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The subject site is a rectangular lot with an area of 696m2. The subject site is vacant with 

an established street tree located centrally at the front of the site.  

 

 
Locality Plan 

 

The wider subdivision pattern is a grid subdivision, with lots generally running either North-

South.  The property is bound by residentially zoned land with conventional detached and 

medium density housing. In Cuthbert Street, the street kerbing is a mountable concrete 

kerb, with relatively wide, grassed nature strips with established and mature street tree 

planting of varying heights. The subject site has an established street tree. Footpaths are 

provided to both sides of the street, and these are concrete in construction, worn, but in fair 

to good condition. The Cuthbert Street, road pavement is bitumen and in fair condition. 

 

Power is provided overhead along the North side of the street. Front fencing is mostly low 

galvanized pipe and cyclone wire fencing which is typical of the original housing. Many sites 

have no fencing or only low fencing in this location in a range of materials. There are no 

identified noise sources. The housing in this location has experienced some dwelling 

change in more recent years with more contemporary, medium density housing developed 

in the years since the original development of the area as evidenced by the adjacent 

development at 17 Cuthbert Street.  

Subject Site 

Camp Road 
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The original housing tends to be detached, mostly single storey, double fronted concrete 

housing with weatherboard and brick dwellings from the 1950 – 60’s, utilising hip and gable 

roof profiles often running across the blocks.  

 

Housing in the area is experiencing change with a variety of contemporary, medium density 

housing developments being completed in the years since the original development of the 

area. Building materials tend to be rendered cladding or combination brick/rendered 

cladding.  Gardens tend to be informal and sparsely landscaped, with limited tree canopy 

cover. Canopy tree cover is therefore not a distinct characteristic of the area.  

 

Perspective view looking East along Cuthbert Street  

 

It is noted that the subject site is located approximately 1.4kms East from Broadmeadows 

Major Activity Centre. The site is located within the Principle Public Transport Network 

(PPTN) it has good access to the Western Ring Road, Sydney Road and Pascoe Vale 

Road. The site is located about 1.2kms from Broadmeadows Railway Station. 
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Principal Public Transport Network Area Map (Hume Planning Scheme East)  

 

Amenities and facilities within proximity (500m radius) of the subject site are varied and 

include: 

 Parklands/Public Open Space: Seabrook Reserve/ Jack Roper Reserve 200m North   

 Main Road: - Camp Road 200m South 

 Education: Sirius College (Eastmeadows Campus) 200m North- East 

 Meadow Bank Primary School 500m South-West 

 No. 538 Bus Service on Camp Road  

 

Further afield within approximately 1000m radius of the subject site, amenities and facilities 

include: 

 Broadmeadows Railway Station 1.2km West 

 Access to the Western Ring Road (West bound) 1.9 kms South - West  

 Access to the Western Ring Road (East bound) 2.3 kms East  

 Broadmeadows Shopping Centre 1.4kms West 

 Broadmeadows Primary School 900m North-West 

 Campmeadows Primary School 900m South-West 

 St Dominics Catholic Primary School on Camp Road 1km South-West 

 

Subject Site 
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Adjacent medium density built form to the East side of the Subject Site 
 

 

Adjacent built form to the West side of the Subject Site 
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Views of the form of development opposite and typical to the locality 
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4. PLANNING SCHEME CONTROLS 

 
The subject land is zoned General Residential Zone (Schedule 1) with the Melbourne 

Airport Environs Overlay (MAE2). 

 

Under Clause 32.08-7 of the Hume Planning Scheme, a planning permit is required for the 

development of two or more dwellings on a lot. 

 

Under the provisions of all zones and overlays, the first purpose is as follows: 

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

 

Under the provisions of the Residential Growth Zone 2, the remaining purposes are as 

follows:   

 
 To encourage development that respects 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. 

Under the provisions of the Melbourne Airport Environs Overlay, the remaining purposes 

are as follows 

 To ensure that land use and development are compatible with the operation of 
Melbourne Airport in accordance with the relevant airport strategy or master plan 
and with safe air navigation for aircraft approaching and departing the airfield. 

 To assist in shielding people from the impact of aircraft noise by requiring 
appropriate noise attenuation measures in dwellings and other noise sensitive 
buildings. 

 To provide for appropriate levels of noise attenuation depending on the level of 
forecasted noise exposure. 

 

Schedule 2 to the Melbourne Airport Environs Overlay has the following specific purpose: 
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Purpose 

To identify areas that are or will be subject to moderate levels of aircraft noise 
based on the 20-25 Australian Noise Exposure Forecast (ANEF) contours and to 
limit use and development to that which is appropriate to that level of exposure. 

Use of land 

Dwelling 

 A permit is required to use land for a Dwelling. 
 The development of a single lot for two or more Dwellings must not exceed a 

density of one dwelling per 300 square metres. 

The density required will not be exceeded in this instance 

Clause 02.01 Context 

Hume’s population will grow by more than fifty percent from just under 245,000 in 2021 
to nearly 395,000 by 2041. When all current growth area land is developed the 
population will be around 420,000.  

Broadmeadows, Sunbury and Donnybrook (Cloverton) Town Centres are existing and 
future Metropolitan Activity Centres. Broadmeadows will strengthen its role as a key 
centre in the north, supporting the growing population of Hume and the wider Northern 
Subregion. 

One and two person households make up more than 47% of Hume’s households, 
another 10% are one parent families and 33% of households are couples with children.  

Hume is a key gateway to the north of Melbourne and has excellent access to freeways 
and arterial roads, providing good accessibility to the Melbourne CBD, Melbourne Airport 
(which is located within the municipal boundary) and the Port of Melbourne. Hume has 
commuter rail links through the Upfield, Craigieburn and Sunbury lines, and freight links 
via the national rail line running from Melbourne to Sydney. 

 
Clause 02.03 Strategic Directions 
 
Settlement 

 Broadmeadows Metropolitan Activity Centre will provide a regional hub for offices 
and services supported by a mix of retail, leisure, commercial educational, 
cultural, community, leisure and transport facilities. 

Strategic Directions 

 Protect Melbourne Airport’s curfew free status from encroachment by development. 
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 Facilitate high density residential development within and around activity centres 
and Broadmeadows, Craigieburn and Sunbury train stations. 

Clause 02.03-5 Built environment and heritage 

Building design 

There is significant opportunity to ensure that new buildings and development in Hume 
set high environmental standards and are designed to be more resilient to the impacts 
of climate change and to be more resource, energy and water efficient. This will also 
improve the long-term affordability of housing in the region, particularly in light of 
anticipated increasing utility costs. 

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., ….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.  

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.   

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. 
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5. CLAUSE 55 ASSESSMENT  
 

 TWO OR MORE DWELLINGS ON A LOT AND RESIDENTIAL BUILDINGS 

Purpose 

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

 To encourage residential development that provides reasonable standards of 
amenity for existing and new residents.  

 To encourage residential development that responds to the site and the 
surrounding area.  

Requirements 

A development must meet all of the applicable objectives contained in this clause.  

If a development meets a standard: 

 The corresponding objective is deemed to be met; 

 The responsible authority is not required to consider the corresponding 
decision guidelines.  

If a development does not meet a standard, the responsible authority must consider the 
applicable decision guidelines in determining whether the corresponding objective is met. 

Clause 55.01 - APPLICATION REQUIREMENTS 

An application to which this clause applies must be accompanied by:  

 A site description.  

 A design response.  

 A written statement outlining which standards are met and which are not 
met. If a standard is not met, the written statement must include an 
explanation of how the development meets the corresponding objective 
having regard to the corresponding decision guidelines.  

The development has been assessed against the applicable requirements of Clause 55 

of the Hume Planning Scheme i.e. Rescode Provisions as follows: 
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Clause 55.02 - Neighbourhood 

Standard/ Objective Compliance/ Response 

B2-1 Street Setback 

To ensure that the setbacks of 
buildings from a street respond to the 
existing or preferred neighbourhood 
character and make efficient use of the 
site. 

Complies.  

The proposed buildings are to be setback at 8.13 metres which 
exceeds the minimum setback evident on the adjacent site of 7.9 
metres. 

There is no minimum setback specified in the Schedule to the zone 

B2-2 Building Height 

To ensure that the height of 
buildings respond to the existing 
or preferred neighbourhood 
character. 

Complies.  

The buildings will not exceed a height of 9 metres 

There is no maximum building height specified in the Schedule to the 
zone 

B2-3 Side and Rear Setbacks 

To ensure that the height and 
setback of a building from a 
boundary responds to the existing 
or preferred neighbourhood 
character and limits the impact on 
the amenity of existing dwellings 
or small second dwellings.  

Complies.  

All side and rear setbacks comply with the standard. Only a small 
amount of on-boundary construction is proposed, where the garages 
are to be built to the boundaries (both sides).  

B2-4 Walls on Boundaries 

To ensure that the location, length 
and height of a wall on a 
boundary responds to the existing 
or preferred neighbourhood 
character and limits the impact on 
the amenity of existing dwellings 
and small second dwellings. 

Complies.  

On-boundary construction is proposed to each garage for a distance of 
6.47 metres. This represents only 14.1% of the total boundary length 
of 45.72 metres 

B2-5 Site Coverage 

To ensure that the site 
coverage responds to the existing 
or preferred neighbourhood 
character and responds to the 
features of the site.  

Complies.  

Building site coverage for the development stands at 331.28m2 which 
is 47.9% of site area. As no minimum specified in schedule to the 
Residential Growth Zone, this figure complies with the standard. 

B2-6 Access 

To ensure the number and design 
of vehicle crossovers responds  
to the neighbourhood character.  

Complies  

The development proposes to incorporate a new 3.0m wide single 
vehicle crossover. The existing 3.5m wide single crossover will be 
reduced to 3.0m in width to ensure that the width of the two 
accessways combined for this 15.24 metre wide site will be 6.0 metres 
which constitutes 39.37% of the site’s street frontage and will comply 
with the standard 
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B2-7 Tree Canopy 

To provide tree canopy that 
responds to the neighbourhood 
character of the area and reduces 
the visual impact of buildings on 
the streetscape.  

To preserve existing canopy 
cover and support the provision of 
new canopy cover.   

To ensure new canopy trees are 
climate responsive, support 
biodiversity, wellbeing and 
amenity, and help reduce urban 
heat.  

Complies 

A 10% tree canopy cover is required for a site of this size. The 
landscape plan prepared details the extent of canopy tree planting 
proposed, which exceeds the 10% requirement 

 

The site is already vacant and no existing canopy trees are evident on 
site 

The landscape design details the new canopy trees proposed within 
the site, i.e.: 

 White Crepe Myrtle 

 Willow Myrtle 

 Lightwood – (Acacia Implexea) 

B2-8 Front Fence 

To encourage front fence design 
that responds to the existing or 
preferred neighbourhood 
character. 

Not Applicable 

No front boundary fence is proposed at this time. A potential low fence 
up to 1.2m in height could be considered as typical in this instance and 
would still provide good street integration. 

 

Clause 55.03 - Liveability 

Standard/ Objective Compliance/ Response 

B3-1 Dwelling Diversity 

To encourage a range of dwelling 
sizes and types in developments 
of ten or more dwellings.  

Not Applicable 

Development does not constitute ten (10) or more dwellings. 
Development introduces two, three (3) bedroom dwellings into the 
locality. 

B3-2 Parking 

To minimise the impact of 
vehicular noise within 
developments on residents.  

 

Complies.  

Parking provided to each of the three (3) bedroom dwellings consists of 
one (1) garaged space and two (2) tandem driveway spaces. 

Each of these driveways and garages directly serve the relevant 
dwelling and therefore do not represent a potential noise source and 
therefore comply with the standard 

These spaces shall also be convenient to the dwellings and for the 
garaged spaces, lockable and secure. 

B3-3 Street Integration 

To integrate the layout of 
development with the 
street to support the safety and 
amenity of residents.  

Complies.  

Both dwellings present directly to the street. This provides direct 
pedestrian and vehicle connectivity. The proposed development does 
not intend to provide a front fence at this time. The frontages will be 
open to the street. 
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B3-4 Entry 

To provide each dwelling, 
apartment development or 
residential building with its own 
sense of identity.  

To provide entries with weather 
protection, safe design, natural 
light and ventilation.  

Complies.  

Entries are clearly visible from the street and provide clear identity and 
shelter to the entrance of each dwelling. 

B3-5 Open Space 

To provide adequate private 
open space for the reasonable 
recreation and service needs of 
residents.  

 

Complies.  

The secluded private open space areas are more than the minimum area 
specified. They are provided to the rear (South) of the dwellings. Each 
area is provided with good Northern light access due to the size of the 
area proposed. 

Each area is self-contained, located to the rear of the dwelling and 
conveniently accessible from main living areas. 

B3-6 Solar Access 

To allow solar access into the 
secluded private open space of 
new dwellings and residential 
buildings.  

Complies.  

The subject site is a North facing lot and so each Secluded Private Open 
is located to the South side (rear) of the dwellings. Despite this, each 
open space area will receive direct Northern light access due to the size 
of the open space area proposed. 

B3-7 Functional Layout 

To ensure dwellings provide 
functional areas that meet the 
needs of residents.  

Complies.  

The main bedrooms are 5.60m x 3.65m in dimension. All other bedrooms 
are 3.1m x 3.2m or 3.0m x 3.2m in dimension respectively  

 

The living areas are 10.7m x 6.42m in dimension with a total area of 
68.69m2 which exceeds 12m2 in area as required 

 

B3-8 Room Depth 

To allow adequate daylight into 
single aspect habitable rooms. 

Complies.  

The main living areas are 10.7m x 6.42m in dimension 

 

B3-9 Daylight to new Rooms 

To allow adequate daylight into 
new habitable room windows. 

Complies 
All habitable room windows are clear to sky 

B3-10 Natural Ventilation 

To encourage natural ventilation 
of dwellings.  

To allow occupants to effectively 

Complies.  

Based on a ceiling height of 3.2m for the living areas the living areas 
length should be 8.0m min based on 3.2m ceiling height x 2.5 times = 
8.0m 
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manage natural ventilation of 
dwellings.  

The main living areas are 10.7m in length 
 

 

B3-11 Storage 

To provide adequate storage 
facilities for each dwelling.  

Complies.  

Externally accessible storage areas of 6m3 are provided for both 
dwellings and there is also storage space within the garages  

B3-12 Apartment Accessibility 

To ensure the design of dwellings 
meets the needs of people with 
limited mobility.  

Not Applicable to this form of development 

Despite this, each dwelling as a Theatre Room specified at ground level 
that could serve as a bedroom for people of limited mobility 

Clause 55.04 – External Amenity 

Standard/ Objective Compliance/ Response 

B4-1 Daylight to existing windows 

To allow adequate daylight into 
existing habitable room windows.  

Not Applicable 

Construction not within 1m of existing habitable room windows. 

B4-2 Existing North Facing 
Windows 

To allow adequate solar access 
to existing north-facing habitable 
room windows.  

Not Applicable 

No North facing windows within three (3) metres of the subject site. The 
dwelling to the rear appears to be setback a significant distance to the 
rear boundary of the subject site. 

B4-3 Over shadowing 

To ensure buildings do not 
significantly overshadow existing 
secluded private open space.  

 

Complies. 

The buildings proposed are double storey. Due to the site’s North-South 
orientation, some shadow will be cast South-West, South and South-
East from the 9am through to 3pm periods. 

To the West the adjacent Child Care Building presents a blind side and a 
pedestrian path in this position. This is not secluded private open space 
and shadow will be cast over this location in the morning period only. 

The adjacent site to the East has its common driveway along its abuttal 
with the subject site. Shadow will be cast over that driveway area. This is 
not secluded private open space 

B4-4 Overlooking 

To limit views into existing 
secluded private open space and 
habitable room windows. 

Complies. 

Bedrooms are no longer considered habitable rooms and therefore the 
“Retreat” Area windows constitute the only habitable room windows at 
the upper level. These rooms do not have a view towards any 
neighbouring secluded private open space or habitable rooms and 
therefore they are not screened in this instance. 

The rear upper level bedroom windows have been screened here 
because they are perceived to be an overlooking issue for the rear open 
space areas 
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B4-5 Internal Views 

To limit views into the secluded 
private open space and habitable 
room windows of dwellings and 
residential buildings within a 
development.  

Not Applicable 

 No internal views evident from habitable rooms at the upper level 

 

 

                       Clause 55.05 – Sustainability 
  

Standard/ Objective Compliance/ Response 

B5-1 Permeability 

To reduce the impact of 
increased stormwater run-off on 
the drainage system and 
downstream waterways.  

To facilitate on-site stormwater 
infiltration.  

To encourage stormwater 
management that maximises the 
retention and reuse of 
stormwater.  

To contribute to urban cooling.  

Complies 

Pervious area on site exceeds 20% of site area – 365m2 (52.4%) 

 

B5-2 Overshadow Solar Systems 

To ensure that the height and 
setback of a building from a 
boundary allows reasonable solar 
access to existing domestic solar 
energy systems on the roofs of 
buildings.   

Not Applicable 

There are Solar Panels evident on the adjacent Child Care Centre 
immediately to the West. The Child Care building itself is setback 
approximately 3.1 metres from the common boundary with the subject 
site and this combined with the proposed setback of 1.285m will be 
adequate distance to not impact the solar panels. The Child Care Centre 
is not a residential building. 

B5-3 Rooftop solar energy 

To support the future installation 
of appropriately sited rooftop 
solar energy systems for a 
dwelling.  

Complies 

An area has been defined (dotted) on the upper roof area of each dwelling 
to demonstrate a potential solar panel area  

B5-4 Solar Protection to new 
North facing windows 

To encourage external shading of 
north facing windows to minimise 
summer heat gain.  

Complies 

North facing windows have solar shading at the upper level as required.  
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B5-5 Waste and Recycling 

To ensure dwellings are designed 
to facilitate waste recycling.  

To ensure that waste and 
recycling facilities are accessible 
and are of sufficient size to 
manage organic and general 
waste, and mixed and glass 
recycling.  

To ensure that waste and 
recycling facilities are designed 
and managed to minimise 
impacts on residential amenity.  

Complies 

An area has been specified behind both garages to accommodate up to 
four bins (ie Red, Green. Yellow and Purple) as detailed on the site plan   

B5-6 Noise Impacts 

To minimise the impact of 
mechanical plant noise located in 
the development.  

Not applicable. 

No significant noise sources identified. The subject site is located within 
the MAE 2 Airport Overlay where noise attenuation requirements will 
apply via the building permit process. 

B5-7 Energy Efficiency 

To achieve energy efficient 
dwellings and buildings.  

To ensure dwellings achieve 
adequate thermal efficiency.  

Not Applicable 

 Applies to apartment developments only 

 
 

6. OPPORTUNITIES AND CONSTRAINTS 

Some of the identified opportunities and constraints of this site are as follows: 

 
Opportunities: 
 

 Property has access to a range of local and regional services. 

 Minimal on boundary construction proposed. 

 No on site and minimal adjacent planting within proximity to contend with 

 Site length at 45.72 metres provides capacity to capitalise on Northern orientation.   

 

Constraints: 

 Rear easement on site 

 North-South orientation of this North facing lot limits natural solar orientation 

opportunities to the rear open space and living areas proposed. 
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7. DESIGN RESPONSE 
 

The proposal represents a carefully designed form of attached, double storey infill 

development that has minimal interface with abutting properties. The proposed layout 

utilises the depth of the site available, whilst providing usable private open space areas of 

good dimension, orientation and size. 

 

The layouts proposed enable the dwellings to achieve a presentation to a street. This design 

has sought to utilize the space available, whilst capitalizing on the solar orientation 

opportunities available.  

 
The designs achieve the following parameters considered applicable in this instance: - 
 
 Useable and suitably sized open space areas with direct access from living areas, 

 Efficient use of the site, 

 Minimal on boundary construction, 

 Minimal interface for adjacent properties habitable windows,  
 

This proposed development would not detract from the establishing medium density housing 

styles being developed in this locality. Any overshadowing concerns have been reduced here 

by the proposed built form. The shadow to be cast will not encroach significantly into the 

neighbouring properties and not at all into any secluded private open space. The shadow 

diagrams prepared details the level of impact proposed.  

 

The open plan habitable living area of the dwellings and separated sleeping areas 

incorporating one potential bedroom at ground level and three bedrooms at the first-floor 

level provide an opportunity for a diversity of household types. 






















