time and 
casual jobs would be the majority of the new 
operational jobs to be provided. 

The proposed Costco warehouse will contribute to 
supporting the implementation of the Approved 
Master Plan (2010) that advocates retail and 
commercial activities in Precinct D, including 
enhancing the specialised aviation activities of the 
airport by providing wholesale products to aviation 
users. Furthermore, the proposed Costco is 
consistent with the growing role of Moorabbin 
Airport as a regional hub for a wide range of non-
aviation activities including retail.  

Moorabbin Airport has the potential to make a 
significant contribution to promoting the economic 
sustainability and self-sufficiency of south-eastern 
Melbourne. Approximately 39% of employed 
residents of south-east Melbourne are employed 
outside the region. A Costco warehouse at 
Moorabbin Airport will allow resident job seekers in 
Kingston and the wider region to work closer to 
home, rather than travel long distances to 
employment locations outside the region, including 
locations outside metropolitan Melbourne. 

5.2.4 Economic Benefits 

Other economic benefits associated with the 
Costco MDP Project include: 

- A construction investment of $35 million 
leading to the creation of 810 direct and 
indirect jobs during construction and ongoing.  

- An ability to achieve greater employment self-
sufficiency in the MTA through local 
employment generation, and to provide 
important opportunities for young people to 
enter the workforce through the important role 
of the retail sector as an employment 
“gateway", as well as the opportunities, 
including for people re-entering the workforce.  

 

 

- Enhanced shopping and service facilities for 
local residents, workers and visitors 

- Providing a new retail format to south-east 
Melbourne 

- Creation of an additional revenue stream for 
Moorabbin Airport which will help support the 
ongoing operation of general aviation 
activities and contribute to the maintenance 
and future investment in Airport infrastructure. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

5.3 Transport 

This section identifies potential impacts and effects 
from the Costco Project on traffic flows and 
transport conditions at and surrounding the Airport. 
An assessment of the traffic and transport 
conditions and the associated potential impacts 
from the Costco MDP Project is guided by the 
development of an Integrated Transport Plan. The 
Integrated Transport Plan (ITP) (GTA Consultants, 
2014) addresses all transport network users and 
modes of transport for the proposed development.  

Summary – Economic Outcomes 

The Economic Impact Assessment for the Costco 

MDP Project has identified the following key 

conclusions: 

- The proposed development will provide 

residents across south-east Melbourne with 

direct access to an emerging and unique 

warehouse retail format in Australia.  

- The subject site is one of the few available large 

sites of a size, configuration and location that 

can accommodate the significant land 

requirements of a large format retail store. 

- Although Costco also serves in a retail market, 

the core emphasis is on bulk buying. Costco is 

not used by consumers as a replacement for the 

local store or nearby supermarket.   

- Economic impacts are expected to be minimal. 

The overall impact on the 26 selected centres 

associated with the proposal is just 0.7% impact. 

- The proposed development is consistent with 

the Approved Master Plan (2010), which 

envisages retail development for the subject 

site. 

- The development will create a wide range of 

benefits including employment and an additional 

revenue stream for Moorabbin Airport, which 

contributes to infrastructure for a diverse and 

viable airport. 
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A Traffic Impact Assessment (TIA) (GTA 
Consultants, 2014) has also been prepared for the 
Costco MDP Project.  

The ITP and the TIA are contained at Appendix C6 
of this report.  

The potential for impacts with regard to transport 
and traffic by the Costco MDP Project has been 
derived from the details contained in these 
assessment reports. 

5.3.1 Road Network 

Moorabbin Airport is conveniently located near 
major transport routes and public transport 
services. There are three arterial roads (VicRoads 
controlled) surrounding the Airport site, being 
Centre Dandenong Road (28,000 daily 
movements), Boundary Road (34,000 daily 
movements) and Lower Dandenong Road (24,400 
daily movements). 

A detailed description of the existing transport 
network, including the public transport network and 
pedestrian and cycle networks, are provided at 
Section 3.3. 

Potential Impacts  

The TIA and ITP assessed the likely traffic impacts 
of the proposed development in detail.  

The Costco warehouse is expected to generate 
525 vehicle movements during the weekday PM 
peak hour and 946 vehicle movements during the 
Saturday midday peak hour.  

Given the existing capacity on the surrounding 
major roads, the peak vehicle movements can be 
readily absorbed.  

The traffic flow assessments within the TIA found 
the following: 

- Road infrastructure improvements are 
proposed at the Boundary Road / Centre 
Dandenong Road signalised intersection that 
will mitigate the impact of the Costco 
warehouse traffic at this location.  

- The Boundary Road/Centre Dandenong Road 
signalised intersection has been modelled 
with proposed intersection improvements to 
ensure that its post development level of 
service is comparable (if not improved) to its 
performance under existing conditions. 

- The signalised intersection at Boundary Road 
/ Lower Dandenong Road and the signalised 
intersection at Boundary Road / Chifley Drive 
are expected to operate satisfactorily post- 

 

 

 

development of the Costco warehouse and 
service station, with acceptable queues on all 
approaches. The assessment indicates that 
there will be no ‘over-queuing’ of turn lanes. 

- The Centre Dandenong Road/Federation 
Way intersection is expected to operate 
satisfactorily post-development, with 
acceptable queues and delays on all 
approaches. The assessment indicates that 
there will be no ‘over-queuing’ of turn lanes. 

- The Chifley Drive/Federation Way roundabout 
is expected to operate satisfactorily post-
development, with acceptable queues and 
delays on all approaches. 

- The proposed Boundary Road / Chifley Drive 
Extension signalised intersection will operate 
satisfactorily under year 2023 post- 
development conditions with acceptable 
queues and delays on all approaches. The 
upgraded intersection and Chifley Drive 
extension will be completed prior to the 
operation of the Costco warehouse and 
service station commencing. It is envisaged 
that intersectional works will commence late 
2014-2015. 

- The Chifley Drive Extension/Costco 
Warehouse access intersections are 
expected to operate satisfactorily to VicRoads 
post-development requirements, with 
acceptable queues and delays on all 
approaches. 

- The Chifley Drive Extension/Costco service 
station intersections are expected to operate 
satisfactorily VicRoads post-development 
requirements, with acceptable queues and 
delays on all approaches. 

The traffic impact analysis for the Costco MDP 
Project concludes that the existing on and off-
airport road network will be capable of 
accommodating the anticipated peak hour traffic 
volumes from the proposed Costco warehouse 
and service station.  

The Costco MDP Project is not anticipated to have 
a measurable impact on the travel times for buses 
along Boundary Road and Centre Dandenong 
Road. 

Management and Mitigation Measures 

The Costco MDP Project includes design features 
and elements that demonstrate a proactive 
response to sustainable and active transport 
integration. Although the Costco warehouse and 
service station are likely to be predominantly  
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accessed by private motor vehicle, the 
development provides:  

- A good level of connectivity and facilities for 
sustainable and active transport users 
immediately post development  

- A sound basis for longer term improvements 
to the surrounding public and active transport 
networks, to enable the development to 
capitalise on future mode shifts. 

A Working Group (post occupancy) is 
recommended to be established to implement 
identified ITP actions. The Costco warehouse is 
well placed to grow the mode share of sustainable 
and active travel modes in the future. Based on 
the key actions identified in the ITP, the Costco 
MDP Project will undertake the following measures 
to mitigate potential impacts:  

- Provide visitor bicycle parking near building 
entrances  

- Provide staff bicycle parking, shower and 
change facilities  

- Undertake monitoring, review and adaptive 
measures as required (post occupancy). 

It is noted that as part of the Chifley Drive 
extension new footpaths will be constructed to 
connect to the existing pedestrian network which 
provides direct access to existing public transport 
facilities, and will also be equipped with bicycle 
lanes. Construction works will be subject to a 
Traffic Management Plan that will be required as 
part of the CEMP. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

5.4 Environmental 

5.4.1 Air Quality 

This section examines the potential impacts 
arising from air emissions associated with 
construction and operation of the Costco 
warehouse. An assessment has been undertaken 
by AECOM and is contained in the Environment 
Summary Report, provided in Appendix C7. 

Existing Conditions 

As vacant land, there are no significant existing 
sources of air emissions on the subject site. 
Sources of air emissions near the site include the 
aviation activities conducted on Moorabbin Airport, 
road traffic and industry located north of the 
subject site. The nearest off airport sensitive 
receptors to the subject site are the warehouses 
and businesses located east of Boundary Road 
and residential properties located more than 200 
metres north and east of the site. 

Potential Impacts 

The proposed development comprising a 
warehouse and car parking will not be a significant 
source of air emissions during operation and will 
not generate unacceptable levels of air pollution.  

The potential impacts of construction on air quality 
include:  

- Dust from land disturbance such as 
excavation works, use of on-site unsealed 
roads and material stockpiles.  

- Exhaust gases from construction vehicles and 
machinery.  

- Use of solvents and other chemicals for 
painting, cleaning and degreasing.  

Operation of the service station has the potential 
to generate fugitive emissions and odours causing 
annoyance to users and passers-by. 

Management and Mitigation Measures 

Construction Phase 

Management and mitigation measures to be 
outlined in the CEMP will include: 
  
- Implementation of a Dust Prevention Strategy 

incorporating measures such as minimising 
areas of exposed earth, keeping vehicles to 
defined roads, constructing wind fences, 
managing stockpiles and watering areas of 
exposed earth.  

- Flexible work scheduling during windy 
conditions.  

Summary – Traffic  

There is an excellent network for all modes of 

transport connecting to the site and the proposal is 

well placed to grow the mode share of sustainable 

and active travel modes in the future.  

The works proposed at the Boundary Road/Centre 

Dandenong Road signalised intersection as part of 

the Chifley Drive Extension Project, will be capable 

of satisfactorily accommodating the estimated peak 

hour traffic volumes from the proposed development.  

The proposed development implements design 

features and elements that demonstrate a proactive 

response to sustainable and active transport 

integration. The ITP addresses and implements 

integrated transport requirements for the design, 

construction and operational phases of the Costco 

MDP Project. It provides a tool for ongoing 

benchmarking, review and future adaptive measures 

(if required). The needs of pedestrians and cyclists 

are planned for and encouraged by the Costco MDP 

Project.  
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- Seeding and/or spreading of soil stockpiles to 
prevent dust.  

- Ensuring that vehicles and machinery are 
fitted with appropriate emission control 
equipment and are serviced to the 
manufacturers’ specifications. 

- Monitoring plant and machinery exhausts for 
visual emissions.  

- Monitoring facilities and work practices to 
ensure fugitive emissions and/or dust is 
minimised.  

- Appropriate storage and handling of 
chemicals to minimise the potential for fugitive 
and/or process emissions.  

- Minimising chemical use and replacing those 
with greater fugitive and process air 
emissions with chemicals that have a lower 
potential for environmental impact.  

- Avoiding the use of ozone-depleting 
substances in any equipment or facilities.  

Operational Phase  

- Designing and operating fuel storage and 
dispensing facilities to minimise fugitive 
emissions and odours.  

- Avoiding the use of ozone-depleting 
substances in any equipment or facilities.  

 

 

 

 

 

 

 

 

 

 

 

5.4.2 Noise 

This section examines the potential noise impacts 
associated with the proposed development’s 
mechanical services equipment and truck 
movements, and the potential for noise impacts 
from aviation onto the Costco buildings. 

Impacts related to aircraft noise have been 
addressed in Section 5.1 of this MDP.  

 

 

Existing Conditions 

The acoustic environment at the subject site is 
dominated by road traffic noise on Centre 
Dandenong Road and Boundary Road, as well as 
aircraft noise from Moorabbin Airport. The nearest 
noise sensitive areas are the residential areas to 
the east and north of the site.   

Background noise levels at the nearest noise 
sensitive areas ranged from 61 dB(A) during the 
day, to 58 dB(A) in the evening and 47 dB(A) at 
night. 

Potential Impacts 

The proposed development will not affect the 
ANEF or other noise exposure levels at Moorabbin 
Airport.  Any relevant noise impacts, and the plans 
for mitigation, are set out in this section. 

Other than set out in the mitigation measures 
described, no additional plans for the management 
of aircraft noise intrusion have been developed, as 
the proposed development will not result in any 
area being forecast as being subject to exposure 
above the significant ANEF levels. 

Noise Emissions from Construction 

Noise from construction activities has the potential 
to give rise to annoyance to occupants of the 
commercial and residential buildings located to the 
north and east of the subject site, which may 
potentially give rise to noise complaints. 

Noise Emissions from Operations 

The main noise sources from the Costco MDP 
Project during operations at the development site 
are:  

- Mechanical services including condenser 
units and exhaust fans which may operate 
continuously at any time of the day.  

- Truck movements during stock deliveries, and 
collections of waste and other services.  

Applying the procedures prescribed by State 
Environment Protection Policy (Control of Noise 
from Commerce, Industry, and Trade) No. N-1, 
1989 (SEPP N-1), existing background noise 
levels were measured, and zoning noise levels 
using the relevant planning scheme were 
calculated for the most-affected receivers (as 
determined by acoustic modelling).  

From the background and zoning noise level 
indicators, noise limits were determined for the 
respective day, evening, and night periods, in 
accordance with SEPP N-1. The resultant noise 
limits are presented in Table 12. 

Summary – Air Quality  

The potential air quality impacts are typical of the 

construction phase of commercial developments and 

to the operation of service station facilities.  

Controls to avoid and/or mitigate these impacts, 

routinely applied during construction projects and in 

operation of service station facilities are proposed for 

the Costco MDP Project through the CEMP and 

ongoing operational EMP. In summary, the Costco 

MDP Project will not have a significant impact on the 

environment and local community with respect to air 

quality. 
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The total effective noise level due to environmental 
noise emissions from mechanical services and 
truck movements at the Costco warehouse was 
modelled to be 35 dB(A). This complies with the 
most restrictive noise limit determined in 
accordance with SEPP N-1 being the Night period 
Noise Limit of 50 dB(A).  

The noise modelling results also indicate that 
mechanical plant and alarms will also conform to 
Schedule 4 of the Airport Regulations. 

Table 12: Noise Limits at the nearest noise 
sensitive area  

Noise limits at the Nearest Noise Sensitive Areas 

Period Noise Limit 

Day 7am to 6pm Weekdays 

7am to 1pm Saturdays 

67 

Evening 6pm to 10pm Weekdays 

1pm to 10pm Saturdays 

7am to 10pm Sundays 

and Public Holidays 

61 

Night 10pm to 7am All days 50 

Management and Mitigation Measures 

Construction Phase 

A Noise Management Plan shall be included within 
the CEMP. Specific measures to manage and 
eliminate or mitigate potential noise impacts 
should as a minimum include: 

- Informing potential noise-affected neighbours 
about the stages of construction and noise 
reduction measures 

- Early and ongoing notification for periods of 
particularly noisy works (i.e. piling) 

- Appointing a principal contact for community 
queries 

- Providing 24-hour contact details through 
letters and site signage. Record complaints 
and follow a response procedure suitable to 
the scale of the works 

- Conducting work at or near a residential area 
or noise sensitive location, should use the 
lowest noise-emitting work practices and 
equipment that meet the requirements of the 
job 

- Schedule noisier activities during weekday 
daytime working hours where practicable 

 

 

 

 

Having all mechanical plant silenced by best 
practical means using current technology.  
Noise suppression devices should be 
maintained to the manufacturer's 
specifications and internal combustion 
engines are to be fitted with a suitable muffler 
in good repair 

- Positioning site buildings, access roads and 
plant such that minimal disturbance occurs to 
the locality 

- All vehicular movements to and from the site 
shall only be made during the scheduled 
working hours unless approval has been 
granted 

- Special assessment of vibration risks may be 
needed, such as for pile driving or works 
structurally connected to sensitive properties.  

Operational Phase 

The assessment of the mechanical services 
design showed that the noise emission from 
external plant associated with the Costco 
warehouse and truck deliveries will be compliant 
with the environmental noise limits applicable at 
the nearest residential location. The assessment 
showed that the building site is classified as 
‘acceptable’, and therefore there no further 
acoustic treatment will be required. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Summary – Noise 

Noise emissions from the construction of the Costco 

warehouse will be managed through a number of 

control measures to be included within the CEMP.  

Projected noise emissions from the operations of the 

Costco warehouse comply with the relevant noise 

criteria applied for commercial/retail activity.  

Based on the design of the Costco MDP Project the 

noise emissions from external plant associated with 

the development and truck deliveries will be 

compliant with the environmental noise limits 

applicable at the nearest residential locations for the 

most sensitive night period, based on the criteria of 

SEPP N-1 and the guidance prescribed in Schedule 4 

of the Regulations.  

It is concluded that the Costco MDP Project will not 

cause significant impact to the environment and local 

community in respect to noise. Management 

measures and operations planned for the Costco 

MDP Project are consistent with MAC’s objectives in 

relation to noise emissions from Moorabbin Airport as 

outlined in the Moorabbin Airport Approved 

Environment Strategy (2010). 
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5.4.3 Surface Water 

This section identifies the potential for stormwater 
impacts from the Costco MDP Project and outlines 
the various mitigation measures proposed. 

The stormwater flow characteristics at the subject 
site are anticipated to vary significantly from the 
existing conditions due to the increased hardstand 
areas. This will consequently require an 
appropriate design and management approach to 
ensure that the existing stormwater infrastructure 
will meet future needs.  

Existing Conditions 

Stormwater flow across Moorabbin Airport occurs 
through two Melbourne Water drainage systems 
that run through the Airport, namely the Moorabbin 
Drain (previously the Sibthorpe Drain) and MSD. 
Stormwater discharges into these drains at the 
southern boundary of the Airport.  

At the time MAC purchased the Airport lease, 
these drains did not have sufficient capacity to 
accommodate for 1:20 year stormwater flows, 
resulting in uncontrolled surface water run-off from 
large airside areas and the former golf course.  

Plans have now been developed with Melbourne 
Water to improve the drainage infrastructure by 
upgrading these networks on Airport. In 
accordance with the Approved Master Plan (2010), 
the MSD drain is currently being realigned to the 
eastern edge of the proposed lot and the existing 
channel is to be backfilled. These drainage 
networks drain into Mordialloc Creek and 
eventually into Port Phillip Bay, which is 
approximately four kilometres from the Airport.  

Potential Impacts 

Construction Phase  
There is the potential for impact to stormwater and 
surface water resources (including nearby 
downstream waterways) during the construction 
phase via the following processes:  

- Turbid stormwater run-off from the erosion of 
disturbed areas as a result of earthmoving 
and construction works can impact nearby 
waterways 

- Site dewatering activities resulting in turbid 
water entering waterways 

- Leaching of contamination into stormwater / 
surface water from the failure of chemical and 
waste storage areas and the spill of 
hazardous materials.  

 
 

 

 

Operational Phase  

The potential impacts on stormwater / surface 
water during the operational phase can include:  

- Contamination of surface water / stormwater 
from the failure of fuel and associated 
material storage areas and / or spillage of 
fuels at the proposed petrol station.  

- Contamination of surface water/stormwater 
from the failure of chemical and waste 
storage areas and the spill of hazardous 
materials.  

- Increased run-off as a result of an increase in 
impermeable surfaces, causing erosion and 
sedimentation of nearby waterways.  

Management and Mitigation Measures 

Specific design controls and management plans 
will be implemented for surface water during 
construction and operations of the Costco MDP 
Project. In general, impacts on surface water 
quality will be mitigated and managed through a 
number of measures, including but not limited to:  

- Chemical storages incorporating adequate 
controls (e.g. bunding and spill kits) to 
minimise the potential for stormwater (and / or 
groundwater) pollution (construction and 
operation), and regularly check condition of 
bunding.  

- Method for capturing run-off and treating 
stormwater prior to discharge from site 
incorporated into design of the service station, 
to achieve compliance with Airports 
(Environment Protection) Regulations and the 
SEPP (Waters of Victoria)  

- The drainage for the fuel dispensing area will 
be separate from the other stormwater 
drainage systems. Runoff from the fuel 
dispensing area shall be routed to an oil/water 
separator prior to discharge. Emergency shut-
off valves will be installed immediately 
downstream of the oil/water separator.  

- Development of a spill management plan and 
emergency response for larger spills and 
provide training for all staff in the 
implementation of the plan.  

- Implementing work practices that prevent 
stormwater pollution (construction and 
operation).  

- Installing erosion and sediment control 
measures before and during construction.  
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- Ensuring dewatering activities do not result in 
releasing turbid waters (construction).  

- Ensuring wastewater is directed to the sewer 
system through trade waste agreements or 
disposed offsite in accordance with Victorian 
EPA requirements such as the Environment 
Protection (Prescribed Waste). Regulations 
(construction and operation).  

- Incorporating WSUD principles for 
construction and operation, in accordance 
with WSUD Engineering Procedures: 
Stormwater (CSIRO).  

- Installation of tertiary treatment devices (i.e. 
Humes Jellyfish JF3000-19-4) to reduce 
nutrient loadings to acceptable levels prior to 
off-site discharge.  

- Consider the monitoring of stormwater quality 
entering and leaving the development site 
within Moorabbin Airport (construction and 
operation).  

- Stormwater management procedures will be 
reviewed during the detailed design phase.  

Increase in run off is addressed by the design of 
the re-aligned MSD which allows for sites on the 
Airport to have no on-site detention.  

Mitigation and management measures in relation 
to protecting surface water during construction 
works will be incorporated in the CEMP.  

In accordance with the Approved Environment 
Strategy (2010), MAC will maintain its stormwater 
monitoring program, assessing the quality of water 
entering and leaving the Airport and reviewing 
results in consultation with the AEO. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

5.4.4 Soil and Groundwater 

This section examines the soil, groundwater and 
contamination conditions of the development site 
and assesses the possible impacts of the 
proposed Costco MDP Project. 

A soil contamination and groundwater review was 
conducted by Senversa Pty Ltd for the Costco 
MDP Project. 

Existing Conditions 

The proposed development is to be located on a 
site that was formerly used as a golf course. Prior 
to this it was vacant cleared land, potentially used 
for agricultural purposes. Other former land uses 
include market gardens in the western portion of 
the site, a small farm dam on the north-east 
boundary of the site and development associated 
with the Airport which encroached on the north-
west corner of the site in the 1970s.  

The land was handed back to MAC in early-2009.  

The main historical activities that could potentially 
cause contamination on the development site were 
identified as:  

- Potential utilisation of fertilisers, herbicides, 
pesticides and insecticides in previous 
agricultural operations and maintaining the 
golf course.  

- Importation of uncontrolled fill material to the 
development site.  

- Stormwater runoff from the Moorabbin Airport.  

Groundwater beneath the development site occurs 
within an Upper Tertiary aquifer, comprising Red 
Bluff “Grey” Sands. Inferred groundwater contours 
indicate groundwater is hydraulically connected 
with the MSD.  

The soil contamination review identified that most 
of the soils can be provisionally categorised as “Fill 
Material” for waste disposal purposes. Further 
sampling will be required to confirm this should off-
site disposal be required. 

The groundwater assessment found chemical 
concentrations below the adopted groundwater 
beneficial use and the Regulations objectives, with 
the exception of wide spread zinc concentrations 
above maintenance of ecosystem objectives. 
These concentrations are considered 
representative of background concentrations and 
are unlikely to affect the existing ecosystems of 
the MSD. 

 

 

Summary – Surface Water 

The Costco MDP Project will not have a significant 

impact on the environment in particular the receiving 

waterways in relation to stormwater discharges. 

Management measures incorporated in the design 

and the associated CEMP and operations are 

consistent with MAC’s objectives in relation to water 

quality from Moorabbin Airport as outlined in the 

Approved Environment Strategy (2010). 
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Potential Impacts 

Based on the findings of the soil verification and 
previous soil investigations undertaken, no 
significant contamination issues were identified 
that would preclude the proposed commercial land 
use at the subject site. On this basis it is 
considered that the subject site is suitable for its 
proposed land use.  

Other construction and operational impacts that 
may affect the condition of the development site 
include:  

- Improper management and containment of 
fuel and chemicals at the site during 
construction and in on-site product storages 
and deliveries during operations.  

- Excavation of potentially contaminated soil 
encountered during construction activities 
(e.g. earthworks).  

- Encountering potential acid sulphate soils 
during construction.  

- Import of potentially contaminated soils onto 
the development site.  

Management and Mitigation Measures 

The following mitigation and management 
measures have been identified for the construction 
and operation of the development, including the 
possibility of encountering any previously 
undetected underground features (i.e. 
odorous/stained soil, drums, tanks).  

- In accordance with the Costco Wholesale 
Development Requirements (May 2013) the 
fuel facility will be designed in accordance 
with AS 4897-2008: The Design Installation 
and Operation of Underground Petroleum 
Storage Systems (UPSS) and adhere with the 
requirements of Guidelines on the Design, 
Installation and Management Requirements 
for UPSS (EPA, 2013).  

- Implementation of a CEMP to outline 
mitigation measures to ensure the following:  

 Fuels and other chemicals required at 
the site for the redevelopment are stored 
and managed appropriately.  

 Potentially contaminated soil is managed 
appropriately if encountered.  

 Mitigation measures to control impact to 
underlying groundwater including an 
outline of measures to appropriately 
store fuels.  

 

 

 

- Additional sampling of soils prior to 
excavation and removal of soils from site. 

- Backfill required as part of the construction 
should be assessed in accordance with the 
requirements of the Industrial Waste 
Resource Guidelines (EPA Victoria).  

- Should dewatering and disposal of 
groundwater inflow during the construction of 
deep underground structures be required then 
advice be sought on the disposal of 
wastewater from the waterways and drainage 
authority (Melbourne Water). 

 

 

 

 

 

 

 

 

 

 

 

5.4.5 Waste Management 

This section examines the potential waste 
generated and impacts associated with the 
construction and operation of the Costco 
warehouse and service station. 

Existing Conditions 

There are no existing land uses on the subject site 
that generate waste.  

Potential Impacts 

Waste associated with construction and operation 
of the proposed development is expected to 
include:  

- Construction waste such as solid inert wastes 
- spoil and rubble (e.g. concrete), building 
packaging and container wastes, timber (e.g. 
pallets), building material offcuts, and 
vegetation material from site clearing.  

- Retail waste such as packaging paper and 
cardboard, pallets, plastics, glass, and food 
waste.  

 

 

Summary – Soil and Groundwater 

No significant contamination issues were identified 

that would preclude the intended commercial use of 

the development site for the Costco MDP Project.  

Controls for construction and the avoidance of 

impacts to soil and groundwater during the 

operations of the facility will be managed by the 

CEMP and operational EMP. These actions are 

consistent with MAC’s objectives in relation to soil 

and groundwater management of Moorabbin Airport 

as outlined in the Approved Environment Strategy 

(2010). 
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- Hazardous and other waste (e.g. chemicals 
and waste chemical containers and tyres from 
tyre centre) from construction activities (e.g. 
paints and adhesives).  

- Trade wastes (sewage and sullage from 
toilets, and washroom and cleaning facilities).  

If not managed correctly, these wastes could result 
in litter, attract scavenging birds and other fauna, 
cause pollution to land and stormwater, and 
potentially generate offsite odours. These issues 
create potential health risks, create a potential risk 
to aircraft safety, or may be disposed of incorrectly 
(e.g. landfill not licensed to accept certain waste 
streams) resulting in a breach of EPA 
requirements. Inattention to waste minimisation 
may also contribute to an unnecessary and 
excessive use of natural resources. 

Management and Mitigation Measures 

Proposed mitigation and management measures 
are as follows:  

- An assessment of proposed construction 
methodologies and design requirements (to 
reduce generation of construction waste).  

- Adopting best practice waste management 
techniques, including waste segregation to 
divert waste from landfill to recycling, where 
possible.  

- In accordance with the Costco Wholesale 
Development Requirements, cardboard and 
tyres will be recycled.  

- Complying with EPA waste transport 
requirements for all prescribed wastes 
removed from site.  

- All waste storage areas, bins and skips to be 
kept securely covered to prevent wind-blown 
waste and scavenging.  

- Regular reviews of waste storage, handling 
and disposal practices.  

MAC will monitor whether there is effective waste 
management and waste minimisation in place and 
strategies that minimise the potential for an 
environmental impact. MAC will also monitor the 
implementation of waste management and waste 
minimisation strategies outlined in the CEMP 
through site visits carried out by MAC, typically in 
conjunction with the AEO. 

Wastes generated from the operations of the 
Costco MDP Project on the subject site will be 
incorporated as part of MAC’s environmental 
review process, which aims to encourage tenants 
and Airport facilities to prepare and implement an  

 

 

inventory of waste chemicals stored and handled 
at each premises. 

In addition, Costco are signatories to the 
Australian Packaging Covenant (APC) and are 
committed to achieving the APC objectives of 
smarter packaging, less waste and cleaner 
Australia environment by focusing on three 
performance goals: design, recycling and product 
stewardship. Costco have developed an Action 
Plan covering their Australian operations for 2012 
to 2016. 

 

 

 

 

 

 

 

 

 

 

 

 

5.4.6 Hazardous Materials 

This section examines potential hazardous 
materials related impacts associated with the 
construction and operation of the Costco MDP 
Project. 

Existing Conditions 

There are no existing land uses on the subject site 
that require the use of hazardous materials or 
generate hazardous waste.  

Potential Impacts 

Hazardous materials expected to be used during 
construction and operation of the Costco MDP 
Project includes:  

- Chemical products used for construction such 
as fuels, lubricants, paints, batteries.  

- Chemicals and other hazard materials stored 
for sale at Costco including, cleaning 
products, solvents, and batteries.  

- Fuels stored and dispensed at the service 
station that forms part of the Costco MDP 
Project.  

 

Summary – Waste 

Controls to avoid and/or mitigate waste impacts are 

proposed for the Costco MDP Project through the 

project CEMP and ongoing operational EMPs. It is 

concluded that the Costco MDP Project will not cause 

significant waste related impacts to the environment 

and local community. Management measures 

incorporated within the CEMP and operational EMP 

will be consistent with MAC’s objectives in relation to 

waste management from Moorabbin Airport as 

outlined in the Approved Environment Strategy 

(2010). Costco are committed to achieving objectives 

relating to smarter packaging, less waste and a 

cleaner Australian environment.  
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- Hazardous waste (e.g. chemicals and waste 
chemical containers) from construction 
materials (paints, adhesives) and waste (i.e. 
used or obsolete) chemical-based 
products/materials from the retail warehouse.  

Potential impacts associated with hazardous 
materials could arise from spills or the failure of 
bunding or other forms of containment. Potential 
adverse environmental impacts could result such 
as the contamination of soil, groundwater and 
surface water, and emission of pollutant gases to 
atmosphere. 

Management and Mitigation Measures 

The transport, storage, handling and disposal of 
hazardous goods must be conducted in 
accordance with relevant guidelines and codes, 
which are outlined in MAC’s Legal and Other 
Requirements Register (a component of MAC’s 
EMS).  

Mitigation and management methods to manage 
hazardous materials include: 

- Designing and operating fuel storage and 
dispensing facilities to minimise the potential 
for spills and to enable containment of any 
spills such that soil and water is not polluted.  

- Continual education in spills response and the 
appropriate storage and handling of 
hazardous materials.  

- Eliminating or substituting hazardous 
materials where alternatives are available and 
practicable.  

- Having appropriate emergency procedures in 
place.  

Through the review of the CEMP prepared by the 
Contractor, MAC will assess if there are effective 
hazardous materials storage and handling 
procedures in place that minimise the potential for 
an environmental impact (e.g. soil and/or water 
contamination). MAC will also assess whether 
hazardous materials storage and handling 
procedures outlined in the CEMP are being 
effectively implemented through site inspections 
carried out by MAC and where appropriate, in 
conjunction with the AEO.  

MAC will encourage Costco to carry out 
assessments on their facilities. MAC will also 
promote the adoption of effective hazardous 
materials storage and handling procedures 
amongst these tenants by providing information 
from sources such as WorkSafe Victoria, the 
Australian Safety and Compensation Council, 
Standards Australia and industry organisations. 

 

 

 

 

 

 

 

 

 

 

 

5.4.7 Flora and Fauna 

This section details the existing terrestrial flora and 
fauna on the subject site and outlines the potential 
impacts of the proposed Costco MDP Project.  

Existing Conditions 

The subject site is highly disturbed and dominated 
by exotic vegetation, a reflection of the history of 
intense land-use at the site. Overstorey vegetation 
is dominated by non-indigenous native and exotic 
species, planted so as to define individual fairways 
and to provide visual amenity.  

Sixty-six threatened fauna species have been 
identified within five kilometres of the development 
footprint as recorded in Victoria’s Biodiversity 
Atlas. Of these species 10 are listed as being of 
conservation concern, 20 are listed as marine and 
19 as migratory under the EPBC Act, 28 are listed 
under the Flora and Fauna Guarantee Act 1988 
(FFG Act) and 54 are listed under the Victorian 
Rare or Threatened Species (VROTS) Advisory 
List.  

Twenty-seven threatened flora species have been 
recorded within five kilometres of the development 
footprint. Of these species five are listed under the 
EPBC Act, seven are listed under the FFG Act and 
all 27 are listed under the VROTS Advisory List.  

A single Grey Box Eucalyptus microcarpa was 
identified on the site. This species is considered 
indigenous to the site, but has been planted for 
aesthetic or amenity purposes. To outline 
consistency with the Kingston Planning Scheme, 
under Clause 52.17-6 removal of the tree is 
exempt from the requirement for a permit to 
remove as it has been planted for aesthetic or 
amenity purposes. This tree will be removed to 
facilitate the proposed development, and in 
accordance with Clause 52.17, no offsets are 
required to be sourced for the removal of the tree 
as it is exempt from requiring a permit for its 
removal. 

Summary – Hazardous Materials 

Controls to avoid and/or mitigate potential 

environmental impacts from the storage and handling 

of hazardous materials are common in the 

construction industry and in commercial retailing, and 

will be adopted on the Costco MDP Project through 

the project CEMP and ongoing operational EMPs. It 

is concluded that the storage and handling of 

hazardous materials at the Costco MDP Project will 

not have significant impacts to the environment and 

local community. 
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Based on the field inspection, it is unlikely that 
EPBC Act or FFG Act listed species are present 
on the subject site due to its heavily degraded and 
modified condition. No significant ecological 
communities, flora or fauna were identified during 
the inspection.  

Potential impacts 

Due to the highly modified nature of the Airport, 
encompassing the subject site, its development is 
considered to have a negligible impact to regional 
ecological and environmental values. Despite the 
subject site offering some habitat value to common 
species, the site does not offer suitable habitat 
conditions for identified terrestrial threatened flora 
and fauna species with their presence considered 
unlikely.  

The development of the subject site is considered 
unlikely to have any implications under the EPBC 
Act. Victorian legislation has also been considered 
by MAC in accordance with MAC’s Environment 
Policy objectives and Approved Environment 
Strategy (2010). Legislation relevant in this 
instance includes the Wildlife Act, CaLP Act, and 
the Framework as detailed below. No implications 
under the FFG Act are anticipated.  

In accordance with the Wildlife Act, any protected 
wildlife identified within vegetation proposed for 
clearing will require salvage and translocation to a 
recipient location. As part of the future CEMP, the 
Contractor may consider engaging a suitably 
qualified professional to undertake a pre-clearance 
survey of the development site for any protected 
wildlife.  

MAC will undertake steps to ensure weed control 
activities both prior and post proposed 
development works are taken. Requirements will 
be included within the CEMP to control weeds and 
minimise potential impacts to flora and fauna 
offsite.  

Management and Mitigation Measures 

MAC undertakes the following actions in 
accordance with the Approved Environment 
Strategy (2010):  

- Bi-annual review of management procedures 
that maintain landscaped areas of the Airport.  

- Ongoing consultation with the Airport 
Environment Officer and Airport Building 
Controller, to ensure landscaping information 
is provided and implemented.  

 

 

 

 

- Publicly release details of progress made in 
flora, fauna and habitat management and 
update the Environmental Site Register (that 
forms part of the Approved Environment 
Strategy (2010)) with regard to any new 
landscaping works at the Airport.  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

5.4.8 Heritage 

This section examines the Aboriginal and non-
Aboriginal heritage values of the subject site and 
potential impacts.  

Existing Conditions 

Biosis Research has undertaken an archaeological 
survey (1998) and cultural heritage assessment 
(2008) on the site. The assessments concluded 
that there were no legislative implications 
pertaining to cultural heritage for any development 
at the Airport, including the subject site.  

 

 

 

Summary – Flora and Fauna 

The assessment of the subject site and surrounding 

areas shows that the works are unlikely to cause a 

significant impact on ecological values. Land clearing 

of the subject site and the ongoing operations of the 

site will not impact on threatened species or native 

animal populations and not cause a decline in a 

population or threaten the viability of species.  

No threatened or otherwise significant flora, fauna or 

vegetation communities were identified during the 

site assessment, nor was any potential habitat for 

such values recorded. The project will not impact 

Matters of National Environmental Significance and 

as such, a referral under the EPBC Act is not 

required. 

Should construction works at the subject site 

encounter any previously unidentified flora and fauna, 

mitigation measures will be followed as outlined 

within the CEMP and adopted.  

Site management during construction and operations 

should also mitigate potential impacts to the 

surrounding environment in relation to flora and 

fauna, including measures to control the introduction 

or exacerbation of invasive species (e.g. weeds). 

These actions are consistent with MAC’s objectives 

in relation to the management of flora and fauna 

within Moorabbin Airport as outlined in the Approved 

Environment Strategy (2010). 
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Potential Impacts 

The subject site has undergone a high level of 
ground disturbance as a result of previous land 
uses. Based on the findings of previous surveys 
the Costco MDP Project is unlikely to have a 
significant impact on Aboriginal and non-aboriginal 
heritage values.  

Management and Mitigation Measures 

Based on the findings of the cultural and 
archaeological assessments undertaken, Biosis 
Research (2008), recommended that “no further 
archaeological or cultural heritage assessment is 
considered necessary in relation to the 
development of the development site” and 
concludes that “under current legislation in 
Victorian, there is no mandatory requirement to 
incorporate management measures for Aboriginal 
and non-Aboriginal heritage values within the 
management plan or Approved Master Plan (2010) 
for the Moorabbin Airport”.  

The CEMP will outline that in the event of any 
heritage, such as artefacts, being uncovered 
during construction, work will cease immediately 
and MAC will advise the Airport Environment 
Officer (AEO) in accordance with Part 4 Division 2 
of the Commonwealth Airports (Environment 
Protection) Regulations 1997. In these 
circumstances, expert advice would be required 
and the management of these findings addressed 
in accordance within the CEMP. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

5.4.9 Ecologically Sustainable Design and 
Climate Change 

This section addresses the Ecologically 
Sustainable Design (ESD) principles and initiatives 
of the Costco MDP Project that will provide net 
benefits to the construction and operations of the 
development. It examines proposed ESD 
outcomes in terms of water, energy and waste 
minimisation and discusses relevant aspects of 
climate change in regards to energy efficiency and 
reduction of greenhouse gas emissions. An ESD 
Report has been prepared for the Costco MDP 
Project by AECOM and is contained at Appendix 
C5. 

There are a number of ESD considerations to be 
addressed during the detailed design phase of the 
Costco MDP Project.  

Potential Impacts 

The early development of the concept for the 
proposed development identified that the future 
land uses could have potential impacts on energy 
use, waste management, biodiversity, transport 
and contamination to air, water and land. The early 
identification of these potential issues has resulted 
in the development of ESD principles to guide the 
future development and operation of the Costco 
warehouse and service station. 

Proposed ESD Initiatives 

A number of ESD initiatives are being proposed on 
the Costco MDP Project to align with the Approved 
Master Plan (2010). These initiatives are 
summarised in Table 13 overleaf. 

 

 

 

 

 

Summary – Heritage 

Moorabbin Airport is considered to be so extensively 

disturbed by past land practices that there is unlikely 

to be any remnant cultural heritage features. Based 

on the findings of the Biosis Research (2008) report, 

the development of the Costco MDP Project is 

unlikely to impact on Aboriginal and non-Aboriginal 

heritage values. However, contingency measures 

will be incorporated into the Costco MDP Project’s 

CEMP in the event of any artefacts being uncovered 

during construction. 
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Table 13: Proposed ESD Initiatives 

Proposed ESD Initiatives  

ESD Principle Initiatives 

Biodiversity 

and land use 
- Water sensitive urban design (WSUD) principles will be implemented through the use of bio-

swales and stormwater detention basins. This includes the use of a sediment and erosion 

control plan during construction. The landscape design will protect and enhance the local 

biodiversity through the planting of indigenous vegetation. This in combination with WSUD 

initiatives will work in concert to improve the biodiversity of the site.  

- The stormwater drainage system will be designed to prevent damage to downstream 

stormwater systems. The peak flows will be reduced by detention off site via the realigned 

MSD retarding basin.  

- Coupled with the ample provision of waste bins for patrons, dedicated and easily accessible 

areas for the collection and storage of materials for recycling will be provided for cardboard and 

used tyres.  

- Light pollution from the development to surrounding areas and the night sky will be minimised 

to reduce interference with the local habitat (particularly nocturnal creatures), neighbouring 

properties and aircraft operations.  

- An Environmental Protection Plan will be developed for the underground petroleum storage 

system. The Plan will include loss monitoring procedures, an incident management procedure 

and a maintenance schedule to minimise groundwater contamination.  

Water 

efficiency 
- Water efficient fittings and fixtures will be installed to reduce potable water demand and reduce 

the capacity requirements of sewerage processing plants. All heated water pipework will be 

insulated.  

- Native, low water use plants will be selected for landscaping to minimise water consumption.  

- Rainwater will be captured in an on-site tank and will be used for irrigation purposes.  

Energy 

efficiency 
- Skylights cover 4 – 6 per cent of the total roof area of each warehouse, to reduce electricity 

consumption form lighting.  

- High performance insulation products will be incorporated.  

- All building fabric elements and building services will be sealed to minimise heat losses.  

- High performance glazing will be provided. This will improve internal comfort conditions and 

reduce the load on the mechanical heating and cooling plant.  

Electrical 

design 
- The lighting design will maximise energy efficiency (15 W/m2) by avoiding over-lighting of the 

warehouse.  

- Motion sensor control will be provided to appropriate spaces that are infrequently occupied (i.e. 

cleaner’s rooms, amenities and other back-of-house areas). This will ensure that lighting is only 

activated when spaces are occupied.  

- Internal lighting will include a combination of T5 and high intensity discharge metal halides, and 

LEDs. Car park lighting will be provided with LED streetlights, and external sign lighting will be 

provided with LED wall luminaires.  

- Functional switching will be provided to ensure that lights can be activated in occupied zones 

only. This ensures greater control over lighting energy as lighting is activated only where 

required.  

- Extensive energy metering will be installed and connected to the BMS to ensure there is an 

understanding of where energy is used in the facility, and to inform energy reduction strategies.  
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Proposed ESD Initiatives  

ESD Principle Initiatives 

 
- Daylight sensors and daylight dimming control will be installed in any areas where roof 

lights/skylights are to be installed. Three photoelectric cells will be provided in the warehouse, 

and each sensor will switch lighting in their relevant zone. This will reduce the artificial lighting 

energy use to these areas.  

- External lighting will be switched off in the late evenings when there is sufficient daylight 

present. 

Mechanical 

design 
- The rooftop air cooled packaged air conditioners serving the retails sales floor will be provided 

with economy control to reduce electricity consumption. When the outside weather conditions 

are appropriate, the air conditioning units will provide an increased quantity of fresh outside air 

for the purposes of free cooling.  

- The air conditioning systems serving the retail sales floor will incorporate demand-based 

ventilation to reduce the quantity of outside air when the occupancy in the store is less than the 

design occupancy. Carbon dioxide sensors will be installed to monitor the level of carbon 

dioxide in the store. Information from the carbon dioxide sensors will automatically vary the 

outside air provided to the store.  

- All mechanical services will be controlled and monitored by a BMS with automatic control to 

maximise operational efficiency of the plant and equipment. This will be incorporated into an 

Energy Management Systems to optimise energy consumption.  

- Refrigerants to have zero ozone depleting potential (ODP) to avoid damage to the Earth’s 

stratospheric ozone layer.  

- The mechanical plant will be designed to be energy efficient.  

- Thermal and functional zoning of the air conditioning system will enable the system to respond 

to the varying uses of different spaces. Zoning will also enable individual zones to be switched 

off when unoccupied.  

Transport 
- Bicycle spaces will be provided for patrons and staff.  

Materials and 

resources 
- The stormwater drainage and siphonic roof drainage systems will use alternative products to 

PVC with reduced environmental impact in their manufacture. HDPE pipework and fittings will 

be used for the siphonic system, while PVC will be provided for gravity drainage. The proposal 

for an infill development will make more efficient use of existing off-site infrastructure including; 

roads, water, sewer and power supply.  

- Materials with a recycled content, such as steel, will be selected where possible. This will 

significantly reduce the embodied energy associated with the construction of the facility  
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5.5 Social and Community 

A Social Impact Assessment (SIA) (Environmental 
Affairs, 2014) has been prepared for the Costco 
MDP Project and is contained in Appendix C4. The 
potential for impacts with regard to people and 
communities by the Costco MDP Project has been 
sourced from the SIA. 

Existing Conditions 

Data on the residential areas in proximity to 
Moorabbin Airport suggest that they are well 
established with a population that, in a number of 
respects, is similar to metropolitan averages but 
with slightly higher economic status related to an 
older age structure and a largely ‘white collar’ 
workforce. In terms of household incomes, the City 
of Kingston is slightly less affluent than 
metropolitan Melbourne overall. 

The most recent unemployment levels for the City 
of Kingston (northern portion) are higher than the 
State and metropolitan average and have 
increased over recent years. 

Potential Impacts 

The SIA identified potential beneficial and adverse 
impacts. Beneficial impacts from the proposed 
development identified in the SIA include: 

- The generation of short term jobs during the 
12 month construction period 

- Improvements in active transport networks 

 

 

- The generation of a range of full and part-time 
jobs once the Costco MDP Project 
commences operation 

- The provision of additional and more 
accessible retail facilities for various 
segments of local employees and nearby 
communities and regional areas 

- Development of a ‘destination’ retail facility. 

Potential perceived impacts identified all relate to 
possible concerns about aspects of the approval 
and operation of the proposed Costco MDP 
Project rather than actual measurable adverse 
impacts.  These perceptions may include: 

- Concerns about on-going Airport operations 
and their relationship to the proposed Costco 
MDP Project 

- Concerns about flow-on effects of the 
construction and/or operation of the Costco 
development such as economic impacts and 
traffic impacts 

- Concerns about an additional liquor outlet. 

It is considered that possible perceptions or 
concerns about social impacts of the proposed 
Costco MDP Project are largely unfounded. This is 
because of the expected efficacy of the proposed 
mitigation measures when implemented. 

Management and Mitigation 

The following actions are proposed in order to 
mitigate and manage potential adverse community 
impacts: 
- MAC will provide timely and comprehensive 

information about the planning for, and 
subsequently, the operation of the proposed 
Costco MDP Project. 

- MAC will be responsive to community 
inquiries about the proposed development as 
well as providing relevant information at 
meetings of the Moorabbin Airport Community 
Aviation Consultative Group (CACG). 

 

 

 

 

 

 

 

 

Summary – Social and Community 

The construction and operation of the proposed 

Costco MDP Project is likely to result in a number of 

social benefits for the local and regional area – 

particularly related to the increase in the availability 

and accessibility of a different retail offering and 

increased job opportunities – especially operational 

jobs that are part time and/or with flexible hours. 

The proposed mitigation measures, when 

implemented, are expected to be effective in 

ameliorating any potential adverse impacts. 

 

Summary – ESD and Climate Change 

The ESD response for the Costco MDP Project 

represents a genuine and significant commitment for 

MAC and Costco. While future land uses have the 

potential to impact on energy use, waste 

management, biodiversity, transport and 

contamination to air, water and land, early 

identification of these potential issues has resulted in 

the development of ESD principles to guide the future 

development and operation of the proposed 

development. The ESD focus areas for the 

development and the associated initiatives embody 

the environmental requirements as outlined in the 

Approved Master Plan (2010) and Approved 

Environment Strategy (2010).  

MAC has also committed to undertaking long term 

water conservation and re-use measures using the 

principles of WSUD, which addresses issues of water 

consumption, water recycling, waste minimisation and 

environment protection. 
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6.0 Environmental Management 
 

6.1 Construction Environmental 

Management Plan 

The purpose of a CEMP is to put in place 
measures to control and manage the construction 
process in order to avoid environmental impacts. A 
CEMP will be required by all contractors engaged 
in any construction activity at Moorabbin Airport 
that may have the potential to cause 
environmental impacts.  

A Framework CEMP has been prepared by 
AECOM and included in this MDP at Appendix D.  
The Framework CEMP has been developed 
having regard to the Specialist Reports attached to 
this MDP and relevant Commonwealth and State 
legislation and guidelines, Australian standards, 
and the Approved Master Plan (2010) and 
Approved Environment Strategy (2010). 

This Framework CEMP has been prepared to 
provide confidence to DoIRD, DoE and other 
stakeholders that construction management 
measures are being appropriately considered as 
part of the MDP process. Subject to the approval 
of the MDP, this Framework CEMP will inform the 
development of a detailed CEMP. The detailed 
CEMP will be prepared by the Contractor and 
reviewed and endorsed by the Airport Environment 
Officer prior to construction commencing on the 
subject site. 

The Framework CEMP provides guidance on the 
minimum construction environmental management 
requirements for all contractors undertaking 
construction activities for the proposed 
development. The contractors will have 
management responsibility for all works on the 
subject site associated with the proposed 
development. 

Accordingly, in developing, implementing and 
maintaining a CEMP, the Contractor must: 

- Comply with all relevant requirements and 
relevant codes of practice and quality 
standards; and 

- Prevent and/or minimise pollution from 
construction activities carried out by 
implementing a range of measures thereby 
increasing the environmental awareness of 
Airport stakeholders. 

 

 

 

 

The minimum requirements to manage and reduce 
potential impacts of construction activities on the 
environment are outlined in the Framework CEMP, 
refer Appendix D. 

6.2 Operational Environmental 

Management Plan 

The Costco Operational Environmental 
Management Plan (OEMP) will set out the 
strategies to manage potential environmental 
impacts that may occur as a result of operational 
and maintenance activities on the subject site. The 
OEMP will be specific to the proposed land uses 
and will identify operational environmental risks 
and ensure that these are managed on a daily 
basis. The OEMP will be reviewed and endorsed 
by the Airport Environment Officer prior to the 
commencement of operations.  

 

 

 

 

 

 

 

 

 

 

 

 

Summary – Environmental Management 

The CEMP will apply to contractors engaged in 

construction activity at the subject site.  The 

Framework CEMP sets out the minimum 

requirements for the development of a detailed 

CEMP.  

The CEMP will be reviewed and endorsed by the 

Airport Environment Officer before construction 

begins on the subject site.  

The OEMP will further set out the strategies to 

ensure potential operational environmental risks are 

appropriately managed on a daily basis.   
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7.0 Community and Stakeholder Engagement 
 

Communication and consultation is a critical 
component in delivering a robust, transparent and 
effective MDP process. 

By implementing an effective engagement 
program throughout the MDP process, the 
proposed development can be considerate of 
stakeholder views, explores issues and 
opportunities, and mitigate impacts during the 
construction phase of the project. 

The consultation approach adopted by MAC is 
based on meeting statutory obligations while also 
allowing for stakeholder dialogue about the 
proposal and to inform the MDP.   

7.1 Consultation Approach 

(Objectives) 

The key objectives of the Consultation Strategy for 
the Costco MDP Project are to: 

- Ensure stakeholder and community views are 
considered and responded to in the 
development of the Costco MDP. 

- Ensure that all stakeholders have a clear 
understanding of the impacts of the proposal.   

- Build stakeholder and community 
understanding of the MDP process for the 
proposed development at Moorabbin Airport 

- Provide all project stakeholders with 
appropriate information and opportunities to 
encourage input and feedback into the 
process 

- Inform the preparation of and participation in 
the MDP process 

- Work with relevant stakeholders to 
understand potential issues and opportunities  

- Provide responses to relevant feedback and 
promote effective engagement 

- Maintain stakeholder relationships throughout 
the life of the project 

- Demonstrate a commitment to transparency 
and accountability 

- Meet all legal and statutory obligations 

- Enhance positive relationships with 
communities and stakeholders.  

Adhering to these objectives and principles for the 
Costco MDP Project will ensure a comprehensive, 

proactive and meaningful consultation approach 
and engagement program. 

Information and feedback gathered during each 
stage of consultation activities and the public 
comment period will be given due regard and will 
assist to inform the preparation of the MDP 
through a considered assessment and response to 
matters that are raised by stakeholders and the 
local community.  

The approach to consultation across the MDP 
phases is graphically represented in Figure 15 
overleaf.  

7.2 Pre-Exposure Draft MDP 

Consultation  

Extensive stakeholder consultation was conducted 
during the preparation of the Preliminary Draft 
version of the MDP. Organisations and individuals 
consulted with to date include: 

- Department of Infrastructure and Regional 
Development  

- Department of Environment 

- City of Kingston 

- Department of Transport, Planning and Local 
Infrastructure  

- Department of State Development, Business 
and Innovation 

- VicRoads 

- Civil Aviation Safety Authority 

- Airservices Australia 

- Airport Environment Officer, Melbourne, 
Airports 

- Airport Building Controller 

- State Member for Mordialloc (Lorraine 
Wreford MP) 

- Commonwealth Member for Isaacs (Mark 
Dreyfus QC MP) 

- State Minister for the Aviation Industry (Hon 
Gordon Rich-Phillips, MLC) 

- Social Research through focus groups and 
surveys. 
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Figure 16: Costco MDP Project Consultation Approach 
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- Neighbouring Councils including Dandenong,  

Bayside and Monash 

- CACG member representatives as at 
February 2014, including: Commonwealth 
Department of Infrastructure and Regional 
Development, Councillor and Executive City 
of Kingston, City of Greater Dandenong, 
Office of Clare O’Neil (Hotham), Office of 
Lorraine Wreford MLA, Office of Mark Dreyfus 
MP (Isaacs), Mordialloc Village Committee, 
Dingley Heatherton Village, Moorabbin Airport 
Residents Association, Airservices Australia, 
CASA, Tristar Aviation Royal Victorian Aero 
Club, CAE Oxford Aviation Academy, 
Moorabbin Flying Services (MFS),  Dingley 
Village Community Association. 

The views of all stakeholders consulted to date 
and in the future as part of this process (including 
CASA and Airservices) will be recorded and given 
due regard in the Supplementary Report. 

The Commonwealth Department of the 
Environment has provided formal comment to the 
referral of the exposure draft version of the MDP 
from the Department of Infrastructure and 
Regional Development, and has advised that the 
proposal is unlikely to have significant impact on 
the environment.  

7.3 Public Comment – Preliminary 

Draft Consultation 

In accordance with Section 92(1A) of the Airports 
Act 1996, a number of State and Local authorities 
have been advised of the Preliminary Draft version 
of the MDP including: 

- Victorian Minister for Planning 

- Victorian Department for Transport, Planning 
and Local Infrastructure 

- The City of Kingston 

In accordance with Section 92(1) of the Airports 
Act 1996, MAC will also: 

- Publish a notice in a Victorian paper detailing 
the Preliminary Draft version of the MDP, 
extending an invitation for public comment 
and identifying such matters as the 
consultation period (60 business days) and 
place(s) where and how copies will be 
available for review. 

- Make copies of the MDP available for 
inspection and purchase by members of the 
public. 

 

 

 

- Make copies available free of charge on the 
MAC website at: 

www.moorabbinairport.com.au  

Should the Commonwealth Minister for 
Infrastructure and Regional Development approve 
the MDP, other separate regulatory approvals for 
construction of the proposed development will be 
obtained, as detailed at Section 1.4 of this MDP.  

7.4 Post Approval Consultation 

(Construction Phase) 

Subject to the approval of the MDP, the CEMP will 
need to include a specific section on consultation 
that will address the issue of keeping the 
community, relevant stakeholders and MAC 
informed on the project using suitable 
communication and consultation tools and 
activities.   

Stakeholder relationships and contacts will need to 
be maintained from the start of construction and 
feedback gained throughout the construction 
phase may need to be assessed to further improve 
on consultation throughout the construction and 
commissioning process. 

Works Notification 

Contractors should identify nearby residents and 
businesses likely to be impacted by construction 
works, such as noise emissions. Consideration 
should be given to notifying surrounding residents 
and businesses of the duration, times, and types 
of works to be undertaken via a letter drop at least 
two weeks prior to commencement of works.  

Enquiries and Complaints 

Contractors will be responsible for handling 
complaints and enquiries associated with 
construction works.  A procedure to manage 
complaints will be developed as part of the CEMP 
and include the implementation of a 
complaints/enquiries register.  Contractors should: 

- Record complaints, immediately advise MAC 
and ensure they have been addressed 

- Specify procedures where MAC may need to 
be involved in addressing the complaint. 

 

 

 

 

http://www.moorabbinairport.com.au/


    

85 
 

85 

 

8.0 Conclusion 
 

The MDP for the Costco MDP Project has been 
prepared in accordance with all relevant legislative 
and regulatory requirements including the Airports 
Act 1996.  

The MDP provides an appropriate 
comprehensively planned land use and 
development outcome for the Airport and the 
broader south-eastern region of Melbourne.  

The MDP demonstrates that the proposed 
development is consistent with the: 

- Provisions of the Airports Act 1996 (including 
regulations) 

- Provisions of the EPBC Act 1999 (including 
regulations) 

- Moorabbin Airport Head Lease 

- Approved Master Plan (2010) and Approved 
Environment Strategy (2010) 

- State and local planning scheme provisions. 

This MDP confirms that the proposed Costco 
warehouse will: 

- Complement and support the ongoing 
operation, growth and viability of Moorabbin 
Airport and is consistent with the future needs 
of civil aviation and other users of the Airport 
for services and facilities 

- Not adversely affect the aviation operations of 
Moorabbin Airport 

- Implement appropriate mitigation and 
management measures including a CEMP 

- Not have significant adverse environmental, 
economic or social impacts 

- Have a wide range of economic, social and 
other benefits for the Airport, nearby 
communities and the broader south east 
region 

- Comply with the State and local planning 
policy including the majority of provisions 
within the Kingston Planning Scheme  

- Create significant employment opportunities, 
forecast at 810 direct and indirect jobs during 
construction and operational phases, adding 
to the existing 3,300 on Airport jobs  

- Turn an underutilised, high quality urban site 
into a development that will bring economic 
and social benefit to the region through 

improved retail and wholesale choice at a 
more competitive price and greater 
employment opportunities 

- Provide high quality services and facilities 
within a well-designed built form that is 
responsive to its surrounding urban 
environment and will enhance local amenity 

- Continue to be informed with appropriate 
stakeholder consultation throughout the MDP 
approval and construction phases. 

The Costco MDP Project represents the planned 
diversification of non-aviation land within Precinct 
D as envisaged within the Approved Master Plan 
(2010).  Importantly, the Costco MDP Project will 
complement MAC’s ongoing commitment to 
growing Moorabbin Airport as a vital element in the 
network of airports servicing south-eastern 
Australia.  

 


