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1. Proposal details 

1.1 Background 

Rowe Group, on behalf of the proponent (Mainbeam Pty Ltd), has prepared a Structure Plan over 
various lots at Woolstores Place, Mount Elphinstone in the City of Albany (refer to Figure 1).   

The intent of the Structure Plan is to identify a mixture of tourist and quality medium to high density 
residential and commercial land uses, as well as areas of POS.  The Structure Plan also recognises the 
rationalisation of land that will occur to facilitate the adjoining Albany Ring Road interchange, as well 
as the consolidation of land for development. 

1.2 Site description 

The Structure Plan area (hereon referred to as the project area) is situated approximately 3.5 km west 
of the Albany Central Business District.  The project area straddles Woolstores Place (currently a no-
through road) and is bound by the following (refer to Figure 2): 

• future Albany Ring Road interchange (under construction), Frenchman Bay Road and private 
rural residential lots to the north and west 

• foreshore reserve and waterfront to the south, southwest and southeast 

• railway reserve and Princess Royal Drive to the east.   

A small amount of native vegetation is retained on site but otherwise the project area is cleared for a 
mixture of land uses including rural small holdings lots, parks and recreation, general industry and 
local roads.   

The majority of the project area is designated as bushfire prone on the Map of Bush Fire Prone Areas 
(DFES 2021; see Plate 1), due to its proximity to on-site and surrounding areas of vegetation.  

1.3 Purpose 

This Bushfire Management Plan (BMP) has been prepared to accompany submission of the Structure 
Plan and address requirements under Policy Measure 6.3 of State Planning Policy 3.7 Planning in 
Bushfire-Prone Areas (SPP 3.7; WAPC 2015) in accordance with Guidelines for Planning in Bushfire-
Prone Areas Version 1.4 (the Guidelines; WAPC 2021).   

1.4 Other plans/reports 

Other relevant reports that have been prepared for the project area include: 

• Environmental Assessment Report (EAR) (JBS&G 2023).   

Consistency has been maintained with the abovementioned report where applicable.  Strategen-
JBS&G is not aware of any other bushfire or environmental reports or assessments that have been 
prepared previously for the project area. 
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Plate 1: Map of Bush Fire Prone Areas (DFES 2021) 
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2. Environmental considerations 

2.1 Native vegetation - modification and clearing 

The project area is predominantly comprised of cleared paddocks, access roads, fences, and the 
vacant footprints of previous industrial buildings that have now been removed.  As such, the 
majority of on-site vegetation present is anticipated to be characterised as parkland cleared and 
classified as ‘Completely Degraded’ (JBS&G 2023).  However, several pockets of fragmented 
vegetation remain within the project area, including some vegetation close to the waterfront.  This 
vegetation is anticipated to have some level of degradation due to the impacts of land clearing and 
weed invasion (JBS&G 2023).   

Whilst it is anticipated that some tree retention and small pockets of vegetation may be retained on-
site to meet environmental and landscape amenity objectives (to be confirmed as part of future 
planning stages and environmental investigations), the current cleared and degraded nature of the 
site indicates that a non-vegetated/low threat managed outcome is readily achievable across the 
project area as part of proposed development.   

With regards to potential environmental impacts to native vegetation, the JBS&G (2023) EAR 
concludes that on-site remnant vegetation may include the Subtropical and Temperate Coastal 
Saltmarsh’ Threatened Ecological Community (TEC) and may contain habitat supporting a number of 
conservation significant flora and fauna species.  Therefore, an ecological survey is recommended to 
ground truth and investigate these issues fully.  It is noted that all relevant and necessary 
environmental and clearing approvals will be sought prior to undertaking any clearing works within 
the site.   

A search of publicly available environmental data has been undertaken, along with review of the EAR 
(Strategen-JBS&G 2022) relating to the proposed development area. This information is summarised 
in Table 1. 

Table 1: Summary of environmental values 

Environmental value 

Mapped as occurring 
within or adjacent to the 
project area Description 

Within Adjacent 

Environmentally Sensitive Area   N/A 

Swan Bioplan Regionally 
Significant Natural Area   N/A 

Ecological linkages   N/A 

Wetlands 
  

Three Conservation Category Wetlands (CCWs) were 
identified approximately 1.5 km northwest of the project 
area.   

Waterways 
  

Princess Royal Harbour (which is an embayment connected 
to King George Sound via a narrow channel) is situated 
adjacent south of the project area.   

Threatened Ecological 
Communities listed under the 
EPBC Act   

Remnant native vegetation within the site includes 
saltmarsh on the coastal margin of Princess Royal Harbour, 
which is part of the mapped extent of the Threatened 
Ecological Community – the Subtropical and Temperate 
Coastal Saltmarsh TEC.   

Threatened and priority flora 

Mapping not 
available 

Mapping not 
available 

Five Threatened flora species were assessed as being likely 
to occur within the project area (Banksia verticillate, 
Caladenia harringtoniae, Calectasia cyanea, Conostylis 
misera and Isopogon uncinatus).   
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Environmental value 

Mapped as occurring 
within or adjacent to the 
project area Description 

Within Adjacent 

Fauna habitat listed under the 
EPBC Act 

  
In addition, the project area is mapped as being within and 
adjacent to Carnaby’s Cockatoo areas requiring 
investigation as feeding habitat.  The project area is also 
mapped as being adjacent to Carnaby’s Cockatoo 
confirmed roosting sites.   

Threatened and priority fauna Mapping not 
available 

Mapping not 
available 

Three threatened fauna species have been previously 
recorded within the project area (Calidris canutus, Calidris 
tenuirostris and Charadrius leschenaultia).   

Bush Forever Site   N/A 

DBCA managed lands and 
waters (includes legislated 
lands and waters and lands of 
interest) 

  
N/A 

Conservation covenants Mapping not 
available 

Mapping not 
available 

No conservation covenants are expected to be in place 
over the project area.   

Heritage Place   
The Frenchman Bay Road Camp (Aboriginal Heritage Place 
No. 23288) is situated adjacent to the project area.   

2.2 Revegetation / Landscape Plans 

At this stage, no formal revegetation is proposed throughout the project area.  Four POS lots are 
depicted on the Structure Plan for public recreation, amenity and access and these are expected to 
be landscaped to achieve low threat exclusions under Clause 2.2.3.2 of AS 3959-2018 Construction of 
Buildings in Bushfire Prone Areas (AS3959, SA 2018).  This assumption is to be confirmed as part of 
future planning stages and landscape design.  Should landscaping introduce unmanaged, classifiable 
vegetation, then development design at the subdivision stage will need to properly consider the 
necessary setbacks to avoid areas of BAL-40/FZ.   

It is anticipated that all street verges/streetscapes throughout the project area will be landscaped to 
achieve relevant low threat exclusions under Clause 2.2.3.2 of AS 3959.  This includes scope for some 
tree retention and low threat planting where practicable.  A detailed Landscape Plan will be 
prepared following conditional subdivision approval to demonstrate compliance with the relevant 
low threat exclusion clauses. 

With regards to the surrounding rationalisation of land that will occur to facilitate the adjoining 
Albany Ring Road interchange, all efforts have been made in this BMP to predict the future worst 
case revegetation extent along the roadside batters in accordance with the Draft Landscaping Plan 
provided by Main Roads WA (MRWA), as contained in Appendix A.   
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3. Bushfire assessment results 

3.1 Assessment inputs 

3.1.1 Vegetation classification 

3.1.1.1 Methodology 

Strategen-JBS&G assessed classified vegetation and exclusions within the project area and adjoining 
150 m (the assessment area) through on-ground verification on 4–5 July 2022 in accordance with 
AS3959 and the Visual Guide for Bushfire Risk Assessment in Western Australia (DoP 2016). 
Georeferenced site photos and a description of the vegetation classifications and exclusions are 
contained in Appendix B.  Vegetation classification results are outlined in Table 2 and Figure 3 (for 
pre-development conditions) and Table 3 and Figure 4 (for post-development conditions). 

3.1.1.2 Classification 

The project area and adjacent 150 m assessment area contains a variety of classified vegetation 
including: 

• Class A forest in areas containing a three-tiered forest fuel profile with overstorey eucalypts, 
midstorey shrubs and understorey grasses.  This vegetation is patchy and fragmented 
throughout adjacent rural small holdings lots to the southwest and northwest and becomes 
more intact and contiguous towards Mount Melville to the east.   

• Class D scrub in areas containing tall shrubs with a horizontal fuel profile between 2–6 m in 
height.  Whilst small degraded pockets occur on site, larger intact and contiguous sections of 
scrub occur throughout the foreshore reserve to the southeast and southwest.   

• Class G grassland throughout cleared areas containing unmanaged grasses and weeds 
greater than 100 mm in height.  Grassland is prevalent throughout the project area, adjacent 
rural small holdings lots to the southwest and adjacent road and rail corridor interfaces.   

Land excluded from classification under Clauses 2.2.3.2 (e) and (f) was also identified throughout 
existing non-vegetated areas (i.e. buildings, other infrastructure, roads, footpaths, access tracks, 
sealed areas, earthworked land, etc) and low threat managed vegetation (managed turf and 
gardens, urban streetscapes, etc).   

3.1.2 Effective slope 

Strategen-JBS&G assessed effective slope under classified vegetation within the assessment area 
through on-ground verification on 4–5 July 2022 in accordance with AS3959.  Results were cross-
referenced with DPIRD 2m contour data and are depicted in Table 2 and Figure 3 (for pre-
development conditions) and Table 3 and Figure 4 (for post-development conditions).   

Assessment of topographical survey data (DPIRD 2019) indicates that the project area is primarily 
flat at 2 m Australian Height Datum (AHD), with an increase to 6 mAHD raised for the previous on-
site infrastructure.  The surrounding assessment area is either flat or upsloping to the northeast 
towards Mount Melville and northwest towards Mount Elphinstone.   
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3.1.3 Pre-development inputs 

A summary of the assessed pre-development classified vegetation, exclusions and effective slope 
within the project area and adjacent 150 m are listed in Table 2 and illustrated in Figure 3. 

Table 2: Pre-development vegetation classifications/ exclusions and effective slope 
Vegetation 
plot Vegetation classification Effective slope Comments 

1 Class A Forest Flat/upslope (0°) Forest vegetation within and adjacent to 
the project area, 10–30 m in height with a 
multi-tiered fuel structure. 

2 Class D Scrub Flat/upslope (0°) Scrub vegetation 2–6 m in height. 
3 Class G Grassland Flat/upslope (0°) Grassland greater than 100 mm in height. 
4 Excluded – Non-vegetated and Low 

threat (Clause 2.2.3.2 [e] and [f]) 
N/A Existing non-vegetated areas (buildings, 

other infrastructure, roads, footpaths, 
access tracks, sealed areas, earthworked 
land, etc) and low threat managed 
vegetation (managed lawns, gardens, 
verges, urban streetscapes, etc). 

3.1.4 Post-development inputs 

A summary of the anticipated post-development classified vegetation, exclusions and effective slope 
within the project area and adjacent 150 m are listed in Table 3 and illustrated in Figure 4. 

As previously stated, the entire project area is expected to be modified as part proposed 
development to be excluded from classification in accordance with relevant exclusions under 
Clause 2.2.3.2 of AS3959.  The indicative Structure Plan layout has been applied to Figure 4 to 
demonstrate the expected post-development footprint.   

The post-development vegetation classifications and exclusions for land external to the project area 
are expected to remain the same as for the pre-development classifications/exclusions, except for 
potential areas of proposed revegetation along the roadside batters associated with the future 
Albany Ring Road to the west and north.  As previously stated, all efforts have been made in this 
BMP to predict the future worst case revegetation extent along the roadside batters in accordance 
with the Draft Landscaping Plan provided by MRWA, as contained in Appendix A.  The proposed 
batter planting mixes have been analysed and align with a combination of future Class A forest and 
Class D scrub, as represented in Figure 4.   

Table 3: Post-development vegetation classifications/ exclusions and effective slope 
Vegetation 
plot Vegetation classification Effective slope Comments 

1 Class A Forest Flat/upslope (0°) Forest vegetation within and adjacent to 
the project area, 10–30 m in height with a 
multi-tiered fuel structure. 

2 Class D Scrub Flat/upslope (0°) Scrub vegetation 2–6 m in height. 
3 Class G Grassland Flat/upslope (0°) Grassland greater than 100 mm in height. 
4 Excluded – Non-vegetated and Low 

threat (Clause 2.2.3.2 [e] and [f]) 
N/A Existing non-vegetated areas (buildings, 

other infrastructure, roads, footpaths, 
access tracks, sealed areas, earthworked 
land, etc) and low threat managed 
vegetation (managed lawns, gardens, 
verges, urban streetscapes, etc). 

5 Land to be modified in accordance 
with low threat exclusion Clause 
2.2.3.2 

N/A Areas within the project area to be 
modified to a low threat state as part of 
proposed development. 
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3.2 Assessment outputs 

3.2.1 Bushfire Hazard Level (BHL) assessment 

Pre- and post-development vegetation extents have been assigned a bushfire hazard level in 
accordance with the methodology detailed in Appendix Two of the Guidelines as outlined in Table 4. 

Table 4: Bushfire hazard levels and characteristics 
Bushfire 
hazard level Characteristics* 

Extreme • Class A Forest 
• Class B Woodland (05) 
• Class D Scrub 
• Any classified vegetation with a greater than 10° slope. 

Moderate • Class B Low woodland (07) 
• Class C Shrubland 
• Class E Mallee/Mulga 
• Class G Grassland, including sown pasture and crops 
• Class G Grassland: Open woodland (06), Low open woodland (08), Open shrubland (09) 
• Vegetation that has a low hazard level but is within 100 metres of vegetation classified as a 

moderate or extreme hazard, is to adopt a moderate hazard level. 
Low • Low threat vegetation may include areas of maintained lawns, golf courses, public recreation 

reserves and parklands, vineyards, orchards, cultivated gardens, commercial nurseries, nature strips 
and windbreaks 

• Managed grassland in a minimal fuel condition (insufficient fuel is available to significantly increase 
the severity of the bushfire attack). For example, short-cropped grass to a nominal height of 100 
millimetre 

• Non-vegetated areas including waterways, roads, footpaths, buildings and rock outcrops. 
*Vegetation classifications from AS 3959-2018 Table 2.3. 

3.2.1.1 Pre-development BHLs 

The pre-development bushfire hazard levels have been mapped within the project area and adjacent 
150 m. The bushfire hazard levels have been assessed on the basis of the vegetation discussed in 
Section 3.1.3 (i.e. the current pre-development extent of vegetation within and surrounding the 
project area). 

The pre-development BHL assessment (refer to Figure 5) indicates that based on the existing 
vegetation, the project area contains land with Moderate and Extreme bushfire hazard levels.  

3.2.1.2 Post-development BHLs 

The anticipated post-development bushfire hazard levels have been mapped to demonstrate that 
the future bushfire hazard levels will be acceptable for future development to occur within the 
project area. The bushfire hazard levels have been assigned based on the vegetation discussed in 
Section 3.1.4 and the future expected vegetation extent within and surrounding the project area. 

The post-development BHL assessment (refer to Figure 6) demonstrates that all future habitable 
development within the project area will be located on land with Low and Moderate bushfire hazard 
levels. 
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4. Identification of bushfire hazard issues 

4.1 Bushfire context 

In the broader spatial context beyond 150 m of the project area, sources of bushfire risk occur to the 
north (around the CSBP facility, approximately 1.5 km fire run), northeast (Mount Melville, 
approximately 1.5 km fire run) and northwest (Mount Elphinstone, approximately 1 km fire run), 
while there is limited risk from the south due to the abutting foreshore of Princess Royal Harbour.  
Land to the north, northeast and northwest comprises varying degrees of forest vegetation upslope 
from the project area, fragmented by numerous land uses and infrastructure corridors.  Whilst it is 
recognised that there is bushfire risk in the broader locality, these areas do not directly abut the 
project area and substantial buffers are either existing or proposed between the project area and 
these sources of bushfire risk, such that they can be sufficiently mitigated, including: 

• existing rural small holdings lots to the west, northwest and east, where the on-site forest 
fuels have been partially cleared and fragmented 

• existing Princess Royal Drive and railway corridor to the east and northeast, which provide 
significant fragmentation and buffering to the vegetation towards Mount Melville 

• existing Frenchman Bay Road and Lower Denmark Road to the west, northwest and north, 
which provide significant fragmentation and buffering to the vegetation towards Mount 
Elphinstone and the CSBP facility 

• proposed Albany Ring Road, which is currently under construction (see indicative alignment 
in Figure 4) and will establish a more substantial infrastructure corridor to the west, 
northwest, north and northeast beyond that already in place.   

The remaining areas of bushfire risk occur at a local level, including fragmented forest, scrub and 
grassland fuels contained in the adjacent rural small holdings lots to the west, northwest and east of 
the project area; and the foreshore reserve to the southwest and southeast.  In addition, new 
sources of classifiable vegetation are expected to be introduced along the batters of the proposed 
Albany Ring Road, adjacent to the project area.  The fire runs associated with these local sources of 
risk are small (predominantly within 100 m) and can be managed at a local level through provision of 
compliant development design, as discussed below in Section 4.2.   

Whilst there are significant road and rail corridors directly abutting the project area, this has resulted 
in a landlocked situation, with the only current source of public vehicular access available to the 
project area via Woolstores Place to the west, which is greater than 200 m in length from the 
nearest intersection where two access routes are available (i.e. intersection with Frenchman Bay 
Road).  This legacy vehicular access limitation and non-compliance will only be further reinforced 
through construction of the Albany Ring Road, meaning there is no scope to provide a formal 
secondary public access road to the project area.  Alternative arrangements for provision of a 
secondary access route for proposed development are discussed below in Section 4.2.   

4.2 Bushfire hazard issues 

Examination of strategic development design in accordance with the Structure Plan concept and pre- 
and post-development BHLs has identified the following bushfire hazard issues to be considered at 
future planning stages: 

1. The project area currently contains on-site areas of Extreme BHL.  However, the post-
development BHL assessment demonstrates that on completion of development, all habitable 
development will be located on land with a Moderate or Low BHL that can sufficiently deliver 
BAL-29 or lower.  A detailed BAL contour assessment will be undertaken at future planning 
stages (i.e. subdivision) to proof up lot design and demonstrate at a more detailed level that all 



 
 

 
©JBS&G Australia Pty Ltd T/A Strategen-JBS&G | JBS&G63062-148404 (Rev 1) 15 

development will be located within areas of BAL-29 or below.  Therefore, the development can 
comply with Acceptable Solution A1.1 of the Guidelines. 

2. Based on the anticipated post-development vegetation classifications depicted in Figure 4, the 
following minimum separation distances will be required to deliver BAL-29 between any on-site 
or abutting vegetation and proposed habitable development.  These separation distances may 
be delivered through designed low threat spaces such as roads and POS, or through specific 
Asset Protection Zone (APZ) setbacks to habitable development: 

a. Class A forest (flat/upslope): 21 m 

b. Class D scrub (flat/upslope): 13 m 

c. Class G grassland (flat/upslope): 8 m. 

3. Consideration will need to be given to proposed landscape design, particularly for any POS, to 
ensure low threat outcomes are designed or appropriate BAL-29 separation is provided.   

4. As previously mentioned, Woolstores Place provides legacy, non-compliant single access to the 
project area and there is no scope to provide a secondary public access road to the site.  After 
review of multiple options and alternatives and significant analysis and consultation with 
relevant agencies, the most appropriate secondary access option is to establish a permanent 
Emergency Access Way (EAW) of approximately 225 m in length, linking the internal public road 
network in the north of the site, through to Lower Denmark Road further to the north.  The 
justification and rationale for this EAW option is provided in Appendix C, as well as a plan of the 
indicative EAW alignment.  At this stage, MRWA has provided ‘in principle’ support for the 
proposed access option (refer to Appendix D).  The EAW will resolve the legacy non-compliant 
no-through road of Woolstores Place and provide a compliant secondary public access route for 
the project area through to multiple additional suitable destinations to the north and west.   

5. Should development of the project area occur in stages, establishment of the abovementioned 
EAW will be triggered for any development occurring beyond 200 m from the Woolstores Place 
intersection with the Albany Ring Road.  This will ensure that each stage of development is 
provided with compliant access in accordance with acceptable solution A3.2a of the Guidelines.  
This may also require provision of temporary staging measures such as temporary compliant no-
through roads and/or EAWs to deliver compliant access outcomes for individual stages.   

6. As the project area contains bushfire prone vegetation in a pre-development state, staged 
construction at the subdivision stage of planning is to consider the BAL impacts from adjacent 
future stages that have not yet been developed. Low threat staging buffers may need to be 
implemented around the active stages of development to ensure there is no residual BAL impact 
from vegetation that has not yet been cleared or landscaped to achieve a low threat state on 
surrounding future stages.  

7. A reticulated water supply and network of street hydrants is expected to be readily achievable 
for the project area given the existing reticulated water and hydrant network along Woolstores 
Place, including three current street hydrants.   

Based on the above, Strategen-JBS&G considers the bushfire hazards within and adjacent to project 
area and the associated bushfire risks are readily manageable through standard acceptable solution 
responses outlined in the Guidelines.  These responses will be factored into proposed development 
as early as possible at all stages of the planning process to ensure a suitable, compliant and effective 
bushfire management outcome is achieved for protection of future life, property and environmental 
assets.
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5. Assessment against the bushfire protection criteria 

5.1.1 Compliance with Elements 1–4 

Demonstration that the proposed development can comply with relevant acceptable solutions of Elements 1–4 of the bushfire protection criteria of the Guidelines (Version 1.4) is outlined in Table 5.   

Table 5: Compliance with the bushfire protection criteria of the Guidelines 

Bushfire protection 
criteria Performance Principle 

Method of compliance 
Proposed bushfire management strategies Compliance achievable at 

future planning stages Acceptable solutions 

Element 1: 
Location 

P1 – The strategic planning proposal, 
subdivision and development application is 
located in an area where the bushfire hazard 
assessment is or will, on completion, be 
moderate or low, or a BAL–29 or below, and the 
risk can be managed. For unavoidable 
development in areas where BAL–40 or BAL–FZ 
applies, demonstrating that the risk can be 
managed to the satisfaction of the decision-
maker. 

A1.1 Development location The pre-development BHL assessment (Figure 5) identifies that the project area currently 
contains land with Moderate and Extreme bushfire hazard levels.  However, on completion 
of development, all on-site vegetation is expected to be cleared and/or managed and 
modified to a low threat state.  Therefore, post-development bushfire hazard levels within 
the project area have been assessed to be Low or Moderate (Figure 6). 

Consideration will need to be given to any on-site and/or external classified vegetation and 
the appropriate separation distances necessary for habitable development to achieve BAL—
29 or lower.  The project area is considered of sufficient size such that any interface with 
post-development classified vegetation could be readily accommodated via compliant 
subdivision design to ensure all future habitable development can achieve BAL-29 or lower.  
This will be demonstrated through preparation of a subdivision stage BMP and 
accompanying BAL contour map.   

 

The strategic planning proposal, subdivision and development application is located 
in an area that is or will, on completion, be subject to either a moderate or low 
bushfire hazard level, or BAL–29 or below. 

Element 2: Siting 
and design 

P2 – The siting and design of the strategic 
planning proposal, subdivision or development 
application, including roads, paths and 
landscaping, is appropriate to the level of 
bushfire threat that applies to the site. The 
proposal incorporates a defendable space and 
significantly reduces the heat intensities at the 
building surface thereby minimising the bushfire 
risk to people, property and infrastructure, 
including compliance with AS 3959 if 
appropriate. 

A2.1 Asset Protection Zone 

Every habitable building is surrounded by, and every proposed lot can achieve, an 
APZ depicted on submitted plans, which meets the requirements set out in Schedule 
1. 

APZs required for future habitable development to achieve BAL—29 are to be implemented 
for all relevant lots where required.  The required APZs will be identified at future planning 
stages based on future subdivision/development design and following a BAL contour 
assessment.   

APZs are to be implemented and maintained in accordance with Schedule 1 of the Guidelines 
(Appendix F). 

 

Element 3: 
Vehicular access 

P3i – The design and capacity of vehicular 
access and egress is to provide for the 
community to evacuate to a suitable destination 
before a bushfire arrives at the site, allowing 
emergency services personnel to attend the site 
and/or hazard vegetation. 

A3.1 Public roads 

The minimum requirements under this acceptable solution are applicable to all 
proposed and existing public roads. 

Public roads are to meet the minimum technical requirements in Table 6, Column 1. 

The trafficable (carriageway/pavement) width is to be in accordance with the 
relevant class of road in the Local Government Guidelines for Subdivisional 
Development (IPWEA Subdivision Guidelines), Liveable Neighbourhoods, Austroad 
standards and/or any applicable standards for the local government area. 

The proposed Structure Plan concept indicates future public roads will meet the technical 
requirements of the Guidelines (see Appendix E).  This will be confirmed at the subdivision 
stage of planning.   

 
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Bushfire protection 
criteria Performance Principle 

Method of compliance 
Proposed bushfire management strategies Compliance achievable at 

future planning stages Acceptable solutions 

A3.2a Multiple access routes 

Public road access is to be provided in two different directions to at least two 
different suitable destinations with an all-weather surface (two-way access). 

If the public road access to the subject site is via a no-through road which cannot be 
avoided due to demonstrated site constraints, the road access is to be a maximum of 
200 metres from the subject lot(s) boundary to an intersection where two-way 
access is provided. 

The no-through road may exceed 200 metres if it is demonstrated that an alternative 
access, including an emergency access way, cannot be provided due to site 
constraints and the following requirements are met: 

•  the no-through road travels towards a suitable destination; and 

•  the balance of the no-through road, that is greater than 200 metres from the 
subject site, is wholly within BAL-LOW, or is within a residential built-out area – 
Figure 23. 

On completion of development, the existing and future public road network and permanent 
EAW will provide all occupants with the option of travelling to multiple suitable destinations 
through the following vehicular access connections: 
• access to Frenchman Bay Road via Woolstores Place and future Albany Ring Road and 

then on to suitable destinations in Albany City Centre to the northeast or Little Grove to 
the south 

• access to Lower Denmark Road via EAW to the north and then on to suitable 
destinations in Albany City Centre (via South Coast Highway) to the north and east or 
Elleker or Denmark to the north and west. 

 
In this regard, the proposed development is provided with multiple access routes as per the 
requirements set out in Appendix E and will be confirmed at the subdivision stage of 
planning.  A minimum of two compliant access routes are also to be provided during staging 
of development.   

 

A3.2b Emergency access way 

Where it is demonstrated that A3.2a cannot be achieved due to site constraints, or 
where an alternative design option does not exist, an emergency access way can be 
considered as an acceptable solution. 

An emergency access way is to meet all the following requirements: 

•  requirements in Table 6, Column 2; 

•  provides a through connection to a public road; 

•  be no more than 500 metres in length; and 

•  must be signposted and if gated, gates must open the whole trafficable width 
and remain unlocked. 

A permanent EAW is required linking the internal public road network in the north through 
to Lower Denmark Road.  This represents the secondary access route for the proposed 
development and will need to comply with the relevant technical requirements of the 
Guidelines (see Appendix E).  This will be confirmed at the subdivision stage of planning.   

In addition, any temporary EAWs required as a result of staged development are to be 
constructed to the relevant technical requirements of the Guidelines (see Appendix E). 

 

A3.3 Through-roads 

All public roads should be through-roads. No-through roads should be avoided and 
should only be considered as an acceptable solution where: 

• it is demonstrated that no alternative road layout exists due to site constraints; 
and 

• the no-through road is a maximum length of 200 metres to an intersection 
providing two-way access, unless it satisfies the exemption provisions in A3.2a of 
this table. 

A no-through road is to meet all the following requirements: 

• requirements of a public road (Table 6, Column 1); and 

• turn-around area as shown in Figure 24. 

All proposed public roads will be through roads.  Given the legacy non-compliant no-through 
road status of existing Woolstores Place and the demonstrated site constraints with regards 
to the landlocked nature of the site and Albany Ring Road construction, no alternative road 
layout exists that could convert Woolstores Place into a through road.  On this basis, an EAW 
will be established to resolve the non-compliant no-through road of Woolstores Place by 
providing a public emergency access extension through to Lower Denmark Road, as 
previously discussed.  This will be confirmed at the subdivision stage of planning.   

In addition, any temporary no-through roads required as a result of staged development are 
to be constructed to the relevant technical requirements of the Guidelines (see Appendix E). 

 

P3ii – The design of vehicular access and egress 
provides: 

•  access and egress for emergency service 
vehicles while allowing the community to 
evacuate; 

• a defendable space for emergency services 
personnel on the interface 

• between classified vegetation and 
development site; and 

• hazard separation between classified 
vegetation and the subject site to reduce 

A3.4a Perimeter roads 

A perimeter road is a public road and should be provided for greenfield or infill 
development where 10 or more lots are being proposed (including as part of a staged 
subdivision) with the aim of: 

• separating areas of classified vegetation under AS3959, which adjoin the subject 
site, from the proposed lot(s); and 

• removing the need for battle-axe lots that back onto areas of classified 
vegetation. 

A perimeter road is to meet the requirements contained in Table 6, Column 1. 

A perimeter road may not be required where: 

A substantial perimeter public road network, both externally through construction of Albany 
Ring Road and internally through provision of internal public roads, will be provided for the 
project area at the key interfaces to the west, north and east.  Whilst some minor sections of 
proposed development do not contain a perimeter road at the direct interface with 
surrounding areas of classified vegetation (such as the foreshore vegetation interface at the 
southeast and southwest corners of the site), the internal public access network navigates 
within close proximity to these interfaces and is considered to provide a sufficient perimeter 
access response to the adjacent vegetation extent.   

 
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Bushfire protection 
criteria Performance Principle 

Method of compliance 
Proposed bushfire management strategies Compliance achievable at 

future planning stages Acceptable solutions 

the potential radiant heat that may impact a 
lot(s). 

• the adjoining classified vegetation is Class G Grassland; 

• lots are zoned for rural living or equivalent; 

• it is demonstrated that it cannot be provided due to site constraints; or 

• all lots have frontage to an existing public road. 

P3iii – Vehicular access is provided which 
allows: 

• access and egress for emergency service 
vehicles; 

• defendable space for emergency services 

• personnel on the interface between 
classified vegetation and development; and 

• hazard separation between classified 
vegetation and the site to reduce the 
potential radiant heat that may impact a 
lot(s). 

A3.4b Fire service access route 

Where proposed lots adjoin classified vegetation under AS3959, and a perimeter road 
is not required in accordance with A3.4a, a fire service access route can be considered 
as an acceptable solution to provide firefighter access, where access is not available, 
to the classified vegetation. 

A fire service access route is to meet all the following requirements: 

• requirements in Table 6, Column 3; 

• be through-routes with no dead-ends; 

• linked to the internal road system at regular intervals, every 500 metres; 

• must be signposted; 

• no further than 500 metres from a public road; 

• if gated, gates must open the required horizontal clearance and can be locked by 
the local government and/or emergency services, if keys are provided for each 
gate; and 

• turn-around areas designed to accommodate type 3.4 fire appliances and to 
enable them to turn around safely every 500 metres. 

No permanent fire service access routes (FSARs) are proposed; however, if development and 
construction of vehicular access is to be staged, any proposed temporary FSAR is to be 
constructed to the relevant technical requirements of the Guidelines (see A3.4b and 
Appendix E).   

 

P3iv – Vehicular access is provided which allows 
emergency service vehicles to directly access all 
habitable buildings and water supplies and exit 
the lot without entrapment. 

A3.5 Battle-axe access legs 

Where it is demonstrated that a battle-axe cannot be avoided due to site constraints, 
it can be considered as an acceptable solution. 

There are no battle-axe technical requirements where the point the battle-axe access 
leg joins the effective area of the lot, is less than 50 metres from a public road in a 
reticulated area. 

In circumstances where the above condition is not met, or the battle-axe is in a non-
reticulated water area, the battle-axe is to meet all the following requirements: 

•  requirements in Table 6, Column 4; and 

•  passing bays every 200 metres with a minimum length of 20 metres and a 
minimum additional trafficable width of two metres (i.e. the combined trafficable 
width of the passing bay and constructed private driveway to be a minimum six 
metres). 

 

Battle-axe provisions are a subdivision stage consideration.  However, no battle-axes are 
expected to be proposed as part of future subdivision design and the project area is not 
serviced by an existing battle-axe.  

 

N/A 

A3.6 Private driveways 

There are no private driveway technical requirements where the private driveway is: 

• within a lot serviced by reticulated water; 

• no greater than 70 metres in length between the most distant external part of 
the development site and the public road measured as a hose lay; and 

• accessed by a public road where the road speed limit is not greater than 70 km/h. 

In circumstances where all of the above conditions are not met, or the private 
driveway is in a non-reticulated water area, the private driveway is to meet all the 
following requirements: 

•  requirements in Table 6, Column 4; 

Private driveways are a Development Application stage consideration.   N/A 
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Bushfire protection 
criteria Performance Principle 

Method of compliance 
Proposed bushfire management strategies Compliance achievable at 

future planning stages Acceptable solutions 

•  passing bays every 200 metres with a minimum length of 20 metres and a 
minimum 

• additional trafficable width of two metres (i.e. the combined trafficable width of 
the passing bay and constructed private driveway to be a minimum six metres); 
and 

• turn-around area as shown in Figure 28 and within 30 metres of the habitable 
building. 

Element 4: Water No performance principle applies A4.1 Identification of future water supply 

Evidence that a reticulated or sufficient non-reticulated water supply for bushfire 
fighting can be provided at the subdivision and/or development application stage, in 
accordance with the specifications of the relevant water supply authority or the 
requirements of Schedule 2. 

Where the provision of a strategic water tank(s) is required a suitable area within a 
road reserve or a dedicated lot the location should be identified, should be identified 
on the structure plan, to the satisfaction of the local government. 

The proposed development will be connected to a reticulated water supply and street 
hydrant network via connection with the existing services along Woolstores Place that will 
meet the specifications of Water Corporation (Design Standard DS 63).  

 

P4 – Provide a permanent water supply that is: 

• sufficient and available for firefighting 
purposes; 

• constructed from non-combustible 
materials (e.g. steel), or able to maintain its 
integrity throughout a bushfire; and 

• accessible, with legal access for 
maintenance and re-filling by tankers and 
emergency service vehicles. 

A4.2 Provision of water for firefighting purposes 

Where a reticulated water supply is existing or proposed, hydrant connection(s) 
should be provided in accordance with the specifications of the relevant water supply 
authority. Where these specifications cannot be met, then the following applies: 

• The provision of a water tank(s), in accordance with the requirements of 
Schedule 2; and 

• Where the provision of a strategic water tank(s) is applicable, then the following 
requirements apply: 

– land to be ceded free of cost to the local government for the placement 
of the tank(s); 

– the lot or road reserve where the tank is to be located is identified on the 
plan of subdivision; 

– tank capacity, construction, and fittings, provided in accordance with the 
requirements of Schedule 2; and 

– a strategic water tank is to be located no more than 10 minutes from the 
subject site (at legal road speeds). 

Where a subdivision includes an existing habitable building(s) that is to be retained, a 
water supply should be provided to this existing habitable building(s), in accordance 
with the requirements listed above. 

The provision of water for firefighting purposes is a subdivision/Development Application 
stage consideration.  Notwithstanding, the proposed development will be connected to 
reticulated water supply as mentioned above. 

N/A 
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6. Responsibilities for implementation and management of the bushfire 
measures 

This BMP has been prepared as a strategic guide to demonstrate how development compliance will 
be delivered at future planning stages in accordance with the Guidelines.  Aside from the preparation 
of future BMPs to accompany future subdivision and development applications where appropriate, 
there are no further items to implement, enforce or review at this strategic stage of the planning 
process.   

Future BMPs prepared for subsequent subdivision and development applications are to meet the 
relevant commitments outlined in this strategic level BMP where applicable, address the relevant 
requirements of SPP 3.7 (i.e. Policy Measures 6.4 and 6.5 respectively) and demonstrate in detail how 
the proposed development will incorporate the relevant acceptable solutions or meet the 
performance requirements of the Guidelines.  Future BMPs are to include the following detailed 
information: 

• proposed lot/development layout 

• landscaping details for POS areas that adequately demonstrate the anticipated low threat 
vegetation outcomes or alternatively, depict proposed areas of classifiable vegetation to 
inform the required design and separation response 

• confirmation of post-development classified vegetation extent, effective slope, exclusions and 
separation distances to inform BAL contour mapping 

• detailed BAL contour mapping demonstrating that proposed habitable development areas will 
achieve a rating of BAL–29 or lower 

• width and alignment of compliant APZs (if applicable), including any APZ setback requirements 
for individual lots 

• confirmation of how bushfire management will be addressed regarding temporary 
vegetation/bushfire hazards on adjacent future development stages, including low threat 
staging buffers or temporary quarantining of lots where required 

• vehicular access provisions, including demonstration that a minimum of two access routes will 
be achieved for each stage of development, including consideration of any temporary 
compliant access provisions such as no-through roads and EAWs 

• confirmation of the final alignment and necessary agency agreements for the permanent EAW 
to Lower Denmark Road to the north 

• reticulated water supply provisions 

• future requirements for any identified vulnerable land uses, such as provision of a Bushfire 
Emergency Evacuation Plan at the DA stage for any proposed tourism land uses 

• provisions for notification on Title for any future lots with a rating of BAL-12.5 or greater as a 
condition of subdivision 

• compliance requirements with the annual City of Albany Fire Management Notice (as 
contained in Appendix G) 

• assessment against the bushfire protection criteria of the Guidelines demonstrating 
compliance within the boundary of the subdivision/development site 

• proposed audit and compliance program outlining all measures requiring implementation and 
the appropriate timing and responsibilities for implementation.   
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Based on the information contained in this BMP, Strategen-JBS&G considers the bushfire hazards 
within and adjacent to the project area and the associated bushfire risks are readily manageable 
through standard acceptable solution responses outlined in the Guidelines.  Strategen-JBS&G 
considers that on implementation of the proposed management measures, the project area will be 
able to be developed with a manageable level of bushfire risk whilst maintaining full compliance with 
SPP3.7, the Guidelines and AS 3959.   
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8. Limitations 

Scope of services 

This report (“the report”) has been prepared by Strategen-JBS&G in accordance with the scope of 
services set out in the contract, or as otherwise agreed, between the Client and Strategen-JBS&G.  In 
some circumstances, a range of factors such as time, budget, access and/or site disturbance 
constraints may have limited the scope of services.  This report is strictly limited to the matters 
stated in it and is not to be read as extending, by implication, to any other matter in connection with 
the matters addressed in it. 

Reliance on data 

In preparing the report, Strategen-JBS&G has relied upon data and other information provided by 
the Client and other individuals and organisations, most of which are referred to in the report (“the 
data”).  Except as otherwise expressly stated in the report, Strategen-JBS&G has not verified the 
accuracy or completeness of the data.  To the extent that the statements, opinions, facts, 
information, conclusions and/or recommendations in the report (“conclusions”) are based in whole 
or part on the data, those conclusions are contingent upon the accuracy and completeness of the 
data.  Strategen-JBS&G has also not attempted to determine whether any material matter has been 
omitted from the data.  Strategen-JBS&G will not be liable in relation to incorrect conclusions should 
any data, information or condition be incorrect or have been concealed, withheld, misrepresented 
or otherwise not fully disclosed to Strategen-JBS&G.  The making of any assumption does not imply 
that Strategen-JBS&G has made any enquiry to verify the correctness of that assumption. 

The report is based on conditions encountered and information received at the time of preparation 
of this report or the time that site investigations were carried out.  Strategen-JBS&G disclaims 
responsibility for any changes that may have occurred after this time.  This report and any legal 
issues arising from it are governed by and construed in accordance with the law of Western Australia 
as at the date of this report.  

Environmental conclusions 

Within the limitations imposed by the scope of services, the preparation of this report has been 
undertaken and performed in a professional manner, in accordance with generally accepted 
environmental consulting practices.  No other warranty, whether express or implied, is made. 

The advice herein relates only to this project and all results conclusions and recommendations made 
should be reviewed by a competent person with experience in environmental investigations, before 
being used for any other purpose. 

Strategen-JBS&G accepts no liability for use or interpretation by any person or body other than the 
client who commissioned the works.  This report should not be reproduced without prior approval 
by the client, or amended in any way without prior approval by Strategen-JBS&G, and should not be 
relied upon by other parties, who should make their own enquiries. 
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Appendix A Albany Ring Road Draft Landscaping Plan 
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Appendix B Vegetation plots – photographs and descriptions 
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Plot 1 

Vegetation 
classification 

Pre-development Class A Forest 
Post-development Combination of Class A Forest and Modified to non-vegetated and/or low threat 

(Clauses 2.2.3.2 [e] and/or [f]) 
Description / justification 

Trees 10-30 m high at maturity, dominated by Eucalypts, multi-tiered structure comprising tall canopy layer, shrubby 
middle layer and grass/herb/sedge understorey 

 
Photo ID: 1A 

 
Photo ID: 1C 

 
Photo ID: 1E 

 
Photo ID: 1B 

 
Photo ID: 1D 

 
Photo ID: 1F 
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Plot 1 

 
Photo ID: 1G 

 
Photo ID: 1I 

 
Photo ID: 1H 
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Plot 2 

Vegetation 
classification 

Pre-development Class D Scrub 
Post-development Combination of Class D Scrub and Modified to non-vegetated and/or low threat 

(Clauses 2.2.3.2 [e] and/or [f]) 
Description / justification 

Vegetation with a continuous horizontal and vertical structure, greater than 2 m high at maturity 

 
Photo ID: 2A 

 
Photo ID: 2C 

 
Photo ID: 2E 

 
Photo ID: 2B (in background) 

 
Photo ID: 2D 

 
Photo ID: 2F 
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Plot 2 

 
Photo ID: 2G 

 
Photo ID: 2I 

 
Photo ID: 2H

 
Photo ID: 2J 
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Plot 3 

Vegetation 
classification 

Pre-development Class G Grassland 
Post-development Combination of Class G Grassland and Modified to non-vegetated and/or low 

threat (Clauses 2.2.3.2 [e] and/or [f]) 
Description / justification 

Grassland at maturity, greater than 100 mm in height 

 
Photo ID: 3A 

 
Photo ID: 3C 

 
Photo ID: 3E 

 
Photo ID: 3B (in background) 

 
Photo ID: 3D 

 
Photo ID: 3F 
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Plot 4 

Vegetation 
classification 

Pre-development Excluded – Non-vegetated and Low threat (Clause 2.2.3.2 [e] and [f]) 
Post-development Excluded – Non-vegetated and Low threat (Clause 2.2.3.2 [e] and [f]) 

Description / justification 

Low threat cultivated gardens and maintained lawns within surrounding properties and non-vegetated areas including 
roads, footpaths, driveways and building footprints 

 
Photo ID: 4A 

 
Photo ID: 4C 

 
Photo ID: 4E 

 
Photo ID: 4B 

 
Photo ID: 4D 

 
Photo ID: 4F 
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Plot 4 

 
Photo ID: 4G 

 
Photo ID: 4H 
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Appendix C Emergency Access Way report and plan 
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Emergency Access 

Job Ref: 9116 

13 October 2022 

Ms Shelley Brindal 

Third Party Stakeholder Interface Manager 

Public Transport Authority 

VIA EMAIL: Shelley.Brindal@pta.wa.gov.au  

Dear Shelley 

Wool Stores Structure Plan – Emergency Access 

Frenchman Bay Road and Woolstores Place, Mount Elphinstone and Mount 

Melville, Albany 

As you are aware, Rowe Group represents the landowner of various lots 

fronting Frenchman Bay Road and Woolstores Place, Mount Elphinstone and 

Mount Melville in Albany (subject site). 

There is a need to properly plan for and coordinate future subdivision, zoning 

and development of the subject site and surrounding land by way of a detailed 

planning process.  On behalf of the landowner, Rowe Group has assembled a 

multi-disciplinary team of experts to undertake detailed planning for the area 

with the view to prepare and submit a structure plan to the City of Albany (City).   

As was subject to discussion recently with you, one of the matters being 

progressed is bushfire management in accordance with State Planning Policy 

3.7 – Planning for Bushfire Prone Areas (‘SPP 3.7’).  Due to the location of the 

Albany Ring Road, the subject site is isolated with only one access road available 

(Woolstores Place).  This requires our accredited bushfire consultant, Strategen-

JBS&G, to propose a second point of emergency access, should a fire occur at 

the subject site and/or surrounding land.   

Based on our conversation and agreed process, the purpose of this 

correspondence is to seek consent for a proposed emergency access point that 

would traverse land owned by the State of Western Australia but is managed by 

Main Roads Western Australia (MRWA) and the Public Transport Authority (PTA), 

with Arc Infrastructure as tenant of the freight rail reserve.  We have copied in 

Lindsay McCartin, Albany Ring Road Project Manager from MRWA and 

understand each of you will liaise with necessary persons in order to have this 

correspondence considered and provided with a response. 

mailto:Shelley.Brindal@pta.wa.gov.au
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The background to the structure planning process, the requirement for emergency access, the options explored 

with our bushfire consultant and the proposed location of this emergency access and why it is considered logical 

and appropriate will be outlined below for your consideration and response.   

As noted, this correspondence will only outline the general arrangement of the proposed access point to 

facilitate the planning process for the lodgement and assessment of a structure plan and enable the specific 

management and operation of the access point for future development stages.  This is important, as the 

Structure Plan is only an enabler as part of the town planning framework, with possible future subdivision and 

development applications the appropriate planning processes to arrange the detailed mechanisms.  

Structure Plan Area 

At this stage, the Structure Plan Area proposed includes the following properties: 

1. Lots 895 and 1209 (No. 34) Woolstores Place, Mount Melville; 

2. Lots 402, 501, 1104, 1156, 1157 and 1350 (no street address details); 

3. Lot 140 and 141 (No. 23) Woolstores Place, Mount Elphinstone; 

4. Lot 11 (No. 15) Woolstores Place, Mount Elphinstone; 

5. Lot 492 (No. 7) Woolstores Place, Mount Elphinstone; 

6. Lot 52 (No. 22) Woolstores Place, Mount Elphinstone; 

7. Lot 53 (No. 18) Woolstores Place, Mount Elphinstone; and 

8. Lot 54 (No. 10) Woolstores Place, Mount Elphinstone. 

 

The Structure Plan Area is illustrated in Attachment 1.  

Site Context 

The Structure Plan Area is located in the City of Albany (the ‘City’), west of the town centre in the locality of Mount 

Elphinstone and Mount Melville. The Structure Plan Area is straddled by Woolstores Place and generally 

positioned between Frenchman Bay Road, the railway line, Princess Royal Drive and the shores of Princess Royal 

Harbour.   

The Structure Plan Area is surrounded by rural residential land to the west, industrial land to the north and 

Mount Melville to the east.   

The Albany Ring Road is currently under construction and will ultimately allow large freight trucks to bypass local 

traffic to and from the Port of Albany. The Albany Ring Road will link the existing major arterial main roads and 

highways radiating from Albany, including Hanrahan Road, Frenchman’s Bay Road and Lower Denmark Road, 

adjacent to the Structure Plan Area.  Adjacent to the Structure Plan Area, a new roundabout and bridge structure 

will be constructed to link Frenchman’s Bay Road and Hanrahan Road over the freight rail reserve.  
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Strategic Planning Background 

The City’s Local Planning Strategy (Strategy) was endorsed by the WAPC in November 2019.  The Structure Plan 

Area is identified by the Strategy as ‘Investigation Area 2 – Wool Stores’.  The Strategy states that investigation 

areas are identified to acknowledge that additional research needs to be undertaken to determine appropriate 

strategic and statutory planning responses.  More specifically Investigation Area 2 includes a strategic direction 

to facilitate the preparation of a structure plan that shows how the site can be redeveloped and address a 

number of matters, including, but not limited to the following: 

- Potential mixed use development, with a focus on tourism; and 

- Interface with future Albany Ring Road. 

As a result, and to enable future redevelopment of the Structure Plan Area, a structure plan is being prepared 

for the land.   

Bushfire Management Options 

The Structure Plan Area as well as adjoining land has a moderate to extreme hazard level applicable, with the 

extreme level largely relating to uncleared land adjacent to the Structure Plan Area.  While bushfire risk within 

the Structure Plan Area can be managed through future development in terms of the extent of clearing, 

management of remnant vegetation (undergrowth) and location and management of new landscaping, 

emergency access is the key aspect identified.   

The current cul-de-sac configuration of Woolstores Place is non-compliant with SPP 3.7 and a second point of 

emergency access is required via a 6m wide trafficable access road.  

Due to the placement of the Albany Ring Road, there are only three potential solutions, with each having been 

considered as part of the structure plan process and outlined below: 

1. Access north to the Albany Ring Road or under this infrastructure to Lower Denmark Road – Either access to 

Albany Ring Road or under this infrastructure has been considered below.   

a. Road access direct to Albany Ring Road would require the road access point to achieve an appropriate 

grade to ensure it complies with relevant Australian Standards.  However, given the infrastructure is 

under construction, redesign of the infrastructure to account for an access point is not considered 

feasible without delaying the entire works programme.    

b. The alternate option under the Albany Ring Road would either be located: 

i. under the proposed bridge infrastructure of the ring road and adjacent to the freight rail (as 

illustrated within Attachment 1); or  

ii. through the road embankment to the west of the bridge infrastructure via a 6m wide by 4.5m high 

culvert/tunnel.  Option 1b(ii) is far more involved (and unnecessarily so) than Option 1b(i) in terms 

of expense, time and process.  Importantly, given the infrastructure is under construction, redesign 

of the infrastructure to account for an access point is not considered feasible without delaying the 

entire works programme.    
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Option 1b(i) is considered the preferred option and will be explained further below.  

 

2. Access south-east along Princess Royal Harbour and to Princess Royal Drive via lot 807 and 403 – Due to the 

narrowness of the foreshore in this location and the need for a 6m trafficable road in all conditions, this 

point of egress is not compliant with SPP 3.7 as it will not be viable long term due to sea level rise and storm 

surges.   

3. Access east across the freight rail – This would commence at the termination of Woolstores Place.  Access 

across a railway line is not compliant with SPP 3.7 and is will not be palatable to the Department of Fire and 

Emergency Services. 

Preferred Bushfire Management Option 

Option 1b(i), being an emergency access point that commences at the northern most point of the Structure Plan 

Area, across Unallocated Crown Land beyond this, under the Albany Ring Road bridge infrastructure and 

accesses the new Lower Denmark Road reserve beyond, is the only option able to be pursued for the proposed 

structure plan. 

Option 1b(i) has merit for the following reasons: 

- The option would have the least impact on the Albany Ring Road infrastructure itself (when constructed) 

and would not interrupt the construction programme; 

- We understand the option can account for any potential future plans to increase rail services and therefore 

the number of rail lines in this location due to the area available under the future bridge infrastructure; 

- In practice, the option would be safe in use as in the event of a bushfire, trains would not be in operation 

and therefore this would not represent a safety issue for trains, emergency vehicles or persons attempting 

to flee a fire; and 

- The option would not mean the railway line is crossed as all users of the emergency access route would be 

required to travel in a north-south (generally) direction.  Barriers could be employed to ensure access 

across the railway lines does not occur. 

Next Steps  

As raised earlier, at this juncture we require MRWA and PTA’s (and Arc Infrastructure) consent to the use of 

Option 1b(i) as part of a proposed Bushfire Management Plan that will accompany the Structure Plan when 

lodged with the City.   

Should the Structure Plan be approved, and subdivision and development application(s) be considered in order 

to redevelop the land, formalisation of Option 1b(i) can be explored.  This may require the following to be 

considered: 

- Easements to be considered over land tenure to enable access by the general public in an emergency; and 

- How access is prevented across the railway lines.  Fencing to contain access would appear a logical 

response.  
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However, it is important to note that a structure plan is approved for a period of ten (10) years and may not be 

acted upon within this timeframe.   

In this regard, we only require MRWA and PTA consent to the proposal to enable the planning process to 

continue and for a Structure Plan to be lodged, assessed and determined.   

Summary 

The purpose of this correspondence is to seek consent for a proposed emergency access point that would 

traverse land owned by the State of Western Australia but is managed by MRWA and the PTA, with Arc 

Infrastructure as tenant of the freight rail reserve.  The emergency access point is required due to the placement 

of the Albany Ring Road and the existing cul-de-sac arrangement of Woolstores Place.  

Option 1b(i), being an emergency access point that commences at the northern most point of the Structure Plan 

Area, traverses across Unallocated Crown Land beyond this, under the Albany Ring Road bridge infrastructure 

and accesses the new Lower Denmark Road reserve is the only option able to be pursued for the proposed 

structure plan. 

We look forward to your favourable consideration and response to this correspondence, however, should you 

require any further information or clarification in relation to this matter, please contact the undersigned on 9221 

1991. 

Yours faithfully, 

 

Andrew Cumming 

Rowe Group 

CC:  

Mainbeam C/- Quality Wool  

Strategen-JBS&G 

Main Roads Western Australia 

City of Albany 
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Appendix D Main Roads WA support for EAW 
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Appendix E Vehicular access – explanatory notes from the Guidelines 
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Acceptable Solution A3.1 – Public Roads 

Explanatory Note E3.1 

These Guidelines do not prescribe values for the trafficable (carriageway/pavement) width of public roads as they should 
be in accordance with the class of road as specified in the IPWEA Subdivision Guidelines, Liveable Neighbourhoods, 
Austroad Standards and/or any applicable standard in the local government area. 
The IPWEA Subdivision Guidelines, Liveable Neighbourhoods, Austroad Standards do not prescribe a horizontal clearance. 
However, it is recommended that a traversable verge is provided to allow for emergency services vehicles to stop and 
operate on the side of the public road, specifically where the public road may traverse large areas of classified 
vegetation. 
Where local government roads are proposed to be widened by the proponent, they must obtain approval from the local 
government. 

 
 
Source: Guidelines for Planning in Bushfire Prone Areas (WAPC 2021) 
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Acceptable Solution A3.2a – Multiple access routes  

Explanatory Note E3.2a 

Two-way public road access is public road access from a lot in 
at least two different directions to two suitable 
destinations, and provides residents and the community, as 
well as emergency services, with access and egress from 
both the subdivision and individual habitable 
buildings/development in the event of a bushfire emergency. 
A single road provides no alternative route if the access 
becomes congested or is unable to be traversed due to smoke 
and/or fallen trees during a bushfire. 
Two-way public road access applies to access/egress routes 
leading into a subdivision, as well as those within a 
subdivision. A road that loops back onto itself does not 
constitute the option of two different directions. 
Two-way public road access should always be the first option. 
Where the site is not able to achieve two-way access within 
200 metres of the lot boundary, due to demonstrated site or 
environmental constraints, the proponent should identify 
options for an emergency access way from the subject site to 
a suitable destination. Where an emergency 
access way cannot be provided, the proponent should 
demonstrate compliance with the performance principle. 
Subject sites or proposed lots greater than 200 metres from 
an intersection, which provides two-way access, do not satisfy 
the requirement for two-way access unless they meet the 
provisions which allow for no-through roads greater than 200 
metres in A3.2a. 
To demonstrate compliance with the performance principle 
for two-way access, the bushfire planning practitioner may 
have regard to: 

a. the extent of the bushfire hazard, location and 
vegetation classification, the likelihood, potential 
severity and impact of bushfire to the subject site and 
the road network; 

b.  time between fire detection and the onset of 
conditions in comparison to travel time for the 
community to evacuate to a suitable destination; 

c. available access route(s) travelling towards a suitable 
destination; and 

d. turn-around area for a fire appliance for no-through 
roads. 

 

Source: Guidelines for Planning in Bushfire Prone Areas (WAPC 2021) 
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Acceptable Solution A3.2b – Emergency access way 

Explanatory Note E3.2b 

An emergency access way is not a preferred alternative to through public road access and should only be considered 
acceptable where it has been demonstrated that it will provide the safety and performance needs of emergency services 
and the community, including consideration for future needs, and that public road access to satisfy A3.2a cannot be 
achieved due to site constraints, such as an established road network with no opportunity to provide a public road for 
secondary access. Acceptance of an emergency access way should also consider the ability to accommodate reasonable 
worst-case vehicle volumes. 

The principle function of the emergency access way is to provide a contingency (second) community evacuation route and 
simultaneously provide access for emergency services, in the event of a bushfire emergency. Where an emergency access 
way traverses classified vegetation, which has the potential to create a bushfire hazard, an emergency access way 
performs the secondary function of providing access by emergency services to this vegetation. 

Emergency access ways should connect to a public road to allow alternative two-way through access. An emergency 
access way should not exceed 500 metres in length as they may not be as safe for road-use due to not being designed or 
constructed to the full requirements of a public road and may present uncertainties to emergency service personnel and 
the public as they are not part of the daily road network and not identified on Maps. 

Permanent public emergency access way 

An emergency access way can be provided as either a public easement in gross or a right-of-way. In both approaches, the 
management of the emergency access way is by the local government as the grantee of the easement or management 
body of the right-of-way. The proponent must obtain written consent from the local government that the local 
government will accept care, control and management of the easement or right-of-way; this must be provided to the 
decision-maker prior to granting planning approval. The approach taken is at the discretion of the decision-maker and/ or 
the local government and is also dependent on whether the land is to remain in private ownership or be ceded to the 
Crown. Consultation with Land Use Management at the Department of Planning, Lands and Heritage should also be 
considered if the land is to be ceded to the Crown or if the local government is uncertain of which approach to take. 

If the emergency access way is provided as an easement, it should be provided as a public easement in gross under 
sections 195 and 196 of the Land Administration Act 1997 in favour of the local government and/or public authority, to 
ensure accessibility for emergency services and the public at all times. To be provided as a right-of-way the emergency 
access way should be vested in the Crown under section 152 of the Planning and Development Act 2005 as a right-of-way 
and such land to be ceded free of cost and without any payment or compensation by the Crown. If gates are used to 
control traffic flow during non-emergency periods, these will be managed by the local government and must not be 
locked. Gates should be double gates wide enough to access the full pavement width and accommodate Type 3.4 fire 
appliances with the design and construction to be approved by the relevant local government. 

Temporary public emergency access way 

A temporary emergency access way may be proposed to facilitate the staging arrangements of a subdivision. The 
provision of two public roads may not be possible in the first stage of the subdivision and an emergency access way can be 
provided as an interim access route until the second public road is developed and gazetted in a subsequent stage of the 
subdivision (see figure 22). The emergency access way should be provided in the same manner as a permanent 
emergency access way, but it should be removed from the certificate of title once the public road is developed and 
gazetted. Where an emergency access way is proposed as an alternative to a public road, the Bushfire Management Plan 
should provide thorough justification for its use. 

Restricted public emergency access way 

There may be some instances where a restricted emergency access way is proposed as a performance principle based 
solution where access is only available to the public in the event of a bushfire emergency. This option can only be 
considered where the local government or Main Roads WA have advised that vehicular access on the emergency access 
way is not allowed during non-emergency periods, as it provides an additional thoroughfare and entry point on a local or 
State road. In this scenario, the emergency access way can be provided as an easement under section 195 of the Land 
Administration Act 1997, as public access in the event of a bushfire emergency or vested in the Crown as a reserve under 
section 152 of the Planning and Development Act 2005. Such land is to be ceded free of cost without any payment or 
compensation by the Crown. The proponent must obtain written consent from the local government that the local 
government will accept care, control and management of the proposed reserve and agree to the terms of the 
Management Order Conditions (if applicable); this must be provided to the decision-maker prior to granting planning 
approval. 

The purpose of the reserve should be for a public purpose specified in the condition related to the subdivision, for 
example for emergency access only, or for emergency access and recreation. A reserve for emergency access and 
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Acceptable Solution A3.2b – Emergency access way 

Explanatory Note E3.2b 

recreation can optimise the land-use as a dual purpose where it provides vehicular access in the event of a bushfire 
emergency, but can be accessed by the public (on foot) on a day-to-day basis as a recreation link. Appropriate signage can 
ensure the general public is aware of the purpose of the reserve. The approach taken is at the discretion of the decision-
maker and/or local government. 

Right-of-carriageway emergency access way 

There may be some instances where a right-of-carriageway easement is proposed as a performance principle-based 
solution. This may be where particular landowner(s) and emergency services, but not the public, require access over a 
neighbouring lot(s). A right-of-carriageway easement should be provided under section 195 of the Land Administration 
Act 1997. The easement is to provide alternative access for the particular landowner(s) in the event of a bushfire 
emergency and not for use by the public. In this scenario, support will be necessary from the adjoining lot owner(s). The 
easement is to be granted to the local government and it is to agree with the landowner on the arrangements of the 
management of the easement area by deed. These management arrangements will be at the discretion of the local 
government. If gated, the easement area can be locked to restrict day-to-day vehicular access. 

 
Source: Guidelines for Planning in Bushfire Prone Areas (WAPC 2021) 
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Acceptable Solution A3.3 – Through roads 

Explanatory Note E3.3 

In bushfire prone areas, a proposed structure plan or subdivision that incorporates no-through roads should be avoided 
because they do not provide a connected and legible design that allows for easy access and egress by the community, 
residents and emergency services in the event of a bushfire. No-through roads also reduce the options available for 
access and egress in the event of a bushfire emergency. 

There will however be situations where a subject site is accessed via an existing or proposed no-through road and 
alternative access cannot be provided. In these situations, the proponent should demonstrate to the decision-maker, that 
all efforts have been made with the local government and/or adjoining landowners to secure alternative public road 
access or an emergency access way and that a redesign has been explored. The bushfire planning practitioner may need 
to develop a performance principle-based solution or address the non-compliance and demonstrate to the decisionmaker 
why discretion should be exercised in accordance with section 2.6 of these Guidelines. 

No-through roads will only be considered an acceptable solution where it is demonstrated by the proponent, to the 
satisfaction of the decision maker, that a no through-road cannot be avoided due to site constraints. For example, the 
internal road design of a structure plan or subdivision where site constraints, such as a water body or Bush Forever, 
prevent the ability to create a through-road and a no through road may be a more appropriate road layout. 

No-through roads should be a maximum of 200 metres from the lot(s) boundary to an intersection where two-way access 
is provided and may only exceed 200 metres if it meets the provisions which allow for no-through roads greater than 200 
metres in A3.2a. 

 

 
Source: Guidelines for Planning in Bushfire Prone Areas (WAPC 2021) 
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Acceptable Solution A3.4a – Perimeter roads 

Explanatory Note E3.4a 

Where a planning proposal includes the creation of 10 or more lots adjacent to each other, which adjoin classified 
vegetation under AS 3959 with the exception of Class G Grassland, as part of a greenfield development or large urban 
infill site, hazard separation and defendable space should be provided in the form of a perimeter road. Greenfield is 
‘undeveloped or minimally developed areas that have been identified for urban development’; and urban infill is ‘the 
redevelopment of existing urban areas at a higher density than currently exists’. The creation of 10 or more lots includes 
cumulative subdivision applications where the subdivision application may be part of a staged subdivision. 

A perimeter road should be in accordance with the class of road as specified in the IPWEA Subdivision Guidelines, 
Liveable Neighbourhoods, Austroad Standards and/or any applicable standard in the local government area as per the 
requirements of a public road in Table 6, Column 1. 

As the road is likely to function as a key neighbourhood distributor, or similar, consideration should be given to the 
provision of additional width to allow for emergency services vehicles to stop and operate on the side of the perimeter 
road, whilst simultaneously proving for the evacuation of the community (Figure 20). 

When designing a strategic planning proposal and/or subdivision, creating a large setback between classified vegetation 
and proposed lots with a perimeter road, and orientating habitable buildings to front onto (rather than back onto) areas 
of vegetation has many benefits, including: 

• passive surveillance; 
• defendable space for firefighting and emergency management purposes; 
• reducing the potential radiant heat that may impact a habitable building in a bushfire event; 
• reducing the need for battle-axe lots; and 
• unconstrained public access/egress for the community in the event of a bushfire. 

In developments where no perimeter road exists, property defence in a bushfire event is difficult and can be impossible. 
Where proposed lots have frontage to an existing public road and abut the hazard at the rear or side, it may be an 
undesirable planning outcome to create lots which front the existing public road and back onto a perimeter road. In this 
instance, consideration should be given to a fire service access route. Refer to E3.4b below. 

 
Source: Guidelines for Planning in Bushfire Prone Areas (WAPC 2021) 
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Acceptable Solution A3.4b – Fire service access route 

Explanatory Note E3.4b 

Where a subdivision adjoins classified vegetation and where 
A3.2a has been satisfied, hazard separation and defendable 
space across multiple lots may be required in the form of a 
fire service access route. 

A fire service access route is not intended to provide 
residents and the general public with emergency egress and 
therefore is not a suitable second access or substitute for a 
public road. A fire service access route is to provide access for 
emergency services to classified vegetation for firefighting 
and fire management purposes. 

A fire service access route can be provided as either an 
easement in gross over private or Crown land, or ceded to the 
Crown as a reserve. In both approaches, the management of 
the fire service access route is by the local government as the 
grantee of the easement or management body of the reserve. 
Determining which approach to take is dependent on what 
the intended tenure of the fire service access route is, which 
is explained further below. The proponent must obtain 
written consent from the local government that the local 
government will accept care, control and management of the 
easement or reserve and agree to the terms of the 
Management Order Conditions (if applicable); this must be 
provided to the decision-maker prior to granting planning 
approval. The approach taken is at the discretion of the 
decision-maker and/or the local government. Consultation 
with Land Use Management at the Department of Planning, 
Lands and Heritage should also be considered if the land is to 
be ceded to the Crown or if the local government is uncertain 
of which approach to take. 

 

Where gates are used, these should be double gates wide enough to access the full required horizontal clearance and 
accommodate type 3.4 fire appliances with the design and construction to be approved by the relevant local government. 
Gates on fire service access routes may be locked to restrict access, provided a common key system is used, and such 
keys are made available for emergency services and designated fire officers within the local government area and/or 
surrounding district. Gates should be installed where fences cross fire service access routes. If an easement in gross is 
proposed, such arrangements for gates should be included in the deed of easement and be agreed to by the local 
government.  

Fire service access route to remain in private ownership of multiple landowners 

Where a fire service access route is proposed to traverse multiple private lots and they are intended to remain in the 
private ownership of the multiple landowners, it should be provided as an easement in gross under section 196 of the 
Land Administration Act 1997, to ensure accessibility for fire emergency services and not for use by the public. The 
easement is to be granted to the local government and/or public authority for firefighting and emergency management 
purposes. 

Fire service access route to be created under State ownership  

Where a fire service access route is proposed to traverse multiple private lots, but the decision-maker and/or local 
government prefer for the fire service access route to remain in one ownership under the State for management 
purposes, the fire service access route can be vested in the Crown under section 152 of the Planning and Development 
Act 2005 as a reserve, such land to be ceded free of cost without any payment or compensation by the Crown. The 
purpose of the reserve should be for a public purpose specified in the condition related to the subdivision, for example 
for vehicular access for emergency services and the local government only, or for vehicular access for emergency services 
and the local government and recreation. A reserve for emergency services access and recreation can optimise the land-
use as a dual purpose, where it provides vehicular access for emergency services, but can be accessed by the public (on 
foot) on a day-to-day basis as a recreation link. Appropriate signage will ensure the general public is aware of the purpose 
of the reserve. The approach taken is at the discretion of the decision-maker and/or local government. 

Source: Guidelines for Planning in Bushfire Prone Areas (WAPC 2021) 
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Technical requirement 
1 2 3 4 

Public road Emergency 
access way1 

Fire service 
access route1 

Battle-axe and private 
driveways2 

Minimum trafficable 
surface (m) 

In accordance with A3.1 6 6 4 

Minimum horizontal 
clearance (m) 

N/A 6 6 6 

Minimum vertical 
clearance (m) 

4.5 4.5 4.5 4.5 

Minimum weight capacity 
(t) 

15 15 15 15 

Maximum grade unsealed 
road3 

As outlined in the IPWEA 
Subdivision Guidelines 

 
 
 

1:10 (10%, 6°) 1:10 (10%, 6°) 1:10 (10%, 6°) 

Maximum grade sealed 
road3  

1:7 (14.3%, 8°) 1:7 (14.3%, 8°) 1:7 (14.3%, 8°) 

Maximum average grade 
sealed road 

1:10 (10%, 6°) 1:10 (10%, 6°) 1:10 (10%, 6°) 

Minimum inner radius of 
road curves (m) 

8.5 8.5 8.5 

1 To have crossfalls between 3 and 6% 
2 Where driveways and battle-axe legs are not required to comply with the widths in A3.5 or A3.6, they are to comply with the 
Residential Design Codes and Development Control Policy 2.2 Residential Subdivision 
3 Dips must have no more than a 1 in 8 (12.5% -7.1 degree) entry and exit angle. 
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Appendix F Asset Protection Zones – standards (Schedule 1) and 
explanatory notes from the Guidelines 
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Schedule 1: Standards for Asset Protection Zones 

Object Requirement 

Fences within the APZ • Should be constructed from non-combustible materials (for example, 
iron, brick, limestone, metal post and wire, or bushfire-resisting timber 
referenced in Appendix F of AS 3959). 

Fine fuel load 

(Combustible, dead vegetation matter <6 
millimetres in thickness) 

• Should be managed and removed on a regular basis to maintain a low 
threat state. 

• Should be maintained at <2 tonnes per hectare (on average). 

• Mulches should be non-combustible such as stone, gravel or crushed 
mineral earth or wood mulch >6 millimetres in thickness. 

Trees* (>6 metres in height) • Trunks at maturity should be a minimum distance of six metres from all 
elevations of the building. 

• Branches at maturity should not touch or overhang a building or 
powerline. 

• Lower branches and loose bark should be removed to a height of two 
metres above the ground and/or surface vegetation. 

• Canopy cover within the APZ should be <15 per cent of the total APZ 
area. 

• Tree canopies at maturity should be at least five metres apart to avoid 
forming a continuous canopy. Stands of existing mature trees with 
interlocking canopies may be treated as an individual canopy provided 
that the total canopy cover within the APZ will not exceed 15 per cent 
and are not connected to the tree canopy outside the APZ. 
 

 

Shrub* and scrub* (0.5 metres to six metres 
in height). Shrub and scrub >6 metres in 
height are to be treated as trees. 

• Should not be located under trees or within three metres of buildings. 

• Should not be planted in clumps >5 square metres in area. 

• Clumps should be separated from each other and any exposed window 
or door by at least 10 metres. 

Ground covers* (<0.5 metres in height. 
Ground covers >0.5 metres in height are to 
be treated as shrubs) 

• Can be planted under trees but must be maintained to remove dead 
plant material, as prescribed in ‘Fine fuel load’ above. 

•  Can be located within two metres of a structure, but three metres 
from windows or doors if >100 millimetres in height. 

Grass • Grass should be maintained at a height of 100 millimetres or less, at all 
times. 

• Wherever possible, perennial grasses should be used and well-
hydrated with regular application of wetting agents and efficient 
irrigation. 
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Schedule 1: Standards for Asset Protection Zones 

Defendable space Within three metres of each wall or supporting post of a habitable 
building, the area is kept free from vegetation, but can include ground 
covers, grass and non-combustible mulches as prescribed above. 

LP Gas Cylinders • Should be located on the side of a building furthest from the likely 
direction of a bushfire or on the side of a building where surrounding 
classified vegetation is upslope, at least one metre from vulnerable 
parts of a building. 

• The pressure relief valve should point away from the house. 

• No flammable material within six metres from the front of the valve. 

• Must sit on a firm, level and non-combustible base and be secured to a 
solid structure. 

Source: Guidelines for Planning in Bushfire Prone Areas (WAPC 2021) 

 

Element 2 Explanatory Notes  

E2 Landscaping and design of an Asset Protection Zone 

Landscaping, design, and maintenance of an APZ in a bushfire prone area can significantly improve the bushfire resilience 
of a building. An APZ should not be seen as an area entirely cleared of vegetation, but as a strategically designed space 
that gives holistic consideration to how existing or proposed vegetation or non-combustible features interact with, or 
affect the building’s bushfire resilience. 

A well designed APZ provides a greater level of vegetation management within the first few metres of a building with, for 
example, less vegetation or inclusion of non-combustible materials. The vegetation within the remainder of an APZ can 
increase further away from the building with carefully considered plant selection and landscaping techniques. 

Strategic landscaping measures can be applied, such as replacing weeds with low flammability vegetation (refer to E2 
Plant Flammability) to create horizontal and vertical separations between the retained vegetation. The accumulation of 
fine fuel load from different plants is an important consideration for ongoing maintenance in accordance with Schedule 
1. For example, when planting ground covers under deciduous trees within an APZ, the total fine fuel load prescribed in 
Schedule 1 will include any dead plant material from ground covers and leaf litter from the trees. 

Plant density and final structure and form of mature vegetation should be considered in the initial landscaping stages. For 
example, clumps of sapling shrubs planted at a density without consideration of future growth, may increase the bushfire 
risk as a clump will quickly grow to exceed 5m2. It should be noted that in some cases, a single shrub in a mature state 
may be so dense as to fill a 5m2 clump alone. 

The location of plants within an APZ is a key design technique. Separation of garden beds with areas of low fuel or non-
combustible material, will break up fuel continuity and reduce the likelihood of a bushfire running through an APZ and 
subjecting a dwelling to radiant heat or direct flame contact. It is important to note, where mature trees are separated 
from a building by six metres, but the canopy has grown to extend or overhang a building, maintenance and pruning to 
remove the overhanging branches should be undertaken without the entirety of the tree being removed. 

Mulches used within the APZ should be non-combustible. The use of stone, gravel, rock and crushed mineral earth is 
encouraged. Wood mulch >6mm in thickness may be used, however it is recommended that it is used in garden beds or 
areas where the moisture level is higher by regular irrigation. These materials could be sourced from non-toxic 
construction and demolition waste giving the added benefit of reducing the environmental impact of any ‘hard 
landscaping’ actions. 

Combustible objects, plants, garden supplies such as mulches, fences made from combustible material, should be 
avoided within 10 metres of a building. Vines or climbing plants on pergolas, posts or beams, should be located away 
from vulnerable parts of the building, such as windows and doors. Non-flammable features can be used to provide hazard 
separation from classified vegetation, such as tennis courts, pools, lawns and driveways or paths that use inorganic 
mulches (gravel or crushed rock). Consider locating firewood stacks away from trees and habitable buildings. 

Incorporation of landscaping features, such as masonry feature walls can provide habitable buildings with barriers to 
wind, radiant heat and embers. These features can include noise walls or wind breaks. Use of Appendix F of AS 3959 for 
bushfire resistant timber selection within areas of 29kW/m² (BAL-29) or below, or the use of non-combustible fencing 
materials such as iron, brick, limestone, metal post and wire is encouraged. 
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Element 2 Explanatory Notes  

In addition to regular maintenance of an APZ, further bushfire protection can be provided at any time by: 

• ensuring gutters are free from vegetation; 
• installing gutter guards or plugs; 
• regular cleaning of underfloor spaces, or enclosing them to prevent gaps; 
• trimming and removing dead plants or leaf litter; 
• pruning climbing vegetation (such as vines) on a trellis, to ensure it does not connect to a building, particularly near 

windows and doors; 
• removing vegetation in close proximity to a water tank to ensure it is not touching the sides of a tank; and/or 
• following the requirements of the relevant local government section 33 fire break notice, which may include 

additional provisions such as locating wood piles more than 10 metres from a building. 

Preparation of a property prior to the bushfire season and/or in anticipation of a bushfire is beneficial even if your plan is 
to evacuate. As embers can travel up to several kilometres from a bushfire and fall into small spaces and crevices or land 
against the external walls of a building, best practice recommends that objects within the APZ are moved away from the 
building prior to any bushfire event. Objects may include, but are not limited to: 

• door mats; 
• outdoor furniture; 
• potted plants; 
• shade sails or umbrellas; 
• plastic garbage bins; 
• firewood stacks; 
• flammable sculptures; and/or  
• playground equipment and children’s toys. 

E2 Plant flammability 

There are certain plant characteristics that are known to influence flammability, such as moisture or oil content and the 
presence and type of bark. Plants with lower flammability properties may still burn during a bushfire event, but may be 
more resistant to burning and some may regenerate faster post-bushfire. 

There are many terms for plant flammability that should not be confused, including: 

• Fire resistant – plant species that survive being burnt and will regrow after a bushfire and therefore may be highly 
flammable and inappropriate for a garden in areas of high bushfire risk. 

• Fire retardant – plants that may not burn readily or may slow the passage of a bushfire. 
• Fire wise – plants that have been identified and selected based on their flammability properties and linked to 

maintenance advice and planting location within a garden. 

Although not a requirement of these Guidelines, local governments may develop their own list of fire wise or fire 
retardant plant species that suit the environmental characteristics of an area. When developing a recommended plant 
species list, local governments should consult with ecologists, land care officers or environmental authorities to ensure 
the plants do not present a risk to endangered ecological communities, threatened, or endangered species or their 
habitat. 

When selecting plants, private landholders and developers should aim for plants within the APZ that have the following 
characteristics: 

• grow in a predicted structure, shape and height; 
• are open and loose branching with leaves that are thinly spread; 
• have a coarse texture and low surface-area-to-volume ratio; 
• will not drop large amounts of leaves or limbs, that require regular maintenance; 
• have wide, flat, and thick or succulent leaves; 
• trees that have bark attached tightly to their trunk or have smooth bark; 
• have low amounts of oils, waxes, and resins (which will often have a strong scent when crushed); 
• do not produce or hold large amounts of fine dead material in their crowns; and/or 
• will not become a weed in the area. 
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Element 2 Explanatory Notes  

Refer to the WAPC Bushfire and Vegetation Fact Sheet for further information on clearing and vegetation management 
and APZ landscaping, design and plant selection reference material.  

Source: Guidelines for Planning in Bushfire Prone Areas (WAPC 2021) 
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Appendix G City of Albany Fire Management Notice 
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FIRE MANAGEMENT NOTICE 
2022 - 2023 

 

 
 
 

 

 

 

 

 

 

FIRST AND FINAL NOTICE IS HEREBY 
SERVED TO ALL LAND OWNERS AND 
OCCUPIERS IN THE CITY OF ALBANY 

These are your legal requirements. Please read 
carefully and retain for future reference. 

 

This Notice constitutes the City of Albany 

Fire Management Notice and is issued 

under Section 33 of the Bush Fires Act 1954. 
 

You are required to prepare and maintain your 
property for the fire season. This Notice sets out the 
actions you must take. 

 

All fire mitigation measures must remain in place 
until the completion of the fire season. 
 

PENALTIES MAY APPLY 
 

City of Albany officers are authorised to enter private 
property, without notice to the owner, in order to 
confirm compliance with this notice.  If you fail to 
comply with the requirements contained within this 
Notice, penalties under the Bush Fire Act 1954 may 
apply.  
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Significant Dates 

 

These dates are subject to change. Any changes will 
be published in local newspapers and on the City of 
Albany website at www.albany.wa.gov.au 

  

NORTH EAST SECTOR FIRE SEASON 

1 October 2022 –  

14 November 2022 

Restricted Burning 

permits required 

1 October 2022 
Requirements of Fire Notice MUST 

be in place and maintained 

15 November 2022 –  

15 February 2023 
BURNING PROHIBITED 

16 February 2023 –  

30 April 2023 

Restricted Burning 

permits required 

 
SOUTH WEST SECTOR FIRE SEASON 

1 November 2022 –  

14 December 2022 

Restricted Burning 

permits required 

1 December 2022 
Requirements of Fire Notice MUST 

be in place and maintained 

15 December 2022 –  

14 March 2023 
BURNING PROHIBITED 

15 March 2023 –  

14 May 2023 

Restricted Burning 

permits required 

http://www.albany.wa.gov.au/
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Prohibited Burning Times 
It is an offence to light an unauthorised fire during 
the Prohibited Burning Time. 
Penalties of up to $25,000 or 12 months 
imprisonment, or both, may apply under the Bush 
Fires Act 1954. 
 

Restricted Burning Times 
You must not light a fire without a permit during 
the Restricted Burning Time. All permit holders 
must comply with the requirements of the Bush 
Fire Act 1954 and any additional conditions 
imposed. 

These dates are subject to change depending on 
the prevailing weather conditions. Any changes 
will be published in local newspapers and on the 
City of Albany website at www.albany.wa.gov.au 

 

Variations to Requirements 
If you cannot meet the fire management 
requirements listed in this Notice, you must apply 
for a variation or submit a Bush Fire Management 
Plan. 
If approved, the conditions of the approval and 
application are to be complied with. 
For details, please visit the City’s website at 
www.albany.wa.gov.au 

 

Bush Fire Management Plans 
Approved Bushfire Management Plans are a strategy 
for specific fire risk management and can encompass 
singular or multiple properties. The City will only 
accept plans completed by an accredited Bush Fire 
Planning and Design practitioner. Where an 
approved Bushfire Management Plan is in place, all 
properties covered by the Plan are to comply with 
the conditions of the plan. Please contact the City of 
Albany Planning Department on 6820 3000 for more 
details. 

http://www.albany.wa.gov.au/
http://www.albany.wa.gov.au/services/emergency-management/fire.aspx
http://www.albany.wa.gov.au/services/emergency-management/fire.aspx
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Definitions 
Brigade zone- the designated response area for 
specific volunteer bush fire brigades. A larger map 
than the one in this notice is available at 
www.albany.wa.gov.au 

Fine fuel- Grasses and combustible dead vegetation 
matter less than 6mm in thickness reduced to and 
maintained at an average of 2 tonnes/hectare or 
below. Does not include processed mulch below an 
average depth of 50mm 

Harvest and Movement Bans- A municipality 
specific prohibition on the use of combustion 
powered vehicles driven in paddocks or bush areas, 
harvesting, and ‘hot works’ (includes welding, 
grinding, soldering and gas cutting) in the open air. 
Christmas Day and New Year’s day are automatically 
declared as harvest and movement ban dates. 

Hazard Specific Fire Break- a 3 metre low fuel area 
around flammable hazards with vegetation 
maintained below 50mm. Includes but is not limited 
to; Haystacks, non-dwelling sheds, green power 
domes, power poles and fuel storage areas. 

North East/ South West Sector- division of brigade 
boundaries in relation to where they are located 
within the Albany region. A map is available at 
www.albany.wa.gov.au 

Perimeter fire break- a continuous access track that 
has standard dimensions of 3 metres wide with 4 
metres vertical clearance, located within 20 metres 
of the property boundary & with the capacity to 
allow a firefighting truck to safely navigate the 
interior perimeter of the property. All vegetation on 
the break is to be maintained below 50mm in height. 

Strategic fire break- a designated emergency 
access route included into subdivisions at a planning 
stage. Contact the City of Albany Planning 
Department to see if your subdivision has specific 
fire mitigation requirements. 

http://www.albany.wa.gov.au/
http://www.albany.wa.gov.au/
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Total fire ban- a DFES declaration on days of 
extreme weather or when widespread fires are 
seriously stretching firefighting resources. Certain 
activities and the lighting of any fires are restricted 
or prohibited. Refer to www.dfes.wa.gov.au for 
more information. 

 

Asset Protection Zones 
All properties, regardless of size must meet Asset 
Protection Zone (APZ) (building protection zone 
and hazard separation zones) requirements.  
 
An Asset Protection Zone is an area of at least 20 
metres (as far as practicable) within a property 
boundary that surrounds all habitable buildings to 
reduce the bushfire hazard and create a defendable 
space. 
 
Under new legislation, properties with dwellings 
built before 2015 may be able to clear APZ 
vegetation regardless of scheme or zoning 
restrictions. A copy of the Bush Fire Treatment 
Standards can be obtained at the DFES website 
www.dfes.wa.gov.au 
 
For all other properties the following applies: 

 Fine Fuel (refer to definitions) and other 
dead vegetation must be removed or 
reduced so that, in opinion of an inspecting 
City Of Albany officer, it does not constitute 
an unacceptable fire risk 

 Branches that have the potential to fall on 
the house must be removed 

 Clearance of 2.5 metres between trees and 
power lines 

 
Vegetable gardens, tended lawns, landscaped 
gardens and trees are acceptable if maintained.  
 

http://www.dfes.wa.gov.au/
http://www.dfes.wa.gov.au/
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Additional recommendations on how to prepare 
your APZ to mitigate fire risk are available on the City 
of Albany and the Department of Fire and 
Emergency services (DFES) websites. 

 

Conservation, Special Residential 
& Rural Residential 
(Special Rural) Zones 

 
Properties located in these zones may be subject to 
specific fire mitigation requirements contained in 
the Albany Local Planning Scheme, a subdivision 
guide plan (structure plan) or an approved Bush 
F ire Management Plan.  
 
All bush fire mitigation conditions that apply to your 
property are to be complied with.  
 
Conditions may include (but are not limited to): 

 Additional Asset Protection Zone (APZ) 
requirements. 

 Compliant access to dwellings. 

 Permanent water supply. 

 Maintenance of Strategic Fire Access Routes. 

 Vegetation protection. (may not apply to 
clearing for APZ installation, refer APZ 
section of this notice) 

 
Any zoned properties without the above fire 
mitigation provisions are to comply with the 
conditions of this notice. 
 
Paddock and grassed areas are to be maintained to 
reduce fine fuel loading.   
 
For more information or to check your properties 
zoning, please contact the City of Albany Planning 
Department on 6820 3000. 
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Properties up to 4,000m2
 

(May exclude some Conservation, Special Residential   
and Rural Residential zoned properties.) 

 

The following mitigation requirements apply to 
vacant and developed land with an area of 4,000m2 

or less: 

 Asset Protection Zone conditions 

 Fine fuel load (see definitions) is to be 
reduced and maintained to an average of no 
more than two tonnes per hectare across 
the whole property 

 Install hazard specific fire breaks 

 

Properties 4,000 m2  to 50 Ha  
(M a y  e x c l u d e  s o m e  Conservation and Rural 
Residential zoned properties.) 
 
The following fire mitigation measures apply to 
vacant and developed land with an area between 
4,000m2 and 50 Ha: 

 Perimeter fire breaks. 

 Hazard specific fire breaks. 

 Asset Protection Zone conditions. 

 Maintain fine fuel load to an average of 8 
tonnes per hectare or less across the whole 
property. 

 
 
 

Properties over 50 Ha 

Non-agricultural Properties 
Non-agricultural properties with an area over 50 Ha 
require the following measures: 

 Hazard specific breaks, Asset Protection 
Zone conditions and perimeter fire breaks. 
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You can apply for a Variation to Requirements if 
your property is managed in a way that: 

 reduces the risk of bush fire; or 

 You have additional capacity for 
preventing the outbreak and/or spread of 
bushfire. 

 
Agricultural properties 
During restricted and prohibited burning times, all 
harvesting machinery, including tractors and trucks 
that are involved in harvesting operations must carry 
a fire extinguisher 
 
You can apply for a Variation to Requirements if 
your property is managed in a way that: 

 reduces the risk of bush fire; or 

 you have additional capacity for 
preventing the outbreak and/or spread of 
bushfire. 

 
If a Variation is not granted the following 
requirements apply: 

 Asset Protection Conditions. 

 Hazard specific fire breaks.  

 Perimeter fire breaks. 

 Cropping paddocks must be broken into 
compartments not exceeding 250Ha in area 
each separated by internal fire breaks. 

 During harvest operations, a fully 
operational self- propelled (i.e. not trailer 
mounted) firefighting unit with a minimum 
water capacity of 600 litres is to be located 
in the paddock being harvested. Where two 
or more harvesting machines are operating, 
the minimum water capacity is to be 1,000 
litres.  
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Plantations & Regeneration Lots 
 

Owners and lessees of plantation and 
regeneration lots must comply with the conditions 
detailed in DFES Guidelines for Plantation Fire  
Protection.  (Available from   the   DFES   website   at   
www.dfes.wa.gov.au 
 
The following measures are also required (unless 
a variation has been granted by the City of Albany): 

 Provide a red PVC container at the main 
entry point to the property containing 
map(s) showing water points, tracks and 
contact details. 

 Ensure the property is broken into 
compartments not exceeding 250Ha in area 
and separated by internal fire breaks 6 
metres wide and with 4 metres vertical 
clearance. 

 Install a 15 metres wide fire break devoid of 
vegetation with a height above 50mm 
under all power lines. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

http://www.dfes.wa.gov.au/safetyinformation/fire/bushfire/Pages/allpublications.aspx
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Cooking Fires 
 

NO COOKING FIRES ARE TO BE LIT 
DURING A TOTAL FIRE BAN 

 

Public land 
Unauthorised fires are prohibited on all City 
of Albany land throughout the year. 

 
This includes 

 City of Albany reserves. 

 Campsites. 

 Beaches. 

 Council road verges. 
 

Gas appliances can be utilised and the City provides 
free BBQ facilities at multiple locations for public 
use. 
 

Private land 
Cooking or BBQ style encapsulated fires (solid fuel) 
can be used on private land during the fire season 
under the following conditions: 

 the fire is not lit on a day where the Fire Danger 
Forecast is “very high” or above (approval from 
the City of Albany can be granted in special 
circumstances). 

 the fire has a 3 metre zone clear of flammables. 

 the fire is fully contained to prevent escape. 

 the fire is attended at all times. 

 sufficient water is available to extinguish fire. 

 the fire and any remnants are completely 
extinguished with no possibility of re-ignition. 
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Fire Danger Rating 
 
The Australian Warning System (AWS) is an easy-to-
understand warning system to help you stay safe 
during an emergency, no matter where you are.  
Recent changes to this system include changes to 
the bushfire warning colours, as well as new 
nationally consistent hazard icons on 
www.emergencywa.gov.au (refer page 9) 
 
Fire Danger Ratings (FDRs) tell you how dangerous a 
fire would be if one started.  The higher the FDR, the 
more severe the bushfire will be.  They are based on 
weather conditions forecast by the Bureau of 
Meteorology. 
 
Western Australia has joined with other states and 
territories to deliver nationally consistent 
emergency information through the 
implementation of the Australian Warning System. 
 

 

 

http://www.emergencywa.gov.au/
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Disclaimer: 
 
The City of Albany, or a contractor engaged by the 
City, may enter your land to install fire breaks or 
reduce fuel loads with any expenses incurred 
charged to the landowner. 
 
Any ‘variation to requirements’ approval you hold 
may be declared void. 
 
Clearing or the removal of native vegetation beyond 
the requirements of this notice may require 
permission from other legislative authorities. 
 
The City of Albany may vary a requirement or 
condition of this Notice at its discretion. 
 
 
This notice is issued and authorised by: 
 
Andrew Sharpe 
Chief Executive Officer  
 
 

 
102 North Road, Yakamia  

 PO Box 484, ALBANY WA 6330 
        Phone 6820 3000 Fax 6820 3888 
         Email staff@albany.wa.gov.au 

www.albany.wa.gov.au 

mailto:staff@albany.wa.gov.au
http://www.albany.wa.gov.au/
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