Plan 6 - Interfaces and Slope
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G9

Where possible any heritage features not shown on the PSP maps,
including stone walls, should be retained and integrated into surrounding
development.

G10

Proponents undertaking development of land identified on the Victorian
Aboriginal Heritage Register, and/or with high Aboriginal cultural heritage
values including those identified on Plan 2, should liaise with the
designated Registered Aboriginal Party (or the relevant Traditional Owner
Groups and Aboriginal Victoria in its absence) to ascertain whether
heritage interpretation is appropriate in these identified locations, and
how the heritage site(s) should be incorporated into the design of the
subdivision.

3.1.3 Housing

R12

In areas which contain slope in excess of 10% as identified on Plan 6,
development must minimise landscape visual scarring and avoid the need
for large amounts of cut and fill, to the satisfaction of the responsible
authority.

R13

Subdivisions which retain larger lots around existing dwellings must be
designed to ensure that the future subdivision of these larger lots that
appropriately integrates with the surrounding subdivision layout.
Lots must front (in order of priority where a lot fronts multiple elements):

•
•
R14 •
•
•
•
R15

In areas within the ‘Redstone Hill Sensitive View Line’ area as identified
on Plan 5, development height must be limited such that it does not
protrude above the 253m AHD level, to the satisfaction of the responsible
authority. Further guidance is provided in the cross-section ‘Redstone Hill
indicative views across rooftops” at Appendix B, Section 30.

R16

Any development in proximity to the freeway that triggers the VicRoads
Requirements of Developers – Noise Sensitive Uses document must
respond to its requirements to the satisfaction of the responsible
authority.

REQUIREMENTS

R9

R10

Subdivision of land within walkable catchments shown on Plan 3 must
create lots suitable for delivery of medium or high density housing
as outlined in Table 2, and achieve a minimum average density of 17
dwellings per net developable hectare.
Applications for subdivision that can demonstrate how target densities
can be achieved over time, to the satisfaction of the responsible
authority, shall be considered.
Subdivision layout and lot diversity must respond to the natural features
of the area, including topographical and landscape features identified on
Plan 5 and plan 6.
Subdivision must consider the future design of areas identified for higher
density or integrated housing, and provide for:

R11

•
•
•
•

active interfaces with adjacent streets, open space and waterways
safe and effective internal vehicle and pedestrian circulation
dwelling and lot size diversity
appropriate servicing arrangements.

Conservation areas
Public open space
Landscape areas
Local access streets
Connector roads
Arterial roads

Subdivision in areas of significant slope, as identified on Plan 6, must be
designed such that:

•
R17
•
R18

The grade of driveways is minimised for pedestrian safety. This may
be achieved by setting garages/carports further from the street for
lots on the higher side of the street and closer to the street for lots
on the lower side of the street, or any other design outcomes to the
satisfaction of the responsible authority
Flooding risks for properties lower than the street is minimised,
including through kerbing heights and crossover/ driveway profiles, or
other design outcomes to the satisfaction of the responsible authority.

Any buffer established to minimise fire threat must be functional and be
able to be managed appropriately and cost effectively, to the satisfaction
of the responsible authority and the CFA.
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Subdivision in areas of significant slope, as identified in Plan 6, should
be designed such that:

GUIDELINES
Specialised housing forms, such as retirement living or aged care or
lifestyle communities should:

G11

•
•
•
•

Be integrated into the wider urban structure,
Be located within the walkable catchment boundary shown on Plan 3,
other than within the Gas Pipeline Measurement Length as identified
on Plan 3,
Be accessible by public transport,
Not present a barrier to movement through the surrounding road
network.

•
•
•
G15 •
•

Any retaining structures (with the exception of those which are part of a
building) should be:

•
G12

•
•
•
•

No more than 1.0 metres in height between a dwelling and a street or
public space, or where visible from a street or public space.
Set back at least 1.0 metres from any building envelope.
Staggered, with a minimum 0.75 metre distance between each
stagger to allow for the inclusion of landscaping where cutting and
filling is deeper than 1.0 metres.
Positioned so that associated drainage infrastructure and structural
foundation are fully located within the same lot.
No more than 2.0 metres in overall height to avoid unreasonable
overshadowing of secluded private open space and habitable room
windows.

Subdivision on sloping land should:

•
G13 •

Incorporate larger lot sizes and frontages; and/or
Incorporate integrated housing developments, with smaller building
envelopes that respond to slope

To minimise the need for retaining walls and excessive excavation.
Dwellings should front or side:

•
G14 •
•

20

Waterways and the open space network (including local parks).
Arterial roads and connector streets.
Melbourne-Bendigo rail corridor (with a frontage road), unless
otherwise agreed by the responsible authority.
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The majority of street blocks generally run parallel to the contours.
Road reserves can safely accommodate grade changes.
Earth works between a dwelling and the street are minimised.
The height of retaining walls is minimised by split level housing
design and terrace/stepped retaining walls, providing for grade
changes to occur more evenly across lots.
Solar access to dwellings is maximised through adequate distances/
setbacks between retaining walls and buildings on the lower side of
retaining walls. The depth and width of lots should enable appropriate
setbacks to be achieved.

G16

Lots on south facing slopes with a gradient greater than 5% (>2.9
degrees or >1 in 20) should ensure dwellings or building envelopes are
setback at least 2.0 metres from the northern boundary.

G17

The cutting of land should not result in sunken houses where the top of
windows or eaves of the dwelling are at road height. Windows should be
clearly visible from the street.

G18

Earthworks exceeding 1.0 metre depth in cut or 1.0 metre depth in fill
should be avoided within 1.0 metre of any side, rear or front boundary.
Minor changes in gradient are acceptable within 1 metre from outside
the property boundary to ensure footpaths in the road reserve have an
appropriate grade or cross-fall.

G19

Where a lot has a cross-fall greater than 12%, the crossover for the
driveway should be located on the lower side of the lot.

G20

Roads should be designed to avoid repetition in extended lengths of road
(180 metres or greater) running up and down the slope.
Commercial and retail uses should only occur in residential areas where:

•
•
G21 •

The use will not detract from the residential amenity of the area.
The use has appropriate access to the higher order road network and
will not cause congestion on local roads.
The use will not prejudice the subdivision of surrounding land
identified for residential purposes.

Preference will be given to locations adjacent to nominated Major and
Local Town Centres and Local Convenience Centres.

3.1.4 Sensitive Residential Areas
A number of areas within the precinct feature a range of specific site conditions that are
likely to present unique challenges for detailed subdivision design. This includes areas
where land ownership is heavily fragmented, areas with heavily undulating topography,
or areas which directly interface with established communities. These areas are
identified as ‘Sensitive Residential Areas’ on Plan 5.
The PSP includes a series of more detailed Residential Concept Plans for these
areas that provide greater direction on future subdivision design than for the rest of
the precinct. Whilst these provide an indicative local street network and implied lot
layout, they are not intended to constrain future site-responsive subdivision design. It is
therefore expected that future permit applications may incorporate a modified road and
lot layout to those reflected in the concept plans, while preserving consistency with the
general elements of each Residential Concept Plan.

REQUIREMENTS

R19

Subdivision in an area nominated as a ‘sensitive residential area’ on Plan
5 must respond to any relevant concept plan for the area.
Street layouts of individual subdivisions must integrate to:

•
R20 •

Form a coherent movement network across the wider precinct
Ensure no dwelling is disadvantaged by poor access to open space
or community facilities.

R21

Staging of subdivisions must provide for the timely connection of road
links between properties, as well as to the connector street, arterial road,
and off-road pedestrian and bicycle networks to the satisfaction of the
responsible authority.

R22

Any local street connections to the north of the Harpers Creek
Residential Concept Plan area (Jacksons Hill) as shown at Figure 3 must
be consistent with the local access street functions of this road network,
and not place unnecessary burden on the capacity of these roads, to the
satisfaction of the responsible authority.

Any development in the area designated as ‘Potential Residential
Expansion Area’ on the Harker Street Residential Concept Plan at Figure 2
should be designed to

•
G23 •
•

preserve key view lines, as much as practical, for existing dwellings
fronting Harker Street,
incorporate an offset between any new local road created as part of
the subdivision and the rear of existing properties fronting Harker
Street, and
manage the potential for erosion and minimise the visual impact on
the Jacksons Creek and adjacent development of any local road near
the gully in the centre of the investigation area

Table 2 Housing Type by lot size
The following table is intended to provide guidance on the achievement of housing
diversity objectives by providing an example of how variation in lot sizes supports the
delivery of a broad range of housing types.
TYPICAL LOT SIZE (m2)
INDICATIVE HOUSING TYPE

LESS THAN
300m2

301m2
-600m2

MORE THAN
600m2





Detached houses





Multi-unit housing sites including
terraces, row houses and villas





Small Lot Housing including townhouses
and attached, semi-detached and
detached houses



Dual occupancies, duplexes



Walk up flats and Apartments



GUIDELINES
Subdivisions should provide for inter-parcel connections to the local road
network as reflected in the Residential Concept Plans, or a variation that

G22 •
•

provides a similar degree of local connectivity and
supports the future development of adjacent undeveloped parcels

to the satisfaction of the responsible authority.
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Figure 1 - Gellies Road Residential Concept Plan
Sunbury South Precinct Structure Plan
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Figure 2 - Harker Street Residential Concept Plan
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Figure 3 - Harpers Creek Residential Concept Plan

SCALE 1:12,000 @ A4

Sunbury South Precinct Structure Plan

0

150

300

450

600

750

precinct boundary
stormwater asset
local park
conservation area
waterway/landscape values
holden flora reserve
intersection

KENTH

ILL CT

bridge
existing urban area

WILCO
X
LA

LENNO
X CT

connector - boulevard

Ja
ck

connector road
local access street

k
ee
Cr
s
n
so

potential road connection
local access opportunity
tree reserve
indicative lot frontage

k
ee

potential residential

Ha
rpe
rs
Cr

FOX HOLL
O

W DRIVE

Ja
ck
so
ns

Cr
ee
k

NOTE:
Alignment of boulevard connector from
Harpers Creek to Jacksons Creek may require
refinement to support orderly subdivision

Holden
Flora
Reserve

WATSON
S ROAD

24

SUNBURY SOUTH PRECINCT STRUCTURE PLAN – June 2018

Copyright, Victorian Planning Authority, 2018 The state of Victoria does not warrant the accuracy or completeness of information in this publication and any person using or relying upon such information does so on the basis that the State of Victoria shall bear no responsibility or liability whatsoever for any errors, faults, defects or omission in the information.

3.2 Buffers and Future Investigation Area
3.2.1 Buffers
The Precinct contains a combined waste facility of State importance referred to as the
“Bulla Waste Hub”. The Bulla Hub includes the landfill operations and organics recovery
facility at 570, 580 and 600 Sunbury Road, Bulla. Quarrying is also occurring at this
site. These operations have varying lifespans.
The Sunbury South PSP includes areas of land which are required in the short-medium
term to operate as buffers to these operating industries. These buffer areas are
required to be kept free of sensitive land uses (including residential dwellings) until such
time as the relevant industries cease or alter operations, or until it can be demonstrated
that impacts of industry can be appropriately mitigated. The buffers protect both the
industries from encroachment of sensitive uses, as well as future residences and
sensitive land uses from impacts of industrial uses.
It is intended that the “residential” land shown as buffers on Plan 3 may be developed
for residential communities once the suitability of this area is established via methods
detailed in Urban Growth Zone - Schedule 9 in the Hume Planning Scheme.

3.2.2 Landfill Buffer

This buffer will be in place until such time as the organic waste facility ceases operations
at the Bulla Hub. The distance of the buffer may be reduced should the operations at the
composting facility change, and if a detailed environmental assessment demonstrates
that it is appropriate for sensitive land uses to establish, to the satisfaction of the
Environment Protection Authority.
A limited range of non-sensitive land uses may be appropriate for establishment within
the buffer to the organic waste composting facility, in accordance with the applied zones.
Land uses will be subject to a planning permit in order to allow the responsible authority
to consider any potential amenity impacts.

3.2.4 Quarry Buffer
Extractive industry operations at 600 Sunbury Road have the potential for amenity
impacts including vibration, dust and noise. A buffer of 500m is provided to this basalt
quarry, and will remain until the works authority boundary is reduced to no longer affect
adjacent land.
Any applications within the quarry buffer will require a referral to the Secretary to the
Department administering the Mineral Resources (Sustainable Development) Act 1990.
It is unlikely that the construction of new buildings will be supported within the quarry
buffer whilst blasting continues to occur at the site.

The landfill buffer extends to a distance of 500m from the edge of the landfill at the
Bulla Hub. The landfill buffer provides protection to sensitive land uses from noise, dust,
odour, litter and vibration impacts, as well as ensuring that any buildings and works will
be assessed for risk of landfill gas migration.
The landfill buffer will limit the land uses and buildings and works that can occur on the
affected land until such time as the landfill cells which the buffer is measured from are
closed and rehabilitated. No sensitive uses will be permitted within the buffer during
this time. Following the rehabilitation of the landfill sites, and subject to the completion
of an EPA approved environmental audit, the land will be suitable for development for
residential purposes.

3.2.3 Organic Waste Facility Buffer
The Organic Waste Facility Buffer is located at a distance of 1.3km from the lease
boundary of the Veolia Bulla Organics Recovery Facility at the Bulla Hub. The purpose
of the buffer is to protect sensitive land uses from odour impacts from the facility, and
protect the industry from the encroachment of sensitive uses.
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REQUIREMENTS

R23

Subdivision applications which abut land within a buffer to the landfill,
organic waste facility or quarry must consider and appropriately address the
interface to the buffer areas.

R24

Applications for non-sensitive uses within the landfill, organic waste facility
or quarry buffers on land where the underlying land use is Residential on
Plan 3 must be transitional in nature or be capable of being incorporated
into a cohesive future residential subdivision.

R25

Subdivision applications which abut a buffer to the landfill, organic waste
facility or quarry where the underlying land use is Residential on Plan 3
must demonstrate how the land within the buffers can be integrated into
a cohesive future residential subdivision.

GUIDELINES

G24

26

Any transitional uses developed within a buffer to the landfill, organic waste
facility or quarry should provide for an attractive and responsive interface to
established and future residential neighbourhoods.
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3.2.5 Future Investigation Area
The investigation area shown on Plan 3 comprises two gullies in the east of the precinct
adjacent to the Hi Quality landfill and quarry. The land is zoned Rural Conversation Zone
and Special Use Zone 1.
The alignment of the stormwater treatment assets shown on Plan 3 has been agreed to
by Melbourne Water to service the land within the PSP. A different stormwater treatment
strategy may be agreed between Melbourne Water and the relevant landowners
within the Development Services Scheme in order to service the land and surrounding
precinct.
The land shown as ‘Future Investigation Area’ may be developed for urban purposes,
including a range of residential and employment uses, subject to a rezoning occurring
to allow for urban development in the future. This would need to be accompanied
by separate planning permit process for any earthworks, and would be subject to an
appropriate drainage solution being determined to the satisfaction of Melbourne Water.
This planning scheme amendment process will need to define the location of land uses
across the investigation area, and may result in the need to modify this PSP including
the Future Urban Structure.

3.3 Town Centres & Employment
3.3.1 Town Centres
The Sunbury South PSP makes provision for a new Major Town Centre at Redstone
Hill, to provide higher order retail, commercial and community services for the eastern
part of the greater Sunbury Growth Area. It will complement the existing Sunbury Town
Centre, which will remain the primary retail, commercial, community and employment
services centre for all of Sunbury and the surrounding region.
There will also be provision for a new Local Town Centre at Harpers Creek, in the
western part of the precinct, as well as five Local Convenience Centres, to provide
convenience retailing, health, community and other services to meet local needs for
nearby residents and workers.

3.3.2 Redstone Hill Major Town Centre
The Redstone Hill Major Town Centre is a central component to the Sunbury South
precinct, and will service new growth areas to the east and south of Sunbury, particularly
those communities east of the Jacksons Creek. It will be an important destination for
sub-regional retail, commercial, employment and community services, second only
within the Sunbury Growth Corridor to the established Sunbury Principal Town Centre.
The centre will be based around a traditional main street. The main street will be
accessed via a connector road connecting with Sunbury Road, which itself will provide
a key view line between Sunbury Road and the important local landscape feature
of Redstone Hill. It will be anchored by supermarkets, mini majors and a discount
department store and provide a range of smaller tenancy opportunities along the main
street and secondary street frontages for specialty retail, food and drink premises,
small scale health facilities and service uses. Larger office, health facilities, and service
uses will be located at the gateway to the centre and adjoining Sunbury Road. Diverse
housing opportunities will be provided above ground floor and in select locations at
ground level, as well as on the fringe of the centre.
The centre will be easily accessed by a range of transport modes. All key roads
connecting to the centre will have dedicated and shared cycling and walking
infrastructure, and high frequency and local bus services will service the centre arriving
at a conveniently located bus interchange.

3.3.3 Harpers Creek Local Town Centre
The Harpers Creek Local Town Centre is planned for the western part of the precinct,
south of the existing Jacksons Hill neighbourhood and proximate to the potential future
Sunbury South Railway Station. This centre has been planned to provide for up to
5,000sqm of retail, and will be co-located with future community uses, including a multipurpose community centre, and a government primary school.
Given the challenging topography of the area, as well as the presence of an adjacent
high-pressure gas pipeline, the centre is offset from the potential future train station,
but is planned to have strong pedestrian and road connections to the station. It abuts a
highly defined creek corridor that will provide strong landscape and pedestrian/cycling
connectivity to the core catchment for the centre. District sporting fields are located
further south, creating a neighbourhood civic spine running north-south along Buckland
Way.

3.3.4 Local Convenience Centres
A planned Local Convenience Centre (LCC) at the Jacksons Creek hub will provide for a
range of convenience retailing, health, community and other services for residents in the
central part of the precinct, and for users of the adjacent community facilities.
A planned LCC at the potential future Sunbury South station will provide activation to
the station precinct and provide convenience retail services for train passengers and
surrounding residents.
A planned LCC on Sunbury Road in the northern part of the precinct will provide
convenience retailing for future residents in the area bound by Sunbury Road,
Lancefield Road, and the Goonawarra Golf Course. Whilst it may provide some
highway-related convenience uses given its arterial road location, this should not
compromise local function of the centre and should be designed to positively address
the residential areas to the north and east.
A planned LCC in the south-east of the precinct will provide basic convenience services
to the surrounding area.
In addition, a small LCC on Sunbury Road in the industrial area of the precinct will
largely cater for day to day convenience retail needs of nearby workers.

The centre will be complemented by a network of smaller local centres both within and
immediately outside the precinct, including Local Convenience Centres.
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Table 3 Town Centre Hierarchy – External to Sunbury South Precinct
TOWN CENTRE

Sunbury Town
Centre

Goonawarra Local
Convenience
Centre

RETAIL FLOOR
SPACE

LOCATION AND ANCILLARY USES

60,000m2

The existing regional retail, commercial and
services centre, based upon the historical
town centre of Sunbury. Will continue to
play the pre-eminent role in servicing the
expanded Sunbury township, as well as the
surrounding region.

2,000m2

Existing Local Convenience Centre with some
local community facilties. Will predominantly
service the existing Goonawarra Community,
with some local convencience function for the
southern part of the precinct, particularly early
in the life of development. Has the potential
for some small-scale future expansion.

Jacksons
Hill Local
Convenience
Centre

1,200m2

Vineyard Road
Local Town
Centre

5,000 m

2

Planned convenience centre with the
Jacksons Hill estate. Will provide early
convenience retail services for residents in
the western part of the precinct, prior to the
establishment of the Buckland Way Local
Town Centre
Planned centre to the west of the precinct.
Will provide weekly shopping and services for
the western part of the precinct, particularly
that section of the precinct west of the rail line

Table 4 Sunbury South Town Centre hierarchy
TOWN CENTRE

25,000m2

Harpers Creek
Local Town
Centre

5,000m2

Located central to that part of the precinct west of
Jacksons Creek, with strong connections to the future
Sunbury South train station, and proximate to the
intersection of two connector roads. Include a full
range of neighbourhood level services and facilities

Sunbury Road
Industrial
Local
Convenience
Centre

500m2

Small local centre providing basic convenience needs
for employees in the industrial portion of the precinct.

Jacksons
Creek Local
Convenience
Centre

1,500m2

Located near the east bank of the Jacksons Creek,
ajdacent to the Southern Link Boulevard and the
Jacksons Creek Community Hub. Provides for
convenience level retail for a local catchment.

1,500m2

Located to the west of the proposed future Sunbury
South train station to provide local convience retailing
for future train passengers, as well as the surrounding
residential area

1,500m2

Principally focused on providing local conveninece
retail to residents in the area bounded by Sunbury
Road and Lancefield Road, to avoid a linear 'highwaybased' centre.

1,000m2

Small local centre to provide local conveience retailing
for areas within the south-east of the precinct that are
otherwise remote from other planned centres. This
centre is planned to be smaller than others given its
relative proximity to the MTC.

Sunbury South
Station Local
Convenience
Centre

Redstone Hill
South Local
Convenience
Centre
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LOCATION AND USES
Located central to the precinct adjacent Sunbury
Road, with strong connections to Redstone Hill. Will
provide subregional retail and commercial services,
community uses, higher density residential, and will
service the southern and eastern parts of the greater
Sunbury township.

Redstone Hill
Major Town
Centre

Sunbury Road
North Local
Convenience
Centre

28

RETAIL FLOOR
SPACE

Redstone Hill Major Town Centre
MAJOR TOWN CENTRE REQUIREMENTS
An Urban Design Framework (UDF) must be approved by the responsible
authority for the Redstone Hill Major Town Centre as defined at Figure 5.

MAJOR TOWN CENTRE GUIDELINES
The UDF should:

•
•

The UDF must:

•
•
•
•
R26
•

•
•
•
•

Comply with and fulfil the vision and associated key organising
elements for the centre as shown in Figure 4, and respond to the
Redstone Hill Major Town Centre Concept Plan at Figure 5.
Provide for the strong integration of the centre with the surrounding
residential areas and community/education facilities, with a high level
of built edge and surveillance along the primary streets for pedestrian
access to the centre.
Minimise barriers to pedestrian and bicycle access to the centre,
notably across Sunbury Road, loading and car parking areas.
Provide for a balanced movement network within the town centre,
catering for the needs of vehicles, pedestrians, cyclists and buses,
including clear designation of public and private streets, and
arrangements for bus movements to the bus interchange facilities,
to the satisfaction of the responsible authority and Public Transport
Victoria.
Provide for the prioritisation of pedestrian movement on key desire
lines, and provide for a continuous path of travel within the centre
to key destinations, including the location and form of pedestrian
crossing of streets, use of laneways, and paths across car parks that
reflect desire lines.
Integrate the commercial and office areas fronting Sunbury Road with
the Main Street and retail core
Provide for any public street or laneway to meet the required Council
standards, or any alternatives as agreed with Council.
Ensure that development and access along Sunbury Road does not
direct activity away from Main Street as the primary retail and civic
heart of the centre.
Limit the development of convenience restaurants along the Sunbury
Road frontage

•
•
G25 •
•
•
•

•

Provide for a diversity in the size of tenancies which deliver vibrancy
and continuous street activation, particularly along Main Street
Ensure suitable movement for required modes along private streets
and for appropriate pedestrian access through internalised and/or
private spaces, to ensure pedestrian access through the centre is not
compromised outside regular business hours.
Distribute key land uses to ensure appropriate activation of Main
Street as the heart of the town centre, as well as opportunities for
continual activity within the centre throughout the day and evening.
Locate buildings which achieve high levels of articulation along the
Main Street and secondary streets, including (as appropriate) clear
glazing and regular entrances, an appropriate range of building
material/colour palette themes and architectural design treatments
(including opportunities for signage integration into building design).
Maintain views to Redstone Hill and ensure landmark buildings and
public spaces present well to key view lines within the centre.
Stage the development of the centre to achieve a main street
feel early in the life of the development and provide high levels of
accessibility,
Ensure that high quality gateways define the entrances to the town
centre through landmark buildings, landscaping and public realm
treatments.
Reinforce the sense that Sunbury is more like a country town than
a suburb of Melbourne, including an appropriately landscaped
boulevard treatment to Sunbury Road, building orientation, and
building scale, orientation and massing, and signage height and
design.
Minimise impact on the amenity of the town centre associated with
deliveries and loading, waste storage and vehicle parking.
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Figure 4 - Redstone Hill Major Town Centre - Organising Elements
Sunbury South Precinct Structure Plan
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Figure 5 - Redstone Hill Major Town Centre Concept Plan

SCALE 1:5,000 @ A4
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Harpers Creek Town Centre
HARPERS CREEK LOCAL TOWN CENTRE REQUIREMENTS

R27

Shop floor space within the Harpers Creek Local Town Centre must not
exceed 5,000sqm without a planning permit.

R28

Land use and development within the Harpers Creek Local Town Centre
must respond to the concept plan at Figure 6 and address the design
guidelines outlined in Appendix A.

3.3.5 Town Centre Transport, Access & Connectivity
REQUIREMENTS

R31

Heavy vehicle movements (loading and deliveries) must not front the main
street/s and should be located to the rear and/or side street and sleeved or
screened.

R32

Main streets must be designed for a low speed environment of 40km/h
or less, so vehicles and cyclists can share the carriageway safely and
pedestrians can safely cross the road.

R33

Pedestrian movement must be prioritised in the design of main streets
while supporting local traffic to assist access and activity.

R34

Pedestrian entrances must be located on main streets and be visually
prominent, well-lit and accessible to people with limited mobility.

R35

Safe and easy access for pedestrian and cycle trips must be provided to
the town centre through the layout and design of the surrounding street
network.

R36

Transport hubs, stops and routes must be located to facilitate access to key
destinations and generate activity in town centres.

R37

Car park entrances must not be provided directly from the main street,
access should be provided from side streets.

HARPERS CREEK LOCAL TOWN CENTRE GUIDELINES

G26

Design of buildings in the local town centre should provide visual interest
at the pedestrian scale, with active and activated façade treatments. Long
expanses of unarticulated façade treatments should be avoided.

Local Convenience Centres
LOCAL CONVENIENCE CENTRE REQUIREMENTS

R29

Any Local Convenience Centre must have direct vehicular access to a
connector road with any access to an arterial road to the satisfaction of
VicRoads.

R30

Any Local Convenience Centre must appropriately address the surrounding
road network and manage the relationship and interface with surrounding
uses.

LOCAL CONVENIENCE CENTRE GUIDELINES

32

GUIDELINES

G31

Bicycle parking should be provided at entry points in highly visible locations
at key destinations, to the satisfaction of the responsible authority. Weather
protection, passive surveillance and lighting should be provided to the
satisfaction of the responsible authority.

G27

The Local Convenience Centres should be located as illustrated on Plan 3.

G32

Pedestrian movements should be prioritised by providing links between the
key destinations within town centres.

G28

The Local Convenience Centres should provide for a range of tenancies
suitable for a mix of local convenience retail, health, community and other
services to meet local needs.

G33

Car parking efficiencies should be provided through use of shared,
consolidated parking areas.

G34

Safe pedestrian access should be provided through all car parking areas.

G29

The design of Local Convenience Centres should consider inclusion of two
storey built form and ensure that all buildings are well articulated and of a
high quality urban design that reflects their location in key community and
employment hubs within the precinct.

G35

“Filtered” pedestrian permeability, accessibility and walkability through
centres should be encouraged.

G30

The Local Convenience Centres should feature a high degree of
permeability and clear circulation to ensure that key destinations within the
centre are easily accessible by walking or cycling.

G36

Pedestrian priority should be provided across all side roads along main
streets and all car park entrances, incorporating the principles of shared
use spaces.
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Figure 6 - Harpers Creek Local Town Centre Concept Plan
Sunbury South Precinct Structure Plan
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3.3.6 Employment Areas
In addition to the town centre network, the precinct incorporates two key locations for
employment uses which will feature a mix of industrial, commercial, and bulky goods/
trade supply retail uses. Concept plans have been included within the PSP for each of
these two locations.
Given the different site size and locational requirements for different types of
employment uses, the PSP needs to provide some flexibility to cater for a variety of
different potential employment outcomes. For this reason, future subdivision in these
areas may need to incorporate changes to lot depths/sizes and the location of local
streets as depicted on the relevant concept plans.
While this level of variation is appropriate, it is important that any future subdivision
in these employment areas is generally consistent with key aspects of the relevant
concept plans, including the location of key land uses, interfaces with major roads, and
surrounding land uses and key access points.

REQUIREMENTS

R38

The location of land uses, building design, and interface treatments
in the ‘industrial’, ‘light industrial’, ‘restricted retail/trade supplies’ and
‘employment and commercial’ areas shown on Plan 3 must minimise
negative impacts on the amenity of nearby residential areas.

R39

Buildings must be located near the front of any site to present an
attractive address to the street.

R40

Goods and materials storage areas and refuse areas must not be visible
from public areas.

R41

Development proposals in ‘industrial’, ‘light industrial’, ‘restricted retail/
trade supplies’, and ‘employment and commercial’ areas as shown on
Plan 3 must take into account Crime Prevention Through Environmental
Design Guidelines.

R42

Buildings and car parking or other areas along Sunbury Road and
Vineyard Road in the ‘industrial’, ‘light industrial’, ‘restricted retail/trade
supplies’ and ‘employment and commercial’ areas must be set back a
minimum of 5 metres and landscaped to provide an attractive interface to
surrounding areas.
Key locations including arterial and connector/arterial intersections; areas
adjacent to the local parks or visible from important landscape values
(including Emu Creek) must incorporate features of interest into the built
form and surrounding landscape, including:

R43 •
•
•
R44

Vehicular access to properties fronting Sunbury or Vineyard Road must
be via service roads, internal loop roads and/or rear laneways. Service
roads and internal loop roads must provide indented parking lanes to
cater for on street parking.

R45

Land use and development within the Sunbury Road Employment Area
must respond to the concept plan in Figure 7

R46

Land use and development within the Vineyard Road Employment Area
must respond to the concept plan in Figure 8
The design of any restricted retail centre or area on Vineyard Road must
be integrated, even where development is proposed on multiple adjoining
properties, and must:

•
•
•
R47 •
•
•
•
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Variations in built form elements (such as building heights, use of
parapets, awnings, shade structures, balconies, and roof elements)
Articulation of building facades; and
Feature colours and materials.

Provide for easy vehicular and pedestrian movement to all restricted
retail tenancies within the centre or area.
Provide integrated car parking with dedicated pedestrian routes that
enables access to all tenancies and a ‘park once’ approach.
Limit fencing and landscaping which prohibits vehicular and
pedestrian movement between tenancies.
Provide dedicated access arrangements for servicing and delivery
vehicles from the road network or a clearly separate arrangement
where access is proposed from the car park.
Be separated from residential and other sensitive uses by a local
road.
Be designed to minimise impact on amenity of adjoining uses
including appropriate siting of buildings, height controls, landscaping
and use of materials.
Respond to slope and minimise cut and fill.

GUIDELINES

Table 5 Anticipated Employment Creation in the

Sunbury South Precinct

Buildings should address (in order of priority where a lot fronts multiple
elements):
Arterial Roads
Waterways and public open space
Connector Roads
Local roads

Primary school (government)

G38

Subdivision should provide for the creation of a range of lot sizes to cater
for a diversity of commercial uses.

G39

Development in the Sunbury Road Employment Area should be
designed to limit visual impact on open space along the Emu Creek, with
appropriate setbacks and landscape screening. Where development is
visible from the creek it should present attractively to the creek environs,
with complementary colour schemes and building materials.

G40

Ancillary offices should be located at the front of buildings; should
include a façade addressing the street frontage of the lot; and provide for
improved pedestrian access and engagement with the public domain.

G41

Any visitor car parking and access areas in the front setback area should
be setback a minimum of 3m from the street frontage (except to Sunbury
Road and Vineyard Road) to enable provision of sufficient landscape
strips at the street frontage.

G42

Where fencing is required forward of building lines and along public streets,
it should be visually permeable and not greater than 1.2m in height.

G43

Buildings should be designed to have an integrated appearance so as to
avoid the appearance of clutter.

G44

Large expanses of continuous wall visible to the street should have
appropriate articulation, landscaping and other elements to provide relief
and visual interest.

G45

A consistent landscaping theme should be developed along streets and
access ways. Variations in street tree species should be used to create
visual cues in appropriate locations such as at the termination of view
lines, key intersections, and in parks.

G46

Streets should be aligned to create views and direct connections to any
open spaces and waterways.

G47

Water tanks, service infrastructure and other structures (including plant
and equipment) that are not part of the building should be located
behind the building line or, where this is not possible, behind constructed
screening using durable and attractive materials.

G48

Car parking and loading facilities should be located to the side or the rear
of any buildings to present an attractive address to the street.

•
G37 •
•
•

LAND USE

AREA/NO.

JOBS

40 jops per school

ASSUMPTION

3

120

Prmary school (non-govt)

30 jobs per school

1

30

Secondary school (government)

90 jobs per school

1

90

Community centre

15 jobs per facility

3

45

Town centre - retail

1 job per 30sqm

31500

1050

Town centre - commerical

1 job per 20sqm

18000

900

Industrial area

30 jobs per ha

37.4

1122

Employment and commerical

40 jobs per ha

16

640

Home based business

0.05 jobs per dwelling

Total Jobs

11460

573
4570
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Figure 7 - Sunbury Road Employment Area Concept Plan

SCALE 1:8,000 @ A4

Sunbury South Precinct Structure Plan
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Figure 8 - Vineyard Road Employment Area Concept Plan

SCALE 1:6,250 @ A4

Sunbury South Precinct Structure Plan
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Plan 7 - Open Space

1:32,000 @ A4

Sunbury South Precinct Structure Plan
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Table 6 Sports Reserves and Open Space Delivery Guide
PARK ID

AREA

SS-LP-01

0.75

Local Park

Generally located as shown on Plan 7.
Neighbourhood park

SS-LP-02

0.75

Local Park

Generally located as shown on Plan 7.
Neighbourhood park

SS-LP-03

0.25

TYPE

ATTRIBUTES

Passive Recreation Node

Generally located as shown on Plan 7. Small
local park located adjacent to larger encumbered
open area

SS-LP-04

0.25

Passive Recreation Node

Generally located as shown on Plan 7. Small
local park located adjacent to larger encumbered
open area

SS-LP-05

0.75

Local Park

Generally located as shown on Plan 7.
Neighbourhood park

SS-LP-06

0.25

Passive Recreation Node

Generally located as shown on Plan 7. Small
local park located adjacent to larger encumbered
open area

Passive Recreation Node

Generally located as shown on Plan 7. Small
local park located adjacent to larger encumbered
open area

Local Park

Generally located as shown on Plan 7.
Neighbourhood park

Passive Recreation Node

Generally located as shown on Plan 7. Small
local park located adjacent to larger encumbered
open area

SS-LP-07

SS-LP-08

SS-LP-09

SS-LP-10

SS-LP-11

0.25

0.75

0.25

0.75

0.25

PARK ID

AREA

TYPE

ATTRIBUTES

SS-LP-15

0.25

Passive Recreation Node

Generally located as shown on Plan 7. Small
local park located adjacent to larger encumbered
open area

SS-LP-16

0.25

Passive Recreation Node

Generally located as shown on Plan 7. Small
local park located adjacent to larger encumbered
open area

SS-LP-17

0.75

Local Park

Generally located as shown on Plan 7.
Neighbourhood park

SS-LP-18

0.75

Local Park

Generally located as shown on Plan 7.
Neighbourhood park

SS-LP-19

0.75

Local Park

Generally located as shown on Plan 7.
Neighbourhood park

SS-LP-20

1.89

Local Park

Generally located as shown on Plan 7.
Neighbourhood park

SS-LP-21

0.25

Passive Recreation Node

Generally located as shown on Plan 7. Small
local park located adjacent to larger encumbered
open area

SS-LP-22

0.75

Local Park

Generally located as shown on Plan 7.
Neighbourhood park

SS-LP-23

0.75

Local Park

Generally located as shown on Plan 7.
Neighbourhood park

SS-LP-24

0.25

Passive Recreation Node

Generally located as shown on Plan 7. Small
local park located adjacent to larger encumbered
open area

Local Park

Generally located as shown on Plan 7.
Neighbourhood park
SS-LP-25

0.25

Passive Recreation Node

Passive Recreation Node

Generally located as shown on Plan 7. Small
local park located adjacent to larger encumbered
open area

Generally located as shown on Plan 7. Small
local park located adjacent to larger encumbered
open area

SS-LP-26

0.25

Passive Recreation Node

Generally located as shown on Plan 7. Small
local park located adjacent to larger encumbered
open area

SS-LP-27

0.25

Passive Recreation Node

Generally located as shown on Plan 7. Small
local park located adjacent to larger encumbered
open area

SS-LP-28

0.75

Local Park

Generally located as shown on Plan 7.
Neighbourhood park

SS-LP-12

0.75

Local Park

Generally located as shown on Plan 7.
Neighbourhood park

SS-LP-13

0.25

Passive Recreation Node

Generally located as shown on Plan 7. Small
local park located adjacent to larger encumbered
open area

SS-LP-14

0.25

Passive Recreation Node

Generally located as shown on Plan 7. Small
local park located adjacent to larger encumbered
open area
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PARK ID

TYPE

ATTRIBUTES

SS-LP-29

0.50

Local Park

Generally located as shown on Plan 7.
Neighbourhood park

SS-LP-30

1.00

Local Park

Generally located as shown on Plan 7.
Neighbourhood park

SS-LP-31

0.75

Local Park

Generally located as shown on Plan 7.
Neighbourhood park

SS-LP-32

0.25

Passive Recreation Node

Generally located as shown on Plan 7. Small
local park located adjacent to larger encumbered
open area

SS-LP-33

0.25

Passive Recreation Node

Generally located as shown on Plan 7. Small
local park located adjacent to larger encumbered
open area

SS-LP-34

0.25

Passive Recreation Node

Generally located as shown on Plan 7. Small
local park located adjacent to larger encumbered
open area

SS-LP-35

0.25

Passive Recreation Node

Generally located as shown on Plan 7. Small
local park located adjacent to larger encumbered
open area

SS-LP-36

0.25

Passive Recreation Node

Generally located as shown on Plan 7. Small
local park located adjacent to larger encumbered
open area

SS-DP-01

Approx
17.03

District Park

Redstone Hilltop Parkland: Will accommodate a
range of destinational recreation uses. Scale to
public reserve to be determined. See Figure 9 for
further information

Sporting Reserve

Harpers Creek Hub Sports Fields: The sporting
reserve will accommodate: one pavilion, two
senior ovals, three lawn bowls courts, playspace
and on site parking.

Sporting Reserve

Jacksons Creek Hub Sports Fields: The sporting
reserve will accommodate: one pavilion, two
soccer pitches/one cricket oval, eight tennis
courts, playspace and on site parking.

Sporting Reserve

Redsone Hill MTC Sports Fields: The sporting
reserve will accommodate: one pavilion, two
senior AFL/cricket ovals, four court indoor
recreation centre, playspace and on site parking.

Sporting Reserve

Northern Hub Sports Fields The sporting reserve
will accommodate: one pavilion, two soccer/rugby
pitches, playspace and on site parking.

SS-SR-01

SS-SR-02

SS-SR-03

SS-SR-04
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AREA

10.75

10.20

10.20

5.00
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Note:
Developer responsibilities for open space works prior to transfer to Council are
set out at 3.7.2

3.4 Open Space, Community Facilities, Education
& Biodiversity
3.4.1 Open Space
REQUIREMENTS

R48

Open space must be provided generally in accordance with Plan 7
and Table 6 of this PSP.
The open space network must:

•
R49

R50

•

Provide flexible recreational opportunities that allow for the
anticipated range of sporting reserves and local parks required
by the community that is informed by planning undertaken by the
Council as well as State Sporting Associations, where appropriate
Maximise the amenity and value of encumbered open space
through the provision of shared paths, trails and other appropriate
recreation elements.

All landscaped areas to be designed in accordance with relevant
guidelines and to the satisfaction of the responsible authority,
including the use of recycled water and storm water where possible.
All local parks must be located, designed and developed in accordance
with the relevant description in Table 6 and any local open space
strategy to the satisfaction of the responsible authority.
An alternative provision of land for local parks to that illustrated on Plan
7 is considered to be generally in accordance with this plan provided
the local park:

R51

•
•
•
•

Is located so as to not reduce the walkable access to local parks
demonstrated on Plan 7.
Does not diminish the quality or usability of the space for passive
recreation.
Is equal to or more than the passive open space provision within
the ICP.
Meets the requirements at R109 and R110 of the PSP
(as relevant).

R52

Applications with areas nominated as Passive recreation nodes are to
include a concept plan showing the contours, recreational elements
to be included and area required for the node, including playgrounds,
shelters, landscaping, paths and accompanying seating areas to
Council’s satisfaction.

R53

Lots directly fronting open space must provide for a primary point of
access from a footpath or shared path proximate to the lot boundary.

R54

In exceptional circumstances, any fencing of lots backing onto open
space, whether encumbered or unencumbered, must be low scale
and visually permeable to facilitate public safety and surveillance.

R55

Land designated for local parks must be finished and maintained to
a suitable standard, prior to the transfer of land, to the satisfaction of
the responsible authority.

R56

Appropriately scaled lighting must be installed along all major
pedestrian thoroughfares traversing the public open space and
cycling network to the satisfaction of the responsible authority.

GUIDELINES

G49

Subject to being compatible with Table 6, parks and open space
should contain extensive tree planting.

G50

Passive parks should cater for a broad range of users by providing
a mix of spaces and planting to support both structured and
unstructured recreational activities and play opportunities for all ages
and abilities.

G51

Any pedestrian link through a drainage reserve or adjoining the road
network should include a provision of park seating at appropriate
intervals to the satisfaction of the responsible authority.

G52

Open spaces should have a road frontage to all edges except where
housing fronts open space with a paper road to the satisfaction of the
responsible authority.

G53

Where fencing of local parks and sporting reserves within parks is
required it should be low-scale and be designed to guide appropriate
movement and access rather than as a barrier. Design and materials
should complement the park setting.
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3.4.2 Community Facilities & Education

G54

Principles of Universal Design and Crime Prevention Through
Environmental Design should be applied to encourage best practice
thinking in the design and functionality of these open spaces and
associated infrastructure.

G55

Path networks associated with open space should include way finding
signage which clearly identifies key destinations and communicates
necessary information to all users.

G56

Water sensitive urban design principles should be used to direct
water for passive irrigation in parks where appropriate and to the
satisfaction of the responsible authority
Prior to a subdivision that creates the reserve for the Redstone Hill
Parkland (or at another time as agreed by the responsible authority),
a masterplan should be prepared for the reserve which responds to
the Redstone Hill Hilltop Reserve Concept Plan at Figure 9.

REQUIREMENTS

R57

Where the responsible authority is satisfied that land shown as a school site is
unlikely to be used for a school at ultimate development of the PSP, that land
may be used for an alternative purpose which is generally consistent with the
surrounding land uses and the provisions of the applied zone.

R58

Schools and community facilities must be designed to front, and be directly
accessed from a public street with car parks located away from the main entry.

R59

Any connector road or access street abutting a school must be designed to
achieve slow vehicle speeds and provide designated pedestrian crossing points
as required by the responsible authority.

GUIDELINES
Community facilities, schools, and active recreation reserves which are colocated should be designed to:

•

The masterplan should:

G57

•
•
•
•
•

reflect the district ‘destination’ scale of the park
define a range of appropriate facilities consistent with its district
role
respond to the topography, view lines, existing vegetation and
structures at the hilltop, and
have regard for interfaces with adjoining development
confirm future ownership/management of the parkland, including
the area of any public reserve.

to the satisfaction of the responsible authority.
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G58 •
•

Maximise efficiencies through the sharing of car parking and other
complementary infrastructure.
Maximise direct access and permeability for pedestrians and cyclists
through and between facilities.
Apply a user centred approach to ensure these spaces are accessible,
flexible, safe, intuitive and overall will create a positive experience for
community.

G59

Schools should be provided with three street frontages where practicable.

G60

The indicative layout of community facilities, schools, and open space as
illustrated in Plan 3 may be altered to the satisfaction of the responsible
authority, in consultation with the Department of Education as appropriate.

G61

Community facilities should be planned and designed to have the flexibility and
capacity to meet the changing needs of the community and provide for a range
of uses.

G62

Any educational, community, or civic infrastructure not shown on Plan 3
should be located within or proximate to a Major or Local Town Centre, Local
Convenience Centre or an existing community hub, as appropriate.

G63

Any private childcare, medical, or similar facility should be located proximate
to a Major or Local Town Centre, Local Convenience Centres or nominated
community hub, as appropriate.

G64

Where a community centre is located within a town centre, efficiency of land
use should be maximised through the sharing and overall reduction of car
parking and consideration of a multi-storey facility where practicable.

Figure 9 - Redstone Hill Hilltop Reserve Concept Plan

SCALE 1:5,000 @ A4

Sunbury South Precinct Structure Plan
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A masterplan should be prepared for the Redstone Hill Parkland prior to a subdivision that creates the
reserve. The master plan should respond to this concept plan. Where a masterplan identifies potential
uses that would not be permitted under the current zone for the land, a planning scheme amendment
may be required, to the satisfaction of the Responsible Authority.

contour (1m interval)
informal recreation space
informal gathering space
open landscape area
community node
local park
open space
landscape values
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waterway within conservation area

ILL

connector street

Potential uses include but

key local access street

Note:
This concept plan provides an indicative
example of how the hilltop park could be
developed.

TO
N
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residential

not limited to:
Potential uses include but not limited to:

• Outdoor function space

• Informal kickabout space

• Sculptures

• Regional playground

• Kiosk / Cafe

REDSTONE HILL
RESERVE

Potential uses include but not limited to:
• Outdoor function space
• Ampitheatre
• Stage
• Lookout
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