
 

 

 

 

 T  07 3392 1911 
E  info@jgplan.com.au 
W  www.jgplan.com.au 

A  PO Box 8103 
 Woolloongabba Q 4102 
ABN  14 648 572 990 

 
Dear Nicholas, 
 
RE: SUMMARY OF SUBMISSIONS RECEIVED DURING PUBLIC NOTIFICATION AT 71 ELEANOR STREET, 

CARINA QLD 4152 AND DESCRIBED AS LOT 102 ON RP74135 (APPLICATION REFERENCE: 
A007025301) 

 
RECONFIGURING A LOT (1 LOT INTO 2 LOTS) 

1. INTRODUCTION 

This correspondence provides a summary of the submissions received during public notification of the 
proposed Reconfiguring a Lot application at 71 Eleanor Street, Carina. 

Public notification was undertaken in accordance with the Planning Act 2016 from 29 July 2026 to 20 
August 2026. 

The submissions were generally focused on lot size and neighbourhood character, amenity, traffic and 
servicing, stormwater drainage and the future development of the proposed lots. 

These matters have been reviewed against the applicable provisions of Brisbane City Plan 2014 and the 
supporting material submitted with the application. 

Overall, the matters raised do not alter the planning merits of the proposal. The development provides 
two appropriately configured residential lots, each capable of accommodating a detached dwelling house, 
and represents a modest and appropriate infill outcome within the Low density residential zone. 

2. APPLICANT’S RESPONSES TO SUBMISSIONS 

2.1 Overview 

The matters raised in submissions are addressed in the sections below.  

Of particular relevance to the proposed lot sizes, Council has approved a number of comparable 
subdivisions involving lots below 400m² within the Low density residential zone, including: 

• A001583605 – 7 Royds Street, Carina – 354m2 lot;  
• A003820889 – 5 Lysander Street, Morningside – 350m² lot; 
• A004202223 – 33 Lunga Street, Carina – 327m² and 397m² lots; 
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• A004356208 – 6 Hendren Street, Carina – 300m2 and 329m² lots; 
• A004414589 – 2 Hendren Street, Carina – 335m² and 367m² lots; 
• A004831753 – 217 and 219 Stanley Road, Carina – 304m² lots; 
• A004936247 – 19 and 21 Lunga Street, Carina – 302m² lots; 
• A004962300 – 20 Cedlen Street, Camp Hill – 323m² lot; 
• A005055717 – 6 and 8 Risley Street, Carina – 327m² lots; 
• A006535495 – 51 Lunga Street, Carina – 328m² and 393m² lots; 
• A006623282 – 81 Plimsoll Street, Greenslopes – 375m² and 380m² lots; 
• A006785622 – 86 Nursery Road, Holland Park West – 396m² lots; and 
• A006894713 – 7 Herbert Street, Camp Hill – 274m² and 305m² lots. 

These approvals demonstrate that lots below 400m² are an established outcome within the Low density 
residential zone where appropriate lot dimensions, frontage and residential amenity are maintained. 

The examples are not intended to be exhaustive and are provided as useful context for Council's 
consideration of the proposal. Approved plans, where available, are included at Appendix A. 

Figure 1: Similar Development Outcomes nearby and in the Low Density Residential Zone 

 
Source: NearMap and Brisbane City Council’s Development.i 

Legend 

 Subject land 

 Examples 
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2.2 Detailed Response to Submissions  

Consistency with Strategic Framework 

Some submissions raised concern regarding consistency with Theme 5 – Brisbane's CityShape and Element 
5.5 – Brisbane's Suburban Living Areas. The proposal remains consistent with the intended residential 
function of the locality. 

While the Strategic Framework identifies suburban living areas as generally comprising lots within the 
400m² to 800m² range, this describes the broader pattern of development and does not preclude smaller 
lots where the relevant planning outcomes are achieved. The proposed lots are approximately 361m² and 
are appropriately configured, with suitable frontage and dimensions to accommodate detached dwelling 
houses while retaining backyards of sufficient size to accommodate large trees, contributing to local 
amenity and air quality. 

The proposal therefore maintains the detached residential form and suburban character intended for the 
Low density residential zone. 

Low Density Residential Character 

Some submissions raised concern that the proposal represents overdevelopment or is inconsistent with 
the prevailing lot pattern. The proposal involves only one additional residential lot and retains the existing 
detached residential use and function of the land. 

Both lots are conventionally configured and capable of accommodating detached dwelling houses with 
appropriate setbacks, separate pedestrian entry, vehicle access, open space, traditional backyards and 
large trees . The surrounding locality contains a number of comparable smaller lots, demonstrating that 
the proposed subdivision is compatible with the immediate and broader residential pattern. Accordingly, 
the proposal represents a modest infill outcome consistent with the intended low density residential 
character of the area. 

Precedent 

Some submissions suggested approval may encourage further subdivision within the locality. Each 
development application is assessed on its individual merits against the planning framework applying to 
the particular site. 

Approval of this application would therefore not establish an entitlement for subdivision of other 
properties. Council's existing approval history also demonstrates that appropriately configured lots below 
400m² are already an established outcome within the Low density residential zone. 

Amenity and Future Dwelling Houses 

Some submissions raised concerns regarding potential future setbacks, building height, privacy and other 
amenity matters. The current application relates to subdivision only. 

Any future dwelling houses will be subject to the applicable planning and building requirements, including 
provisions relating to setbacks, height, site cover, private open space, privacy, parking and streetscape 
presentation. The proposed lots are appropriately configured to accommodate detached dwelling houses. 

Future built form considerations therefore do not alter the suitability of the proposed subdivision. 

Housing Supply 

Some submissions noted the contribution the proposal may make to housing supply, while others 
considered housing supply should not override the applicable planning framework. The proposal is 
supported on its planning merits. 

The creation of one additional residential lot within an established and serviced urban area is consistent 
with the intent of ShapingSEQ 2023 (South East Queensland Regional Plan), Brisbane’s Sustainable Growth 



4 

Strategy and the State Government’s Homes for Queenslanders Plan to accommodate growth within 
established areas, while making a modest positive contribution to housing supply and retaining the 
detached residential character of the locality. 

Traffic and Servicing 

Some submissions raised concerns regarding existing on-street parking, vehicle manoeuvring and refuse 
collection within Eleanor Street. 

The development creates only one additional residential lot and any increase in traffic associated with the 
subdivision will be minor and consistent with the residential function of the locality. 

Each proposed lot is capable of accommodating on-site car parking associated with a future dwelling 
house. The proposal is therefore not expected to materially affect the operation of Eleanor Street or 
existing servicing arrangements. 

Stormwater Drainage 

Some submissions raised concerns regarding the proposed stormwater drainage arrangement. The 
submitted stormwater information demonstrates that an appropriate drainage solution is available for the 
proposed lots. The adjoining landowner, the Department of Housing and Public Works, has also provided 
written agreement to the proposed arrangement. The proposal can therefore be appropriately serviced 
from a stormwater perspective. 

Future Development 

Some submissions raised concerns regarding the form of future dwelling houses that may be constructed 
on the proposed lots. Any future dwelling development will be subject to the applicable City Plan and 
building requirements. 

The proposed lots are capable of accommodating detached dwelling houses consistent with the intended 
use of land within the Low density residential zone. There is therefore no reason to conclude that the 
subdivision will result in an inappropriate future built form outcome. 

3. SUMMARY 

The matters raised during public notification have been considered and do not alter the planning merits 
of the proposal. The subdivision provides two appropriately configured residential lots that are capable of 
accommodating detached dwelling houses and retain the low density residential function and character 
intended for the locality. 

The proposed lot sizes are also consistent with a number of comparable subdivision outcomes previously 
approved by Council within Carina and surrounding Low density residential areas. The proposal can be 
appropriately serviced, will result in only a minor increase in residential activity and does not give rise to 
any material traffic, amenity or infrastructure impacts. 

Overall, the development represents a modest and appropriate infill outcome within an established 
residential area. The applicant therefore respectfully requests that Council approve the development 
application, subject to reasonable and relevant conditions. 

 
Yours sincerely, 

 
Simon Grice 
Director 



5 

APPENDIX A: APPROVED SUBDIVSIONS IN THE SURROUNDING AREA 
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PROPERTY DESCRIPTION
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RP: 94762
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conditions of approval.
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and should not be used for any other purpose.
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hereon are subject to field survey and are also to the
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may have requirements under any relevant legislation.
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Proposed Lots 11 and 12
Cancelling Lot 1 on RP78734

81 Plimsoll Street, Greenslopes

Note:
For full details and notes related to the underlay,
refer to the Contour & Detail Survey, Plan Ref:
24300-D1-A, prepared by AJS Surveys Pty Ltd.
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Consulting Engineers
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THIS APPROVAL SHOULD NOT BE
TAKEN TO CONSTITUTE PERMISSION

TO ENTER NEIGHBOURING
PROPERTIES TO CONSTRUCT

(INCLUDING ASSOCIATED WORKS
SUCH AS DRAINAGE AND EXCAVATION)

ANY BUILT TO BOUNDARY WALL OR
FENCES.  PERMISSION MUST BE

OBTAINED FROM RELEVANT
PROPERTY OWNERS.

AMENDED IN RED
14/05/2025

BCC DS
RECEIVED

APPLICATION REF

28/04/2025

A006623282

PLANS AND DOCUMENTS
referred to in the 
APPROVAL

Dated: 16/05/2025



(no earthworks)

BCC DS
RECEIVED

APPLICATION REF

28/04/2025

A006623282

THIS APPROVAL SHOULD NOT BE
TAKEN TO CONSTITUTE PERMISSION

TO ENTER NEIGHBOURING
PROPERTIES TO CONSTRUCT

(INCLUDING ASSOCIATED WORKS
SUCH AS DRAINAGE AND EXCAVATION)

ANY BUILT TO BOUNDARY WALL OR
FENCES.  PERMISSION MUST BE

OBTAINED FROM RELEVANT
PROPERTY OWNERS.

AMENDED IN RED
14/05/2025

Natural Ground levels

PLANS AND DOCUMENTS
referred to in the 
APPROVAL

Dated: 16/05/2025
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                     P. 1300 275 266
info@bplanned.com.au
www.bplanned.com.au

over Lots 6 & 7 on RP74828.
86 & 90 Nursery Road, Holland Park West.

Client - Rhys Parsons

NOTE:
This plan has been prepared for Rhys Parsons, from
existing records for the purpose of  showing proposed
subdivision layout on the land and should not be used for
any other purpose.

The title boundaries shown hereon have been determined
by plan and field measurement.

Dimensions and areas are approximate only and subject
to final survey.

Prior to any demolition, excavation or construction on the
site, the relevant authority should be contacted for
possible location of underground services and detailed
locations of all services.

This note is an integral part of this plan/file

002407_PSLP

LAYOUT PLAN
PROPOSED SUBDIVISION

02/07/2024
1:150 @ A3
JAH
JIB

OPM 58880
RL 100.676m AHD

Holland Park West
0.2m

Brisbane C. C.

RP74828

LODGED
BCC DS

APPLICATION REF

02/06/2025

A006785622

Neighbouring Property Consent

This approval does not authorise or give permission to
enter onto, under or over any neighbouring private 

properties to survey or carryout any works without any
prior consultation or without the prior consent of the

relevant land or property owner(s).
 

[This includes for any works for: built to boundary walls; any
construction (retaining walls) within neighbouring buildings structural

zones, boundary fences; temporary rock anchoring; or crane oversail.]

Fire Ant Movement Controls

To prevent the spread of fire ants,
the Queensland Government has
implemented controls that apply to
individuals and commercial
operators, to restrict the movement of
materials that could carry fire ants
including soil, turf, potted plants,
mulch, baled hay or straw, animal
manures, mining or quarry products. 

Penalties apply for non-compliance
with the movement controls. If you
are unsure of your obligations under
the Biosecurity Act 2014 contact the
relevant Queensland State
Government Department.

PLANS AND DOCUMENTS
referred to in the 
APPROVAL

Dated: 09/09/2025
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PROPOSED RECONFIGURATION OF

LOT 176 RP 41987

7 Herbert Street, Camp Hill
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Brisbane City Council

Ben Balderston

SCALE  1 : 200  @A3

PROPOSED SUBDIVISION PLAN1

BCC DS
RECEIVED

APPLICATION REF

31/10/2025

A006894713

Fire Ant Movement Controls

To prevent the spread of fire ants,
the Queensland Government has
implemented controls that apply to
individuals and commercial
operators, to restrict the movement of
materials that could carry fire ants
including soil, turf, potted plants,
mulch, baled hay or straw, animal
manures, mining or quarry products. 

Penalties apply for non-compliance
with the movement controls. If you
are unsure of your obligations under
the Biosecurity Act 2014 contact the
relevant Queensland State
Government Department.

THIS APPROVAL SHOULD NOT BE
TAKEN TO CONSTITUTE PERMISSION

TO ENTER NEIGHBOURING
PROPERTIES TO CONSTRUCT

(INCLUDING ASSOCIATED WORKS
SUCH AS DRAINAGE AND EXCAVATION)

ANY BUILT TO BOUNDARY WALL OR
FENCES.  PERMISSION MUST BE

OBTAINED FROM RELEVANT
PROPERTY OWNERS.

AMENDED IN RED
02/03/2026

PLANS AND DOCUMENTS
referred to in the 
APPROVAL

      Dated: 13/03/2026

110367
Text Box

110367
Call-out
Refer to 'Concept Services Layout Plan' Drawing no. CSK001 Rev B, received by Council on 09/03/2026 and amended in red 11/03/2026 for new driveway dimensions
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PROPOSED RESIDENTIAL SUBDIVISION

7 HERBERT STREET CAMP HILL

CONCEPT SERVICES LAYOUT PLAN
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BEN BALDERSTON

PROPOSED PROPERTY BOUNDARY

LEGEND:

Ex.W EXISTING WATER RETICULATION

Ex.S EXISTING SEWERAGE RETICULATION

EXISTING CONTOURS (0.50m INTERVALS)

PROPOSED SEWERAGE RETICULATIONS

PROPOSED WATER SERVICE

EXISTING UNDERGROUND SERVICES NOTES
THE LOCATION OF UNDERGROUND SERVICES SHOWN IN THIS SET OF DRAWINGS HAVE 
BEEN PLOTTED FROM SURVEY INFORMATION AND SERVICE AUTHORITY INFORMATION. 
THE SERVICE INFORMATION HAS BEEN PREPARED ONLY TO SHOW THE APPROXIMATE 
POSITION OF ANY KNOWN SERVICES AND MAY NOT BE AS CONSTRUCTED OR ACCURATE. 
SIMFORIA PTY LTD CANNOT GUARANTEE THAT THE SERVICES INFORMATION SHOWN ON 
THESE DRAWINGS ACCURATELY INDICATES THE PRESENCE OR ABSENCE OF SERVICES 
OR THEIR LOCATION AND WILL NOT ACCEPT LIABILITY FOR INACCURACIES IN THE 
SERVICES INFORMATION SHOWN FROM ANY CAUSE WHATSOEVER.

CONTRACTOR SHALL TAKE DUE CARE WHEN EXCAVATING ON SITE INCLUDING HAND
EXCAVATION WHERE NECESSARY.

CONTRACTORS ARE TO CONTACT THE RELEVANT SERVICE AUTHORITY PRIOR TO 
COMMENCEMENT OF EXCAVATION WORKS.

CONTRACTORS ARE TO UNDERTAKE A SERVICE SEARCH, PRIOR TO COMMENCEMENT OF 
WORKS ON SITE. SEARCH RESULTS ARE TO BE KEPT ON SITE AT ALL TIMES.

ALL SURFACE LIDS/FITTINGS TO BE ADJUSTED TO SUIT FINISHED SURFACE LEVELS.

PROPOSED ROOFWATER DRAINAGERWD

ADJACENT PROPERTY BOUNDARY

WS WS WS

100mm on Original

ABN: 58 434 347 168

L1, 6 OVEREND STREET Phone:
Email:

1300 716 442
mail@simforia.com.au

Web: www.simforia.com.au
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PROJECT NO. DRAWING NO. REVISION

DRAWING TITLE

A1

DESIGNED CHECKED APPROVED

SCALE DATUM
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THIS DOCUMENT IS AND SHALL REMAIN THE PROPERTY OF SIMFORIA PTY LTD.
THE DOCUMENT MAY ONLY BE USED FOR THE PURPOSE IN WHICH IT WAS
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BAR SCALE

ISSUE DESCRIPTION DATE

EAST BRISBANE QLD 4169

PROPOSED LOT 1

EX 300mm CI

LOT 177

RP41987

PROPOSED LOT 2

450 x 450 SQUARE GRATED
FIELD INLET

PROPOSED LOT 1 ROOFWATER
CONNECTION

EXISTING HYDRANT

EXISTING DN20mm SERVICE AND
METER TO BE REUSED FOR LOT
2

Ø225mm SN8 UPVC

PROUT STREET

EX 150mm PVC

EX 125mm PE

HERBERT STREET

LOT 175

RP41987

PROPOSED LOT 1
WATER SERVICE AND
METER

BREAK OUT EXISTING KERB AND
DISCHARGE RHS TO KERB VIA

KERB ADAPTORS IN
ACCORDANCE WITH BSD-8114

2 x 125 x 75 RHS
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PROPOSED LOT 2 ROOFWATER
CONNECTION

PROPOSED 25.5m DN160PE LOT 1
SEWER PROPERTY CONNECTION

450 x 450 SQUARE GRATED
FIELD INLET

PROPOSED 3.8m WIDE CROSSOVER TO
EXISTING KERB TRANSITION

3.80

EXISTING CROSSOVER TO BE
RECONSTRUCTED IN ACCORDANCE WITH

BSD-2022

Ex.T EXISTING TELECOMMUNICATION CONDUIT

Ex.OH EXISTING OVERHEAD ELECTRICAL

3.00

EXISTING 100mm SEWER PC TO
BE REUSED FOR LOT 2

EXISTING
DWELLING TO

REMAIN

BCC DS
RECEIVED

APPLICATION REF

31/10/2025

A006894713

Fire Ant Movement Controls

To prevent the spread of fire ants,
the Queensland Government has
implemented controls that apply to
individuals and commercial
operators, to restrict the movement of
materials that could carry fire ants
including soil, turf, potted plants,
mulch, baled hay or straw, animal
manures, mining or quarry products. 

Penalties apply for non-compliance
with the movement controls. If you
are unsure of your obligations under
the Biosecurity Act 2014 contact the
relevant Queensland State
Government Department.

THIS APPROVAL SHOULD NOT BE
TAKEN TO CONSTITUTE PERMISSION

TO ENTER NEIGHBOURING
PROPERTIES TO CONSTRUCT

(INCLUDING ASSOCIATED WORKS
SUCH AS DRAINAGE AND EXCAVATION)

ANY BUILT TO BOUNDARY WALL OR
FENCES.  PERMISSION MUST BE

OBTAINED FROM RELEVANT
PROPERTY OWNERS.

AMENDED IN RED
02/03/2026

PLANS AND DOCUMENTS
referred to in the 
APPROVAL

      Dated: 13/03/2026

110367
Call-out
Driveway edge to be minimum 3m from street tree. NALL permit required re:  construction methodology for driveway works in the tree root zone. Refer to conditions of approval. 

110367
Call-out
Driveway to be constructed minimum 2m clear of street tree and minimum 1m clear of power pole. Refer to conditions of approval. 

069598
Text Box
Demolish or Relocate buildings/structures within Proposed Lot 1 in accordance with the approved conditions
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