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1.  Introduction 

This report has been prepared to support a planning permit application for the two-lot subdivision and removal 

of an easement at No. 99 McKell Avenue, Sunbury. The proposal retains the existing single storey brick dwelling 

on the corner allotment and creates one new lot front Elizabeth Drive, which includes a building envelope.  

This report describes the subject site and surrounds, the proposed subdivision and assesses the proposal against 

the relevant provisions of the Hume Planning Scheme, including the objectives and standards of Clause 56 

(Residential Subdivision). 

2. Subject Site and Surrounds 

2.1 Subject Site 

The subject site is located on the southeast corner of Elizabeth Drive and McKell Avenue, Sunbury.  

The land is irregular in shape and has the following site dimensions and area: 

TABLE 1 – SITE DIMENSIONS AND AREA SUMMARY 

East Boundary (McKell Avenue) 15.61 metres 

North Boundary (Elizabeth Drive) 24.65 metres 

Northeast (corner splay) 9.18 metres 

West Boundary 25.79 metres 

South Boundary (rear) 30.47 metres 

Total Site Area 706 square metres 

 

The land is encumbered by a 2.44 metre wide drainage and sewerage easement along the west boundary. A ‘Dial 

Before You Dig’ search reveals that there is no infrastructure within the easement.  

It is currently developed with a single storey brick dwelling with a tiled hipped roof, which has pedestrian access 

from McKell Avenue and vehicle access from Elizabeth Drive leading to uncovered car parking.  

The dwelling has secluded private open space within a rear verandah and open space on the west side of the 

dwelling.  

There is no significant vegetation on the subject site. 

Street infrastructure includes electricity poles, several pits and a bus stop and shelter located along Elizabeth Drive. 
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2.2 Surrounds 

The site is located within an established residential area of Sunbury characterised by single dwellings on the 

original allotments, with two-lot subdivisions interspersed in the area.  

The adjoining property to the west at No. 327 Elizabeth Drive, Sunbury is developed with a single storey dwelling 

on a lot size of approximately 360 square metres. A garage wall is built to the common boundary for a length of 

approximately 9.4 metres and the dwelling is otherwise setback a minimum of 1 metre from the subject site.  

The adjoining property to the south at No. 97 McKell Avenue, Sunbury is developed with a single storey dwelling 

on a lot size of approximately 720 square metres. The dwelling is setback approximately 2.2 metres from the 

common boundary with the subject site. 

The site offers particularly convenient access to a range of services, facilities, schools, parklands and public 

transport, including: 

● Bus route 498 Sunbury Railway Station – Canterbury Hills (bus stop along the Elizabeth Drive frontage) 

● Sunbury Recreation Reserve (230m to the south) 

● St. Anne’s Catholic Primary School (500m to the west) 

● Kismet Park Primary School (680m to the northeast) 

● Sunbury College (690m to the southeast) 

● Sunbury Square Shopping Centre (1km to the south) 

● Sunbury Railway Station (1.10km to the south) 

3. The Proposal 

It is proposed to subdivide the land into two lots, as follows: 

● Lot 1 — retains the existing single storey dwelling and proposes the demolition of the rear verandah. This 

lot has a 15.61 metre frontage to McKell Avenue, an 11.16 metre frontage to Elizabeth Drive together 

with a 9.18 metre corner splay and comprises an area of 401 square metres. Vehicle access is made from 

the existing vehicle crossover along Elizabeth Drive, which leads to uncovered car parking within the front 

setback. 

● Lot 2 — a new vacant lot defined by a building envelope of 163 square metres. This lot has a 13.49 metre 

frontage to Elizabeth Drive, a maximum depth of 25.79 metres and comprises an area of 305 square 

metres. Vehicle access is made from a proposed 3 metre wide vehicle crossover at the western end of the 

street frontage.  

The approval of a future dwelling on Lot 2 will be subject to assessment by the Building Surveyor as part of the 

building permit approval process.  

It is also proposed to remove the existing 2.44 metre wide drainage and sewerage easement along the western 

boundary, which does not contain any infrastructure. 
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4. Planning Controls 

4.1 Zoning 

The subject site is in a General Residential Zone (Schedule 1), which has the following purpose: 

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

● To encourage development that is responsive to the neighbourhood character of the area.  

● To encourage a diversity of housing types and housing growth particularly in locations offering good 

access to services and transport.  

● To allow educational, recreational, religious, community and a limited range of other non-residential uses 

to serve local community needs in appropriate locations. 

Pursuant to Clause 32.08-3, a permit is required to subdivide land. 

This clause states that: 

● An application to subdivide land that would create a vacant lot less than 400 square metres capable of 

development for a dwelling or residential building, must ensure that each vacant lot created less than 400 

square metres contains at least 25 percent as garden area.  

Lot 1 comprises an area of 401 square metres and therefore exceeds the 400 square threshold. 

Lot 2 comprises an area of 305 square metres and is capable of providing the required 25% garden area, subject 

to a permit condition.  

This clause also that: 

● An application to subdivide land, other than an application to subdivide land into lots each containing an 

existing dwelling or car parking space, must meet the requirements of Clause 56 and: 

○ Must meet all of the objectives included in the clauses specified in the following table. 

○ Should meet all of the standards included in the clauses specified in the following table. 
 

Class of Subdivision Objectives and standards to be met 

60 or more lots All except clause 56.03-5. 

16 – 59 lots All except clauses 56.03-1 to 56.03-3, 56.03-5, 56.06-1 and 56.06-3. 

3 – 15 lots All except clauses 56.02-1, 56.03-1 to 56.03-4, 56.03-5 (unless the land is in the 

Neighbourhood Character Overlay), 56.05-2, 56.06-1, 56.06-3 and 56.06-6. 

2 lots Clauses 56.03-5 (only if the land is in the Neighbourhood Character Overlay), 56.04- 

2, 56.04-5, 56.06-8 and 56.07-4. 

 

An assessment against the applicable standards of Clause 56 is provided on the following pages. 

Please note that the proposed two-lot subdivision is not eligible to be assessed under the VicSmart pathway, as 

the proposal also seeks to remove an easement, which is not a VicSmart application.  

4.2 Overlays 

The subject site is not affected by any overlays. 
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4.3 Municipal Planning Strategy 

The relevant sections of the Municipal Planning Strategy are outlined below. 

Clause 02.03 – Strategic Directions 

Clause 02.03-1 – Settlement 

Hume’s settlement pattern is made up of two urban corridors, the Hume Corridor and Sunbury Township, with 

Rural Areas separating the corridors and extending to the north and west of Sunbury. 

The settlement patterns within the Hume and Sunbury corridors are complex and multi-layered including three 

development phases: 

● Established urban areas. 

● Recent growth areas. 

● Greenfields land planned for future urban development. 

Bulla township sits within the Rural Areas between the Tullamarine Airport and Sunbury while the old Kalkallo 

township is surrounded by greenfield development. 

Most growth within the municipality will be accommodated within the two urban corridors driven by greenfield 

development in the growth areas of Greenvale, Craigieburn, Mickleham, Kalkallo and Sunbury supported by 

intensification of established suburbs. The Rural Areas provide separation between the corridors and protection 

for Melbourne Airport which is located on Commonwealth land in Hume. 

Sunbury Township  

Sunbury Township is physically separated from Melbourne and the Hume Corridor by Rural Areas which gives the 

township a distinct character. 

Sunbury Township has generally grown in a radial pattern out from the Sunbury train station and Sunbury Town 

Centre. Most housing is detached dwellings on large lots with infill units and townhouses close to the town centre. 

The radial growth of Sunbury will continue with substantial growth areas planned to the north and west along 

Sunbury and Lancefield Roads as well as smaller pockets of growth to the east and south. 

Sunbury Town Centre supports office, retail and leisure activities with further employment areas extending along 

and east of Vineyard Road. New growth areas will release additional employment opportunities close to Vineyard 

Road and Sunbury Road. 

Within Sunbury Township, Sunbury Town Centre is the primary retail and commercial centre for the region 

comprising a mix of convenience and comparison retailing, commercial, entertainment, community and leisure 

facilities. It has a historic and 'rural town' character and ambience with which people can relate. The Centre is 

reasonably compact and well-structured. 

The form of the Centre has been modified by the development of a network of mid-block plazas, arcades and 

laneways. These laneways encourage development to have dual frontages, enhance the Centre’s pedestrian scale, 

and provide an opportunity to utilise a considerable area of land that would otherwise be under-utilised.  

Encouraging the development of the Sunbury Town Centre as a major activity centre comprising a retail core with 

a mixture of higher order retailing and entertainment facilities, convenience and comparison retailing, and 

commercial, office and community facilities is a key strategy in the MSS.  

Beyond the retail core, retail and light industry uses that have larger development footprints area extend along 

Horne Street and Vineyard Road outside of the town centre. Sunbury New growth areas will release additional 

employment opportunities close to Vineyard Road and Sunbury Road.  
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Sunbury South (Redstone Hill) is designated as a future Major Activity Centre and will service the east and north 

development areas of Sunbury. The centre will provide for retail and leisure land uses and opportunities for local 

businesses and community services. Its street and pedestrian network will provide easy access from adjoining 

residential areas and local community facilities to a ‘main street’ that maximises views to Redstone Hill. 

The growth in the population of Sunbury and the wider region offers significant potential to increase self-

containment of Sunbury for a range of needs and uses. 

Strategic Directions 

The strategic directions for settlement are: 

● Develop the Hume Corridor to be a sustainable urban area with high quality development in new growth 

areas. 

● Maintain the inter urban break in the Hume Corridor for, larger detached housing and low density rural 

residential development that supports the conservation of biodiversity and landscape values. 

● Develop Hume’s regional and predominantly State Significance Employment Areas as major employment 

locations for manufacturing, logistics and transport. 

● Maintain the character of Sunbury Township as a town separated from Melbourne by non-urban areas 

while accommodating planned growth. 

● Limit the expansion of Bulla township. 

● Protect Melbourne Airport’s curfew free status from encroachment by development. 

● Facilitate high density residential development within and around activity centres and Broadmeadows, 

Craigieburn and Sunbury train stations. 

● Sequence development so that it provides communities with access to local infrastructure and services 

when they move into new housing. 

● Facilitate improved street networks and pedestrian amenity through subdivision and redevelopment of 

large land parcels to create walkable communities and minimise car dependence. 

Proposed Response 

The subject site is located within the established Sunbury Township, one of the two urban corridors identified 

under Clause 02.03-1 as the focus for growth within the municipality. Clause 02.03-1 seeks to maintain the 

character of Sunbury Township as a town separated from Melbourne by non-urban areas, while accommodating 

planned growth.  

The proposed two-lot subdivision represents a modest increase in housing growth on land that is already serviced 

and located within an existing settlement boundary and will not depart from the existing character of the Sunbury 

Township in terms of the proposed lot sizes and subdivision pattern. 

Clause 02.03-6 – Housing 

Hume’s housing stock is overwhelmingly dominated by large, detached dwellings with limited provision of one- 

and two-bedroom dwellings. This creates a mismatch between Hume’s current housing supply and the demand for 

different types of housing generated by an increase in smaller, older, and more diverse households. 

The Hume housing market is primarily aimed at delivering homes for family households and this creates a 

uniformity of new subdivisions and limited opportunities for people to access different forms of housing as their 

housing needs change. While this style of development is likely to be the majority of new housing in growth areas, 

there is a need for greater housing diversity including smaller dwellings, to house an ageing population and allow 

people to age in their local community.  
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Being an outer metropolitan municipality, and given large areas across the southern end of the Hume Corridor 

include development restrictions associated with the Melbourne Airport, the appetite and opportunity for medium 

and high density development is considerably less than inner or middle metropolitan municipalities. Nevertheless, 

pressure for increased densities will change over time and considerations for the retention of unique 

neighbourhood character will need to be balanced against the need for urban consolidation and the demand and 

need for greater housing diversity.   

Older people often have specific health, safety and lifestyle needs that require accessible internal building design, 

open space and car parking arrangements in developments.  Access to a range of community facilities is also 

desirable to support independence, social inclusion and participation of older people in the community. 

The strategic directions for housing are: 

● Increase the diversity of housing in Hume. 

● Encourage well-designed infill residential development that provides housing options for smaller 

households. 

● Encourage housing that can be adapted for different life stages or is suitable for the needs of an ageing 

household. 

● Encourage the development of attractive, well-designed accommodation for older people that meets the 

needs of future occupants, in appropriate locations throughout the residential areas.  

● Locate and design aged accommodation to be accessible to a range of community facilities. 

Proposed Response 

Clause 02.03-6 identifies that Hume's housing stock is dominated by large, detached dwellings, with limited 

provision of smaller dwelling types, and that this creates a mismatch between current housing supply and the 

needs of smaller, older and more diverse households. The strategic directions arising from this include increasing 

the diversity of housing in Hume and encouraging well-designed infill residential development that provides 

housing options for smaller households.  

The proposed two-lot subdivision contributes to the supply of smaller lot sizes within the municipality and provides 

an opportunity for a dwelling that responds to the needs of a smaller household. 

4.4 Planning Policy Framework 

The relevant policies of the Planning Policy Framework include: 

● Clause 11.01-1S – Settlement 

● Clause 15.01-3S – Subdivision Design 

● Clause 15.01-3L – Subdivision Design – Hume 

● Clause 15.01-5S – Neighbourhood Character 

● Clause 15.01-5L – Hume Preferred Neighbourhood Character 

● Clause 16.01-1S –Housing Supply 

● Clause 16.01-1L-01 – Housing Supply – Hume 

● Clause 16.01-2S – Housing Affordability 

A response to the policies specifically related to the City of Hume is provided on the following pages. 
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Clause 15.01-3L – Subdivision Design – Hume 

Strategies  

● Ensure properties have road frontage and walking and cycling paths are provided as part of new 

development adjoining ridgelines and escarpments along Jacksons Creek and Emu Creek, Sunbury.  

● Maintain views to hilltops, escarpments, ridgelines and creek valleys through the alignment of local 

subdivision roads.  

● Locate and align open space areas to capture significant views.  

● Border conservation reserves with road frontage where possible.  

Proposed Response 

The above strategies are not considered relevant to the subject site, as they relate specifically to subdivision design 

considerations associated with ridgelines, escarpments, creek valleys, significant views and conservation reserves. 

These features are not present on or adjoining the subject site. 

Clause 15.01-5L – Hume Preferred Neighbourhood Character 

Policy application 

● This policy applies to all residential development in the numbered precincts in the Township of Sunbury 

and the Suburbs of Tullamarine and Westmeadows, as shown on the Maps to this Clause. 

Proposed Response 

The subject site is not located within the boundaries of Map 1 (Sunbury Township Residential Neighbourhood 

Character Precincts). Therefore, this clause does not apply to the proposed subdivision. 

Clause 16.01-1L-01 – Housing Supply – Hume 

Strategy 

● Encourage the development of one and two bedroom dwellings.  

Proposed Response 

Although the proposal does not include any development, the proposed two-lot subdivision contributes to the 

supply of smaller residential lots within the municipality and provides an opportunity for a future dwelling that 

can respond to the needs of a smaller household. 

Overall, it is submitted that the proposed two-lot subdivision is consistent with the broader State-based objectives 

and strategies of the Planning Policy Framework. The proposal supports housing growth within an established and 

well-serviced area of Sunbury that has access to a range of services, facilities, schools, parklands and public 

transport.  

The proposed subdivision also responds appropriately to the existing neighbourhood character by retaining the 

existing dwelling and creating a new vacant lot on underutilised land, with each lot having its own street frontage. 

The proposal is therefore consistent with the prevailing subdivision pattern in the surrounding area, where 

dwellings are generally located on lots with direct street frontage. 
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4.5 Clause 52 – Provisions that Require, Enable or Exempt a Permit 

Clause 52.02 – Easements, Restrictions and Reserves 

This clause states that a permit is required before a person proceeds: 

● Under Section 23 of the Subdivision Act 1988 to create, vary or remove an easement or restriction, or vary 

or remove a condition in the nature of an easement in a Crown grant. 

● Under Section 24A of the Subdivision Act 1988. 

● Under Section 36 of the Subdivision Act 1988 to acquire or remove an easement or remove a right of way. 

A 2.44 metre wide drainage and sewerage easement is located along the western boundary.  

Investigations have revealed that there is no infrastructure belonging to the City of Hume or Greater Western 

Water within the easement, as shown in the extracts map below. Accordingly, a permit is sought to remove the 

easement that is currently recorded on the title. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Clause 52.37 – Canopy Trees 

This clause states that: 

● A permit is required to remove, destroy or lop a canopy tree in the Mixed Use Zone, Township Zone, 

Residential Growth Zone, General Residential Zone, Neighbourhood Residential Zone, and Housing Choice 

and Transport Zone. 

The proposed subdivision does not require the removal of existing vegetation on the site. Accordingly, a permit is 

not required under Clause 52.37 (Canopy Trees). 
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5. Assessment Against Clause 56 — Residential Subdivision 

Clause 56 applies to an application to subdivide land in the Neighbourhood Residential Zone, General Residential 

Zone, Residential Growth Zone, Housing Choice and Transport Zone, Mixed Use Zone or Township Zone and any 

Comprehensive Development Zone or Priority Development Zone that provides for residential development. 

As the proposal is for a two-lot subdivision, Clause 32.08-3 of the General Residential Zone requires an assessment 

against the following objectives and standards of Clause 56: 

● Clause 56.04-2 (Lot area and building envelopes objective) 

● Clause 56.04-5 (Common area objective) 

●  Clause 56.06-8 (Lot access objective) 

● Clause 56.07-4 (Stormwater management objective) 

An assessment against the relevant clauses is provided below: 

Clause Objective Standard / Requirement Assessment / Response 

56.04-2 To provide lots with areas and 

dimensions that enable the 

appropriate siting and 

construction of a dwelling, 

solar access, private open 

space, vehicle access and 

parking, water management, 

easements and the retention 

of significant vegetation and 

site features. 

 

 

An application to subdivide land that 

creates lots of less than 300 square 

metres should be accompanied by 

information that shows: 

 That the lots are consistent or 

contain building envelope that is 

consistent with a development 

approved under this scheme, or 

 That a dwelling may be 

constructed on each lot in 

accordance with the 

requirements of this scheme. 

Lots of between 300 square metres 

and 500 square metres should: 

 Contain a building envelope that 

is consistent with a development 

of the lot approved under this 

scheme, or 

 If no development of the lot has 

been approved under this 

scheme, contain a building 

envelope and be able to contain 

a rectangle measuring 10 metres 

by 15 metres, or 9 metres by 15 

metres if a boundary wall is 

nominated as part of the building 

envelope. 

 

Lot 1 includes the existing dwelling 

and has a site area of 401 square 

metres. 

Lot 2 comprises the proposed new 

vacant lot and has a site area of 

305 square metres. Therefore, 

Standard C8 suggests that Lot 1 is 

provided with a building envelope 

measuring 10 metres by 15 metres, 

or 9 metre by 15 metres if a 

boundary wall is shown.  

The proposed building envelope 

plan demonstrates that Lot 2 is 

capable of accommodating a future 

dwelling in accordance with the 

requirements of Clause 54 and the 

Building Regulations, as outlined 

below: 

 A building envelope of 9 

metres by 15 metres has been 

provided. 

 The proposed 6 metre front 

setback complies with Standard 

A2-1 of Clause 54.02-1 (Street 

setback). 
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If lots of between 300 square metres 

and 500 square metres are proposed 

to contain dwellings that are built to 

the boundary, the long axis of the 

lots should be within 30 degrees east 

and 20 degrees west of north unless 

there are significant physical 

constraints that make this difficult to 

achieve. 

Lots greater than 500 square metres 

should be able to contain a rectangle 

measuring 10 metres by 15 metres, 

and may contain a building envelope. 

A building envelope may specify or 

incorporate any relevant siting and 

design requirement. Any requirement 

should meet the relevant standards 

of Clause 54, unless: 

 The objectives of the relevant 

standards are met, and 

 The building envelope is shown 

as a restriction on a plan of 

subdivision registered under 

the Subdivision Act 1988, or is 

specified as a covenant in an 

agreement under Section 173 of 

the Act. 

Where a lot with a building envelope 

adjoins a lot that is not on the same 

plan of subdivision or is not subject 

to the same agreement relating to 

the relevant building envelope: 

 The building envelope must meet 

Standards A2-3 and A2-4 of 

Clause 54 in relation to the 

adjoining lot, and 

 The building envelope must not 

regulate siting matters covered 

by Standards A4-1 to A4-4 

(inclusive) of Clause 54 in relation 

to the adjoining lot. This should 

be specified in the relevant plan 

of subdivision or agreement. 

 

 

 The proposed building 

envelope allows for a 

maximum 12 metre western 

boundary wall that is partially 

constructed against the 

boundary wall of No. 97 McKell 

Avenue and is below the 

permissible length of 13.94 

metres under Standard A2-4 of 

Clause 54.02-4 (Walls on 

boundaries). 

 The proposed side and rear 

setbacks comply with Standard 

A2-3 of Clause 54.02-3 (Side 

and rear setbacks) and 

provided that the first floor 

level is sufficiently, which will 

be assessed at the building 

permit stage, daylight to the 

adjacent habitable room 

windows, including the existing 

dwelling on Lot 1 should 

comply with both Standard A4-

1 of Clause 54.04-1 (Daylight to 

existing windows) and 

Standard A4-2 of Clause 54.04-

2 (Existing north-facing 

windows). 

 The proposed 163 square 

metre building envelope results 

in a site coverage of 53.44%, 

which is below the maximum 

site coverage of 65% under 

Standard A2-5 of Clause 54.02-

5 (Site coverage). 

 The provision of 35 square 

metres of secluded private 

open space with a minimum 

dimension of 3.2 metres 

exceeds the requirements 

under Standard A3-2 of Clause 

54.03-2 (Private open space). 

 The lot configuration result in 

south-facing secluded private 

open space, which is consistent 

with the properties fronting 

Elizabeth Drive. 
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Lot dimensions and building 

envelopes should protect: 

 Solar access for future dwellings 

and support the siting and design 

of dwellings that achieve the 

energy rating requirements of 

the Building Regulations. 

 Existing or proposed easements 

on lots. 

 Significant vegetation and site 

features. 

 

 

 

 

 

 

 

 

 Overshadowing would not have 

a detriment impact on the 

adjoining properties and should 

comfortably comply with 

Standard A4-4 of Clause 54.04-

3 (Overshadowing secluded 

open space). This will be 

subject to assessment at the 

building permit stage, when 

detailed floor plans and 

elevations are submitted for 

approval. 

 There is no significant 

vegetation on the subject site 

or adjoining properties that will 

be adversely impacted.  

 The proposed new lot is 

capable of providing the 

required minimum garden area 

provision of 25%. It is 

recommended that a condition 

be included in the permit to 

ensure that the future dwelling 

on Lot 1 is provided with a 

minimum garden area of 25%. 

The approval of a future dwelling 

on Lot 2 will be subject to an 

assessment by the Building 

Surveyor as part of the building 

permit approval process. 

It is noted that the existing 

dwelling on Lot 1 maintains 

secluded private open space 

exceeding 25 square metres in 

accordance with Clause 54.03-2 

(Private open space) and is 

provided with a side setback to the 

proposed common boundary that 

complies with Clause 54.02-3 (Side 

and rear setbacks). 

Given the previous responses, it is 

submitted that the proposal meets 

Standard C8 and the objective of 

Clause 56.04-2. 
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56.04-6 To identify common areas and 

the purpose for which the 

area is commonly held. 

To ensure the provision of 

common area is appropriate 

and that necessary 

management arrangements 

are in place. 

To maintain direct public 

access throughout the 

neighbourhood street 

network. 

 

An application to subdivide land that 

creates common land must be 

accompanied by a plan and a report 

identifying: 

 The common area to be owned 

by the body corporate, including 

any streets and open space. 

 The reasons why the area should 

be commonly held. 

 Lots participating in the body 

corporate. 

 The proposed management 

arrangements including 

maintenance standards for 

streets and open spaces to be 

commonly held. 

 

Standard C11 is not applicable, as 

the proposed subdivision avoids 

the creation of common property. 

 

56.06-8 To provide for safe vehicle 

access between roads and 

lots. 

 

Vehicle access to lots abutting 

arterial roads should be provided 

from service roads, side or rear 

access lanes, access places or access 

streets where appropriate and in 

accordance with the access 

management requirements of the 

relevant roads authority. 

Vehicle access to lots of 300 square 

metres or less in area and lots with a 

frontage of 7.5 metres or less should 

be provided via rear or side access 

lanes, places or streets 

The design and construction of a 

crossover should meet the 

requirements of the relevant road 

authority. 

 

 

 

 

 

 

 

Vehicle access to Lot 1 is made 

from the existing vehicle crossover 

along Elizabeth Drive, which leads 

to uncovered car parking within 

the front setback. 

Vehicle access to Lot 2 is made 

from a proposed 3 metre wide 

vehicle crossover at the western 

end of the street frontage. 

The proposed vehicle crossover will 

be constructed in accordance with 

Council’s vehicle crossings 

specifications. 

The proposed vehicle crossover is 

setback 3 metres from the bus 

shelter along Elizabeth Drive. The 

proposed two-lot subdivision was 

referred to the Department of 

Transport and Planning (DTP), 

which advised via email dated 10 

July 2026 that it does not object to 

the proposal. 

Given the above, it is submitted 

that the proposal meets Standard 

C21 and the objectives of Clause 

56.06-8. 
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56.07-4 To minimise damage to 

properties and inconvenience 

to residents from stormwater. 

To ensure that the street 

operates adequately during 

major storm events and 

provides for public safety. 

To minimise increases in 

stormwater and protect the 

environmental values and 

physical characteristics of 

receiving waters from 

degradation by stormwater. 

To encourage stormwater 

management that maximises 

the retention and reuse of 

stormwater. 

To encourage stormwater 

management that contributes 

to cooling, local habitat 

improvements and provision 

of attractive and enjoyable 

spaces. 

 

The stormwater management system 

must be: 

 Designed and managed in 

accordance with the 

requirements and to the 

satisfaction of the relevant 

drainage authority. 

 Designed and managed in 

accordance with the 

requirements and to the 

satisfaction of the water 

authority where reuse of 

stormwater is proposed. 

 Designed to meet the current 

best practice performance 

objectives for stormwater quality 

as contained in the Urban 

stormwater management 

guidance (Environment 

Protection Authority - Publication 

1739.1, 2021). 

 Designed to ensure that flows 

downstream of the subdivision 

site are restricted to pre-

development levels unless 

increased flows are approved by 

the relevant drainage authority 

and there are no detrimental 

downstream impacts. 

 Designed to contribute to 

cooling, improving local habitat 

and providing attractive and 

enjoyable spaces. 

The stormwater management system 

should be integrated with the overall 

development plan including the 

street and public open space 

networks and landscape design. 

For all storm events up to and 

including the 20% Average 

Exceedence Probability (AEP) 

standard: 

 Stormwater flows should be 

contained within the drainage 

system to the requirements of 

the relevant authority. 

The subject site is not located in a 

flood prone area.  

Detailed drainage design for the 

vacant lot, including any on-site 

detention will be prepared to the 

satisfaction of the Responsible 

Authority prior to the issue of 

Statement of Compliance. 

On the above basis, the proposal 

satisfies Standard C25 and the 

objectives of Clause 56.07-4. 
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 Ponding on roads should not 

occur for longer than 1 hour after 

the cessation of rainfall. 

For storm events greater than 20% 

AEP and up to and including 1% AEP 

standard: 

 Provision must be made for the 

safe and effective passage of 

stormwater flows. 

 All new lots should be free from 

inundation or to a lesser 

standard of flood protection 

where agreed by the relevant 

floodplain management 

authority. 

 Ensure that streets, footpaths 

and cycle paths that are subject 

to flooding meet the safety 

criteria da Vave < 0.35 m2/s 

(where, da = average depth in 

metres and Vave = average 

velocity in metres per second). 

The design of the local drainage 

network should: 

 Ensure stormwater is retarded to 

a standard required by the 

responsible drainage authority. 

 Ensure every lot is provided with 

drainage to a standard 

acceptable to the relevant 

drainage authority. Wherever 

possible, stormwater should be 

directed to the front of the lot 

and discharged into the street 

drainage system or legal point of 

discharge. 

 Ensure that inlet and outlet 

structures take into account the 

effects of obstructions and debris 

build up. Any surcharge drainage 

pit should discharge into an 

overland flow in a safe and 

predetermined manner. 
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Appendix A — Nearmap image dated 25 April 2026 
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Appendix B — Nearmap image dated 25 April 2026 (Zoomed in) 
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Appendix C — Site Photos 
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NOTE: Assets labelled “AC” may 
contain asbestos material and 
therefore any works near these 
assets must be undertaken in 
accordance with OHS (Asbestos) 
Regulations 2017. 

Due to the placement of Potable and 
Recycled pipes in the same trench, it 
may be difficult to distinguish the 
two asset types where they have 
been superimposed on the plans. 
PLANS MUST BE PRINTED IN 
COLOUR 

Scale: 
Expires: 

DISCLAIMER: Greater Western Water 
and PelicanCorp do not guarantee or 
make any representation as to the 
accuracy of the information in this plan 
response which is provided in good faith 
as the best information available at the 
time. Greater Western Water and 
PelicanCorp do not accept any liability 
for any loss, damage, injury, cost or 
expense arising from the use of or 
reliance on this plan response or the 
information contained in it. 
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