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Executive Summary 

The McKail North Local Structure Plan comprises of 68.1613ha of land, 

being generally bound by Gladville Road, existing rural residential 

development, Lancaster Road, Lot 301 (No. 36) Timewell Road and Lot 201 

Lancaster Road. 

The Structure Plan is zoned ‘Future Urban’ under the City of Albany Local 

Planning Scheme 1 (LPS1). This Structure Plan replaces the prior approved 

McKail North Outline Development Plan which presently applies to the 

subject land and has been prepared to be in accordance with the WA 

Planning Manual – Guidance for Structure Plans. 

The Structure Plan proposes residential development at a density from 

R2.5 up to R25 in close proximity to a proposed primary school and areas 

of public open space. It is expected that the Structure Plan will 

accommodate up to 570 dwellings and 1,482 residents. 

A permeable road network is proposed with multiple connections to the 

established road network in Lancaster Road, Gladville Road and Morgan 

Road. Within the Structure Plan the road network will present as grid 

pattern with a higher order central north/south road running from 

Gladville Road in the north to Lancaster Road in the south and providing 

access to the primary school. 

All essential service infrastructure is located within proximity and is easily 

extended to the Structure Plan area.  

 

 

 

 

 

The Structure Plan is supported by a number of technical reports which are 

provided as appendices and include: 

• Bushfire Management Plan. 

• Traffic Impact Assessment. 

• Noise Assessment. 

• Engineering and Servicing Report. 

• Local Water Management Strategy 

Table 1 provides a land use summary of the Structure Plan. 

Iteam Data Reference 

Total Structure Plan 
Area 

68.1613ha Section 1.2.2 

Area of each land use 
zones: 

• Residential 

 
 
47.8793ha 

Section 3.2 

Area of reserves: 

• Road Reserves 

• Public Open Space 

• Primary School 

 
10.2342ha 
6.5478ha 
3.5ha 

Estimated lot yield 570 lots Section 3.2 

Estimated dwellings 570 dwellings 

Estimated density per 
site hectare 

11.9 dwellings Section 3.3 

Estimated population 1482 residents @ 2.6 
people per household. 

Section 3.2 

Primary Schools One (1) Section 3.2 

High Schools  None 
Table 1 – Land Use Summary  
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PART ONE – IMPLEMENTATION 
 

1.0 Structure Plan Area and Operation 

 
This Standard Structure Plan (Structure Plan) applies to the entirety of: 

• Lot 526 Gladville Road; 

• Lot507 (No. 204) Lancaster Road; 

• Lot 300 (No. 2) Timewell Road; and 

• Lot 1 (No. 7) to Lot 13 (No. 206) Lancaster Road.  
 
The above properties are the land contained within the inner edge of the 
line denoting the Structure Pan Boundary on the Structure Plan Map (Refer 
to Plan 1 situated at the end of Part 1 of this Structure Plan Report). The 
plan is in effect from the date stated on the cover and for a period of 10 
years. 
 

2.0 Purpose 

 
This Structure Plan is intended to guide subdivision and the creation of 
important housing supply for the City of Albany. The Structure Plan 
comprises: 
 

a) Part One – Implementation Section 
This section contains the structure plan map and outlines the 
intent of the structure plan. 

b) Part Two – Explanatory Section 
This section contains the background and explanation of the 
structure plan, including design methodology, relevance and 
compliance with the planning framework at the State and Local 
levels. 
 
 
 

 

 
3.0 Staging 

 
Given the size of the site, development within the Structure Plan area is 
expected to occur in a staged manner as illustrated on the Structure Plan 
Map. 
 

4.0 Subdivision and Development Requirements 

 

4.1 Land use zones and reserves 
 
Zones 
The Structure Plan Map (Plan 1) outlines land use, zones and reserves 

applicable within the Structure Plan area. The zones and reserves 

designated under this Structure Plan apply to the land within it as if the 

zones and reserves were incorporated into the City of Albany Local 

Planning Scheme No.1 (LPS1). 

On this basis under LPS1, the ‘Future Urban’ zoned portion will 

accommodate residential, public open space and primary school land uses.  

Road Reserves  
The proposed street network within the Structure Plan is consistent with 
an Access Street D classification in accordance with Liveable 
Neighbourhoods. These will consist of a 15m wide road reserve with the 
cross section depicted below.  
 
There will also be one 20m wide road reserve running north to south and 
abutting the proposed primary school. This road reserve will be consistent 
with an Access Street C classification in accordance with Liveable 
Neighbourhoods.  
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Figure 1 – Access Street D road cross section 

 

 
Figure 2 – Access Street C road cross section 

 
Public Open Space 
The function of the public open space (POS) will be generally consistent 
with a Local Park classification in accordance with Liveable 
Neighbourhoods. It is envisaged that the portion of public open space 
abutting the primary school will include sports ovals and provide for 
recreational activities for both the school and the general public. 
 
The Structure Plan provides a total of 6.5478ha of POS which equates to a 
total of 10.1% of the total gross subdividable area. Table 2 below provides 
a schedule of POS within the Structure Plan Area.  
 
 
 

PUBLIC OPEN SPACE SCHEDULE    

Structure Plan Site Area   68.1613ha 

Less 
- Environmental protection policy 

areas Wetlands to be ceded 
- Protected bushland site 
- Unrestricted public open space 

sites not included in public open 
space contribution 

- Foreshore reserves to be ceded 

 
n/a 

 
n/a 
n/a 

 
n/a 

  

Total 
Net site area 

 0.00 ha  
68.1613ha 

DEDUCTIONS    

Primary School 3.5ha   

Town Centre and commercial n/a   

Dedicated drainage reserve  n/a   

Transmission corridors n/a   

Road Widening n/a   

Gross Subdivisible area   64.6613ha 

Public open space @ 10 per cent   6.4661ha 

Public open space contribution    

May comprise:    

- Minimum 80 per cent unrestricted 
public open space 

- Minimum 20 per cent restricted 
use public open space 

 5.173ha 
 

1.2931ha 

 

Unrestricted public open space sites 
- POS 

  
5.7495ha 

 

 
5.7495 ha 

Restricted use public open space sites    

Total restricted use public open space  0.7983ha 0.7983ha 

Public Open Space provision   6.5478 ha 
(10.1%) 

Note: Gross subdivisible area includes house lots, access roads, and any land 
incidental to the subdivision. The gross subdivisible area does not include 
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areas for schools, shopping centres, infrastructure (e.g. land required for 
sewer pump stations), dedicated drainage sites not having a recreational 
function and land set aside for arterial roads and other non-residential uses. 

Table 2 – POS Schedule 

 
Other Reserves 
The Structure Plan includes a Local Scheme Reserve for the purposes of a 
Government primary school. The size of the proposed primary school site 
is consistent with the prior approved McKail North Outline Development 
Plan and Operational Policy 2.4 – Planning for school sites. 
 

4.2 Density and Development 
 
Density and R-codes 
The residential density codes applicable to the Structure Plan shall be in 
accordance with those shown on the Structure Plan Map (Plan 1). The 
proposed densities will result in an intensification of development within 
McKail with much of the surrounding development consisting of larger 
rural residential development.  
 
The predominant R15 density code provides a sensible transition from 
rural residential development to a more urban fabric, whilst still meting 
the lifestyle amenity of buyers in the locality. Areas of higher density (R20 
and R25) have been proposed around the three areas of public open space 
given the higher amenity afforded to these areas. 
 
The design of the Structure Plan also includes a split density coding. Lots 
subject to a split density coding will be developed at the lower density 
unless access to Gladville Road can be provided giving the lots additional 
road frontage.  
 
Local Development Plans 
The WAPC may require, as a condition of subdivision approval, that a local 
development plan(s) be prepared in accordance with Part 6 of Schedule 2 

of the Planning and Development (Local Planning Schemes) Regulations 
2015, prior to the creation or development of lots: 

i. With an area less than 260m2 or irregularly configured. 
ii. Abutting public open space. 

iii. Affected by noise exceeding targets set out in the planning 
framework. 

iv. Where specific vehicle access and egress control is required.  
 
Interface with adjoining areas 
The Structure Plan integrates with adjoining development by providing 
public road connections to adjoining properties that will allow expansion 
of development to the west and north (when Gladville Road is extended). 
 
To the east and south of the Structure Plan is existing fragmented rural 
landholdings and some residential development. It is unlikely these areas 
will be substantially redeveloped and as such the Structure Plan has been 
designed with retention of this development in mind.  
 

4.3 Other requirements 
 
Notifications on title 
Notifications(s) is / are to be placed on titles of all affected lots to advise: 

i. That the lot is located near the Albany Speedway and higher 
construction standards may be required to reduce noise to 
acceptable levels in accordance with the City of Albany Speedway 
Noise Special Control Area. 

ii. That the lot is located within an area which has been declared 
bushfire prone and may be subject to a bushfire management plan 
and additional construction requirements may apply in accordance 
with Australian standard (AS3959) Construction of buildings in 
bushfire prone areas (as emended).  

 
A BAL assessment and contour plan will be submitted with subdivision 
applications.  
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Restrictive covenant 
A restrictive covenant may be required on titles of all affected lots that 
have been assessed as BAL-40 or BAL-Flame Zone, with notice of this 
restriction to be included on the diagram or plan of survey (deposited plan) 
to advise that no habitable buildings are to be built within areas as BAL-40 
of BAL-Flame Zone. 
 
Bushfire protection 
The Structure Plan is supported by a Bushfire Hazard Level (BHL) 
Assessment and a Bushfire Management Plan (BMP). Regardless of 
whether the land has been formally designated as bushfire prone, any 
buildings to be erected on land identified as falling within 100 metres of a 
bushfire hazard shall comply with the requirements of Australian Standard 
(AS3959) Construction of buildings in bushfire prone areas (as amended).  
 
Noise management 
The structure plan is affected by noise from the Albany Speedway and in 
accordance with the City of Albany Speedway Noise Buffer Area Policy, 
some lots require quiet house design requirements in accordance with the 
Noise Assessment prepared by Herring Storer Acoustics. These quiet house 
design requirements are limited to the northern section of the LSP. 
 
Infrastructure arrangements 
 
Earthworks – Site grading and remodelling will be kept to minimum limits 
wherever possible but will be required across the site to enable the 
construction of the proposed roads, intended lot layout and facilitating the 
provision of services to each lot.  
 
Water – There are existing Water Corporation assets within the vicinity of 
the Structure plan which are capable of being upgraded and extended 
according to the Water Corporation specifications to service the proposed 
development.  
 

Sewer – Water Corporation has prepared scheme planning to demonstrate 
servicing strategies over the development site. Broadly following the 
natural catchments over the site, a WWPS is proposed in the north-east of 
Lot 507 with an additional pump station proposed in the south-west of Lot 
300. The scheme planning also shows the northern portion of Lot 526 as 
being serviced by a third WWPS, proposed to be located at the northern 
boundary of Lot 124, however the proposed subdivision is not reliant on a 
third WWPS. 
 
Stormwater Drainage – There will be three (3) catchment areas with the 
land to the north of Lancaster Road forming two separate catchments and 
land to the south of Lancaster Road forming a separating, smaller 
catchment. Pit and piped drainage systems are proposed throughout to 
convey stormwater to formalised drainage basins and a living stream in the 
POS south of Lancaster Road.  
 
Electrical –All lots will be serviced with underground power with the 
existing network having adequate capacity to service the proposed 
development. The existing overhead power lines will be replaced with an 
underground power service as part of the proposed development. The 
total load expected to service the development is in order of 1.9MVA with 
the existing network capacity modelling indicating an available capacity of 
5-10MVA. 
 
Telecommunications – The proposed subdivision falls within NBN’s rollout 
footprint. It is therefore expected NBN Co will extend its fixed line footprint 
to cover the proposed development providing Fibre to the Premises (FTTP) 
infrastructure. This will be resolved when a Developer Agreement 
application is submitted to NBN Co for detailed assessment. 
 
Gas – There are existing medium pressure gas mains in the vicinity of the 
site, approximately 350m east of the development boundary in Lancaster 
Road reserve. There are no existing gas mains in Morgan Road, or at the 
northern boundary of the site, in Gladville Road. There are no obvious 
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constraints to the extension of this network with sufficient capacity 
available to service the development if required.  
 

5.0 Additional Details 

 
Additional Information Approval Stage Consultation Requirement 

Landscape Management Plan Subdivision Application City of Albany  

Urban Water Management 
Plan 

Subdivision Application DWER and City of Albany  

Bushfire Attack Level 
Assessment and Plan 

Subdivision Application DFES, DPLH and City of 
Albany 

Acoustic Assessment Subdivision Application DPLH and City of Albany 
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Plan 1 – Structure Plan Map 
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PART TWO – EXPLANATORY SECTION 
1.0 Introduction and Purpose 

This report has been prepared on behalf of Vegate Pty Ltd in support of 
Local Structure Plan that replaces the existing McKail North Outline 
Development (ODP).  
 
The Structure Plan will provide for residential development, a primary 
school and associated open space together with complimentary portions 
of public open space. The purpose of the Structure Plan is as follows: 
 

• To provide guidance on the use, subdivision and development of 
land to create a high quality urban environment.  

• To achieve an optimum housing density and diversity with an 
emphasis on achieving consistency with the existing and future 
housing demand for the locality. 

• Maximise the quality of living of future residents.  
 
The project team involved in delivering the Structure Plan includes:  
 

• Dynamic Planning and Development – Town Planning. 

• TABEC – Engineering. 

• Biodiverse Solutions – Hydrology and Bushfire. 

• PJA – Traffic Engineering. 

• Herring Storer – Acoustics. 

• Acumen Development Solutions – Project Manager  
 
 
 
 
 
 
 
 

 

2.0 Site and Context Analysis 

2.1 Location 
 
The Structure Plan is located within the suburb of McKail, within the 
municipality of the City of Albany. The Structure Plan area is located 
approximately 8.2 kilometres north west of the Albany City Centre and 6.1 
kilometres south east of the Albany Airport. 
 
As the existing area is primarily rural residential development there are 
limited public transport services in the locality with the exception of school 
bus stops. The closest public bus stop is the 808 bus on McGonnell Road 
some 2km away. The closest schools include Mount Lockyer Primary School 
(4.7km) and North Albany Senior High School (3.9km). 
 
Figures 3 and 4 below illustrates the Structure Plan in its regional and local 
context, respectively. 
 

2.2 Area and Land Use  
 
The Structure Plan area encompasses a total land area of approximately 
68.1613ha and comprises of: 

• Lot 526 Gladville Road; 

• Lot507 (No. 204) Lancaster Road; 

• Lot 300 (No. 2) Timewell Road; and 

• Lot 1 (No. 7) to Lot 13 (No. 206) Lancaster Road.  
 
At present the structure plan includes primarily existing agricultural land 
and some rural residential properties. Surrounding the Structure Plan area 
includes a number of other agricultural and rural residential properties 
with the closest ‘urban’ development located to the southeast at Lot 55 
(No. 245) Lancaster Road.  
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Other relevant land uses in proximity to the structure plan area include the 
Albany Harness Racing Club at the corner of Lancaster Road and Timewell 
Road and the Albany Speedway Track to the north of the structure plan 
area at Lot 302 (No. 27) Reddale Road.  

 

 
Figure 3 – Regional Context (Source: Google Maps) 

 

 
Figure 4 – Local Context (Source: MNG Access) 
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2.3 Legal Description and Land Ownership 
 
The structure plan has a total area of 68.1613ha. The Certificate of Title & 

Property Details are detailed in Table 3 below.  

Lot Street Address Ownership Vol / Folio Lot Area 

526 n/a Vegate Pty Ltd 1302/687 19.447ha 

507 204 Lancaster Road Vegate Pty Ltd 1302/687 38.047ha 

300 2 Timewell Road Lancaster Park Pty 
Ltd 

2590/382 5.241ha 

1 270 Lancaster Road Talitha Archer 1167/66 0.406ha 

2 264 Lancaster Road Andrew Daubney 1226/506 0.405ha 

3 260 Lancaster Road Steven & Julie-Anne 
Tomasini 

1227/210 0.405ha 

4 254 Lancaster Road Francis & Sheryl 
Shelton 

1298/384 0.405ha 

5 252 Lancaster Road Mark & Fiona Klau 1498/50 0.405ha 

6 244 Lancaster Road Hugh & Margaret 
Thobaven 

1702/173 0.405ha 

7 234 Lancaster Road Fiona & Peter Dall 1755/682 0.403ha 

8 232 Lancaster Road Nathan Mooney 1814/968 0.403ha 

9 226 Lancaster Road Margaret Miller 1536/982 0.405ha 

10 220 Lancaster Road John & Gillian Fagg 2080/800 0.405ha 

12 216 Lancaster Road Caryn & Sale 
McWhirter 

1381/602 0.405ha 

13 206 Lancaster Road Timothy Stone 1381/603 0.811ha 

Table 3 – Certificate of Title & Property Details 

2.4 City of Albany Local Planning Scheme No. 1 
 
Under the provisions of the City of Albany Local Planning Scheme No. 1 
(LPS1), the Structure Plan is zoned ‘Future Urban’ as illustrated in Figure 5 
below. 

 
Figure 5 – City of Albany LPS1 Zoning  

 
In accordance with Clause 3.2.3, the relevant objectives for the Future 
Urban zone are: 

 
a) Maintain viable use for existing lots until the land is required to be 

fully-serviced urban development. 
b) Preserve individual land parcels with their maximum area, so that 

the land will not be prematurely fragmented and future 
development options compromised. 

c) Maintain and enhance the physical characteristics, environmental 
qualities and scenic qualities in the locality. 

d) Permit limited development which is in keeping with the existing 
character of the locality and compatible with the likely future use 
of the land for urban or other purposes as determined by the Local 
Government following the preparation of a Structure Plan. 

e) Provide for structure planning of land within the zone to guide and 
coordinate land use and infrastructure provision where multiple 
ownerships or larger parcels of land requiring the staging of 
development is involved so that: 
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i. Future urban land is not fragmented or developed in such 
a way as to make urban development more costly or 
difficult; 

ii. Development does not create an unreasonable or 
uneconomic demand for agencies to provide or extend 
public infrastructure or services; 

iii. There is equitable sharing of the costs of infrastructure 
between owners and to ensure that cost contributions are 
only required towards such infrastructure as is reasonably 
required as a result of the subdivision and development of 
land; and 

iv. Servicing agencies and Local Government can coordinate 
the timely provision of infrastructure to support the 
subdivision and development 

 
As a requirement for land zoned ‘Future Urban’ in LPS1, a Structure Plan 
has to be prepared prior to Council providing comment on subdivision 
applications and determining development applications. At present the 
McKail North ODP has been adopted to guide subdivision and development 
within the area, however as the intended development outcome is not 
consistent with the approved ODP, this Structure Plan will update and 
modify the approved planning framework to enable subdivision and 
development in accordance with an improved framework.  
 
The Structure Plan is also impacted by two Special Control Areas: 

• Albany Speedway Noise Special Control Area – a noise assessment 
has been completed by Herring Storer Acoustics that examines the 
impact of noise from the speedway and has determined design 
requirements that will apply to future dwellings.  

• Water Corporation Waste Water Treatment Plan Odour Buffer 
Special Control Area – the buffer only impacts a small amount of 
the southern extent of the structure plan and as such the 
subdivision concept plan has been designed to enable all lots to 
locate dwellings outside the buffer area.  

 

2.5 State Policies 
 
Liveable Neighbourhoods 
 
Liveable Neighbourhoods is the primary policy used for the design and 
assessment of structure plans (regional, district and local) and subdivision 
and development applications for new urban areas. Its primary objective is 
to promote the design of walkable neighbourhoods, places that support 
community and a sense of place, mixed use and active streets, accessible 
and sustainable parking, energy efficient design, and housing choice.  
 
The primary objectives are addressed in eight design elements, which if 
implemented appropriately are considered to fulfil the overall objectives 
of Liveable Neighbourhoods. These eight design elements are to be 
considered at the various levels of planning (structure planning and 
subdivision) to ensure that development will occur in a thoughtful and 
sustainable manner.  
 
Liveable Neighbourhoods was at the forefront when establishing the 
structure plan layout and it is considered that the resultant road network, 
public open space and proposed density will provide diversity in housing 
choice and residential development that is integrated seamlessly with the 
surrounding neighbourhood. A comprehensive justification of how the 
structure plan meets the requirements of Liveable Neighbourhoods is 
provided in Section 3.2 to 3.9 of this report.  
 
State Planning Policy 3.7 – Planning in Bushfire Prone Areas 
 
State Planning Policy No 3.7 – Planning in Bushfire Prone Areas (SPP 3.7) 
applies to land identified and designated by the Fire and Emergency 
Services Commissioner under the Fire and Emergency Services Act 1998 (as 
amended). Such areas are identified on the Map of Bush Fire Prone Areas. 
Designation of an area as being bushfire prone reflects the potential of 
bushfire to affect that site. 
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Under the provisions of SPP 3.7, strategic planning proposals are to be 
accompanied by the following information:  
 

a) The results of a BHL assessment determining the applicable hazard 
level(s) across the subject land, in accordance with the 
methodology set out in the Guidelines. BHL assessments should be 
prepared by an accredited Bushfire Planning Practitioner; or 

b) Where the lot layout of the proposal is known, a BAL Contour Map 
to determine the indicative acceptable BAL ratings across the 
structure plan area, in accordance with the Guidelines. The BAL 
Contour Map should be prepared by an accredited Bushfire 
Planning Practitioner; and 

c) The identification of any bushfire hazard issues arising from the 
relevant assessment; and  

d) Clear demonstration that compliance with the bushfire protection 
criteria in the Guidelines can be achieved in subsequent planning 
stages. 

 
Further detail on bushfire planning for the structure plan is contained 
under Section 3.12 of this report.  
 
Operational Policy 2.4 – Planning for School Sites 
 
As the Structure Plan includes a proposed primary school, Operational 
Policy 2.4 (OP2.4) has been considered with regard to the siting and design 
of the proposed primary school site. OP2.4 establish the following 
requirements with regard to primary school sites: 
 

• Required area to accommodate a government primary school. 

• Physical site requirements, servicing and access. 

• Movement network and road safety. 
 
Further detail on the design of the proposed primary school site has been 
address in Section 3.5 of this report.  
 

2.6 Local Government Planning Strategies and Policies 
 
City of Albany Local Planning Strategy  
 
The Local Planning Strategy (LPS) has been prepared to set out the long-
term planning directions for the City and to guide land use planning within 
the City over the next ten to fifteen years. The Local Planning Strategy 
outlines and applies the wide range of relevant State, regional and local 
planning policies and strategies, and provides the rationale for the land use 
and development controls in Local Planning Scheme No. 1. 
 
The objectives of the Local Planning Strategy include: 
 

• Contain urban development and rural living within the existing 
supply of land zoned and planned for settlement growth. 

• Promote urban consolidation by making better use of existing 
zoned land and infrastructure through urban renewal and infill 
residential and rural living development. 

• Facilitate the growth of sustainable rural villages to support 
agricultural and hinterland communities. 

• Plan for a variety of housing types in close proximity to services and 
facilities, in particular affordable housing and one and two 
bedroom units that meet the needs of young people, retirees and 
the elderly. 

• Provide an appropriate level of community facilities and services in 
existing and planned settlement areas. 

• Enable people to make healthy choices through effective planning 
and urban design. 

• Conserve places and areas of Aboriginal and historic heritage 
significance. 

• Incorporate recognition of Native Title rights and interests in 
planning determinations. 
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• Facilitate accessibility to services and facilities through integrated 
public transport linkages and cycle and pedestrian-friendly 
environments. 

• Build on the existing strengths of the regional centre, Middleton 
Beach and Albany Waterfront. 

• Progressively move retail centric shopping centres towards true 
activity centres that needs the shopping, employment and 
recreation needs of the community.  

• Designate sufficient light and general industrial land to support 
long term economic growth. 

• Facilitate the diversification of the City’s competitive advantages in 
agriculture and tourism. 

• Protect the City’s pristine natural and coastal environments and 
other landscape qualities. 

• Protect agricultural land from inappropriate development. 

• Plan for an efficient road network and protect rail infrastructure. 

• Protect regional assets such as the airport and port facilities. 

• Meet the service infrastructure requirements for settlement 
growth. 

 
The Structure Plan area is identified in the Local Planning Strategy for 
‘Urban Growth’ and the development of this land, where vacant, is a 
priority for the City as this will result in the utilisation of existing 
infrastructure and services. Subdivision and development of the Structure 
Plan area in accordance with this proposed Structure Plan is considered to 
be consistent with the intent of the ‘Urban Growth’ areas identified in the 
Local Planning Strategy. 

 
Local Planning Policy – McKail North Outline Development Plan 
 
The prior approved Outlined Development Plan (ODP) which provides the 
framework for subdivision and development of the Structure Plan area is 
currently an approved Local Planning Policy.  
 

The existing McKail North ODP is applicable to all land within the Structure 
Plan area with the intended development outcomes summarised as 
follows: 

• Residential development at a density of R20 and R30. 

• Provision for a 3.5ha primary school site with an adjoining 3ha 
area for district open space in the northeast of the ODP area. 

• Provision for a possible future Local Centre in the southeast of the 
ODP area along Lancaster Road. 

• A total POS provision of 6.2998ha. 

• A grid pattern road network that provides connections to the 
existing road network whilst also allowing for integration with 
future development.  

 
As the proposed Structure Plan seeks to amend the prior approved ODP, it 
is expected that upon adoption the Local Planning Policy will no longer be 
required. 
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3.0 Opportunities and Constraints Analysis 

3.1 Bushfire Hazard 
 
A Bushfire Management Plan has been prepared to accompany the 
Structure Plan in order to address the requirements of SPP3.7 as the 
subject site is identified as being located within a bushfire prone area. 
Details on how the Bushfire Management Plan impacts the Structure Plan 
are addressed in Section 3.12 with the report included in Appendix 2.  
 

3.2 Noise 
 
A noise assessment has been prepared to accompany the Structure Plan in 
order to examine the impacts of noise from the speedway in accordance 
with the requirements of the Albany Speedway Noise Special Control Area. 
Implications of the acoustic report on the Structure Plan are addressed in 
Section 3.13 below, with the report included in Appendix 3.  

 
3.3 Wastewater Treatment Plant Buffer 
 
A portion of the Structure Plan Area (land within Lot 300 (No. 2) Timewell 
Road) is impacted by a buffer associated with the Water Corporation 
Wastewater Treatment Plant. The design of the subdivision concept plan 
is such that lots impacted by the buffer are able to accommodate a 
dwelling outside of the buffer area. 
 

3.4 Acid Sulphate Soils & Contaminated Sites 
 
The Structure Plan is not identified as having any risk of Acid Sulphate Soils 
and it is not identified as being a contaminated site on the DWER Contained 
Sites database.   
 
 
 

3.5 Ground and Surface Water 
 
Surface water in the northern portion of the site generally drains toward 
the northeast toward Gladville Road and the adjacent rural property. The 
southern portion of the site drains south towards a creek line for which the 
upper reaches commence within a drainage easement immediately north 
of Lancaster Road. Water features within the Structure Plan include the 
upper reaches of the creek line, three (3) farm dams and a soak/inundated 
area in the northeast of the site. The maximum groundwater levels across 
the development site varied from 0.32m to 0.7m below ground level.  
 

3.6 Aboriginal and European Heritage 
 
The Structure Plan has not been identified as having any Aboriginal or 
European Heritage. 
 
3.7 Design Considerations 
 
In considering the design of the Structure Plan, the following consideration 
have informed the location and density of residential development, 
location and size of public open space and the road layout. 
 

• Proximity to the trotting track has led to the establishment of a 
designated equine precinct on the land to the south of Lancaster 
Road. This land will be used to establish training facilities and is 
already used informally for this purpose. 

• Larger lots immediately to the north of Lancaster Road in order to 
better manage sloping ground levels with reduced reliance on 
retaining walls as well as better integration with existing lots along 
Lancaster Road. 

• A predominant north south road alignment to ensure access to 
northern light for the resultant dwellings. 
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• Three distinct areas of public open space to address drainage and 
also a recreational function that supports higher density 
development.  

• A split density coding to allow for further subdivision when 
Gladville Road is extended in the property to the north . 
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4.0 Stakeholder and Community Engagement 

Prior to formal lodgement of the Structure Plan, initial discussions were 
held with the City of Albany, the WAPC, the Department of Education and 
Water Corporation. These liaisons can be summarised as follows: 
 

• Preliminary discussions with the City and the WAPC regarding 
concerns with the ability to implement the prior approved ODP 
and a desire to modify the approved framework. 

• Discussions with the Department of Education on the requirement 
to deliver the proposed primary school as well as the necessary 
size remaining consistent with the prior approved ODP. 

• Liaison with Water Corporation around the available servicing 
capacity for the Structure Plan area. 

• A number of pre-lodgement meetings and discussions regarding 
the Structure Plan layout and design. 

 
Formal community consultation was not undertaken as part of the 
Structure Plan preparation. 
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5.0 Design Response 

5.1 Purpose 
 
The purpose of the Structure Plan is as follows: 
 

• To provide guidance on the use, subdivision and development of 
land to create a high quality urban environment.  

• To achieve an optimum housing density and diversity with an 
emphasis on achieving consistency with the existing and future 
housing demand for the locality. 

• Maximise the quality of living of future residents.  
 

5.2 Community Design 
 
The Structure Plan proposes residential development on the subject site 
with the land use permissibility to be consistent with the ‘Residential’ zone 
under LPS1. The proposed residential density of between R2.5 and R25 is 
considered to be ‘low density’ and is appropriate when considering the 
existing ‘rural’ setting within which the Structure Plan exists. 
 
A copy of the relevant Structure Plan is illustrated in Figure 6 below. An 
overview of the key elements is provided in Table 4 below.  
 
 
 
 
 
 
 
 
 
 
 

 
 

Item 

Total Structure Plan Area 68.1613ha 

Area of each land use zones: 

• Residential 

 
47.8793ha 

Area of reserves: 

• Road Reserves 

• Public Open Space 

• Primary School 

 
10.2342ha 
6.5478ha 
3.5ha 

Estimated lot yield 570 lots 

Estimated dwellings 570 dwellings 

Estimated density per site hectare 11.9 dwellings 

Estimated population 1482 residents @ 2.6 people 
per household. 

Primary Schools One (1) 

High Schools  None 

Total Structure Plan Area 68.1613ha 

Table 4 – Structure Plan Summary 
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Figure 6 – Structure Plan 
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5.3 Movement Network 
 
The proposed street network within the structure plan area has been 
guided by the provisions of Liveable Neighbourhoods and is considered to 
provide a permeable road network that will facilitate ease of movement 
through the Structure Plan Area and beyond through the numerous 
connections with the surrounding local road network. PJA were also 
engaged to prepare a Traffic Impact Assessment that looked at the 
proposed road network, their report is included in Appendix 4. 
 
The majority of the proposed roads within the Structure Plan are 
consistent with an Access Street D classification in accordance with 
Liveable Neighbourhoods. There will also be a higher order north south 
connection between Gladville Road and Lancaster Road that abuts the 
primary school which will be 20m wide and consistent with an Access 
Street C classification (see Figure 7 below).  
 

 

 
Figure 7 – Access Street Requirements 

 
 
Intersections within the Structure Plan area will primarily be priority 
controlled (at T-junctions) or sign controlled (give way/stop at 4-way 
junctions). The higher order north south road is expected to require at least 
one roundabout near the proposed school to assist circulation for school 
peak times. 
 
The proposed movement network is broadly consistent with the existing 
approved McKail North ODP except for the extension of Timewell Road 
through to Gladville Road. Removing this four (4) way intersection with 
Lancaster Road is considered to improve traffic safety with regard to access 
and egress into and out of the Structure Plan area.  
 

5.4 Lot Layout  
 
The residential densities proposed in the Structure Plan range from R2.5 
through to R25. The lower R2.5 density applies only to the land south of 
Lancaster Road which is an isolated cell of ‘Future Urban’ zoned land that 
abuts a public use reserve and ‘Rural Residential’ zoned land. In this regard 
the lower R2.5 density and larger 4,000-5,500sqm lots represents 
appropriate integration with these adjoining uses and has been targeted 
for the ability of these lots to be used as housing with annexed stables to 
support facilities for trainers/owners associated with the Albany Trotting 
Club nearby. 
 
The R5 density coding applies to the existing 4,000sqm lots abutting 
Lancaster Road which is proposed to be continued along the Structure Plan 
extent fronting Lancaster Road. This is intended to enable a continuation 
of similar sized lots along Lancaster Road to what has already been 
established whilst also ensuring a similar streetscape outcome along 
Lancaster Road in light of the R2.5 density coding to the south of Lancaster 
Road. It also provides for better opportunities for tree retention on these 
lots as well as improved management of sloping ground levels to reduce 
the reliance on retaining walls. 
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There is a small section of R10 coded land in the northwest of the Structure 
Plan. This is intended to accommodate larger 2,000sqm lots that are 
capable of further subdivision at a density of R20 when Gladville Road is 
extended through Lot 124 to the north. The intent is for these lots to then 
be subdivided into four (4) by ensuring any subdivision that occurs prior to 
the road extension creates lots with a minimum frontage of 20m to the 
proposed subdivisional road on the southern boundary of this cell of land. 
This will then allow the creation of four (4) street facing lots each with a 
minimum frontage of 10m. The other area of R10 coded lot abuts the R5 
density coding along Lancaster Road enabling a smooth transition in lot 
sizes and reduced reliance on retaining to manage a change in levels. 
 
The Structure Plan also proposes sections of R20 and R25 coded land 
surrounding areas of public open space and the school which have been 
identified as areas within the Structure Plan that will have higher amenity 
value due to the proximity to the public open space.  
 
Whilst the proposed density coding represents a reduction to the existing 
approved densities under the McKail North ODP, the lot product that will 
result will meet market expectations in the area and ensure delivery of the 
estate in the short term to meet the housing needs of the local community. 
This is further justified when considering the lack of local services and 
amenities to support the growing population as local schools are a 
considerable distance away and whilst the Structure Plan does propose a 
primary school site, the timeframe on the delivery of this is unknown. The 
closest local commercial centre is in Orana, some 3.3km away with no local 
commercial centre within walking distance of the site. There is also no local 
public transport within close proximity of the site, only a school bus. 
 
The proposed residential densities will ensure the delivery of a lot product 
that meets current market expectations whilst also existing harmoniously 
within the surrounding rural residential and agricultural land uses that 
surround the Structure Plan, and creating a legible neighbourhood and 
considered lot layout that doesn’t prevent future recoding and 
intensification of density when it is justified. 

5.5 Public Parkland 
 
The location and size of the proposed public open space (POS) areas are 
intended to service the residents of the Structure Plan and beyond through 
the open space area abutting the proposed primary school.  
 
The function of the POS will be consistent with a Local Park classification in 
accordance with Liveable Neighbourhoods. 
 
The Structure Plan provides a total of 6.5478ha of POS which equates to a 
total of 10.1% of the total gross subdividable area. Table 2 below provides 
a schedule of POS within the Structure Plan Area.  
 

PUBLIC OPEN SPACE SCHEDULE    

Structure Plan Site Area   68.1613ha 

Less 
- Environmental protection policy 

areas Wetlands to be ceded 
- Protected bushland site 
- Unrestricted public open space 

sites not included in public open 
space contribution 

- Foreshore reserves to be ceded 

 
n/a 

 
n/a 
n/a 

 
n/a 

  

Total 
Net site area 

 0.00 ha  
68.1613ha 

DEDUCTIONS    

Primary School 3.5ha   

Town Centre and commercial n/a   

Dedicated drainage reserve  n/a   

Transmission corridors n/a   

Road Widening n/a   

Gross Subdivisible area   64.6613ha 

Public open space @ 10 per cent   6.4661ha 

Public open space contribution    
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May comprise:    

- Minimum 80 per cent unrestricted 
public open space 

- Minimum 20 per cent restricted 
use public open space 

 5.173ha 
 

1.2931ha 

 

Unrestricted public open space sites 
- POS 

  
5.7495ha 

 

 
5.7495 ha 

Restricted use public open space sites    

Total restricted use public open space  0.7983ha 0.7983ha 

Public Open Space provision   6.5478 ha 
(10.1%) 

Note: Gross subdivisible area includes house lots, access roads, and any land 
incidental to the subdivision. The gross subdivisible area does not include 
areas for schools, shopping centres, infrastructure (e.g. land required for 
sewer pump stations), dedicated drainage sites not having a recreational 
function and land set aside for arterial roads and other non-residential uses. 

Table 5 – Public Open Space Schedule 

 

5.6 Urban Water Management 
 
The stormwater management system for the development has been 
designed in accordance with the guidelines of the DWER through the 
Better Urban Water Management framework and the requirements of the 
City of Albany. The stormwater drainage system has been designed using 
a major/minor approach.  
 
The minor drainage system has capacity for frequent rainfall events up to 
the 20% AEP and includes the pipe drainage system, lot attenuation and 
bioretention storage areas. The minor drainage system is designed to also 
provide the structural controls for water quality treatment.  
 
The major drainage system is designed to manage a range of rainfall events 
up to 1% AEP. The major drainage system is designed for rainfall events 
greater than the 20% AEP, up to the 1% AEP. The major system uses 

overland flow paths, which includes grading the road network to direct 
flow to the lowest point of the catchment for flood mitigation. 
 
The capacity of the proposed stormwater drainage system is detailed in 
the Local Water Management Strategy included in Appendix 5. 
 

5.7 Utilities 
 
An Engineering Servicing Report has been prepared by TABEC which details 
that the structure plan will have no servicing impediments to the future 
intended residential development. A copy of the Engineering Serving 
Report is included in Appendix 6 with a summary of the findings below. 
 
Earthworks – Site grading and remodelling will be kept to minimum limits 
wherever possible but will be required across the site to enable the 
construction of the proposed roads, intended lot layout and facilitating the 
provision of services to each lot.  
 
Water – There are existing Water Corporation assets at the boundaries of 
the Structure Plan which includes a DN100mm main in the northern verge 
of Gladville Road, a small DN58mm main in the southern verge of Morgan 
Road and a DN200mm main in the southern verge of Lancaster Road. The 
water main in Lancaster Road converts to a DN100mm main, west of 
unmade road at the location of existing Lot 7. There is also an existing 
DN100mm main in the western verge of Timewell Road. Water mains 
within the proposed subdivision are to be designed and constructed 
according to the Water Corporation specifications with installation funded 
by the developer based on the staged delivery of the subdivision. Standard 
infrastructure contributions will also be included. 
 
Sewer – Water Corporation has prepared scheme planning to demonstrate 
servicing strategies over the development site. Broadly following the 
natural catchments over the site, a Type 10 WWPS is proposed in the 
north-east of Lot 507, identified as Willyung PS C.  
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An additional pump station is proposed in the south-west of Lot 300 to 
service the southern catchments of Lots 507, 526 and Lot 300, which is 
Type 40, identified as Willyung PS A. The scheme planning also shows the 
northern portion of Lot 526 as being serviced by a third WWPS, proposed 
to be located at the northern boundary of Lot 124 (Willyung PS B). Based 
on the Subdivision Concept Plan, the full extent of Lot 526 is however able 
to be graded toward the north-east of Lot 507 and therefore the 
subdivision is not reliant on a third WWPS. 
 
Stormwater Drainage – There will be three (3) catchment areas with the 
land to the north of Lancaster Road forming two separate catchments and 
land to the south of Lancaster Road forming a separating, smaller 
catchment. Pit and piped drainage systems are proposed throughout to 
convey stormwater to formalised drainage basins and a living stream in the 
POS south of Lancaster Road.  
 
Electrical –All lots will be serviced with underground power with the 
existing network having adequate capacity to service the proposed 
development. The existing overhead power lines will be replaced with an 
underground power service as part of the proposed development. To 
sufficiently service the proposed development, including the primary 
school site, HV power assets will require up to 4 transformers and 3 
switchgears with the total load expected to service the development being 
in order of 1.9MVA. The existing network capacity modelling indicates an 
available capacity of 5-10MVA. 
 
Telecommunications – The proposed subdivision falls within NBN’s rollout 
footprint. It is therefore expected NBN Co will extend its fixed line footprint 
to cover the proposed development providing Fibre to the Premises (FTTP) 
infrastructure. This will be resolved when a Developer Agreement 
application is submitted to NBN Co for detailed assessment. 
Gas – There are existing medium pressure gas mains in the vicinity of the 
site, approximately 350m east of the development boundary in Lancaster 
Road reserve. There are no existing gas mains in Morgan Road, or at the 
northern boundary of the site, in Gladville Road. There are no obvious 

constraints to the extension of this network with sufficient capacity 
available to service the development if required.  
 

5.8 Activity Centre and Employment 
 
The prior approved McKail North ODP included a ‘potential Local Centre’ 
which has been removed from the proposed Structure Plan. The 
progression of the potential Local Centre never occurred with inclusion 
into the City of Albany Activity Centres Strategy required before planning 
could progress for this Local Centre.  
 
Whilst the site is identified in the City of Albany Local Planning Strategy as 
a location for a potential Local Centre, no work has been completed on an 
Activity Centres Strategy to determine the necessity for this centre. 
Further, with the reduction in likely lot yield, the justification or need for a 
local centre has been reduced and as such it has been removed from the 
Structure Plan.  
 

5.9 Schools 
 
The proposed primary school site has been relocated slightly from the 
existing approved McKail North ODP into what we consider is a preferable 
location as it removes the interface with abutting rural residential 
development. The modified location and size of the primary school site has 
considered the following: 
 

1. The existing approved area under the McKail North ODP. This is 
broadly consistent with OP2.4 which ordinarily requires a land 
area of 4ha unless it adjoins an area of district open space 
accommodation sporting or recreational facilities which is 
proposed through the Structure Plan. In this regard the proposed 
3.5ha is entirely appropriate.  
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2. The land identified for the school site is largely flat and free from 
constraints and as such there will be no impediment to the 
delivery of the school site. 

3. The requirement to provide three road frontages noted in OP2.4. 
 

5.10 Public Transport 
 
At present there are no bus routes within 400m or rail routes within 800m 
of the Structure Plan. There is a local school bus service in the vicinity of 
the Structure Plan area.  
 

5.11 Pedestrian and Cycle Network 
 
No footpaths are present in the existing semi-rural area surrounding the 
Structure Plan and as such there are no connection opportunities in the 
short term. Despite this and to future proof the Structure Plan, space 
within the verge areas will be available for the construction of footpaths.  
 

5.12 Bushfire Management 
 
As the subject site is designated as a bushfire prone area, consideration of 
State Planning Policy 3.7 – Planning in Bushfire Prone Area (SPP3.7) is 
warranted. In accordance with SPP3.7, Biodiverse Solutions have prepared 
a Bushfire Management Plan (BMP) to demonstrate how the Structure Plan 
will comply with the provisions of SPP3.7. A copy of the relevant BMP is 
included in Appendix 2 with the findings relevant to the Structure Plan 
noted below: 
 

• The site is only partially impacted by a bushfire prone designation. 

• There is a mostly moderate level of bushfire hazard across the site. 

• The proposal is compliant with all bushfire protection criteria 
noted in SPP3.7. 

• The BMP includes the following implementation actions to be 
considered in subsequent stages of planning and development. 

 

 
Figure 8 – BMP Implementation Actions 

 

5.13 Noise Management 
 
Given the Structure Plan is located within the Albany Speedway Noise 
Special Control Area Herring Storer were engaged to model the likely noise 
impacts at the future residential lots and recommend noise mitigation 
measures. A copy of their report is included in Appendix 3 with the critical 
findings noted below.  
 

• Noise amelioration measures are only required to the first row of 
residences and the first floor of the second row of residences (if 
proposed) closest to the speedway as these dwellings will act as a 
buffer to the noise from the speedway. 

• There are two areas that require specific design guidance with 
regard to noise amelioration and these are referred to as Area A1 
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and Area A2. The design requirements for these areas are noted 
below in Figures 9 and 10. 

 

 
Figure 9 – Area A1 Design Requirements 

 
Figure 10 – Area A2 Design Requirements 

 

5.14 Local Development Plans  
 
It is expected that the WAPC may require, as a condition of subdivision 
approval, that a local development plan(s) be prepared in accordance with 
Part 6 of Schedule 2 of the Planning and Development (Local Planning 
Schemes) Regulations 2015. 
 
The local development plan(s) should address: 

• Fencing requirements. 

• Dwelling orientation. 

• Location of crossovers and garages.  

• Specific quiet house design requirements. 
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Appendices 

  



McKail North Local Structure Plan 
STANDARD STRUCTURE PLAN 

 

 

LO
C

A
L 

ST
R

U
C

TU
R

E 
P

LA
N

 

 

 

APPENDIX 1 

Local Structure Plan 
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Bushfire Management Plan 

  



Bushfire Management Plan Coversheet
This Coversheet and accompanying Bushfire Management Plan has been prepared and issued by a person accredited by
Fire Protection Association Australia under the Bushfire Planning and Design (BPAD) Accreditation Scheme.

Bushfire Management Plan and Site Details

Site Address / Plan Reference:

Suburb: State: P/code:

Local government area:

Description of the planning proposal:

BMP Plan / Reference Number: Version: Date of Issue:

Client / Business Name:

Reason for referral to DFES Yes No

Has the BAL been calculated by a method other than method 1 as outlined in AS3959 (tick no if AS3959
method 1 has been used to calculate the BAL)?

Have any of the bushfire protection criteria elements been addressed through the use of a performance
principle (tick no if only acceptable solutions have been used to address all of the BPC elements)?

Is the proposal any of the following special development types (see SPP 3.7 for definitions)?

Unavoidable development (in BAL 40 or BAL FZ)

Strategic planning proposal (including rezoning applications)

Minor development (in BAL 40 or BAL FZ)

High risk land use

Vulnerable land use

If the development is a special development type as listed above, explain why the proposal is considered to be one of the
above listed classifications (E.g. considered vulnerable land use as the development is for accommodation of the elderly, etc.)?

Note: The decision maker (e.g. local government or the WAPC) should only refer the proposal to DFES for comment if one (or
more) of the above answers are ticked �Yes�.

BPAD Accredited Practitioner Details and Declaration

Name Accreditation Level Accreditation No. Accreditation Expiry

Company Contact No.

I declare that the information provided within this bushfire management plan is to the best of my knowledge true and correct

Signature of Practitioner Date

01/08/2024

McKail

Lot 300 (No. 2), 507 (No. 204) Lancaster Road

WA 6330

City of Albany

MSC0595-001

Local structure plan to guide a future subdivision

5.0

Acumen Development Solutions

The purpose of this proposal is for a local structure plan to guide a future subdivision.

Jason Benson Level 2 BPAD-37893 01/08/2025

Bio Diverse Solutions 9842 1575

01/08/2024
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Site Details 
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1. Introduction  

Acumen Development Solutions commissioned Bio Diverse Solutions (Bushfire Consultants) on behalf of the landowners to prepare a 

Bushfire Hazard Level (BHL) assessment and Bushfire Management Plan (BMP) to accompany the Local Structure Plan (LSP) to guide a 

future subdivision at Lot 300 (No. 2), 507 (No. 204) and Lot 526 Lancaster Road, McKail within the City of Albany (CoA). The BMP has been 

developed to assess the proposal to ensure it is consistent with the current and endorsed ‘Guidelines for Planning in Bushfire Prone Areas 

Version v1.4 (WAPC, 2021)’ and ‘State Planning Policy 3.7 (WAPC, 2015).  

This land was subject to the approved McKail North Outline Development Plan (ODP) in 2015. The updated LSP provides for approximately 

309 residential lots ranging between 542sqm and 5,720sqm in area. The plan is for this LSP to provide 15m to 20m wide connecting public 

roads, various residentially zoned land (R2.5, R5, R10, R15, R20 and R25), four areas of Public Open Space (POS), including a district oval 

and a public-school site. BDS has prepared this BMP and has been assessed according to the current WAPC guidelines (WAPC, 2021). 

The proposed lot layout is not currently finalised. The overall proposed structure plan, showing the future access and R-codes, has been 

provided to indicate how it will comply with the new guidelines, see Figure 2: Local Structure Plan.    

1.1 Location  

The subject site is located to the northwest of the Albany CBD, as shown in Figure 1.  

 
Figure 1: Location Mapping of the subject site 

1.2 Development Proposal 

The total area of the subject site is approximately 62.7347ha in size and is currently zoned as ‘Urban development’ under the City of Albany 

Local Planning Scheme (No. 2). The purpose of this report is to support an LSP to guide the future subdivision application of the site. The 

future subdivision will allow for approximately 309 new residential lots (R2.5, R5, R10, R15, R20 and R25), new public roads and POS and 

a public school site, see Figure 2: Local Structure Plan. 

Subject Site  
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1.3 Bushfire Prone Area 

The publicly released Map of Bushfire Prone Areas (OBRM, 2021) shows that the subject site is partially located within a Bushfire Prone 

Area (within 100m of >1ha of bushfire prone vegetation) and as such is subject to a planning assessment of the bushfire risks. Bushfire 

Prone Area Mapping (OBRM, 2021) is shown in Figure 3. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Figure 3: Map of Bushfire Prone Areas and relevance to subject site (OBRM, 2021) 

1.4 Statutory Framework 

This document and the recommendations contained within are aligned to the following policy and guidelines: 

�x Planning and Development Act 2005; 

�x Planning and Development (Local Planning Scheme) Regulations 2015; 

�x State Planning Policy (SPP) 3.7 Planning in Bushfire Prone Areas 2015 (WAPC, 2015); 

�x Guidelines for Planning in Bushfire Prone Areas v1.4 (WAPC, 2021); 

�x Building Act 2011; 

�x Building Regulations 2012; 

�x Building Code of Australia (National Construction Code) (NCC, n.d.);  

�x Fire and Emergency Services Act 1998; 

�x AS3959-2018 “Construction of Buildings in Bushfire Prone Areas” current and endorsed standards; 

�x Bushfires Act 1954; and 

�x CoA Fire Management Notice (CoA, 2023/24). 
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1.5 Suitably Qualified Bushfire Consultant 

This BMP has been prepared by Jason Benson and Kathryn Kinnear. Jason has 8 years of operational fire experience with the (formerly) 

DEC (between 2002-2012) and has the following accreditation in bushfire management: 

�x Heavy Duty Fire Appliance Operator; 

�x Wildfire Suppression 1 & 2; 

�x Prescribed Burning Operations; 

�x Fire and Incident Operations; 

�x Structural Modules – Hydrants and hoses, Introduction to Structural Fires, and Fire extinguishers; and 

�x Ground Controller. 

Jason Benson is an accredited Level 2 Bushfire Practitioner (Accreditation No: BPAD-37893) and has been an accredited Bushfire 

Consultant for 9 years. Jason is a suitably qualified Bushfire Practitioner to prepare this BMP. 

Kathryn Kinnear (nee White), has 10 years of operational fire experience with the (formerly) DEC (1995-2005) and has the following 

accreditation in bushfire management: 

�x Incident Control Systems; 

�x Operations Officer; 

�x Prescribed Burning Operations; 

�x Fire and Incident Operations; 

�x Wildfire Suppression 1, 2 & 3; 

�x Structural Modules – Hydrants and hoses, Introduction to Structural Fires, and Fire extinguishers; and 

�x Ground Controller. 

Kathryn Kinnear currently has the following tertiary qualifications: 

�x BAS Technology Studies & Environmental Management; 

�x Diploma Business Studies;  

�x Graduate Diploma in Environmental Management; and 

�x Progression to Masters Environmental Science (ECU). 

Kathryn Kinnear is an accredited Level 2 Bushfire Practitioner (Accreditation No: BPAD-30794) with 29 years of bushfire management and 

planning experience. Bio Diverse Solutions are Silver Corporate Members of the Fire Protection Australia Association and are suitably 

qualified Bushfire Practitioners to prepare this BMP. 

1.6 Objectives 

The objectives of this BMP are to assess the present and future bushfire risks associated with the site for the proposed LSP to guide the 

future subdivision of Lot 300 (No. 2), 507 (No. 204) and Lot 526 Lancaster Road, McKail.  The BMP aims to reduce the occurrence of, and 

minimise the impact of bushfires, thereby reducing the threat to life, property, and the environment. It also aims to guide the LSP by assessing 

the site to the Bushfire Protection Criteria Acceptable Solutions as outlined in the Guidelines for Planning in Bushfire Prone Areas Vers 1.4 

(WAPC, 2021). 

The BMP objectives are to: 

�x Achieve consistency with objectives and policy measures of SPP 3.7 (WAPC, 2015); 

�x Classify the vegetation in accordance with the AS3959-2018; 

�x Document areas for future fuel reduction within the development area; 

�x Assess any building requirements to AS3959-2018 (current and endorsed standards) and BAL Construction; 

�x Assess the proposed LPS against the Bushfire Protection Criteria Acceptable Solutions as outlined in the Guidelines for Planning 

in Bushfire Prone Areas (WAPC, 2021); 

�x Undertake a broader Landscape Risk Assessment of the proposal; 

�x Understand and document the extent of the bushfire risk and hazards pertinent to the subject site; 

�x Establish and document the requirements for access and a firefighting water supply; 

�x Prepare bushfire management measures within the subject site with due regard to life, property, infrastructure, and the 

environment; and 

�x Nominate individuals and organisations responsible for bushfire management and associated works for implementation within the 

subject site in the subsequent planning stages. 
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2 Environmental Considerations 

2.1 Native Vegetation �² Modification and Clearing 

This BMP utilises the assumption that the future lots can be maintained in a low fuel state as per the WAPC Asset Protection Zone (APZ) 

Standards, Schedule 1 (refer to Appendix B). The site predominantly consists of grassland vegetation and some small patches of forest in 

the south of the subject site. The forest vegetation consists predominately of isolated paddock trees and is in a degraded state. The removal 

of native vegetation is not planned as part of this proposal, although, in the future, some vegetation may be modified as part of the subdivision 

(subsequent planning stage), see future low fuel in Figure 4: Vegetation Classes Map. Additional strategies to manage onsite vegetation for 

the developer and future landowners are outlined in Section 5.2 of this report.  

2.2 Review of the Environmental Data Sets (Landgate, 2022) 

A review of the environmental data sets (Landgate SLIP) as identified in the Department of Planning, Lands and Heritage BMP Template for 

a complex development application, does not identify that any regulated (restricted) vegetation will be affected by the proposal, see Table 1 

Environment Dataset Review. 

Table 1: Environmental Dataset Review.  

Dataset Impact on Proposal Comment 

Conservation category wetlands and buffer Potentially 
Part of the site is within an Albany waterways management 
area. 

DBCA Lands of interest No  

Wetlands and Waterways  No  

Landscape Hazards Potentially 

Soil Landscape Risk - Wind and water erosion risk area 
covers the subject site area and surrounds. 
Soil Landscape Quality - Surface acidity and salinity risk 
areas cover the subject site area and surrounds. 

RAMSAR wetlands  No  

Threatened and priority flora  No  

Threatened Ecological Communities  No  

Clearing regulations �² Environmentally 
Sensitive Areas 

No  

Swan Bioplan Regionally Significant Natural 
Areas 2010 

No  

Conservation Covenants Western Australia Unaware  

Note: Relevant checks have been completed and the proposal does not currently impact on any of the above sites. However, the 
management strategies contained in this BMP, assume that all environmental approvals will be achieved or clearing permit exemptions will 
be applied. It is recommended that the proponent seeks specific advice in relation to the clearing of any native vegetation that is proposed 
as part of this development. Clearing of native vegetation may utilise an exemption under the EP act through the WAPC process. It is advised 
that the proponent seek further advice from an Environmental Consultant or the WA Department of Biodiversity, Conservation and Attractions 
(DBCA) on the condition and species contained within the development area and any requirement for referral of the proposal. 

2.3 Revegetation or Landscaping 

There are four proposed POS areas planned internal to the site. The area of POS in the north will be landscaped (turf, gardens, trees, 

playgrounds, drainage swale) and (in the long term) managed by the City of Albany. The POS area on the south side of Lancaster Road will 

consist of turf/trees and a drainage basin/swale. The drainage basin may be vegetated in the future, but at this stage the proposed 

revegetation strategy and management is unknown. It is estimated that the likely revegetation will consist of sedges, rushes, and reeds and 

will not negatively impact the BAL ratings over future lots. If the drainage basin is planted out, it should be done in a way that does not 

increase the bushfire risk over the site. A BAL contour plan will be reviewed and updated accordingly over the site at the subdivision stage. 

A third POS to the north of Lancaster Road will be the largest central POS and consist of turf/trees and a drainage basin/swale, while the 

school oval will be the fourth POS managed by the school site. An accredited Level 2 Bushfire Practitioner is to review and approve any 

future planting, revegetation, or landscaping within the development area to ascertain if the actions will increase the potential bushfire risk 

over the development.  
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3 Bushfire Assessment Results 

The bushfire assessment for this site has followed the ‘Bushfire Attack Level (BAL) Assessment’ and ‘WAPC Planning in Bushfire Prone 

Areas Guidelines v1.4’ (WAPC, 2021). 

3.1 Assessment Inputs 

Bushfire Assessment inputs for the site has been calculated using the Method 1 BAL Assessment procedure as outlined in AS3959-2018.  

This incorporates the following factors: 

�x WA adopted Fire Danger Index (FDI), being FDI 80; 

�x Vegetation Classes; 

�x Effective Slope under classified vegetation; and 

�x Distance between proposed development site and classified vegetation. 

3.1.1 Vegetation Classification 

Site assessment occurred on the 18th of July 2023 by Bushfire Practitioners from BDS, Jason Benson (BPAD-37893) and Kathryn Kinnear 

(BPAD-30794). All vegetation within 150m of the site/proposed development was classified in accordance with Clause 2.2.3 of AS3959-

2018. Each distinguishable vegetation plot with the potential to determine the Bushfire Attack Level is identified in the following pages and 

shown on the Vegetation Classes Map, see Figure 4. 

A summary of the Plot data assessed as per Clause 2.2.3 of AS3959-2018 is provided below in Table 2, detailed plot data is provided in 

Appendix A. 

Table 2: Vegetation Classification Table (in accordance with AS 3959-2018) of the subject site.  

Plot Number Vegetation Classification Effective Slope 

1 Excluded 2.2.3.2 (a) N/A 

2 Excluded 2.2.3.2 (e) N/A 

3 Excluded 2.2.3.2 (f) N/A 

4 Grassland Type G  Upslope/flat 

5 Grassland Type G  Downslope >0-5 degrees 

6 Forest Type A Downslope >0-5 degrees 

7 Scrub Type D Upslope/flat 

8 Forest Type A Downslope >0-5 degrees 
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Noise Assessment 
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Traffic Impact Assessment 
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APPENDIX 5 

Local Water Management Strategy 
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Engineering and Servicing Report 
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