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1 INTRODUCTION

1.1 General

Landserv Pty Limited (Landserv) was engaged by Department of Transport and Planning
(DTP) to complete a Site Contamination Review at Jackson Hill, Sunbury, Victoria
(referred to as the site). The review includes Lot 2044 and Lot 12~25\PP2761 (Lot 12) as
defined below:

= Lot 2044 (Lot 11~25\PP2761); and

= Lot 12 (Lot 12~25\PP2761).

Lot 2044 and Lot 12 have been identified by the Department of Transport and Planning
(DTP) as surplus land and are currently subject to ongoing investigations and preparatory
work o support potential rezoning. It is understood that both lots are being considered
for rezoning to a Mixed-Use Zone, to enable future development opportunities and
potential divestment.

This review has been undertaken to address the requirements of Practice Note PPN30
and Ministerial Direction No. 1 (MD1) in DTP’s planning report submission as part of the
planning scheme amendment process.

The site location and layout are provided in Figure 1, in Appendix A.

1.2 Objectives
The objectives of this review are:
= To assess the contamination status of the land (based on information currently
available from previous reports and work completed by Landserv to date),

including consideration of confaminant concentrations against relevant land-use
criteria;

= Determine whether the site meets the definition of potentially contaminated land
in accordance with Ministerial Direction No. 1;

= Undertake an assessment in compliance with the requirements of Planning
Practice Note 30, including the methodology and outcomes specified in
Appendix 2 of PPN30; and

= Provide recommendations to inform the application of appropriate planning
controls, including any Environmental Audit Overlay (EAO) or other relevant
mechanisms.
1.3 Scope of Works
The scope of work completed to address the above objectives included the following:
= Reviewed available previous reports (NAA 2013 and Greencap 2020) and work
completed by Landserv to date.

= Reviewed current site setting, site inspection and site history summary with
consideration to potentially contaminating activities.

=  Summarised soil analytfical results and inferred contamination status.

= Evaluation of the potentially contaminated land outcome, including assessment
of implications and compliance with PPN30 and MD1 requirements.

LS0482_RPT008_Sunbury_ContamReview_29May26.docx 1



Site Contamination Review
Lot 2044 & Lot 12, Jackson Hill, Sunbury

Landserv

Environment

2 SITE SETTING

Details regarding the site setting including site observations and environmental setfing
are presented in the following sections.

2.1

General Site Information

General site information of Lot 2044 and Lot 12 is summarised in Table 2.1 below.

Table 2.1 General Site Information

ltem Details

Site Address Jackson Hill, Sunbury, VIC 3429
Standard Parcel Lot 2044: 11~25\PP2761
Identifier (SPI) Lot 12: 12~25\PP2761
Municipality Hume City Council

Current Zoning

Public Use Zone - Education (PUZ2)

Site Area

Lot 2044 - approximately 10.99 ha
Lot 12 - approximately 1.932 ha

Elevation

Lot 2044: approximately 241 to 271 m Australian Height Datum (AHD)
Lot 12: approximately 252 to 268 m Australian Height Datum (AHD)

Current Use

Lot 2044: Vacant (former educational facility)

Lot 12: Vacant (associated with former education facility and site
tours)

Geographical
Coordinates (MGA20
Zone 55)

Lot 2044:

Easting: 299553

Northing: 5836770

(Approx. centre of Lot 2044)

Lot 12:

Easting: 299303

Northing: 5836655
(Approx. centre of Lot 12)

Topography

The site slopes downwards from south to north and east.

Hydrology

The nearest potential receiving surface water body is either Harpers
Creek, located approximately 500 m west of Lot 12 or Jacksons Creek,
located approximately 700 m of Lot 2044.

Geology

The side is underlain by Miocene to Holocene aged Newer Volcanics
consisting of olivine tholeiite, quartz tholeiite, basanite, basaltic
icelandite, hawaiite, mugearite, minor scoria, and ash.

Hydrogeology

Groundwater beneath the site is indicated to have a salinity of 3,101
to 5,400 mg/L (total dissolved solids, (TDS). This would potentially
classify groundwater beneath the site as “Segment C" in accordance
with the Environment Reference Standard (ERS) 2021.

Groundwater across Lot 2044 and Lot 12 is likely to be intercepted
between 20 — 50 m below ground level (mBGL) in the northern portion,
the southern and central portions is likely to encounter groundwater at
depths >50 mBGL.

The relevant underlying aquifer is inferred fo be fractured or fissured,
extensive with low to moderate productivity.

Based on local topographic gradients and the position of the nearest
surface water body, groundwater flow is anticipated to frend west
toward Harpers Creek or east towards Jacksons Creek.

A groundwater bore search identified 7 bores with potential extractive
uses (Domestic / Stock / Irrigation / Commercial) within a 2.0 km radius
of the site.

Groundwater at the site has not been assessed. Based on the site

context it is considered unlikely that groundwater beneath the site has
been impacted by site-sourced contamination.

LS0482_RPT008_Sunbury_ContamReview_29May26.docx
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ltem ’ Details

North -Vacant land and residential dwelling.
South — Sunbury School

East — Vacant land, shed and building, concrete area and wetland
beyond.

West — Residential dwellings

Surrounding Land
Uses

Environmental Audit

) No EAO applicable at the time of the assessment.
Overlay:

2.2 Review of Previous Reports
2.2.1 Noel Arnold and Associates (NAA, 2013) Environmental Site Assessment

Landserv reviewed the Noel Arnold & Associates report (2013) for relevant information
pertaining to Lot 2044 and Lot 12. The key findings relevant to this review are summarised
below.

= Previous land-uses at the site have included the Sunbury Industrial School from
1864 to 1879, a mental hospital from 1879 to 1992 and as a tertiary education and
TAFE facility from 1992 to 2010.

= Areas of contaminants of potential concern (COPC) that are considered likely to
be associated with the land-uses observed from the site visit and historical review
include Building é which contained a bunded area for potential chemical
storage, morgue, potential former AST and ACM containing carport. Potential
sources of contamination were ranked into low, medium or high potential for
environmental impact in areas of concern.

= Based on the visual environmental inspection undertaken, NAA recommend a
targeted soil sampling program at selected sites that have been assessed as high
risk.

= Sub-surface piping and infrastructure may require testing for the presence of
asbestos containing material (ACM).

222 Greencap (2020) Preliminary Site Investigation

Landserv reviewed the Preliminary Site Investigation (PSI) report (2020) conducted by
Greencap Pty Ltd for relevant information pertaining to Lot 2044 and Lot 12. The key
findings relevant to this review are summarised below.

= The PSlincorporated historical assessments (2013-2019) and identified former uses
including an industrial school, mental hospital, and education facility. Several
buildings (e.g. boiler room (Building é) and morgue (Building 25)) and adjacent
infrastructure (including, potential USTs and asbestos-containing services) were
identified as having a high contamination risk.

= Soil investigations indicated medium to high potential for contamination across
parts of the site, with elevated concentrations of metals, hydrocarbons and PAHs
(including B(a)P) in surficial fill soils, particularly near buildings and former
structures.

= Grid-based and targeted soil sample locations indicted contamination is likely to
be widespread. Accordingly, areas surrounding historic buildings were assigned
a ‘medium’ risk rating under the ‘DSE General Practice Note' with
recommendations for further assessment by a suitably qualified environmental
professional to determine the extent of contamination and inform appropriate
remediation and/or the implementation of management measures.

LS0482_RPT008_Sunbury_ContamReview_29May26.docx 3
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Site Contamination Review L 3 nd serv

Lot 2044 & Lot 12, Jackson Hill, Sunbury Environment

24 Summary of Potential Contaminating Activities
241 Onsite

Onsite sources of potential contamination were identified as historical imported fill used
to level and shape the site, including beneath buildings. Potential point sources include
an underground storage tank (UST) and the boiler room at Building 11 and Building 6,
respectively. Additional diffuse sources may include asbestos-containing materials
(ACM) (including underground services), lead-based paint, and the application of
herbicides and pesticides associated with site maintenance.

The primary contaminants of potential concern include heavy metals (particularly lead),
carcinogenic PAHs, volatile compounds, petroleum hydrocarbons, organochlorine and
organophosphorus pesticides, and asbestos.

242 Offsite

Off-site sources of potential contamination were associated with underground storage
tanks, boiler house operations (including coal/fuel storage and combustion), laundry
facilities, mechanical workshops, asbestos-containing materials (including services),
lead-based paint and fixtures, and former land uses such as a golf course and agricultural
activities. Building demolition and placement of fill soils were also identified as potential
contributors.

Primary contaminants of concern include heavy metals (particularly lead), carcinogenic

PAHs, volatile compounds, petfroleum hydrocarbons, asbestos, solvents, PFAS, soaps and
lye, and organochlorine/organophosphorus pesticides.
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3 SOIL ASSESSMENT GUIDELINES

The Environment Reference Standard (ERS) (2021) under the Environment Protection Act
2017 sets out the regulatory framework for the prevention and management of
contaminated land environment within the State of Victoria.

Lot 2044 and Lot 12 are proposed to be rezoned to a Mixed-Use Zone, which may
accommodate arange of land uses including residential, commercial and light industrial.
For the purposes of this review, sensitive use criteria have been adopted as part of an
initial Tier 1 assessment to inform potential constraints and suitability considerations,
having regard to the most sensitive potential future land uses.

The ERS (2021) defines the environmental values of the land environment to be protected
under a sensitive land use category to include:

= Maintenance of ecosystems (modified and highly modified ecosystems);
=  Human health;

= Buildings and structures;

= Aesthetics; and

= Production of food, flora and fibre.

The National Environment Protection (Assessment of Site Contamination) Measure
(NEPM), as amended 2013 provides guidance on the process for assessing contaminated
land and provides various assessment screening criteria for the protection of human-
health and ecological environmental values. The NEPM is given effect in the State of
Victoria through the ERS (2021).

When selecting the appropriate assessment screening criteria for the soil contamination
assessment, the geology, and properties of the soil at the site must be considered.
The following NEPM 2013 soil assessment screening criteria were adopted:

= Health Investigation Levels (HILs) — A Residential, Table TA(1)

= Health Screening Levels (HSLs) — A Residential, Table 1A(3)

= Ecological Investigation Levels (ElLs) — Urban Residential and Public Open Space,
coarse grained soil, Table 1B(1) to Table 1B(5) (generic and conservative ACL)

= Ecological Screening Levels (ESLs) — Urban Residential and Public Open Space,
coarse grained soil, 0-2m BGL, Table 1B(4)

=  Management Limits (MLs) — Residential, Parkland and Public Open Space, coarse
grained soil, Table 1B(7).

To assess the site soils against the environmental value of ‘Buildings and structures’, soil
pH results have been compared to criteria for concrete and metal piles in soil specified
in Australian Standard 2159-2009 Piling Design & Installation.

The relevant PFAS criteria for classification pertain to Table 5 of the HEPA PFAS National
Environment Management Plan Version 3.0 (2025). Table 5 sets out the PFAS (Sum of PFOS
+ PFHxS and PFOA) human health investigation levels for soil and Table 6 sets out the
ecological guideline values for sail.

The adopted values of the assessment criteria are included in Table 1, in Appendix B.

LS0482_RPT008_Sunbury_ContamReview_29May26.docx 10
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4 SOIL CONTAMINATION STATUS

4.1 Review of Soil Analytical Results

The results of soil laboratory analysis were compared against the adopted assessment
criteria and presented in Table 1 of Appendix B. At the time of the Site Contamination
Review, Landserv had only obtained analytical results for Lot 2044.

The soil investigation from Lot 2044 reported exceedances of the adopted assessment
criteria for human and ecological health.

Elevated concentrations of lead, TRH and B(a)P were generally reported within shallow
fill around existing buildings and within areas of localised filling. Additionally, samples
collected adjacent to the UST at Building 11 reported concentration of hydrocarbons in
exceedance of the adopted NEPM vapour infrusion criteria for the protection of human
health under a sensitive land use at 0.1 and 1.0 m bgl.

No exceedances were reported within the south and southwest portion of Lot 2044
encompassing Buildings 12, 14, 15, 29, 43 and 44.

A summary of soil data from soils sampled against the adopted assessment criteria under
a sensitive land use setting (NEPM ecological and human health guidelines) is presented
in Table 5.1 below.

Table 4.1 — Summary of Reported Soil Exceedances across Lot 2044 and Lot 12

Exceedance of Adopted Assessment
Criteria Reported (v'/ X

Target Depth (m

Location Area bgl)
Lot 2044
. 0.1 X X X X X
BHO1 Building 11
1.0 X - X - -
BHO2 0.1 X v X v v
UST at 1.0 X v X v X
Building 11
BHO3 0.1 v X X v X
0.1 X X X X X
BHO4
0.5 X - X - -
0.1 v X X v X
BHO5 Building 6 0.5 v X X v X
1.0 4 X X 4 X
BHOG 0.1 v X X v X
0.5 v - X v X
0.1 X X X X X
BHO7
1.0 X - X - -
BHOS Demolished 0.1 X X X X X
structure
0.1 X X X X X
BHO9
1.0 X - X - X
. 0.1 X X X v X
BH10 Building 10
1.5 X - X - X

LS0482_RPT008_Sunbury_ContamReview_29May26.docx 11
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Exceedance of Adopted Assessment
Criteria Reported (v'/ X

Location

BH11 Campus 0.1 X X X v X
grounds 0.1 X X X X X
BH12
1.0 X - X - -
BH13 Building 29 0.1 X X X X X
BH14 Building 12 0.1 X X X X X
BH15 Campus 0.1 X X X X X
grounds 0.5 X - X - _
0.1 X X X X X
BH16
1.5 X - X - X
Building 15
0.1 X X X X X
BH17
1.5 X - X - -
BH18 Demolished 0.1 X X X X X
structure
0.1 X X X X X
BH19
0.5 X - X - -
- 0.1 X X X X X
BH20 Building 43
0.5 X - X - -
0.1 X - X - -
BH21
0.5 X X X X X
BH22 Demolished 0.1 X X X X X
structure 1.5 X - X _ _
BH23 Campus 0.1 X X X X X
grounds 0.1 X X X v X
BH24
0.5 X - X - -
BH25 Building 15 0.1 X i X i i
9 0.5 X - X - -
0.1 X X X v X
BH26 Campus
grounds 0.3 X - X - R
BH27 Building 5 0.1 X X X X X
BH28 0.1 X X v X X
Building 3
BH29 0.1 v X X v X
BH30 Building 33 0! v i X i i
9 03 X - X - -
v v
BH31 Cgmpus 0.1 X X X
grounds 0.3 v - X - _
BH32 Building 42 - - - - - -
BH33 Building 34 0.1 v X X v X
0.1 X - X - -
BH34
Building 2 0.3 X - X - -
BH35 0.1 X X X v X

LS0482_RPT008_Sunbury_ContamReview_29May26.docx 12
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Exceedance of Adopted Assessment
Criteria Reported (v'/ X

Location

BH36 Campus 0.1 X - X - -
grounds 03 X _ X _ B
0.1 X X X v X
BH37
0.5 X - X - -
Building 1
0.1 X X X v X
BH38
0.3 X - X - -
BH39 Demolished 0.1 X X X X X
structure
BH40 Building 13 0.1 X X X X X
BH41 Campus 0.1 X X X X X
grounds
0.1 X - X - -
BH42 i
Building 44 0.5 X - - - -
BH43 0.1 X X X X X
BH44 0.1 X X X X X
Building 14 0.1 X X X X X
BH45
0.5 - - - - -
BH46 Building 13 0.1 X X X X X
v
BHA47 Campus 0.1 X X X X
grounds 0.4 X - - _
BH48 Building 4 0.1 X X X X X
Campus 0.1 v - X v _
BH49 grounds 0.5 v - X v R
BH50 Building 32 0.1 v X X v X
BH51 Building 41 0.1 i’ i X i i
d 0.2 X - X - -
BH52 Building 7 0.1 v X X v X
BH53 Building 8 0.1 X X X d X
9 03 X - X - -
BH54 Building 31 0.1 v X X v X
BH55 Building 8 0.1 v X X v X
9 0.4 X - X - -
BH56 0.1 v X X v X
Campus
857 grounds 0.1 X X X X X
0.3 X - X - -
BH58 0.1 X X X X X
Building ¢
BH59 - - - - - -
v v
BH40 Campus 0.1 X X X
grounds 0.5 X - X X -

LS0482_RPT008_Sunbury_ContamReview_29May26.docx 13
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Exceedance of Adopted Assessment
Criteria Reported (v'/ X

Target Depth (m

Location Area bgl)

Note:
- Sample only analysed for metals / no analysis of PAHs and/ or TRH
*' Sample only analysed for PCBs

4.1.1 Aesthetic Impact / ACM

ACM fragments were identified within the fill at BHO5 and BHOé targeting Building 6 and
on the surface between Building 43 and 44 and af Building 29. Several fragments were
submitted for laboratory analysis and confirmed the presence of Chrysotile, Crocidolite
and Amosite asbestos fibres.

Additionally, mapping of underground services confirmed presence of one asbestos
containing service and it was conservatively assumed that all underground services at
the site were asbestos containing.

LS0482_RPT008_Sunbury_ContamReview_29May26.docx 14
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5 SITE CONTAMINATION REVIEW CONCLUSIONS

This Site Contamination Review has been prepared to address Planning Practice Note 30
(PPN30), including the methodology and outcomes outlined in Appendix 2, to support
the planning scheme amendment process.

5.1 Assessment of Contamination Status Against Land-Use Criteria

The assessment of available soil analytical data indicates that contamination is present
at the site, primarily within shallow fill and in localised deeper soils (notably at Building 6
and the underground storage tank (UST) area atf Building 11). Reported concentrations
of contaminants exceed relevant assessment criteria for the protection of human health
and the environment under a sensitive land use scenario, indicating that the site does
not currently meet criteria for sensitive uses without further assessment and/or
remediation.

5.2 Consideration Under Ministerial Direction No. 1 and PPN30

Based on the findings of this review, the site is considered o be potentially contaminated
land as defined under Ministerial Direction No. 1 — Potentially Contaminated Land and
Clause 73.01 of the Victoria Planning Provisions. This classification reflects historical
activities with a high potential for contamination, including the storage of liquid fuel (USTs)
and the presence of historical imported fill, which represent activities that may have
caused contamination.

In accordance with Table 2 of PPN30, the presence of historical activities with a ‘high’
potential for contamination, fogether with confirmed contamination exceeding relevant
land-use criteria, indicates that a Preliminary Risk Screening Assessment (PRSA) or
environmental audit would be required to demonstrate the suitability of the land for any
sensitive use.

53 Suitability for Sensitive Land Use and Audit Considerations

Notwithstanding the presence of contamination, the site can be made suitable for
sensitive land uses, subject to further detailed assessment, remediation and/or
implementation of appropriate management measures. Suitability would need to be
demonstrated through the environmental audit process.

However, it is considered difficult and impractical to undertake a full environmental audit
at this stage due to the presence of existing buildings (including those subject to heritage
overlay) and site infrastructure, which constrain intrusive investigation and prevent full
delineation of contamination. In addition, proposed precinct boundaries and future land
uses are not aligned with current title boundaries and zoning, limiting the ability to
complete a definitive audit for final land use outcomes at this stage.

In accordance with PPN30, where land has been determined to be potfentially
contaminated, but it is difficult or inappropriate to complete an environmental audit at
the amendment stage, the application of an Environmental Audit Overlay (EAO) is
appropriate. The EAO would enable staged assessment, remediation and management
of contamination, ensuring the land can be demonstrated to be suitable for its intfended
use prior to development.

LS0482_RPT008_Sunbury_ContamReview_29May26.docx 15
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6 LIMITATIONS

This report has been prepared only for internal use by DTP. No other parties should rely
on the information in this report without prior written consent from DTP and Landserv Pty
Limited.

Landserv has performed its services in accordance with a scope of work commissioned
by DTP and in a manner consistent with the level of quality and skill generally exercised
by members of its profession.

It should be noted that geological, environmental and contamination conditions often
vary from those observed at the locations where investigation data has been obtained.
Limited data can result in uncertainty in the interpretation of geological, environmental
and contamination conditions. Interpreting the environmental condition of the soil for
this project has been limited to the results. Geological, hydrogeological, environmental
and contamination conditions also often vary with the passing of time after the data is
obtained, as do regulatory requirements, laws and guideline criteria.

Exposure to the sub-surface environment can potentially corrode or degrade
underground services, building foundations and other below-ground man-made
structures, whether contamination is present or not. This investigation does not warrant
the design, installation, protection or longevity of any future infrastructure built on the
subject Site.

Despite Landserv's due professional care, all of these uncertainties should be considered
in relying and acting on the information contained in our reports. This is particularly so if
few locations have been sampled, if a report is used after a significant delay in time, if
regulations and guideline criteria are known to have changed, or if a change is proposed
to the land use for the Site.

Opinions and recommendations in our reports are based on the information available to
Landserv atf the time of undertaking the works, including the information gained during
the project. The information we report relating to the condition of the subject Site for
each project is considered to be sufficiently accurate for the purposes stated in the
report at the time the document is issued. No warranty of site conditions is intended.

LS0482_RPT008_Sunbury_ContamReview_29May26.docx 16
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8 ABBREVIATIONS

AHD Australian Height Datum

AS Australia Standard

AST Above Ground Storage Tank

BaP Benzo(a)Pyrene

bgl Below Ground Level

BH Bore Hole

BTEX Benzene, Toluene, Ethylbenzene, Xylenes
COPC Contaminant of Potential Concern
DSl Detailed Site Investigation

EIL Ecological Investigation Level

EPA Environment Protection Authority
EQL Estimated Quantitation Limit

ERS Environmental Reference Standard
ESL Environmental Screening Level

HIL Health Investigation Level

HSL Health Screening Level

LOR Limit of reporting

MGA Map Grid of Australia

MAH Monocyclic Aromatic Hydrocarbons
ML Management Limit

NATA National Authority of Testing Authorities
NEPM National Environment Protection Measure
OoCP Organochlorine Pesticides

OPP Organophosphorus Pesticides

PAH Polycyclic Aromatic Hydrocarbons
PCB Polychlorinated Biphenyl

PSI Preliminary Site Investigation

QA Quality Assurance

QC Quality Conftrol

DS Total Dissolved Solids

TPH Total Petroleum Hydrocarbons

TRH Total Recoverable Hydrocarbons
UST Underground Storage Tank
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Tabulated Laboratory Results
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