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MINISTER�FOR�PLANNING�&�INFRASTRUCTURE�
�
�
�

PROPOSAL�TO�AMEND�A�TOWN�PLANNING�SCHEME�
�
�
�
�

�
�
�
�
LOCAL�AUTHORITY:� � � � � CITY�OF�ALBANY�
�
DESCRIPTION�OF�LOCAL� � � � �
PLANNING�SCHEME:� � � � � TOWN�PLANNING�SCHEME�No.�3�
�
�
TYPE�OF�SCHEME:� � � � � DISTRICT�SCHEME�
�
�
SERIAL�No.�OF�AMENDMENT:�� � � AMENDMENT�No.�293�
�
�
PROPOSAL:�
�

�
�

Modifying� the� Plan� of� Subdivision� and� associated� Special� Provisions� for�
Special�Rural�Zone�No.�5�McBride�Road,�Goode�Beach.�

�
�
�
�
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�
�
�

PLANNING�AND�DEVELOPMENT�ACT�2005�
�
�
�

RESOLUTION�DECIDING�TO�AMEND�A�
TOWN�PLANNING�SCHEME�

�
�
�

CITY�OF�ALBANY�
�
�
�

TOWN�PLANNING�SCHEME�No.�3�
�

AMENDMENT�No.�293�
�
�
�

�
�
�
RESOLVED�that�the�Council,�in�pursuance�of�Section�75�of�the�Planning�&�Development�Act�2005,�
amend�the�above�Town�Planning�Scheme�by:�
�

�
Modifying� the� Plan� of� Subdivision� and� associated� Special� Provisions� for�
Special�Rural�Zone�No.�5�McBride�Road,�Goode�Beach.�

�
�
�
�
Dated�this�___________________day�of�_______________________�����_______________�
�
�
�
�

_________________________�
CHIEF�EXECUTIVE�OFFICER�
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AYTON�BAESJOU�PLANNING� � ����������������TOWN�PLANNING�SCHEME�NO.�3�
CONSULTANTS�IN�URBAN�&�REGIONAL�PLANNING� � AMENDMENT�NO.�293:��REPORT�
�

�
�

�

Y:\2007\36\AMD_PR_003.DOC� � ��1���

1.0 INTRODUCTION�
�
The�McBride�Road�precinct�is�shown�on�the�attached�plan.��The�precinct�accommodates�12�lots�
of�2ha�in�area�forming�Special�Rural�Zone�No.�5.�
�
The� lots� being� zoned� Special� Rural� are� used� for� rural� retreat� purposes� in� a� generally� bushland�
setting.�
�
In�view�of�the�servicing�available�to�the�land,�the�size�and�inefficient�use�of�existing�lots�(when�
compared� to� that� existing� in� the� locality)� coupled� with� the� already� fragmented� nature� of� the�
local�area;�the�proposal�is�to�provide�for�the�resubdivision�of�suitable�lots�to�create�an�extra�lot�
each.�
�
Lots�directly�involved�with�this�proposal�are�Lots�6,�7,�8,�9,�10�&�11�all� located�north�(generally�
down�slope�of�McBride�Road).�
�
�
�
2.0 BACKGROUND�
�
Special�Rural�Zone�No.�5�was�created�almost�20�years�ago�with�the�permitted�uses�being�single�
house�and�home�occupation.��Two�areas�of�open�space�were�also�created�at�the�same�time�(1.5�
&�2.3ha�approx).��These�areas�were�provided�to�buffer�and�protect�the�vegetated�hilltop�in�the�
east�and�the�heavily�vegetated�creek�and�wetland�in�the�south�west.�
�
Of�the�12�lots�in�the�existing�Special�Rural�Zone,�six�are�involved�in�the�process�and�a�further�five,�
although�not�directly� involved�do�not�object�to�the�proposal.� �As�a�result,�of� the�12� lots� in�the�
existing�zone�11�owners�either�support�or�do�not�object�to�the�proposal.�
�
�
�
3.0 PLANNING�
�
3.1 Landuse�Context�
�
The�landuse�context�is�shown�on�the�attached�plan.��The�land�abuts:�

� two� Special� Residential� zones� with� similar� landform� and� vegetation� which� support� lots� of�
around�4000m²�6500m²;�

� a�Residential�zone�with�750m²���1500m²�lots;�

� two�recreation�reserves�covering�locally�significant�vegetation�(provided�as�a�component�of�
the�original�development�of�the�subject�land);�

� a�tourist�chalet�resort�site;�and�

� a�portion�of�the�Torndirrup�National�Park.�
�
This�context�sets�the�land�well�for�intensification�on�the�basis�the�locality�is�dominated�by�lots�a�
third�to�a�fifth�smaller�that�that�prevailing�in�the�zone.�
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3.2 Town�Planning�Scheme�No.�3�
�
As�mentioned�above,�the�land�(being�zoned�Special�Rural)�is�already�under�a�zone�that�provides�
for� retreat� uses.� � As� a� result,� to� provide� for� the� redevelopment� of� the� land,� it� will� only� be�
necessary� to� modify� the� existing� Subdivision� Guide� Plan� and� associated� special� management�
provisions.� � The� existing� list� of� Special� Provisions� from� Scheme� 3� relating� to� the� zone� are�
included�as�Attachment�1.�
�
In�summary,�uses�are�restricted�to�single�residential�within�a�2000m²�building�envelope,�clearing�
is� restricted� other� than� for� fire� safety� or� approved� dwelling� and� associated� access.� � Non�
reflective�colours�that�blend�into�the�landscape�are�to�be�used�for�buildings.��Other�requirements�
were�applied�to�the�original�subdivision�of�the�land�such�as�road�construction�requirements�and�
provision�of�potable�water�supplies�and�fire�hydrants.�
�
�
3.3 Draft�Albany�Local�Planning�Strategy�
�
Support� for� the� proposed� intensification� is� shown� in� the� Albany� Local� Planning� Strategy�
continuing�to�identify�the�land�for�intensive�development�and�supporting�the�more�efficient�use�
of� existing� Special� Rural� zones,� especially� those� in� well� serviced� and� attractive� high� amenity�
areas.�
�
�
3.4 Previous�Assessment�
�
Following� preliminary� discussions,� a� joint� site� inspection� has� confirmed� the� merit� of� the�
proposal.��Critical�considerations�flowing�from�this�background�is�that:�

� Visual�dominance�and�vegetation/national�park�buffer�issues�preclude�lots�generally�south�of�
McBride�Road.�

� Smaller� lots� and� retreats� of� the� style� proposed,� will� match� in� with� the� even� smaller�
residential�lots�existing�within�the�Goode�Beach�Village.�

� Attention� should� be� paid� to� the� need� for� building� colouring� and� toning� controls� as� lighter�
colours�do�not�assist�in�blending�development�into�the�landscape.�

� Given� existing� development� in� the� area� and� the� approved� development� yet� to� occur,�
immediately� north,� there� clearly� is� the� scope� to� accommodate� the� proposal� without�
changing�the�character�of�the�Goode�Beach�Village.�

�
Subsequently,� a� Scheme� Amendment� Request� was� considered� and� supported� by� Council.��
Specific�issues�within�that�support�was�the�need�for�visual�impact,�vegetation�and�land�capability�
assessments�and�that�the�proposed�resubdivision�be�supported�by�a�Fire�Management�Plan�and�
be�based�on�a�minimum�1.0ha�lot�size.�
�
�
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4.0 SERVICING�
�
All� existing� lots� have� bitumen� road� frontage,� electrical� power� and� telecommunications�
connections.��Potable�water�is�available�in�the�locality�and�connections�will�need�to�be�provided�
to�new�lots.��Street�fire�hydrants�have�already�been�installed.��Reticulated�sewer�is�not�available�
in�the�locality�and�is�not�planned�for�provision�under�the�infill�program.��New�development�will�
need�to�rely�on�onsite�disposal�as�per�existing�development.�
�
�
5.0 SITE�CONTEXT�&�ISSUES�
�
The�relevant�issues�are�summarised�below:�

� The�land�is�under�the�Special�Rural�zone�noted�as�Area�5.�

� The�land�is�sandwiched�between�the�Goode�Beach�residential�lots�(~1000m²)�to�the�east�and�
north,� with� special� residential� lots� to� the� north� (4000m²� to� 6700m²)� and� a� tourist� resort�
(Special�Use)�with�Special�Rural�(4ha)�ranging�further�west.�

� The� land� is� not� within� the� South� Coast� Groundwater� Reserve� or� the� Lime� Burner� Creek�
Catchment�Area�and�is�therefore�not�compromised�by�priority�code�constraints.�

� The� area� is� elevated� with� a� sandy� base� soil� type.� � This� soil� type� readily� supports� onsite�
effluent�disposal�and�house�construction.��This�is�further�explored�below.�

� Vegetation�on� site� generally� consists� of� open� Mallee� heath.� � This� vegetation� is� common� in�
the� region� and� is� well� represented� in� the� local� reserve� system.� � This� is� further� explored�
below.�

� The� land� is� identified� within� the� Albany� Local� Planning� Strategy� for� Special� Rural� type�
subdivision�and�development.��Intensification/more�efficient�use�of�existing�zoned�areas�is�a�
noted�planning�objective.�

� The�lots,�being�slightly�elevated�and�sandy�are�not�compromised�by�high�groundwater�levels.��
Site�constraints�are�the�sporadic�drainage�line�on�Lot�1,�localised�shallow�granite�associated�
with�the�hill�top�adjacent�to�Lot�8�and�the�generally�vegetated�nature�of�the�area�(discussed�
further�in�subsequent�sections).�

� Visual�issues�are�a�consideration�within�the�area.��From�within�the�area,�impacts�are�limited�
to�the�lots�included�within�the�zone�and�as�a�result�are�manageable.��From�outside�the�area,�
the�area� is�visible� from�town�across� the�harbour.� �Balancing�this� is� that� the�general�area� is�
distant� and� is� the� green� backdrop� already� significantly� developed� which� has� effectively�
broken� up� from� a� visibility� standpoint.� � As� a� result,� providing� for� the� re�subdivision� of� the�
subject� land� is� not� considered� significant� as� it� would� not� be� compromising� as� existing�
significant� viewscape� or� providing� the� visual� break� in� an� otherwise� unbroken� landscape.��
Zoning� limitations� can� ensure� new� lot� sizes� end� up� over� six� times� larger� than� the�adjacent�
residential� lots� that� mark� the� Goode� Beach� Village� (discussed� further� in� subsequent�
sections).�

� In�the�original�subdivision�of�the�lots�two�areas�of�reserve�were�ceded.��In�the�west�an�area�
was� provided� to� protect� the� hill� and� associated� vegetation� rising� above� the� development�
area.� � The� other� area� was� provided� to� protect� the� elevated� land� to� the� south� west,� its�
associated�remnant�vegetation�and�the�start�of�the�sporadic�drainage�line�on�Lot�1.�
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6.0 SITE�QUALITIES�
�
Refer� to� Attachment� 2� for� a� comprehensive� analysis� of� site� qualities,� issues� and� management�
requirements.��Sections�6.1,�6.2�&�6.3�below,�are�summaries�from�the�documentation�included�
within�Attachment�2.�
�
�
6.1 Geotechnical�and�Land�Capability�(Landform�Research�2009)�

Site�Assessment�–�Methodology�

A�site�study�of�Lots�6,�7,�8,�9,�10�and�11,�McBride�Road,�Goode�Beach�Albany,�was�conducted�on�16�
August� 2008� and� then�more� intensively� on� 27� October� 2008� by� Lindsay� Stephens� of� Landform�
Research.�

The�aim�was�to�provide�information�on�the�capability�of�the�site�to�sustain�subdivision�of�the�six�
existing�lots�into�half�to�generate�an�additional�6�lots.�

During� this� study� the� soils� were� surface� mapped� and� examined,� and� 10� exploratory� holes�
excavated�with�hand�auger,�noting�the�geology,�hydrology�and�potential�impact�of�subdivision.�

The�soil�test�holes�and�investigations�concentrated�on�the�building�envelopes.�The�locations�of�the�
test�holes�are�shown�on�the�attached�aerial�photograph.�

In�addition�to�extensively�walking�through�the�site�and�each�lot,�a�100m2�sample�plot�was�located�
on�each�building�envelope�and�the�vegetation�assessed�for�species�richness.�These�were�located�in�
vegetation�which�typified�the�types�and�quality�of�vegetation�on�the�site.�

During�the�survey�the�whole�building�envelope�and�a�wider�surrounding�area�was�walked�and�all�
native�species�identified.�Exotic�species�were�also�identified.�

In�addition�to�field�observations,�interpretations�were�made�from�aerial�photography.�

A�study�of�the�geology�can�provide�valuable�background�material�on�the�nature�of�the�site�and�the�
way�that�various�land�uses�may�impact�on�the�developments.�This�was�completed�during�the�field�
work.�

�

Site�Description�

The� site� lies� at� the� end� of� the� Torndirrup� Peninsula� overlooking�Goode� Beach.� The� area� of� the�
proposed� subdivision� consists�of�2.0�hectare� lots� in� a�parcel�adjoining�and�partially� enclosed�by�
smaller�lots�of�0.4�ha�to�the�east�and�0.6�ha�lots�to�the�north.�

Six�lots�of�2.0�hectares�are�proposed�to�be�split�into�lots�of�1.0�hectare�to�create�an�additional�six�
lots.�

The�site� is�north� facing,�and�well�vegetated,�with�currently�six�dwellings� located�on�site,�one�on�
each�existing�lot.�The�land�is�currently�used�for�Rural�or�Lifestyle�Living.�

Torndirrup�National�Park�lies�to�the�south�but�only�adjoins�the�south�eastern�corner.�

�

WEATHER�CONDITIONS�

Rainfall� at� Albany� during� winter� 2008� was� relatively� high,� having� received� early� rain,� and�
therefore� the� soils� condition� at� the� time�of� the� site� inspections�were�wet� and� representative� of�
winter�wet�conditions.�

�
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Climate�

The�weather� and� soil�moisture� conditions� are� therefore� regarded� as� suitable� for� assessment� of�
waste�water�disposal�capability.�

Weather�data�is�recorded�at�Albany�and�Albany�Airport.�

The�overall�climate�however� is�warm,�dry�summers�with�cool,�wet�winters.�Drizzle� from�onshore�
winds�is�common�during�summer�nights�and�mornings.�

Rainfall� at� Albany� Airport� is� 798� mm� per� year� and� 932� mm� in� the� town.� Rainfall� on� site� will�
therefore�be�likely�to�be�somewhere�between�those�two�figures.�

Temperatures�could�be�expected�to�have�a�summer�maxima�of�25oC�in�the�hottest�months�down�
to�just�over�15oC�in�the�coldest�months,�July�and�August.�Minimum�temperatures�range�down�to�
10�o�C�in�the�coldest�months.�

Annual�evaporation�is�less�than�1000�mm�per�year,�with�rainfall�exceeding�evaporation�for�

almost�nine�months�of�the�year.�

�

REGOLITH�AND�HYDROLOGICAL�ASSESSMENT�

Geology�and�Geomorphology�

The�Goode�Beach�area�is�typified�by�hills�and�headlands�of�granite�basement�highs�between�the�
Great�Southern�Ocean�and�Princess�Royal�Harbour.�

The�site�is�a�north�facing�slope,�dropping�from�a�ridge�in�the�east�at�64�metres�down�to�20�metres�
AHD�on�the�northern�boundary.�

Torndirrup� Peninsula,� on� which� the� study� site� is� located,� is� formed� of� a� prominent� Archaean�
granite�basement�high�which�rises�significantly�to�the�south�of�the�study�area.�

The�geology�is�summarised�in�Gozzard�J�R,�1989,�1�:�50�000�Environmental�Geology�Series,�Albany,�
Geological�Survey�of�Western�Australia�and�Smith�R�A,�1997,�Hydrogeology�of�the�Mount�–�Barker�
Albany�1�:�250�000�Sheet,�Water�and�Rivers�Commission�Report�HM�1.�

The� basement� rocks� are� granite� and� gneiss� of� felsic� to� intermediate� composition.� These� poke�
through�the�covering�regolith� in�places�to� form�granite�outcrops.�Smith�1997�shows�the�regolith�
between�the�Granite�outcrops�as�Werillup�Formation�which�is�normally�a�remnant�and�exhumed�
regolith,�locally�underlying�the�Plantagenet�Group.�

Fine�coastal�sands�of�Pleistocene�age�are�sheeted�over�the�site,�having�been�blown�inland�during�
the� land� glacial� period,� from� the� south� and� south� west.� The� sand� is� calcareous� in� origin,� but�
through�acidic�soils�and�precipitation,�the�calcium�carbonate�of�the�sand�locally�has�been�dissolved�
leaving�a�sheet�of�medium�grained�quartz�sand�covering�loam�saprolitic�soils�formed�on�the�basal�
granite.�

In� swales� the� sheeted�Pleistocene� sand� is� deeper,� approaching�2�metres,� but� in� other�parts� the�
sand�sheet�is�much�thinner�and�is�commonly�only�200�–�500�mm�thick.�

�

Regolith�and�Soils�

The�surface�sand�sheet�is�medium�grained�quartz�sand�of�coastal�and�aeolian�origin.�This�overlies�
coarse�angular�quartz�sand�shed� from�weathering�of� the�granite�basement�and�concentrated� in�
some�areas�through�dissolution�and�weathering�removal�of�feldspar�and�clay.�

These�two�layers�then�overlay�granite�loam�saprolite�with�granite�basement�at�depth.�

�
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The�soils�on�site�are�therefore�a�combination�of�the�four�layers,�and�range�from�deep�Pleistocene�
Sands�to�sand�over�loam�to�granite�outcrop.�

As�this�variation�occurs�over�short�lateral�distances�is�not�readily�possible�to�separate�the�soils�into�
mapped�areas,�apart�from�the�deeper�medium�grained�surface�sands�normally�occur�in�the�swales�
with� the� sand� sheet� thinning� up� slope� over� loam� saprolite� to� granite� outcrop� on� some� higher�
locations.�

On�some�slopes�the�loam�saprolite�soils�form�the�main�part�of�the�soil�profile.�

The�other�factor�is�that�six�building�envelopes�have�been�allocated�and�these�were�tested�using�a�
hand�soil�auger.�The�building�envelopes�and�soil�logs�therefore�provide�a�snapshot�of�the�soils�at�
six�points.�

The�building�envelopes�were�selected�as�being�suitable�for�development.�For�example�they�did�not�
include�areas�of�granite�basement�outcrop.�

�

�

6.2 Fauna�(Landform�Research�2009)�

The�observed�fauna�are�listed�in�the�attached�tables.�For�additional�information�about�the�lifestyles�
and�habits�of�the�fauna�see�Smith�1995.�

Of�the�birds�recorded�from�the�Peninsula,�99�are�land�based�species�or�species�that�might�access�the�
site� given� its� proximity� to� the� coast.� A� significant� number� of� water� and� marine� bird� taxa� are�
reported�and�may�access�the�beach�or�near�waters.�

Eight�marsupials�are�recorded,� including�two�species�of�kangaroo,�the�Western�Grey�and�Western�
Brush� Wallaby,� together� with� the� Southern� Brown� Bandicoot,� Honey� Possum,� carnivorous�
marsupials� such� as� the� Coastal�Dunnart� and� Yellow� Footed�Antechinus.� Eleven�marine�mammals�
have�been�recorded,�including�the�New�Zealand�Fur�Seal,�Australian�Sealion�and�Leopard�Seal.�

Reptiles�represent�a�number�of�taxa,�with�two�legless�lizards,�nine�skinks,�a�gecko,�one�monitor�and�
seven�snakes.�

Five�taxa�of�frogs�have�been�recorded.�

Considering�the�diversity�of�the�fauna� it� is�possible�that�any�of�the� listed�species�could�access�the�
site,�considering�that�it�borders�the�Torndirrup�National�Park.���

The� best� means� of� protecting� fauna� is� to� protect� habitat.� In� this� case� this� will� amount� to�
minimisation�of�impacts�on�the�adjoining�Torndirrup�National�Park.�

The�species�listed�on�DEC�database�are�relatively�small�and�unlikely�to�be�significantly�impacted�on�
by�the�addition�of�six�dwellings�with�the�protection�of�vegetation�outside�the�building�envelopes.�

Listed� on� DEC� database� are� Chuditch� Dasyurus� geoffroii,� Bilby� Macrotis� lagotis,� Dibbler�
Parantechinus� apicalis,�Western� Ringtail� Possum� Pseudocheirus� occidentalis� and� Quokka� Setonix�
brachyurus,�although�some�of�the�records�are�now�old.�Smith�1991�provides�the�best�listing�of�taxa�
that�might�be�present.�

�
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DISCUSSION�

Vegetation�on�site�will�be�providing�habitats�for�birds�and�other�small�fauna.�

A� search� of� the� DEC� database� for� Fauna� did� not� reveal� any� fauna� locally� present� that�might� be�
totally�dependant�on�the�vegetation�on�site.�

There�may�be�some�additional�potential�light�impacts�on�the�Torndirrup�National�Park.�

Impacts� from� noise,� light� overspill� and� other� factors� such� as� wastes� and� food� scraps� are� also�
unlikely�to�be�significantly�different�with�six�additional�dwellings.�The�adjoining�lots�to�the�east�are�
much� smaller� and� any� impacts� from� this� subdivision� are� likely� to� be� substantially� less� than� that�
development.�

There� is�also� the�potential� to�protect� the�vegetation�outside�the�building�envelopes�with�a�higher�
level�of�protection�than�currently�exists.�

�
�
6.3 Flora�(Landform�Research�2009)�
�

The�vegetation�on�site�is�predominantly�Agonis�flexuosa�–�Eucalyptus�marginata�Low�Woodland.�

In�places�the�height�of�the�vegetation�reduces�to�a�Thicket.�This�community�occupies�the�western�
and�northern�portion�of�the�site,�generally�on�the�lower�elevations.�

Typical�understorey�species�are�Acacia�myrtfolia,�A.�gilbertii,�Gompholobium�polymorphum,�Banksia�
grandis,�Hakea�elliptica,�H.�linearis�and�Xanthosia�rotundifolia.�

In�the�more�shaded�wetter�areas�some�species�such�as�Taxandria� linearifolia�and�Baumea� juncea�
are�added�to�the�community�and�there�are�minor�changes�to�the�species�composition.�Sample�Plot�6�
is�located�in�a�shaded�lower�situation�where�the�soils�are�shaded�and�moist�for�longer�periods.�

On� the� other� hand� Sample� Plot� 5,� which� lies� on� the� brow� of� a� hill,� has� a� higher� proportion� of�
Paplionaceae� such� as� Bossiaea� praetermissa,� Gastrolobium� bilobium,�G.� brownii,� Gompholobium�
confertum,�G.�knightianum,�Pultenaea�reticulata�and�Hovea�trisperma.�

The�drier�sites�have�a�much�higher�species�richness,�for�example�Plot�5�had�57�species�compared�to�
27�species�on�Plots�2�and�3.�

Higher�up�the�ridge�in�the�south�eastern�corner�of�the�site�the�vegetation�changes�to�a�Proteaceous�
Heathland� with� occasional� stunted� trees� of� Eucalyptus� marginata� and� Corymbia� (Eucalyptus)�
calophylla� over� Proteaceous� low� shrubs� of� Hakea� ceratophylla,� Hakea� trifurcata,� Adenanthos�
cuneata,�Petrophile�rigida,�with�Myrtaceous�specis�such�as�Melaleuca�thymoides,�and�a�significant�
number�of� rush� like�plants�such�as�Cyathochaeta�avenacea,�Dasypogon�bromeliifolius,�Patersonia�
occidentalis,�Anarthria�scabra�and�Lepidosperma�squamatum.��

The�vegetation�complexes�of�the�Albany�area�were�studied�by�ATA�2001.�

ATA�2001,� list� the�vegetation�across� the�whole� site�and�surrounding�area�as�Vegetation�Complex�
180,�Coastal�Mallee�Heath�D,�which�is�typified�as�“Coastal�Shrublands�and�Heath�on�calcareous�low�
plains,� (<15� metres� elevation).� Species� include� Agonis� flexuosa,� Hakea� suaveolens,� Scaevola�
crassifolia,�Olearia�axillaris,�Phyllanthus�calycinus,�various�Epacridaceae�and�Myrtaceae”.��The�ATA�
report�shows�the�Vegetation�Complex�144,�Low�Agonis�flexuosa�Woodland�on�low�calcareous�plains�
(<15�m�elevation),�occurs�to�the�north�outside�the�site.�Species�in�Complex�144�include�E.�cornuta,�B.�
ilicifolia,�Scaevola�crassifolia,�Hibbertia�cuneiformis.�Generally�these�species�are�not�present�on�site�
and�the�site�is�better�described�as�Complex�180.�

�
�
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7.0 FIRE�SAFETY�
�
As�this� is�a�potentially�bush�fire�prone�area,�Planning�for�Bush�Fire�Protection�requires,�hazard�
identification,�risk�reduction�and�fire�planning.�
�
A�Fire�Management�Plan�is�included�as�Attachment�3�which�analyses�these�issues�and�proposed�
measures� to� be� applied� at� subdivision,� development� and� those� that� will� be� ongoing� and� will�
apply�via�Council’s�annual�Fire�Safety�Notice.�
�
The� Fire� Management� Plan� includes� Subdivision� Guide� Plan� modifications� and� provisions� to�
improve�the�fire�safety�of�both�the�subject�lots�and�general�area.���

These�include:�

� an�improved�emergency�egress�network.�
� clearer�and�more�easily�enforced�building�protection�zones�and�hazard�separation�areas�

that�will�be�pre�prepared�by�the�subdivider�for�future�landowners.�
� improved�building�construction�standards�referenced�to�the�requirements�of�the�relevant�

Australian�Standards.�
� relocation� of� building� envelopes� to� allow� fuel� reduction� areas� to� be� shared� across�

boundaries.�
�
For� the�existing�seven� lots,�building�envelopes�and�the� (inadequate)� low�fuel�areas� total� some�
7ha.� � Referencing� acceptable� fire� safety� guidelines,� to� adequately� protect� this� development�
without� the� additional� protection� mechanisms� to� be� applied� in� the� amendment� proposal,� the�
entire�site�of�12.1ha�should�be�managed�to�hazard�separation�levels,�i.e.;�all�12.1ha�of�the�site�to�
be�modified�to�a�fuel�reduced�state�and�maintained�as�such.�
�
With�the�improved�access,�construction�standards�and�other�features�recommended�by�the�FMP�
(to�be� introduced�by� the�SGP�modification�and�provision�update),�building�envelopes,�building�
protection� zones� and� hazard� separations� can� be� reduced� from� 12.1ha� to� 8.1ha� in� total.��
Compared�to�that�necessary�to�adequately�serve�the�site�without�the�proposed�measures,�some�
4.0ha� (33%)� of� the� site� is� removed� from� hazard� separation� requirements� and� is� thus� provided�
greater�protection.�
�
These� improvements� also� benefit� off� site� landowners� and� the� local� fire� fighting� service� by�
providing�for�a�general�improvement�in�infrastructure�and�a�reduction�in�hazard.�
�
Independent�of�the�subject�proposal,�the�following�should�to�be�taken�into�account�when�
considering�the�fire�Protection�and�amenity�of�the�locality.�

� Bushfire�Protection�Guidelines��essentially�require�that�the�6000m2�lots�to�the�north�and�
the�4000m2�lots�to�the�north�east�of�the�subject�land�to�be�hazard�reduced�so�as�to�
adequately�accommodate�existing�and�“as�of�right”�development.�

� The�amenity�and�character�of�the�area�will�change�and�continue�to�change�to�one�of�a�
more�semi�urban�nature�as�currently�approved�special�residential�style�development�
continues�in�the�north�and�northeast.�

�
�
�
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8.0 VISUAL�IMPACT��
�
A� Visual� Impact� Assessment� is� included� as� Attachment� 4.� � It� analyses� the� site,� location� and�
proposed�development.� �The�assessment�concludes�with� the�note� that�although� the�proposed�
development�is�a�relatively�minor�change�to�an�existing�natural�built�landscape,�measures�should�
be�maintained,�or�reinforced,�that�ensure:�

� The�density�of�development�does�not�exceed�that�already�existing�in�the�immediate�area;�

� Some�vegetation�is�retained�between�house�sites/building�envelopes;�

� Materials�&�colours�used�within�the�area�complement�main�colours�in�the�landscape�and�the�
colours�and�materials�already�established�in�the�locality.�

�
�
�
9.0 PROPOSED�DEVELOPMENT�AND�ASSOCIATED�ISSUES�
�
The�issues�above�have�guided�the�preparation�of�the�attached�Subdivision�Guide�Plan.�
�
The�plan� is�based�on�providing�a� lot�size�greater�than�the�6000m²�established�by�development�
immediately�north�and�east.��Existing�lots�are�retained�as�is�in�the�south�and�on�the�higher�land�
as�a�buffer�to�the�National�Park.�
�
Building�envelopes�are�shown.��These�are�generally�positioned�in�line�with�capable�and�suitable�
areas� identified� in� the� site� assessment� and� are� generally� co�located� with� existing� buildings� so�
that�existing�hazard�separation�areas�can�be�shared.��As�a�result,�minimal�clearing�is�required�to�
accommodate�new�fire�safety�buffers.��McBride�Road�is�still�retained�as�a�hard�edge�from�which�
to�protect�those�smaller�lots.��Adjacent�portions�of�the�National�Park�are�and�will�continue�to�be�
maintained�in�a�low�fuel�condition�so�as�to�provide�necessary�protection�to�the�existing�village�as�
well�as�this�area.�
�
New�boundaries�generally�follow�existing�clearings�where�available�whilst�the�provisions�ensure�
that� if� landowners� choose� to� use� boundary� fencing,� any� such� fencing� will� be� open� post� and�
strand�wholly�contained�within�a�1m�wide�corridor.�
�
Lots�will�also�have:�

� Constructed�road�access;�

� Reticulated�water�supplies;�

� Underground�electrical�and�telecommunications�connections;�

� Revised� provisions� for� maintaining� the� existing� parkland� setting� and� ongoing� land�
management;�

� Stronger�controls� to�ensure�new�development�uses�appropriate�colours�and�tones�so�as� to�
better�match�the�vegetated�backdrop.�

�
�
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CHIEF EXECUTIVE OFFICER _________________________
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AYTON�BAESJOU�PLANNING� � ����������������TOWN�PLANNING�SCHEME�NO.�3�
CONSULTANTS�IN�URBAN�&�REGIONAL�PLANNING� � AMENDMENT�NO.�293:��REPORT�
�

�
�

�

Y:\2007\36\AMD_PR_003.DOC� � ��10���

10.0 CONCLUSION�
�
�
On� the� basis� of� maximising� the� efficient� use� of� the� land� resource,� the� Albany� Local� Planning�
Strategy� promotes� the� replanning� of� existing� areas� such� as� the� subject� land� while� restricting�
Special�Rural�development�in�new�or�greenfield�areas.��Intensification�in�this�area�is�supported�by�
Albany�Local�Planning�Strategy�as�the�additional�lots�can�be�comfortably�accommodated�and�the�
area�is�already�appropriately�serviced�by�the�City�and�other�authorities.��
�
Further�development�will�also�add�to�local�population�thresholds�and�make�it�more�likely�private�
sector�services�could�be�sustained�within�the�locality.�
�
Given�the�overwhelming�landowner�support,�the�support�for�controlled�intensification�within�the�
Albany�Local�Planning�Strategy,�the�appropriate�level�of�servicing,�the�already�fragmented�nature�
of� the� site� from� a� visual� and� remnant� vegetation� perspective,� the� extensive� areas� of� local�
landform�and�vegetation�already�protected�in�local�and�state�conservation�reserves�and�the�very�
restricted�nature�of�land�available�for�further�development�in�the�area,�there�is�the�opportunity�
to�provide�for�this�limited�redevelopment.�
�
The� amendment� proposal� is� a� simple� one� providing� for� subdivision� and� development� already�
heavily� established� in� the� area� whilst� still� retaining� large� lots� on� the� more� elevated� ground�
buffering�the�National�Park.�
�
�
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� � ATTACHMENT�1�
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ATTACHMENT�1�
�

Town�Planning�Scheme�No.�3�
Special�Rural�Zone�No.�5�

Special�Provisions��
�
�
�
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TPS�3��SPECIAL�RURAL�ZONE�NO.5���SPECIAL�PROVISIONS� � �����������������
______________________________________________________________________________________________ATTACHMENT�1�

(a)�
SPECIFIED�AREA�OF�LOCALITY�

(b)�
SPECIAL�PROVISIONS�TO�REFER�TO�(a)�

5���Pt�Plantagenet�Location�2471,�
Austin�Road,�Frenchman�Bay�

AREA�NO.�5��
�
1.0�� PLAN�OF�SUBDIVISION�
�

Subdivision�of�Special�Rural�zone�No.�5�is�to�be�in�accordance�with�
“Plan�of�Subdivision�No.�5���Frenchman�Bay”�as�signed�by�the�Shire�
Clerk�and�dated�January�1990.�

�
2.0� Minimum�Lot�Size�and�Setbacks�
�

2.1� Minimum�lot�size�shall�be�2�hectares.�
�

2.2� Minimum� setbacks� for� any� building� from� any� boundary�
shall�be�15�metres.�

�
3.0� Objectives�and�Permitted�Uses�
�

Within�Special�Rural�Zone�No.�5���
�

(a)� the�intent�is�to�create�a�rural�residential�retreat�in�a�coastal�
area� with� emphasis� on� minimising� impact� on� both� the�
landscape�and�natural�vegetation;�

�
(b)� the�only�permitted�(P)�use�is�a�Residential�Dwelling�House;�

�
(c)� the�only�use�permitted�with�the�approval�of�Council�(A)�is�a�

Home�Occupation;�
�

(d)� all�other�uses�are�not�permitted�(X).�
�
4.0� Keeping�of�Stock�and�Intensive�Agriculture�
�

4.1� The�keeping�of�grazing�animals�shall�not�be�permitted.�
�

4.2� Intensive�agricultural�pursuits�shall�not�be�permitted.�
�

5.0� Building�envelopes�
�

5.1� Any� building� on� a� lot� must� be� erected� within� the� Building�
Envelope�defined�on�the�Plan�of�Subdivision.��Such�Building�
Envelopes�shall�not�exceed�2000m2.�

�
5.2� Notwithstanding�this�requirement:�

�
(a) � Council� may� permit� a� variation� of� the� Building�

Envelope� if� it� is� shown�to� the�satisfaction�of�Council�
and� the� Department� of� Planning� and� Urban�
Development� that� the� proposed� location� of� the�
Building� Envelope� will� not� be� detrimental� to� the�
landscape�or�the�environment;�

�
5.2� (b)� Building� envelopes� as� shown� on� the� Plan� of�

Subdivision�shall�be�delineated�on�site�by�landowners�
and�approved�by�Council�prior�to�the�commencement�
of�any�clearing�whatsoever,�and�Council�may�require�
an� alternative� building� envelope� if� it� considers� the�
envelope� delineated� would� be� detrimental� to� the�
landscape�or�environment.�
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TPS�3��SPECIAL�RURAL�ZONE�NO.5���SPECIAL�PROVISIONS� � �����������������
______________________________________________________________________________________________ATTACHMENT�1�

6.0� Landscape�Protection�
�

6.1� Non� reflective� camouflage� colours� and� materials� which�
blend�with�the�landscape�to�the�satisfaction�of�Council�shall�
be� used� on� the� external� roofs� and� external� walls� of� all�
buildings.�

�

� 6.2� Driveways�shall�be�designed,�located�and�constructed�to�
the�satisfaction�of�Council.�

�
7.0� Tree�Preservation�
�

7.1� Within�the�Tree�Preservation�Areas�defined�on�the�Plan�
of� Subdivision,� no� indigenous� trees� or� substantial�
vegetation�shall�be�felled�or�removed�except�where:�

�
(a)� trees�are�dead,�diseased�or�dangerous;�

�
(b)� the�establishment�of�a�firebreak�is�required�under�

a�regulation�or�by�law;�
�
(c)� access�to�and/or�development�of�a�building�site�is�

required�and�approved;�
�

(d)� an�area�up�to�one�metre�in�width�for�the�purpose�
of� erecting� and� maintaining� a� fence� line� is�
required�and�approved�by�Council.��In�these�areas�
the� land� shall� be� slashed� with� a� view� to�
preventing�soil�erosion�

�
7.2� Removal� of� indigenous� trees� or� substantial� vegetation�

for� any� purpose� other� than� the� above� exceptions� shall�
require� the� Consent� of� Council� and� as� a� condition� of�
granting�consent,�Council�may�require�the�planting�and�
maintenance,� for� a� period� of� at� least� 3� years,� of�
endemic� native� trees� of� species� and� in� locations�
approved�by�Council.�

�
7.3� Clearing� of� native� vegetation� for� the� erection� of� a�

dwelling� with� Council� approval� shall� not� exceed� the�
approved�building�envelope.� �Parkland�clearing�may�be�
permitted� within� the� building� envelope� provided� that�
flammable�material�is�controlled�within�50�metres�of�all�
buildings.�

�
8.0�Water�Supply�
�

A� reticulated� water� supply� including� the� installation� of� fire�
hydrants� every� 200� metres� along� the� water� main� shall� be�
provided�as�a�condition�of�subdivision.�

�
9.0�Waste�Disposal�
�

Waste� disposal� shall� be� the� responsibility� of� the� individual�
landholder� and� shall� be� effected�by� septic� or� other� approved�
waste� disposal� systems� installed� to� the� specifications� of�
Council.�

�
�
�
�
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TPS�3��SPECIAL�RURAL�ZONE�NO.5���SPECIAL�PROVISIONS� � �����������������
______________________________________________________________________________________________ATTACHMENT�1�

10.0� Signs�
�

No�signs,�hoardings�or�billboards�shall�be�erected�without�prior�
Planning�Scheme�Consent,�in�accordance�with�Clause�5.1�of�the�
Scheme�Text.�

�
11.0� Fences�
�

No� fences� shall� be� erected� without� prior� Planning� Scheme�
Consent�in�accordance�with�Clause�5.1�of�the�Scheme�Text,�and�
only� rural� type� fences�shall�be�considered� for�approval�on� lot�
boundaries.�

�

� 12.0� Fire�Control�
�

12.1� Strategic� Fire� Breaks� as� nominated� on� the� Plan� of�
Subdivision� shall� be� provided� as� a� condition� of�
subdivision�and�constructed�to�a�standard�approved�by�
the�Council�and�Bush�Fires�Board.�

12.2� Where�a�lot�is�traversed�by�a�Strategic�Fire�Break�shown�
on� the� Plan� of� Subdivision,� the� owner� of� the� lot� shall�
maintain�such�fire�break�to�the�satisfaction�of�Council�

�
12.3� Council� shall� require� that� a� prospective� purchaser� of� a�

lot� is� aware� of� his/her� responsibility� to� maintain�
Strategic� Fire� breaks,� where� that� Strategic� Fire� Break�
crosses�his/her�lot.�

�
12.4� To� maintain� access� for� fire� fighting� purposes� a� well�

maintained�access�track�and� limited�clearing�around�all�
building�structures�shall�be�required�by�Council.�

�
12.5� Clearing� of� fire� breaks� along� fence� lines� other� than� for�

Strategic� Fire� Breaks� will� not� be� permitted� unless� for�
safety� reasons� to� comply� with� Council� and� Bush� Fires�
Board�requirements,�and�should�be� in�accordance�with�
7.0.�

�
13.0 Part�Construction�of�Austin�Road�

�
The� developer� will� be� responsible� for� the� construction� of�
portion� of� Austin� Road� from� the� intersection� of� Austin� and�
Rossiter�Roads,�to�the�satisfaction�of�Council,�as�a�condition�of�
subdivision�approval.�

�
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