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PLANNING AND DEVELOPMENT ACT 2005 

RESOLUTION DECIDING TO AMEND A LOCAL PLANNING SCHEME 

CITY OF ALBANY 

LOCAL PLANNING SCHEME NO.1 AMENDMENT NO. 15 

 

RESOLVED that the Council, in pursuance of Section 75 of the Planning and Development Act 2005, 
amend the above local planning scheme by: 

1. Rezoning Lot 422 (No.16) Affleck Road, Kalgan from ‘General Agriculture’ zone to ‘Rural 
Residential’ zone, and amending the Scheme Maps accordingly; 

2. Inserting provisions relating to the subdivision, development and use of Rural Residential 
Area No.45 into Schedule 14 of the Scheme Text. 

 

 

The Amendment is standard under the provisions of the Planning and Development 
(Local Planning Schemes) Regulations 2015 for the following reason(s): 
 
 The amendment is consistent with the Albany Local Planning Strategy, which identifies the site 

as “Special Residential” and “Rural Residential” and sets strategic objectives to encourage the 
efficient use of existing rural living areas, based on land capability to maximise their 
development potential, and ensure that rural living areas are planned and developed in an 
efficient and co-ordinated manner. 

 The amendment would have minimal impact on land in the scheme area that is not the subject 
of the amendment; and 

 The amendment does not result in any significant environmental, social, economic or governance 
impacts on land in the scheme area. 

 

 

Dated this ____________________ day of _______________________ 20____ . 

 

  

 

_________________________ 

CHIEF EXECUTIVE OFFICER 
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MINISTER FOR PLANNING 

PROPOSAL TO AMEND A LOCAL PLANNING SCHEME 

LOCAL AUTHORITY:    

DESCRIPTION OF TOWN 

PLANNING SCHEME:  

TYPE OF SCHEME:  

NO. OF AMENDMENT:  

CITY OF ALBANY 

 

LOCAL PLANNING SCHEME NO.1 

DISTRICT PLANNING SCHEME 

AMENDMENT NO. 15 

PROPOSAL: REZONING LOT 422 (NO.16) AFFLECK ROAD, KALGAN TO ‘RURAL RESIDENTIAL ZONE NO. 45’ AND 

INCLUDING PROVISIONS RELATING TO RURAL RESIDENTIAL ZONE NO. 45 IN SCHEDULE 14 OF THE 

SCHEME TEXT.  

1 INTRODUCTION & PROPOSAL 

The purpose of this Amendment to the City of Albany Local Planning Scheme No.1 (LPS 1) is to rezone 

Lot 422 (No.16) Affleck Road, Kalgan to Rural Residential (herein referred to as the ‘subject site’). The 

Amendment also incorporates provisions within Schedule 14 – Rural Residential Zones, to 
appropriately control subdivision, development and use in the new zone. 

This proposal has sound planning grounds, as justified by the following: 

 The rezoning of the subject site to Rural Residential would complete the Rural Residential 

zoning in this locality. All of the surrounding properties are zoned similarly; 

 The subject site is identified for Rural Residential and Special Residential land uses by the 

Albany Local Planning Strategy (ALPS); 

 The proposal will improve the fire management of the property, as well as ensuring that 

vegetation protection is instilled over the land; and 
 The subject site would have better environmental controls as a result of the proposal. 

The subject site is identified as Special Residential and Rural Residential by the ALPS. At this time, it 

is not proposed to rezone the land to Special Residential in accordance with the ALPS, given a 

reticulated water supply is not readily available for connection to the subject site (which is required 

for land uses such as special residential with a lot size below 1ha). However, a number of lots within 

the Subdivision Guide Plan will be capable of further rationalisation under the Special Residential 
zone, should this zone be applied in the future and reticulated water becomes readily available.  
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1.1 Objectives of Amendment 

The following key objectives are applicable to the Amendment: 

 Providing well located lifestyle lots appropriately located in the Albany hinterland; 

 Finalising the rural residential precinct in this locality; and 

 Respecting the landform and providing future subdivision and development opportunities 
that consider the site’s opportunities and constraints. 

1.2 Strategic Considerations 

 Albany Local Planning Strategy (ALPS) and City of Albany Local Planning 
Scheme No.1 

As outlined above, the subject site is identified within the ALPS as Rural Residential and Special 
Residential.  

 
Figure 1: Excerpts from Map 9B of ALPS, showing the current classification of the subject site (outlined in red), 
which contains a core of Special Residential and fringe of Rural Residential identified land.  

When considering the strategic relevance of the proposal, it will provide for well-located rural 

residential land in an already existing rural residential area. The subject site is surrounded on all-
sides by land zoned Rural Residential (with the exception of Oyster Harbour to the west). 

Special Residential Land Use 

As explained above, it is not proposed at this time to incorporate Special Residential within the 

rezoning of the land, but to zone and have it developed for Rural Residential land uses. This is due 
to the following issues that would eventuate from Special Residential rezoning: 

 A reticulated potable water supply would have to be connected to the land. A non-standard 

connection already exists for the current house. However, advice from the Water 
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Corporation is that further connections cannot be obtained from the current supply and a 

new mains supply would have to be extended from the opposite side of the Kalgan River; 

 The lack of Special Residential zoned land uses in this locality. At this time, Special 

Residential land uses have not eventuated in this part of the Kalgan locality, primarily due 

to the lack of reticulated water; and 

 The City of Albany has advised that there is some community opposition to Special 

Residential being developed in this portion of the Kalgan locality, primarily as it represents 

a more urban form of development. The use of this portion of the Kalgan locality for Special 
Residential will likely be reviewed in the upcoming ALPS review. 

The proponent would not like to rule out the possibility of Special Residential rezoning occurring on 

the land, but realizes that it is subject to the limitation of reticulated water supply at present. As 

such, a number of the lots proposed by the Subdivision Guide Plan will be able to be rationalized to 
Special Residential size should this option become available.  
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2 CONTEXT ANALYSIS 

2.1 Site Description 

 Location and Description 

The subject site comprises of Lot 422 (No.16) Affleck Road, Kalgan, which has an area of 40.667ha.  

The subject site is 15km from the Albany CBD, via Nanarup, Lower King and Ulster Roads and Lockyer 
Avenue.  

For a location plan, refer to Figure 2.  

 

Figure 2: Location Plan (subject site shaded in red) [Source: Harley Dykstra] 

2.2 Land Use 

 Existing Land Use 

The subject site is currently used as a lifestyle property with some grazing by stock. The Site Plan at 
Appendix B provides an aerial photograph of the subject site. 
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 Surrounding Land Use and Zonings 

The subject site is surrounded by a variety of zones and reserves (refer to Figure 3). Adjoining the 

subject site on the north, south and east is land zoned Rural Residential and included within Rural 
Residential Area’s No.6 and No.9. 

To the west of the subject site is Oyster Harbour. A foreshore reserve for Oyster Harbour is reserved 

as Parks and Recreation by LPS 1. Adjoining the southwest corner of the subject site is land also 
zoned General Agriculture. 

The proposal will complete the Rural Residential zoning in the locality.  

 

Figure 3: Land Zoning (subject site highlighted in red) [Source: City of Albany} 

2.3 Community Consultation 

In accordance with the requirements of the Planning and Development Act 2005, the Amendment is 

required to be advertised for 42 days for public submissions. These submissions are then presented 
to Council at its final consideration of the Amendment.  

2.4 Environmental 

 Topography 

The subject site consists of undulating farmland. The dominant features of the subject site are: 

 A central ridgeline running from southeast to northwest with relatively gentle gradients;  

 A steep west facing slope overlooking Oyster Harbour; and 
 Low lying western portions adjoining Oyster Harbour. 
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 Environmental Considerations 

During 2009, Landform Research prepared a Land Capability – Geotechnical Assessment and Water 

Management Strategy for the subject site, the premise of which was the proposal to develop the 

site for a combination of Rural Residential and Special Residential zoned land uses. This assessment 
is attached in Appendix C of the Amendment.  

The purpose of this section of the Amendment is to summarise and review the findings of the 

assessment undertaken by Landform Research and it implications on the current proposal for 

consideration. Of note is that the current proposal is for significantly less development than that 
proposed in 2009, hence land uses impacts are anticipated to be reduced overall. 

Site Foundation – Geotechnical Assessment 

The soils of the subject site were found to be generally suitable for dwelling and road development, 
demonstrating a fair to very high capability for development across the majority of the subject site.  

Soils types depicted in Figure 1 of the assessment consisted of: 

 Sand over Laterite and Silt (majority of site); 

 Sand over Silt (associated with west slopes of the subject site); 

 Laterite Duricrust over Silt (associated with crest of ridgeline and comparable to Sand over 

Laterite and Silt); 

 Sand over Granite Saprolite (small portion of site near existing dam in northwest corner); 

 Estuarine Silts (adjacent to Oyster Harbour) 
 Deep Leached Sands (associated with northeast corner); 

Figure 2 of the assessment depicts the land capability ratings across the subject site for the 

proposed land uses. Areas that were subject to limitations were the Estuarine Silts located adjacent 

to Oyster Harbour, low lying land in the north-east corner and low lying land adjacent to the 

southern boundary. These areas have been avoided and are not proposed for development within 

the Subdivision Guide Plan and overall, the capability rating for subdivision and development of the 
subject site should be considered high.  

Waste Water Capability and Nutrient Management 

A summary of the current conditions of the subject site as noted by the assessment are: 

 Soils types are generally sandy soils and sandy over silty clay with a layer of laterite in many 

locations in the centre of the site, which is similar to many locations around the Albany area; 

 The majority of the site is well-drained and has no waterlogging. Test holes were undertaken 

across the site, with the assessment deeming that all lots had a location suitable for on-site 

effluent disposal where there was clearance to groundwater of 500mm or more; 

 Sandy soils and laterite present across the majority of the subject site have suitable 

infiltration. Some sites may need limited modification (modification of soils) to achieve 
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necessary compliance, but this would be a normal requirement of many sites across Albany 

and is not seen as a significant limitation; and 

 The type of wastewater system utilised can ameliorate any concerns regarding nutrient 
loading, phosphorous retention and nitrogen loss. 

The soils of the subject site were found to be suitable for waste water capability and nutrient 

management. As noted in the assessment, all of the proposed lots exceed the minimum of 2000m² 

required for on-site effluent disposal. Figure 2 of the assessment depicts the land on which all 

building envelopes are proposed has a fair to very high capability for dwellings and development. 
Furthermore, in these areas, suitable clearance to groundwater in excess of 500mm was achieved. 

In regards to recommendations for waste water capability and nutrient management, the 

assessment recommends the use of Alternative Treatment Units (ATU’s) as well as compliance with 

the requirements of the Health (Treatment of Sewage and Disposal of Effluent and Liquid Waste) 

Regulations 1974. These requirements will be applied to the proposed development through the 
Scheme Provisions. 

Hydrological Assessment and Water Management 

A summary of the current conditions of the subject site as noted by the assessment are: 

 Soil moisture is rapidly infiltrated through the majority of the site through sandy top soils. 

However, a perched water table may sometimes form where these sandy soils change to 

less permeable soil types such as clay. The construction of road across the subject site is 

likely to interrupt sub-surface perched water table migration, making soil conditions drier 

in some portions of the subject site; 

 The site is generally well drained, however there is some temporary winter water logging 

associated with the lower slopes and central swale. It is likely that the increased soil 

moisture levels on the subject site resulting from clearing will be returned to pre-clearing 

conditions through the construction of roads and interruption of sub-surface water flow; 

 The subject site has no flooding risk; 

 There are no identified wetlands on the subject site except those lower/wetter soils located 

adjacent to Oyster Harbour, which have been excluded from development; 

 There is no evidence of salinity; and 

 There is no evidence of deep regional groundwater on the subject site. Groundwater is likely 

to be localized and interpreted that it is variable across the subject site, dependent on the 
soil profile, location of impermeable profile and soil moisture. 

The assessment notes that the subject site does not contain any water courses, with only two (2) 

dams/soaks being located across the site. The assessment notes there is no risk or limitations to 
ground water from future subdivision and development. 

Of note, the assessment raises that: 

 There are no limitations on surface water; 
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 Soil calculations indicate that soils will be able to accept the infiltration of a ARI 1yr event; 

and 

 Water management actions are able to be incorporated into the development at the design 
stage; 

Calculations regarding storm water management, net water increase/decrease and the like are also 

included within the assessment, the assumptions of which were based upon a design which had a 

reticulated water connection and an increased road network. Of note, the subject site will not be 

connected to a reticulated water supply, which the assessment deems has no net increase in water 
exports.  

When considering the proposal, it does note that there may be a slight increase in infiltration from 

the road network due to less evapotranspiration, however, given the relatively low density of the 

proposal, this is likely to be negligible. In accordance with requirements, an Urban Water 

Management Plan will be prepared as part of the subdivision of the land, complying with the 
relevant requirements of the City of Albany and the Department of Water.   

Biodiversity and Management 

The subject site contains approximately 40 percent remnant vegetation, in varying scales of 
condition. Remnant vegetation communities include: 

 Jarrah-Marri Low Forest is the predominant vegetation type on the subject site, with a larger 

area in good condition adjoining the southern property boundary and a small portion 

adjoining the northern boundary. Other portions of the complex extending into the site are 

completely degraded, due to grazing by livestock; 

 Peppermint Forest is found in small pockets around the subject site, all of which are 

proposed to be retained; 

 Melaleuca Thicket is found in small communities adjoining Oyster Harbour, all of which are 

proposed to be retained; 

 Estuarine Low Heath is located adjacent to the Oyster Harbour and will be retained; 

 Eucalyptus-Taxandria Low Woodland is located in the northeast corner of the subject site; 

and 

 Taxadria Thicket is located in the northeast corner of the property and adjoining the 
southern boundary. 

The assessment notes the condition of remnant vegetation in Figure 4, with condition ranging from 

Degraded to Very Good, and it is noted that portions of the site are highly disturbed and fully cleared. 
The subject site also contains some wetlands associated with Oyster Harbour. 

The assessment notes that the vegetation listed above can form habitat for fauna, with the general 

premise that the more remnant vegetation retained, the better fauna values are maintained. It notes 

that the vegetation on the subject site may be habitat for the Black Cockatoo (Calyptorhynchus 

baudinii) and Western Ringtail Possum (Pseudocheirus peregrinus occidentalis). Overall, the majority 
of remnant vegetation will be protected through subdivision and development. 
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The proposal seeks to limit the impacts on remnant vegetation as a result of development. Where 

good condition vegetation is present, this is included within the ‘Vegetation Protection Zone’, with 

relevant management requirements included within the Scheme Provisions to ensure that these 
habitats are not compromised as a result of development. 

Foreshore Management 

The land lies adjacent to the Oyster Harbour, with almost the entire western property boundary 

directly fronting the foreshore of the harbour. The north portion of this frontage has foreshore 

vegetation of approximately 50m and over in width, portions of which are reserved and portions of 
which are within the subject site.  

To the south of this area, the foreshore reserve narrows considerably, containing approximately 5-

10m width of remnant vegetation. Discussions regarding this have been held with the City of Albany, 

who advised that widening the vegetated area would be extremely difficult, given the neighboring 
land contained in the subject site is pastured. Removing this pasture is an intensive process. 

As shown on the Subdivision Guide Plan, it is proposed to give up foreshore reserve adjoining the 

northern portion of the foreshore, which contains existing remnant vegetation. This will ensure that 

this important foreshore vegetation is in public ownership. The southern portion of the foreshore is 

not proposed to be widened on the Subdivision Guide Plan, given the intensive and costly process, 

which would likely have to occur after the three year bonding period by the City of Albany. This land 
will be maintained in the private ownership of Lot 7 and continue to be pastured. 

With the exception of the existing dwelling and building envelope for Lot 7, all building envelopes 
are located more than 100m setback from Oyster Harbour. 

 Visual Landscape 

The subject site can be described as an ‘Undulating Rural Landscape’ by Visual Landscape Planning 

in Western Australia. It contains natural features such as hilly terrain and remnant vegetation. Future 
subdivision and development of the subject site seeks to protect the visual elements of the site by: 

 Retaining remnant vegetation on the ridgeline of the subject site; 

 Providing building and design elements enforceable through the Scheme Provisions that 

will ensure that development is well suited to the rural landscape; and 

 Development, where located on the main ridgeline, will be located at lower elevations to 
remnant vegetation, a key design aspect of the development. 

The subject site does not front any major road and is well screened. Because of this and the 

proposed design and controls, it is considered that the Amendment and future development will be 
sensitive to the landscape and respond with appropriate visual form. 
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2.5 Bush Fire Hazard Management 

A Bushfire Management Plan has been prepared by Bio Diverse Solutions to accompany this 

Amendment and is included in Appendix D. Measures implemented by the Bushfire Management 
Plan on the subject site include: 

 Establishing Bushfire Attack Level (BAL) ratings for building envelopes, which will 

correspond with construction requirements listed in AS 3959 – 2009; 

 Creating Emergency Access Ways which will result in an access network with no dead-ends 

and three points of access/egress to the subject site; 

 Ensuring suitable Building Protection Zones can be established to building envelopes; and 
 Providing sufficient water supplies to fight bushfire. 

The Amendment will improve the bushfire management of the subject site and ensure that future 
lives and property are protected with the intensified development of the subject site.  

2.6 Infrastructure 

 Access 

External Access 

Access to the subject site will be from Nanarup Road, with the proposed access to be secured 

through Lot 184 (No.334) Nanarup Road, Kalgan. The purpose of securing access through this 

property is that the two current road reserve accesses that enter the property are subject to 
limitations, as listed below: 

 Affleck Road: This road reserve is low lying and directly adjacent the Oyster Harbour 

foreshore. Works to upgrade this road beyond the current standard would be expensive and 

result in environmental implications; and 

 Unconstructed road reserve. Lot 66 Nanarup Road, Kalgan is located adjacent to the eastern 

boundary of Lot 183 Nanarup Road. However, to achieve access through this road reserve 

will require clearing and widening (currently 10m in width) to create a road reserve link. This 
road reserve also traverses a small valley, which will have associated drainage issues. 

Therefore, due to the above limitations on access, an alternative access through Lot 184 will be 

required. This will be 20m wide and developed in accordance with the City of Albany requirements 
for Rural Residential roads. 

Internal Access 

Internal access throughout the proposed future subdivision will be via 20m and 15m wide road 

reserves. In addition, four (4) of the proposed lots will be serviced by battleaxes driveways. 
Roadways and battleaxe driveways will be built to the specifications of the City of Albany.  
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 Services 

Water 

A key sustainability initiative of the proposed development is that each property will be serviced by 

its own on-site water supply through rainwater capture and storage. When comparing rainwater 

capture and storage to the alternative of providing reticulated water, it is asserted that the following 
justifications be taken into consideration: 

 Clause 5.6.9.2 requires that each dwelling not connected to a reticulated potable water 

supply be provided with a 92,000L sustainable potable water supply;  

 Albany has an annual average rainfall of 929mm, which is reliable and has been proven 

adequate to supply on-site rainwater use by the numerous other rural residential 

developments which rely on on-site rainwater supply. 

 It is the size of the roof area and not the lot size that have bearing on the catchment amount 

of a rainwater system of potable water supply. In residential land of 1 ha and above, it can 

clearly be argued that the roof catchment area does not grow in relation to the size of the 

lot. Whilst it may be argued that on-site capture of surface runoff would reduce, the same 

is not so for rainwater captured from roof surfaces. 

 Each of the proposed lots has been allocated a building envelope, varying from 1000m² to 

in excess of 3000m², dependent on site constraints. The normal use of the building envelope 

on a rural residential property includes: 

o The single house; 

o The associated outbuilding; 

o The on-site effluent disposal system; 

o The rainwater tank. 

These uses are easily accommodated within the designated building envelope, which can 

be demonstrated by the numerous examples of larger lots around Albany with no water 

supply. Therefore, it is the size of the roof catchment and not lot size that dictate the need 

for a reticulated water supply; 

 An example of where on-site water supply can be reliably provided on smaller lots has 

occurred in Western Australia in the town of Muchea. Recent residential development in this 

town has provided lots with a minimum lot size of 4000m², which have a building envelope 

of a minimum of 1000m² and are not connected to a reticulated water supply. These building 

envelopes accommodate the single house, on-site effluent disposal and a rainwater tank; 

 The extension of the reticulated water system to service Rural Residential Area No. 45 is not 

economical (due to the length of pipe and bridge crossing required), or efficient and would 

be a waste of resources, given sufficient ability to utilise on-site supply. The layout of future 

subdivision, due to environmental constraints, makes the extension of some services 

inefficient, particularly where the road network only fronts development on one-side; 

 The non-connection of a reticulated water supply is a key sustainability initiative of the 

proposed development. Albany has a reliable yearly rainfall which can be easily captured to 

provide year round reliable water supplies. This also reduces the burden on expanding a 
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reticulated water system, which across the State is under increased pressure to meet 

growing household and industrial demand; 

 The use of on-site water supply as opposed to a reticulated water supply will assist with 

drainage of the subject site in the future. When a reticulated water supply is connected, it 

is less likely that households will capture and store rain water on-site, which in-turn, either 

becomes surface water run-off or dissipates through infiltration into groundwater. This 

reduction in storm water load will reduce runoff from households into Five Mile Creek, 

reduce erosion across lots and assist in containing high rainfall events. 

 Suitable Scheme Provisions can be included to ensure that minimum supply standards are 

met for each lot, such as: 

o Requirement for installation and connection to a 92,000L rainwater tank for each 

dwelling as well as sufficient roof catchment area to supply the rainwater tank; and 

o Requirement for a portion of the tank to be assigned for fire management purposes, 

i.e. installation of dual tank valves with the house connection from the upper valve, 
ensuring a water supply is available for firefighting. 

Appropriate measures are incorporated within the Scheme Provisions requiring that each dwelling 
have installed and be connected to a 92,000L rainwater tank, as is the standard requirement of LPS1. 

Power 

The subject site is currently serviced by an overhead low voltage power supply.  New transformers 
and switch gear will be required throughout to service future subdivision and development.  

On-site Effluent Disposal 

The size of the proposed lots and distance from the Water Corporations Albany Sewerage Scheme 
requires that future development is serviced by on-site effluent disposal. 

The following measures have been incorporated within Rural Residential Area No. 45 to ensure that 

on-site effluent disposal can occur within the parameters of the City of Albany and the Department 
of Health: 

 All effluent disposal on the subject site will occur through the use of alternative treatment 

units;  

 No effluent disposal to occur within 30m of a water course or body or on land identified as 

waterlogged (Effluent Disposal/Development Exclusion Zone shown on the Subdivision 
Guide Plan).  

The above measures will ensure that on-site effluent disposal will occur in a suitable manner 

respecting the constraints of the subject site. Earlier sections of this report have outlined the land 

capability for on-site effluent disposal and constraints on the land affecting placement/type of 
effluent disposal units. 

REPORT ITEM PD132 REFERS

115



Telecommunications 

The subject site is currently connected to telecommunications and will retain this connection as a 
result of future subdivision and development.   
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3 PLANNING CONTEXT 

3.1 State and Regional Planning 

Applicable State Planning Policies are SPP1 – “State Planning Framework Policy (variation No.2), 

SPP2.5 “Land Use Planning in Rural Areas” and SPP3 “Urban Growth and Settlement”. The applicable 
Development Control Policy (DCP) is DCP3.4 “Subdivision of Rural Land”. 

 State Planning Policy No.1 – State Planning Framework Policy 

The purpose of SPP1 is to bring together the State and regional policies that apply to land use and 

development in Western Australia and to establish the general principles for land use planning and 

development in WA.  SPP1 states “the primary aim of planning is to provide for the sustainable use 

and development of land”.  It goes on to quantify this through identifying and expanding upon the 

five key principles that further define this statement, environment, community, economy, 
infrastructure and regional development.   

The Amendment meets the objectives of SPP1, as evidenced by the following: 

 The Amendment complies with ALPS;  

 The Amendment seeks to promote the environmental values of the subject site, by ensuring 

that riparian vegetation is protected and foreshore enhanced; 

 It will provide an alternative source of land for settlement in the Albany urban hinterland 

and remove pressure to expand into new areas for this type of development. The proposal 

will not inhibit the future urban expansion of Albany and is a completion of rural residential 

subdivision pattern in the locality; 

 It will support the local economy by allowing the growth of Albany and providing an 

additional housing/lifestyle choice; 

 The proposal will have minimal ability to generate land use conflicts, given the majority of 

adjoining land uses are rural residential in nature; and 

 It will utilize existing infrastructure for servicing, as well as completing the local road 
network and strategic Emergency Access Routes in the locality. 

 State Planning Policy No.2.5 – Land Use Planning in Rural Areas 

SPP 2.5 provides the overarching objectives and policy statements for land use planning for rural 

and rural settlement development.  SPP 2.5 lists the following policy measures that shall be 
applicable to decision making regarding rural living proposals:  

a) “The rural living precinct is part of a settlement hierarchy established in a WAPC 
endorsed planning strategy.  

b) The WAPC will consider identifying rural living precincts or supporting proposals for 
rural living when:  

i) the precinct is adjacent to existing urban areas and has appropriate access to 
services, facilities and amenities;  
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ii) the precinct will not conflict with rural land use activity or reduce the primary 
production potential of adjoining or nearby land;  

iii) areas required for priority agricultural land are avoided;  

iv) the extent of proposed rural living settlement is guided by existing land supply 
and take-up and population projections;  

v) areas required for urban expansion are avoided;  

vi) where lots with an individual area of 4 hectares or less are proposed and a 
reticulated water supply of sufficient capacity is available in the locality, the 
precinct will be required to be serviced with reticulated domestic water provided 
by a/the licensed service provider, including water for firefighting. Should an 
alternative to a reticulated water supply be proposed, it must be demonstrated 
that a reticulated water supply is not available;  

vii) where a reticulated supply is demonstrated to be not available, or the individual 
lots are greater than 4 hectares, the WAPC may consider a fit-for-purpose 
domestic potable water supply, which includes water for firefighting. The supply 
must be demonstrated, sustainable and consistent with the appropriate 
standards for water and health;  

viii) where an acceptable supply of potable water cannot be demonstrated, the 
development cannot proceed;  

ix) it has been demonstrated the precinct can be supplied with reticulated electricity;  

x) the precinct can be supplied with community facilities as identified under a 
strategy or scheme, and in compliance with SPP 3.6 as appropriate; 

xi) the precinct is predominantly cleared of remnant vegetation or the loss of 
remnant vegetation through clearing for building envelopes, bushfire protection, 
access and fencing is minimised and environmental assets are not compromised;  

xii) it will promote good environmental and landscape outcomes and the soil and 
total water management cycle are addressed, and may include rehabilitation as 
appropriate;  

xiii) the land within the precinct is capable of supporting the development of a 
dwelling(s) and is not located in a flood prone area;  

xiv) the land within the precinct is not subject to a buffer from an adjoining land use 
or the impact(s) from the buffer can be managed;  

xv) the lots can be serviced by constructed road/s capable of providing access during 
all weather conditions, including access and egress for emergency purposes;  

xvi) it can be demonstrated that the precinct is not in an extreme bushfire risk area 
and any lesser bushfire risk can be minimised and managed without adversely 
affecting the natural environment; and  

xvii) in areas of moderate bushfire risk, dwellings will be required to be constructed to 
Australian Standard 3959 Construction of Buildings in Bushfire-Prone Areas (AS 
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3959) and separation distances are to comply with relevant guidelines for 
bushfire protection.  

c) Development standards for rural living should be addressed in local planning 
schemes.  

d) Rural strata proposals with a residential component are considered to be rural living 
and will be considered in accordance with the criteria listed at 5.6 (a) and (b) of this 
policy.” 

The following points detail how the proposal complies with each of the requirements listed in clause 
5.6 of SPP 2.5: 

a) The subject site is part of an endorsed Rural Living area in the ALPS; 

b) The response to each of the sub-clauses is outlined below: 

(i) The subject site is located 15km from the Albany CBD and adjoins existing approved rural 
residential development. As previously outlined, services and amenities are provided 
within the Albany urban area; 

(ii) The proposal will have minimal impact on productive agricultural land, being surrounded 
by Rural Residential zones; 

(iii) The land is not identified for priority agriculture; 

(iv) The land is not identified or required for urban expansion, as evidenced by the location 
of existing rural residential areas directly adjoining the north, south and east of the 
subject site; 

(v) All of the proposed lots are to exceed a minimum size of 1ha in area, with a reticulated 
water connection not to be supplied due to the remoteness of the location of this supply. 
This is justified in Section 2.6.2 of this report; 

(vi) As above, the lots will be serviced by a fit-for-purpose domestic water supply. This will 
be in the form of 92,000L rainwater tanks, serviced by roof-top rainwater capture. These 
rainwater tanks will be fitted with dual Camlock valves, one installed at the 10,000L mark 
for domestic water consumption and the other at the bottom of the tank, preserving a 
minimum of 10,000L for fire-fighting purposes. This has the dual purpose of reducing 
runoff from the subject site as a result of future development; 

(vii) A suitable supply of potable water has been demonstrated within this document; 

(viii) A reticulated electricity supply is currently connected to the property and able to service 
the future development of the subject site; 

(ix) Community facilities are available within the Albany urban area for use of future 
residents. The size of the proposed development does not warrant the on-site provision 
of community facilities; 

(x) As demonstrated on the Subdivision Guide Plan, clearing of remnant vegetation is 
minimised and confined only to those areas considered completely degraded. The 
environmental assets of the subject site will be protected in the long term by the 
proposed rezoning; 

REPORT ITEM PD132 REFERS

119



(xi) The proposal seeks to promote good environmental and landscape outcomes, as 
evidenced by the following: 

i. Retention of remnant vegetation and fencing where appropriate; and 

ii. The use of building envelopes on less capable lots to ensure development is located 
on the most capable portion of the land and outside of areas considered water-
logged. 

(xii) All building envelopes and lots have been designed based upon the findings of the Land 
Capability Assessment and Local Water Management Strategy; 

(xiii) The property is not currently subject to a buffer from an adjoining land use; 

(xiv) As shown on the Subdivision Guide Plan, all of the proposed lots are to be serviced by 
constructed public roads, which will be constructed to the specifications of the City of 
Albany and be available for access in all weather conditions; 

(xv) As evidenced by the Bushfire Management Plan undertaken by Bio Diverse Solutions, 
Bushfire Attack Levels (BAL) are identified across the site and dwellings will be 
constructed in accordance with AS 3959 – 2009 Construction of Buildings in Bushfire Prone 
Areas; 

c) Development standards for the subdivision and development of the subject site are included 
within LPS 1; and 

d) This clause is not applicable to the proposed rezoning, as it is proposed to subdivide the 
property into freehold (green title) lots. 

It is believed that the proposal complies with all relevant clauses for rural living proposals as 

outlined in Clause 5.6 of SPP 2.5. SPP 2.5 also outlines the following definitions applicable to the 
proposed rezoning: 

“Rural residential zone / Special rural zone 

A sub-set of rural living and a land use zone with land parcels from one to four 
hectares in size and generally provided with scheme water and power supply.” 

The proposal complies with the requirements of the ‘Rural residential zone/Special rural zone’ 
definition. The Amendment will provide for lots developed for lifestyle purposes.  

 State Planning Policy No.3 – Urban Growth and Settlement 

The purpose of SPP3 is to promote a sustainable settlement pattern across Western Australia. It 

specifically mentions rural residential development in Section 5.6 “Managing rural-residential 
growth”. When planning for rural-residential development, it states that development should- 

 “avoid productive agricultural land, important natural resources, areas of high bush fire 

risk or environmental sensitivity; 

 avoid future urban areas or areas particularly suitable for urban development in terms of 

their characteristics and proximity to urban services; 
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 give preference to locations near existing settlements with available services and facilities 

in order to support the local community and avoid locations where services are not 

available or costly extensions are necessary; 

 minimise potential for conflict with incompatible activities associated with productive rural 

uses or natural resource management; 

 only include locations which are suitable for this type of development, such as land which 

is topographically varied, visually attractive and with distinctive environmental attributes 

or otherwise has potential for lifestyle pursuits; and 

 take a realistic approach by allocating land based on forecast estimates of demand for 
rural living not on the speculative development of land.” 

The Amendment complies with the requirements of SPP3, as evidenced by the following points: 

 As evidenced in the Land Capability Assessment, the majority of the subject site has good 

capability for rural residential development; 

 The land is not considered part of the future urban area of Albany; 

 The subject site is located in an existing rural residential settlement area; 

 The subject site is surrounded on three sides by rural residential development;  

 The property is visually attractive, topographically varied with distinctive attributes that 

make it suitable for the development of lifestyle pursuits; and 

 The identification of the property for these uses in the ALPS indicates that the City of Albany 
considered it as part of projections for the supply of rural residential land. 

 Development Control Policy No.3.4 Subdivision of Rural Land 

The purpose of DCP3.4 is to provide guidelines for the subdivision of rural land. Applicable to the 
Amendment is Section 3 of DCP3.4, which is outlined below: 

“3 Rural Living  

It is the policy of the WAPC that the subdivision of rural land for rural living land uses 

must be properly planned through the preparation and endorsement of strategies 

and schemes and be accordingly zoned in local planning schemes prior to 
subdivision. 

Rural living is considered a residential land use and not a rural land use. Therefore, 

this policy does not apply to rural living proposals or subdivision. Rural living policy 

is outlined in clause 5.6 of State Planning Policy 2.5 – Land use planning in rural 
areas.  

Accordingly, the requirements of State Planning Policy 2.5 – Land use planning in rural areas have 
been assessed in this document.  
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Rural Planning Guidelines 

The Western Australian Planning Commission has recently released the Rural Planning Guidelines 

for use in the preparation and review of planning documentation relating to rural land use planning, 
including rural living. 

These guidelines have been released for a 6 month monitoring and review process. The guidelines 

do raise relevant requirements relating to the development of rural living estates, however, in all 
cases, these requirements have been addressed in other sections of this document.  

 Draft Country Sewerage Policy  

The Department of Health released a draft policy for wastewater treatment and dispersal in 2003. 

The draft Country Sewerage Policy sets minimum requirements for on-site wastewater disposal. This 
includes: 

 A minimum lot size of 2000m² shall be established in areas proposed to utilise on-site 

effluent disposal techniques; 

 The use of Aerobic Treatment Units (ATU’s) where a clearance of 500mm from surface to 

groundwater can be achieved; 

 The use of septic systems where a clearance of 2000mm from surface to groundwater can 

be achieved and suitable soil types are found; and 
 A 30 metre setback to a dam, stream or private water supply. 

As is outlined in the Land Capability Assessment, late winter testing of the Amendment Site was 

undertaken. It identified that the Amendment Site does meet the requirement of the draft Country 

Sewerage Policy. A 30m setback for ATU’s has been imposed to water bodies on the subject site, as 
well as a 100m setback to Oyster Harbour for the use of on-site effluent disposal.  

3.2 Local Planning 

 City of Albany Local Planning Scheme No.1 

Under the City of Albany Local Planning Scheme No. 1 (LPS 1), the subject site is zoned General 

Agriculture. The purpose of the Amendment to LPS 1 is to rezone the subject site to Rural Residential. 
LPS 1 outlines the objectives of the Rural Residential zone in Clause 4.2.17: 

“(a) Create small rural land holdings for residents who wish to enjoy a residential 
lifestyle within a rural landscape and environment; and 

(b) Provide for residential and limited incidental land uses which: 

(i) Are compatible with the preservation and protection of environmentally 

sensitive areas such as remnant vegetation and groundwater protection 
areas; 

(ii) Do not visually detract from the landscape and the visual amenity of the 
locality; 
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(iii) Allow for uses and developments that are fit for purpose and minimise 

any onsite or off-site impacts such as soil erosion, nutrient loss, drainage 
and potential land use conflicts; and 

(iv) Are located in close proximity to existing urban areas and can enjoy 

appropriate urban servicing to the lots including rubbish disposal, 
reticulated water, community facilities and fire infrastructure.” 

The proposal complies with the objectives of the Rural Residential zone as evidenced by the 
following: 

 The protection of remnant vegetation and ensuring protection of the environment is a 

priority on the subject site; 

 The subject site is well screened from major roads and located low in the landscape, hence 

will have limited visual impact. The protection of remnant vegetation on the subject site will 

also ensure visual impacts are reduced; 

 Off-site impacts will be minimised; and 

 The subject site is appropriately located for rural residential development, being 

surrounding on three sides by Rural Residential zoned land. No reticulated water is 

connected to the existing rural residential development, nor is it proposed to be connected 
to the subject site. 

LPS 1 also provides for general provisions relating to the Rural Residential zone within Clause 5.5.13.2 
of the Scheme. Furthermore, Clause 5.5.13.3 outlines the following: 

“Prior to considering any additional land to be rezoned to Rural Residential, the 

Local Government will require the proponent to submit a detailed proposal that 
addresses the following matters: 

(a) Compliance with the outcomes and recommendations of the Albany Local 
Planning Strategy; 

(b) Fire Hazard Assessment and Fire Management Plan;  

(c) Land capability and suitability assessment,  

(d) Protection and enhancement of the natural environment;  

(e) Protection and enhancement of visual amenity;  

(f) Provision of infrastructure and services;  

(g) Impacts on adjacent land uses;  

(h) Any potential for site contamination;  

(i) Effluent disposal;  

(j) Location of building envelopes etc; and  
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(k) Preparation of a Guide Plan for the subdivision showing proposed roads and 

connectivity between proposed/future and existing developments, lots, recreation 
areas, location of building envelopes etc.” 

The Amendment is consistent with Clause 5.5.13.3, as outlined in the following justification: 

(a) As has been outlined in this report, the Amendment proposes a Rural Residential zoning for 

the subject site, as opposed to Rural Residential and Special Residential as identified in the 

ALPS. Should Special Residential zoning become viable, with a suitable water supply 

provided, a number of the lots will be able to be rationalised; 

(b) A Bushfire Management Plan is incorporated with this Amendment, with its requirements 

incorporated within the Scheme Provisions and on the Subdivision Guide Plan. All 

development can achieve the necessary separations and building requirements compliant 

with SPP 3.7 Planning for Bushfire Risk Management; 

(c) A Land Capability Assessment has been completed to accompany the Amendment. The 

findings of the Land Capability Assessment have been incorporated and taken account of in 

this Amendment and its accompanying Subdivision Guide Plan; 

(d) The Amendment seeks to protect and enhance the natural environment in the following 

ways: 

a. Ensuring good quality remnant vegetation is protected; and 

b. Ensuring that all lots have suitably capable locations for buildings and on-site 

effluent disposal; 

(e) The Amendment seeks to protect and enhance the visual environment through the 

protection of remnant vegetation and development in accordance with the general 

provisions of Clause 5.5.13.2 of LPS 1; 

(f) The Amendment ensures that suitable infrastructure and services are provided to service 

future residents; 

(g) As is demonstrated throughout this document, the impact on adjacent/adjoining land uses 

is minimal, given all surrounding land uses are similar in nature; 

(h) The potential for site contamination is regarded as low. The proposal is for rural residential 

living on properties above 1ha in area, with all land identified as not being capable for this 

development being excluded from future development; 

(i) Effluent disposal has been given consideration by this Amendment and the Subdivision 

Guide Plan. As shown on the Subdivision Guide Plan and referenced within the Scheme 

Provisions, alternative effluent disposal systems will be required to be used on land that is 

less capable; 

(j) As shown on the Subdivision Guide Plan, building envelopes have been allocated on those 

properties deemed to be constrained by physical limitations, such as waterlogging, low fuel 

zones and other buffers. All building envelopes proposed exceed 2000m² in area, 

demonstrating that each lot is capable of ‘normal’ rural residential development. Where 

such constraints are lessened, a building envelope has not been allocated, as the location 

of buildings and structures on this land will be guided by the Scheme Provisions and 

constraints mapped on the Subdivision Guide Plan; and 
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(k) A Subdivision Guide Plan has been prepared in accordance with the criteria outlined. 

It is believed that the Amendment addresses all criteria listed by the City of Albany Local Planning 
Scheme No.1 for rezoning the subject site from General Agriculture to Rural Residential. 

 Albany Local Planning Strategy 

The Albany Local Planning Strategy (ALPS) sets out the long term planning direction for the City of 
Albany and has regard to all relevant State and regional planning policies. 

ALPS identifies the strategic planning direction for the City of Albany over the next 20 years. It draws 

on the key elements from the City of Albany’s strategic planning document, 3D Vision, and notes 
that the City of Albany should become a Learning, Healthy and Thriving City.  

ALPS Strategic Land Use Classification 

The subject land is currently classified by ALPS as Rural Living and Special Residential. This rezoning 

proposes land uses that would be consistent with the Rural Living classification of ALPS, of which 
the Strategic Objectives are included in Section 8.3.5 of ALPS. These are: 

“In the long term encourage the efficient use of existing rural living areas, based on 
land capability to maximize their development potential.” 

“Ensure that future rural living areas are planned and developed in an efficient and 

co-ordinated manner by being located either adjacent to Albany as designated on 

the ALPS maps, or within existing rural townsites in accordance with Table 5 along 
with adequate services and community infrastructure.” 

ALPS also includes the following objectives for Rural Living areas: 

 “Discourage the creation of additional rural townsites for living purposes. 

 Avoid the development of Rural Living areas on productive agricultural land, 

other important natural resource areas and areas of high bushfire risk, 
flooding and environmental sensitivity. 

 Avoid the development of Rural Living areas on future and potential long 
term urban areas. 

 Minimise potential for generating land use conflicts.” 

Figures 12 and 13 of the ALPS outline the Special Rural/Residential lot supply available in the City of 

Albany as at the gazettal of ALPS and estimates approximately 570 lots were available for 

development in the Albany hinterland. It is understood that the City of Albany will be completing a 

similar analysis of lot availability upon proceeding with its ALPS review process. In concluding the 

Rural Living section, ALPS identified the following actions relating to this land use (applicable to the 
Amendment only): 
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“Give top development priority to the subdivision of land currently zoned Special 

Residential and Special Rural within the City’s current Town Planning Schemes and 
as designated on the ALPS maps. 

“In the long term, maximise opportunities for existing rural living areas that do not 

have potential for future urban development to achieve higher sustainable lot yields 

based on land capability/suitability, service provision and local constraints. These 
areas would be given second priority to meet future demands.” 

The subject site is designated for Rural Living and Special Residential by the ALPS and is therefore 

consistent with the first action of ALPS. The second action is that the opportunity for rationalisation 

is achieved in Rural Living areas, which is achieved by the proposal in achieving a minimum lot size 
of 1ha. 
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4 SUBDIVISION GUIDE PLAN AND SCHEME PROVISIONS 

4.1 Introduction 

Whilst this document provides all background and supporting information, the requirements of this 

document are enabled through the Subdivision Guide Plan and Scheme Provisions relating to Rural 

Residential Area No. 45. The Subdivision Guide Plan and Scheme Provisions are outlined in the below 
section. The Subdivision Guide Plan is included within Appendix E of this document. 

4.2 Subdivision Guide Plan and Scheme Provisions 

 Design Philosophy 

To create rural residential living that is responsive to landform and site opportunities and 
constraints, and thereby complete the pattern of rural residential subdivision in the locality. 

 Constraints to Development 

Land Capability 

As explained through this report and the Land Capability – Geotechnical Assessment and Water 

Management Strategy, the subject site does have some land capability constraints, however, these 
are easily managed through the following methods: 

 Design limitations and avoidance of area with the highest constraint through the design 

depicted on the Subdivision Guide Plan; 

 Imposition of requirements through the Scheme Provisions, ensuring that each lot is 
developed in a manner that does not exacerbate land capability constraints. 

Examples of how land capability constraints are addressed include: 

 The requirements for all proposed new dwellings to utilise Alternative Treatment Unit’s for 

on-site effluent disposal; 

 The location of all new building envelopes outside of soils considered to have a lower than 

fair (III) land capability rating; and 

 Ensuring that all new building envelopes have an adequate separation to existing water 
bodies (i.e. 30m) as well as a 100m setback of development from Oyster Harbour. 

The Subdivision Guide Plan and Scheme Provisions adequately address considerations relating to 
land capability for the subject site.  

Remnant Vegetation 

As part of its Land Capability – Geotechnical Assessment and Water Management Strategy, Landform 

Research identified vegetation condition and communities existing on the subject site. These form 
considerable constraints for development. This has been addressed in the following ways: 
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 Identification of Vegetation Protection Zone’s covering Good to Very Good condition 

remnant vegetation across the subject site;  

 Ensuring that requirements for fire protection do not lead to undue removal of remnant 

vegetation by the proposed development; and 
 Encouragement for remnant trees to be protected as part of the landscape. 

The Subdivision Guide Plan and Scheme Provisions will ensure the retention and management of 

good quality vegetation on the subject site, as well as ensuring the landscape values of the site are 
not depreciated by the proposed subdivision and development. 

Fire Management 

As identified within the Bushfire Management Plan prepared by Bio Diverse Solutions, the subject 

site contains ‘Extreme’, ‘Moderate’ and ‘Low’ bush fire hazards. To protect property and life, the 
Amendment, through the Subdivision Guide Plan and Scheme Provisions seeks to: 

 Enable access throughout the site via a systems of roads and Emergency Access Routes; 

 Providing three (3) points of access and egress to the subject site, ensuring good access to 

the subject site during a bush fire emergency; 

 Maintain vegetation in close proximity to houses in a low fuel standard, as directed by the 

Bushfire Management Plan; 

 Provide a water supply at each property through securing the bottom portion of rainwater 

tank for fire-fighting purposes. The location of a dam on the subject site, as well as a mains 

water supply being available; and 

 Constructing houses to the appropriate Bushfire Attack Level (BAL) rating, as identified 

within the Bushfire Management Plan, with no construction occurring in areas identified as 
BAL 40 or BAL FZ. 

The Amendment will result in sound fire management practices being applied to the subject site 
and subsequent development. 

Access 

Access to the subject site is problematic, due to the two existing road reserves being incapable of 
being used as the primary means of access, due to: 

 Affleck Road being low lying and subject to inundation during winter. Its close proximity to 

Oyster Harbour also makes upgrading the road difficult; and 

 The road reserve adjoining the northeast corner of the property entering an area of very 

good condition remnant vegetation. The intent of the Amendment is to protect these areas 
from further clearing; 

It is proposed that a new access is established through Lot 184 (No.334) Nanarup Road, Kalgan. This 

will be in the form of 20m road reserve. This location has excellent sight lines in each direction on 
Nanarup Road and the location of the proposed road has been agreed to by the landowner. 
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 Opportunities Presented by the Amendment 

Completion of Rural Residential Development Front in this Locality 

The Amendment will result in logical completion to the Rural Residential zoned land in the locality. 
This is evidenced in the following: 

 Land immediately adjoining the northern, southern and eastern boundaries of the subject 

site is zoned Rural Residential; 

 The subject site was always intended for Rural Residential, through gradual development of 

the Gull Rock/Swan Point rural residential area; 

 The majority of land in this area identified for Rural Residential has been developed and 

subdivided, with only limited lots remaining in the Swan Point development, as well Lot 600 
Pine Rise. The proposal forms the logical continuation of development in this locality; 

The rezoning of the subject site will complete the precinct and result in well planned, comprehensive 
development of the site for Rural Residential purposes. 

Environmental Outcomes 

As outlined throughout this report, the Amendment seeks to allow the limited development of the 

subject site for Rural Residential purposes. Through subdivision and development of the subject site 

will occur as a result of this, it should be noted that the following beneficial environmental 
outcomes will be achieved:  

 Subdivision and development will identify, protect and manage remnant vegetation of the 

subject site in a manner compliant with regulatory requirements. The current use of the land 

does not provide for this; 

 Subdivision and development will enable regulatory authorities to enforce requirements 

such as ceding the foreshore fronting Oyster Harbour and prevention of development on 

low capability land; 

 Affleck Road will no longer form the primary access to the land, although will be retained 

for emergency access and egress. This will remove a maintenance burden of the City of 

Albany for this low lying road; and 
 Fire management of the subject site will be improved. 

These are tangible benefits for the land. Subdivision and development will improve the ongoing 
maintenance and quality of the subject site.  

Completion of Strategic Fire Network 

As evidenced in this report, the Amendment seeks to complete strategic fire access in this Rural 

Residential zoned locality. This includes the provision of a strategic firebreak connection to Swan 
Point Road.  
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Providing Well Located Rural Residential Development 

The subject site is located a 15 minute drive from the Albany CBD, providing lifestyle lots in close 

proximity to employment and amenities within the Albany area. The subject site is served by school 

bus routes which operate along Nanarup Road, as well as being within easy driving distance of the 

centre of Albany and services associated with this centre. The popularity of this locality for this form 

of development is well known and the subject site characteristics make it a sound choice for the 
completion of Rural Residential land uses to the south of Nanarup Road.  

Efficient Use of Land for Highest and Best Use 

The Amendment presents the opportunity for the highest and best use of the land to be achieved 

through the rezoning of the land to Rural Residential with an applicable minimum lot size of 1ha. 
The use of the minimum lot size of 1ha is justified by the following: 

 It is the minimum lot size permitted within the Rural Residential zone; 

 The Albany Local Planning Strategy encourages the maximum use of existing and proposed 

Rural Residential zones, prior to identifying new locations for this type of development, 

which deplete agricultural land stocks; and 

 The use and type of development will blend seamlessly with other surrounding rural 
residential zones. 

4.3 Conclusion 

The Subdivision Guide Plan and Scheme Provisions applicable to Rural Residential Area No. 45 seek 

to identify and manage the opportunities and constraints of the subject site in a manner that 
realises the site’s potential for rural residential development. 
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5 JUSTIFICATION AND CONCLUSION 

Amendment No. 15 to City of Albany Local Planning Scheme No.1 seeks to rezone the subject site to 

Rural Residential and insert the Subdivision Guide Plan and Scheme Provisions relating to the Rural 
Residential Area No. 45 into Schedule 14 of the Scheme.  

This Amendment achieves the following objectives: 

 Providing suitably located lifestyles uses in an area that will not impact on the future 

expansion of the Albany urban land area; 

 Logically completing rural residential development in this locality; 

 Demonstrating that the subdivision and development of the land at this time for Rural 

Residential land uses will not compromise the subdivision and development of Special 

Residential land uses in the future, should the City of Albany wish for this use to occur on 

the subject site as a result of the Albany Local Planning Strategy review; 

 Providing strategic road and fire access routes benefitting the locality; 

 Addressing the key constraints and opportunities of the Amendment Site in a sensitive 

manner that will permit development;  

 Ensure the land is capable and suitable for the type of development proposed; and 

 Providing for suitable land uses which complement their surrounding context. 

 
Additional information supporting this Scheme Amendment is contained at Appendix F.  

Approval of the Amendment and Subdivision Guide Plan is therefore respectively requested.
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PLANNING AND DEVELOPMENT ACT 2005 

CITY OF ALBANY 

LOCAL PLANNING SCHEME NO.1   AMENDMENT No. 15 

 

The City of Albany under and by virtue of the powers conferred upon it in that behalf by the Planning 
and Development Act 2005 hereby amends the above local planning scheme by: 

1. Rezoning Lot 422 (No.16) Affleck Road, Kalgan from ‘General Agriculture’ zone to ‘Rural 
Residential’ zone, and amendment in the Scheme Maps accordingly; 

2. Inserting provisions relating to the subdivision, development and use of Rural Residential 
Area No. 45 into Schedule 14 of the Scheme Text. 

 
Schedule 14 – Rural Residential Zone [cl.5.5.13] 

No. Specified Rural Residential 
Zone 

Special Provisions Applying to Specified Rural Residential Zone 

RR45 Lot 422 (No.16) Affleck Road, Kalgan 

(shown as RR 45 on the Scheme 
Maps)  

1.0 Subdivision of RR 45 shall generally be in accordance with 
the Subdivision Guide Plan ‘RR 45’ endorsed by the CEO, 
with any minor variations approved by the WA Planning 
Commission.  

2.0 The minimum lot size shall be one (1) hectare. 

3.0 The following land uses are ‘P’ permitted uses: Single 
House.  

4.0 The following land uses are ‘D’ discretionary uses: 
Ancillary Accommodation, Bed and Breakfast/Farmstay, 
Home Occupation, Industry – Cottage, Public Utility and 
Rural Pursuit (which shall be limited to existing cleared 
and pastured land only) and other incidental or non-
defined activities considered by the Local Government to 
be consistent with the objectives for the zone.  

5.0 All buildings, structures and water storage systems shall 
be located wholly within the building envelope depicted 
on the Subdivision Guide Plan.  

6.0 Roofing shall be a colour that blends into the landscape of 
the site. The use of white/off-white and/or reflective 
materials for roofing shall not be permitted;  

7.0 Construction material of walls shall be unrestricted. Where 
white/off-white and/or reflective materials are proposed, 
the applicant is to demonstrate to the City of Albany that 
they will not impact amenity of neighbouring residents 
and the locality generally; 

8.0 All effluent disposal on the land is to occur through the 
use of Alternative Treatment Unit’s; 

9.0 Development and Effluent Disposal will not be permitted 
within the Effluent Disposal/Development Exclusion Zone; 

10.0 Clearing within the Landscape Protection Zone is not 
permitted unless to specifically comply with the 
requirements of the Bushfire Management Plan to reduce 
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fuel load and implement building protection zones. All 
other clearing will be subject to planning approval of the 
City of Albany; 

11.0 Where lot boundaries traverse Vegetation Protection 
Area’s depicted on the Subdivision Guide Plan, they shall 
be demarcated by the use of bollards, or other 
means/method considered suitable by the Local 
Government, so as to minimise the removal of vegetation; 
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PLANNING AND DEVELOPMENT ACT 2005 

CITY OF ALBANY 

LOCAL PLANNING SCHEME NO.1   AMENDMENT No. 15 

 

ADOPTION: 

Adopted by resolution of the Council of the City of Albany at the meeting of the Council held on the 
______________________day of ____________________201___: 

 

                    

Mayor 

   

 

Chief Executive Officer 

FINAL APPROVAL: 

Adopted for final approval by resolution of the City of Albany at the meeting of the Council held on 

the ______________________day of ____________________201___ and the Common Seal of the 
municipality was pursuant to that resolution hereunto affixed in the presence of: 

 

   

Mayor 

 

   

Chief Executive Officer 

RECOMMENDED / SUBMITTED FOR FINAL APPROVAL: 

 

 

     

Delegated under s.16  of the PD Act 2005      Date 

FINAL APPROVAL GRANTED: 

 

 

     

Minister for Planning         Date 
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APPENDIX C – LAND CAPABILITY – GEOTECHNICAL 
ASSESSMENT AND LOCAL WATER MANAGEMNT STRATEGY – 
LANDFORM RESEARCH 
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1. Introduction  
Harley Dykstra commissioned Bio Diverse Solutions (Bushfire Consultants) to undertake a bushfire 
hazard assessment and prepare a Bushfire Management Plan to guide all future bushfire 
management as part the planning process for a proposed subdivision development of Lot 422 
Swan Point Road Lower Kalgan. 
 
The basic requirements of any Bushfire Management Plan (BMP) is to identify potential issues or 
problems relating to environmental fire threats and recommend specific actions by certain persons, 
agencies, authorities and developers to ensure, as much as practical, that the lives and assets of 
the location are not put at undue threat from any unplanned fire event. A BMP takes into account 
various physical attributes of the land, including topographical and vegetation properties, local 
climatic impacts, biodiversity, past and current land use, past fire history and management 
practices, local authority fire management obligations, road access, water supplies, adjacent 
property and tenure, and future obligations by various parties should the subdivision application be 
successful.  
 
Such planning takes into consideration standards and requirements specified in various documents 
such as Australian Standard (AS) 3959-2009, Guidelines for Planning in Bushfire Prone Areas 
(WAPC, 2015) and State Planning Policy 3.7 (WAPC, 2015). These plans have been developed to 
ensure uniformity with interpretation of onsite vegetation types, site design, and building standards. 
 
The subject area is described as Lot 422 Swan Point Road Lower Kalgan and is shown in 
Appendix A and the Subdivision Guide Plan (SGP) at Appendix B.   

1.1. Statutory Conditions 
This Bushfire Management Plan has been prepared for Lot 422 Swan Point Road Lower Kalgan to 
address fire management issues associated with the proposed Subdivision Guide Plan (SGP).  
The BMP is consistent with State and Local Government planning instruments, in particular the 
Guidelines for Planning in Bushfire Prone Areas (WAPC, 2015) and State Planning Policy 3.7 
(WAPC, 2015). The Plan aims to resolve any conflicts and provide planning information and 
guidance for the City of Albany (CoA), DFES, and present and future lot owners.  
 
On the 7th December 2015 the Fire and Emergency Services (Bush Fire Pone Areas) Order 2015; 
Planning and Development (Local Planning Scheme) Amendment Regulations 2015; Planning and 
Development Act 2005 State Planning Policy 3.7 - Planning in Bushfire Prone Areas and the 
Building Amendment Regulations (No.3) were published in the WA Government Gazette.  The 
Western Australian State Bushfire Prone Mapping was also publicly released.  
This means that: 

 Emergency Services (Bush Fire Prone Areas) Order 2015:  4 (1) The areas of the state 
described in the Bushfire Prone Areas dataset are designated as bush fire prone areas. 

 Planning and Development (Local Planning scheme) Amendment Regulations 2015:   
78D (1) Unless subclause (2) applies, before commencing any development on a 
development site a person (the developer) must cause to be prepared a bushfire attack 
level assessment for the development site if the development site _ 

(a) is in a bushfire prone area; and 
(b) has been in a bushfire prone area for a period of at least 4 months. 

(2) A developer is not required under subclause (1) to cause to be prepared a bushfire 
attack level assessment for a development site if:  

  (a) a BAL contour map has been prepared in relation to the development site; or 
(b) because the terrain of the development site it is not possible to calculate the 
bushfire attack level of the development site.  

 Planning and Development Act 2005 State Planning Policy 3.7 (SPP 3.7)- Planning in 
Bushfire Prone Areas: The intent of this policy is to implement effective, risk based land 
use planning and development to preserve life and reduce the impact of bushfire on 
property and infrastructure. The application of SPP 3.7 applies to all higher order strategic 
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planning documents, strategic planning proposals, subdivision and development 
applications located in designated bushfire prone areas. 

 Building Amendment Regulations (No.3):  Outlines the definition of the bushfire prone 
area as designated under the Fire and Emergency Services Act 1998 Regulation 31BA 
applicable building standards for buildings and incidental structures in bushfire prone areas. 
 
(WA Australian Government Gazette, 2015) 
 

The publicly released bushfire prone mapping (Bushfire Prone Area Mapping, OBRM, 8/12/15) 
outlines the site to be Bushfire Prone as per the above regulations as is situated within 100m of >1 
ha of bushfire prone vegetation. Refer to extract from the Office of Bushfire Risk Management 
(OBRM) as released in December 2015 Appendix A. 
 
This document and the recommendations contained are aligned to the following policy and 
guidelines: 

• AS 3959-2009 “Construction of Buildings in Bushfire Prone Areas” current and 
endorsed standards; 

• “Planning for Bushfire Protection Edition 2” WAPC (2010);  
• Draft “Planning for Bushfire Risk Management Guidelines (WAPC, 2014); 
• Bushfires Act 1954;  
• CoA Annual Fire Break Notice; and 
• Proposed Planning and Development (Bushfire Risk Management) Regulations 

2014. 
 

1.2. Suitably Qualified Bushfire Consultant 
This BMP has been prepared by Kathryn Kinnear (nee White), who has 10 years operational fire 
experience with the (formerly) DEC (1995-2005) and has the following accreditation in Bushfire 
Management: 

• Incident Control Systems; 
• Operations Officer; 
• Prescribed Burning Operations; 
• Fire and Incident Operations; 
• Wildfire Suppression 1, 2 & 3; 
• Structural  Modules – Hydrants and hoses, Introduction to Structural Fires, and Fire 

extinguishers; and 
• Ground Controller. 

 
Kathryn Kinnear currently has the following Tertiary Qualifications: 

• BAS Technology Studies & Environmental Management; 
• Diploma Business Studies; and 
• Graduate Diploma of Environmental Management. 

 
Kathryn Kinnear is presently pending approval as a Level 1 BAL Assessor and is classified as an 
“Experienced Practitioner” pending provisional accreditation. Kathryn Kinnear is presently a 
member of Fire Protection Australia Association and a committee member of the Bushfire 
Subcommittee Western Australia.  Kathryn is a suitably qualified Bushfire Practitioner to prepare 
this Bushfire Management Plan. 
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2. Aims of this Plan 
The aim of this BMP is to reduce the occurrence of, and minimise the impact of bushfires, thereby 
reducing the threat to life, property and the environment.  The BMP has been prepared by Bio 
Diverse Solutions (Bushfire Practitioner) for the client with the “Subject site” being Lot 422 Swan 
Point Road Lower Kalgan, see Appendix A.  
 

2.1. Planning Context  
The BMP has been prepared to support a Subdivision Guide Plan (SGP) proposal on Lot 422 
Swan Point Road Lower Kalgan  The proposed Subdivision Guide Plan as prepared by Harley 
Dykstra is located in Appendix B. 
 

2.2. Site inspection 
To ensure that every aspect of the proposed subdivision meets the planning requirements as set 
out in Guidelines for Planning in Bushfire Prone Areas (2015) (Appendices, 2, 3 and 4), a site 
inspection was undertaken on the 29th January 2015 by Kathryn Kinnear (Bushfire Practitioner, Bio 
Diverse Solutions) to assess the vegetation and the site conditions.  

The site was assessed as having a “Moderate- Extreme” bush fire hazard rating due to the 
presence of internal and adjacent Forest and Woodland vegetation. 
 
The “Elements” which are to be met either through the objectives of the “Performance Principle” or 
“Acceptable Solutions” (WAPC, 2015) for the subject site include: 

 Element 1 - Location; 
 Element 2 - Siting and design of development. 
 Element 3 - Vehicular access; and 
 Element 4 – Water. 

 
2.3. Objectives 

The objectives of this BMP are: 
 Achieve consistency with objectives and policy measures of SPP 3.7 (WAPC, 2015), 

AS3959-2009 (current and endorsed standards), and the Guidelines for Planning in 
Bushfire Prone Areas (2015); 

 Understand and document the extent of the bushfire risk to the subject site 
 Prepare bushfire risk management measures for bushfire management of all land within the 

subject area with due regard to people, property, infrastructure and the environment; 
 Nominate individuals and organisations responsible for fire management and associated 

works within the subject area; and 
 Aligned to the recommended assessment procedure which evaluates the effectiveness and 

impact of proposed, as well as existing, bushfire risk management measures and 
strategies. 
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3. Description of the area 

3.1. Location 
The subject site is 18 km north east of the Albany Central Business District (CBD), within the 
municipality of the City of Albany. The subject site is located in the locality of Lower Kalgan 
adjacent to Oyster Harbour/Kalgan River and consists of approximately 40ha with cleared paddock 
areas and remnant vegetation with two existing dwellings and a cottage on site.  Please refer to 
Figure 1 below - Locality Map, and Site Location Mapping Appendix A.   
 

Figure 1 – Subject site locality 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

3.2.  Development proposal 
The development at the subject site contemplates rural residential development with 23 new lots 
being created.  The lot sizes range from 1.01ha to 3.44ha with building envelopes.  
 
The BMP has been prepared as part of the planning process to prescribe bushfire management 
measures for the proposed development as State Planning Policy 3.7 Planning in Bushfire-Prone 
Areas (2015), and the Guidelines for Planning in Bushfire Prone Areas (2015) (Appendices, 2, 3 
and 4).   
 
Please refer to the proposed SGP in Appendix B.  
 
  

Subject area locality, 
Lot 422 Swan Point 
Road, Lower Kalgan. 
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4. Desktop Assessment – Regional Setting 

4.1. Current site land use 
The subject site has been traditionally used as a small farm for dairy, sheep and cattle.  Most of the 
out buildings associated with the farm have been removed (sheds, cattle yards etc) with two 
dwellings and a small cottage remaining.  Please refer to Photographs 1 and 2 below. 
 

 
 
 
 
The paddock areas on the property have been regularly grazed (historically) or slashed (recently).  
There are areas of remnant vegetation and various dams located across the property. Refer to 
Photographs 3 -6. 
 

 

   
 
 
 
 
 
 
 
 
 
 

Photograph 2 – View of small cottage in the north 
of the property. 

Photograph 1 – View of existing dwelling central to 
the property. 

Photograph 3 – View of grazed paddock areas, 
now maintained through slashing in the west of 
the property. 

Photograph 4 – View of grazed paddock areas, 
now maintained through slashing in the north east 
of the property. 
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4.2. Surrounding land uses 
Adjacent to the subject site to the west is Oyster Harbour and the Kalgan River and associated 
foreshore/riverine areas.  Please refer to Photographs 7 and 8 below. 
 

 
 
 
 
 
To the north, east and south there are small to large rural properties with remnant vegetation, 
cleared paddock areas and dwellings.  Refer to Photographs 9 to 11. 
 

 
 
 
 
 
 
 
 
 
 
 
 
 

Photograph 7 – View of Kalgan River to the west 
of the property and foreshore area (foreground). 

Photograph 9 – View of 
property to the south west 
of the subject site. 

Photograph 8 – View of Kalgan River and Oyster 
Harbour foreshore area adjacent to the property. 

Photograph 5 – View of remnant vegetation on 
site. 

Photograph 6 – View of dam located in the 
southern portion of the property. 
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4.3. Climate 
The lower south-west of Western Australia has a Mediterranean climate with mild to moderately 
hot dry summers with cool evenings.  Winters are typically cool and wet and are punctuated by 
periodic winter fronts bearing strong winds and rainfall (BOM, 2014). 
 
A major factor influencing Albany’s climate is the Southern Ocean. The city is situated on the 
southern coast of WA and the ocean imparts a moderating influence via sea breezes in the warmer 
months and more generally through the effects of a relatively mild and moist air mass at any time 
of the year. Another significant factor is the position of a band of high pressure known as the sub-
tropical ridge, and seasonal variations are mainly due to the north-south movement of this ridge.  
 
An easterly broad scale flow prevails in summer when the ridge is south of the State. However, the 
movement of high pressure cells from west to east along this ridge brings a commonly repeated 
pattern of wind changes to south coast locations. Albany’s south coast aspect means that the 
progression of winds from east through north, west, south and returning to east over periods of 
several days to a week or more during summer can bring a large variation in weather from fine and 
mild, to hot with thundery showers, to cool and cloudy with drizzle.  When the ridge moves north in 
the cooler months, the moisture-laden westerly winds south of the ridge deliver much of Albany’s 
annual rainfall. Atmospheric disturbances embedded in the westerly’s are common in the winter 
months with sometimes several cold fronts passing through southwest WA in a week (BOM, 2014).  
 

4.3.1. Rainfall 
Albany’s long-term median annual rainfall is approximately 927.8mm (BoM, 2015) (Albany BOM 
Station # 9500) though there can be considerable variation in the total rainfall from year to year. 
Approximately 72 per cent of the annual rainfall occurs between May and October. Although cold 
fronts are responsible for much of the recorded rainfall total, a moist onshore flow can occur in any 
season and bring showers or drizzle. Thus the area records rainfall on average 102.5 days 
annually (BOM, 2015).  
 
July is the wettest month, with the wettest month recorded in June 1970 of 421.5mm. Rain occurs 
on two days out of every three during an average winter. The driest month is February with a mean 
of 22.6mm and in winter the average is 143.1mm (July).  In 2013 Albany recorded an annual 
rainfall of 967.8mm (2014 not available at time of printing). Please refer to Figure 2 - Mean Rainfall 
Albany from 1877-2014 (BOM 2014). 
 
 
 
 

Photograph 10 – View of property boundary and 
adjacent farm to the south east. 

Photograph 11 – View of property to the north 
(north/east) also owned by the client. 
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Figure 2 – BoM Rainfall for Albany BOM Station (9500) 

 

 

 

 

 

 

 

 

 

 

4.3.2. Temperature 
Average maximum temperatures peak in January and February in Albany, with monthly mean 
maximum temperatures of 20-22°C although temperatures above 35°C sometimes occur when 
hot, dry northerly winds arrive from the interior of WA. Overnight mean minimums also peak in 
January and February at a mild 14-15°C, on average.  
 
Winter daily maximum temperatures average approximately 15.8°C (July), while the average mean 
minimum is approximately 8.2°C in July and August. Daily minimum temperatures below 5°C can 
be expected about once or twice a month in winter. Please refer to Figure 3 illustrating Average 
Temperatures Albany from 1880 to 2014 (BoM 2015). 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

4.3.3. Wind 
The dominant wind direction in summer is from the southwest, east and southeast and afternoon 
sea breezes occur from October to March. During winter, west and northwest wind prevail from 
which most storm events occur (BoM, 2015). Although fronts and depressions may bring strong to 
gale force winds, winter winds are more variable and generally lighter than those of summer. 
Please refer to Figure 4 and 5 (BoM, 2015). 

Figure 3 –Mean Maximum Temperatures 
Albany Station (BOM, 2015) 

Figure 4 –Mean Minimum Temperatures 
Albany Station (BOM, 2015) 
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Figure 4 – Summer (Jan) 9am and 3pm wind rose BoM 

 

 

 

 

 

 

 

 

 

 

 

 

(Source BOM 2015) 

Figure 5– Winter (Jul) 9am and 3pm wind rose BoM 

 

 

 

 

 

 

 

 

 

 

(Source BOM 2015) 

Figure 4 wind roses indicate there are variable morning (summer) breezes with strong afternoon 
winds from the south west, east and south east directions in dry, summer periods. 

4.4. Prevalent Fire Weather 
Fire weather is characterised by mid-level disturbances across the south west of Western 
Australia, bringing unstable atmospheric conditions (thunder and lightning) from the north or north-
west wind directions. This is characteristic of “Extreme” Fire Weather conditions to the area with 
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hot dry conditions prior to storm events. Risk of lightning strikes, spark ignition, arson and other 
causes of fire give rise to wild fires under these conditions. 
 
Prevalent winds which most wildfire events occur in the region are from the north-west, east and 
north-east direction.  Conditions tend to be dry with low relative humidity.  High winds and excess 
fuels can lead to hazardous conditions for residents.   
 
Prevailing strong south west, south east and south easterly winds exist at the subject site during 
dry summer afternoon periods (Figure 4). These circumstances place the most risk from wildfire 
events.  The vegetated private properties to the north east, and south pose a bushfire risk from 
prevailing winds during summer afternoon periods (Figure 4). 
 

4.5. Climate Change 
Climate change is expected to impact on the future rainfall pattern of the area. It is recognised that 
the average rainfall has already declined by 20%-30% over the past few decades and that the long 
term impact of climate change may lead to a shift in rainfall, as well as dryer climatic conditions for 
the region. The long term changes are predicted to impact on the flora, fauna and water availability 
for the region. (Climate Commission 2010) 
 
The Climate Commission (Climate Commission 2010) estimates that  
“…Rainfall patterns in Western Australia have changed over the last 40 years. There is significant 
evidence that climate change has contributed to the marked drying trend in the southwest of the 
state.” 
 
The proposed subdivision could be affected from climate change through increased intensity 
rainfall events or extended drying periods.  Increased extreme weather from climate change could 
affect fire frequency and behaviour in Western Australia (DEC, 2012), this BMP has been prepared 
to reduce the risk of bushfire on the environment and any adjacent properties. 
 

4.6. Topography 
The subject site is located on a gentle western facing ridge beside the Oyster Harbour Estuary and 
Kalgan River. The highest point is 25m AHD in the south east, with most of the site being at or on 
the 5-20m AHD.  Please refer to Vegetation Mapping - Appendix C.  
 
The “Effective slopes” (as per AS3959-2009) under the classifiable vegetation is measured 
between 2.2°-8.6° (degrees) with an average of 4.2° calculated over 7 slopes.  Refer to the slope 
analysis on the Vegetation Mapping - Appendix C. 
 

4.7. Bushfire fuels – Vegetation 
The subject site lies within the Jarrah Forest IBRA bioregion, (JF2 – Jarrah Forest 2 subregion).  
This subregion is characterised by: Jarrah-Marri forest on laterite gravels and, in the eastern part, 
by Wandoo - Marri woodlands on clayey soils. Eluvial and alluvial deposits support Agonis 
shrublands. In areas of Mesozoic sediments, Jarrah forests occur in a mosaic with a variety of 
species-rich shrublands. (Hearn et al., 2002). 
 
The vegetation has been mapped on a broad scale by JS Beard (Shepherd et al 2002) in the 
1970’s, where a system was devised for state-wide mapping and vegetation classification based 
on geographic, geological, soil, climate structure, life form and vegetation characteristics 
(Sandiford and Barrett 2010). A search of JS Beard’s vegetation classification database for the 
general area places the site within 1 broad Vegetation Association for the site: 

1. System Association: Kwornicup 
Vegetation Association number: 3 
Vegetation Description: Medium forest; jarrah-marri (e2,3Mc) 

Vegetation assessment was undertaken by Landform Research in 2010 (Stephens, L., 2010) 
whereby 6 vegetation communities were described across the subject site.   
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These were described as: 
 Jarrah-Marri Low Forest; 
 Peppermint Forest; 
 Melaleuca Thicket; 
 Estuarine low heath; and  
 Eucalyptus-Taxandria Low Woodland; and Taxandria Thicket. 

Refer to the full report from Landform Research (Stephens, L., 2010) for full vegetation 
descriptions, vegetation condition and mapping. 

 
The site assessment revealed five vegetation types for the area (internal and external to the 
subject site) classified as per the AS3959-2009 criteria as: 

 Low Open Forest (Type A) – Trees over 30m high; 30-70% foliage cover (may include 
understorey of sclerophyllous low trees and tall shrubs or grass). Typically dominated by 
Eucalypts Casuarinas (AS3959-2009); Internal and adjacent to the north and south in 
private property. 

 Woodland (Type B) – Trees 10 -30m high; 10-30% foliage cover dominated by Eucalypts; 
understorey low trees to tall shrubs dominated by Acacia, Callitris or Casuarinas (AS3959-
2009); Internal Jarrah/marri Woodland and Peppermint Woodland which has been 
grazed/parkland cleared.  

 Scrub (Type D) - Found in areas wet enough to support eucalypt trees, which are affected 
by poor soil fertility or shallow soils. >30% foliage cover. Dry heaths occur in rocky areas. 
Shrubs 1-2m high. Typical of coastal wetlands (AS3959-2009) located in the Oyster 
Harbour and Kalgan River foreshore areas. 

 Grassland (Type G) – Open paddock areas, overstorey foliage <10%. (AS3959-2009), 
internal and adjacent to the subdivision. 

 Low threat vegetation (AS3959-2009) – Non- Vegetated areas, including waterways, 
roads, footpaths, buildings and rocky outcrops; and Low threat vegetation including 
managed grassland, maintained lawns, golf courses, maintained public reserves and 
parklands, botanical gardens, vineyards, orchards, cultivated ornamental gardens, 
commercial nurseries, nature strips and wind breaks (AS3959-2009). Internal existing 
dwellings, gravel pit, roads and dams. 

 
These assessments are based on dominant tree heights and vegetation structure according to 
Table 2.3 AS3959-2009 and are located within 100m of the boundary of the subject site.  Please 
refer to Photographs 12 to 21 showing vegetation types classified as per AS3959-2009 (and 
descriptions above) and also shown in Vegetation Mapping Appendix C. 
 

 
 
 

Photograph 12 – View of Woodland Type B along 
dominant ridge, Jarrah/Marri parkland cleared. 

Photograph 13 – View of Woodland Type B in 
central east side of subject area, Jarrah/Marri 
parkland cleared. 
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Photograph 16 – View of Grasslands Type G to the 
north east of the subject site. 

Photograph 17– View of Grasslands Type G from 
the property to the south east of the subject site. 

Photograph 14 – View of Forest type A – Low open 
Jarrah/Marri forest in the south east of subject area. 

Photograph 15– View of Forest type A – Low open 
Jarrah/Marri forest in the north of subject area 

Photograph 18 – View of Low Threat Vegetation – 
dam and banks, Forest Type A in background 
(Taxandria juniperina). 

Photograph 19– View of Low threat vegetation 
around existing building central to the subject site.  
View from the east. 
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4.8. Assets 
The subject site is predominantly cleared of remnant vegetation with no infrastructure, once 
developed, the values which will be potentially affected by bushfire include: 
 

 Human lives: It is likely that more than 60-90 people could be resident at the newly created 
subdivision; 

 Assets:  The development will contain dwellings and valuable infrastructure; and 
 Environmental Conservation Values: there will be remnant flora and fauna protected in 

the adjacent foreshore reserve at the Oyster Harbour/Kalgan River and conservation of 
flora and fauna in “Vegetation Protection Zones” across the site (see SGP Appendix B). 
 

4.9. Access 
Vehicle access to the subject site is from presently along Affleck Road off Nanarup Road. 
 

4.10. Water Supply 
There is presently mains scheme water supplied to the existing dwellings on site. 
 

4.11. Fire Breaks 
There are existing firebreaks around the property, refer to Photograph 22 below. 

 

Photograph 22– View of firebreak along the 
southern boundary of the subject site. 

Photograph 20 – View of Shrublands Type D to the 
west of subject area along the Oyster 
Harbour/Kalgan River foreshore. 

Photograph 21– View of Shrublands Type D to the 
west of subject area along the Oyster 
Harbour/Kalgan River foreshore. 
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5. Potential Bushfire Issues and Bushfire Hazards 

The bushfire hazard assessment provides a measure of the fire intensity and likelihood of bushfire 
attack measures on a dwelling, subdivision or residential area (Planning for Bushfire Protection, 
Edition 2 2010). This measure can provide an assessment of the land for suitability for residential 
construction and takes into account: 

1. Vegetation Assessment – type and class in each direction; 
2. Distance - between the predominant vegetation class and proposed building; 
3. Topography and slope – with reference to accessibility; and 
4. Land use – surrounding and internal to the proposal. 

(Refer to Planning for Bushfire Protection, Edition 2, WAPC 2010) 
 
The Vegetation type for the subject site and adjacent (to 100m from boundary) has been classified 
as per AS3959-2009 as Forest Type A, Woodland Type B, Shrubland Type D, Grassland Type G 
and Low threat Vegetation (as per vegetation classifications outlined in AS3959-2009). The 
bushfire hazard (risk) ratings have been assessed as per the methodology as outlined in the 
Guidelines for Planning in Bushfire Prone Areas (2015) (Appendix 2).  Please refer to Table 1 
below. 
 

Table 1 – Bushfire Hazard Level Categories 

 
(WAPC, 2015) 
 
Internal Bushfire Risks 
The subject site has regular slashing of the cleared paddock areas, firebreaks, and around 
infrastructure at least twice a year and is presently Grassland Vegetation, which is classified as a 
“Low” threat of bushfire (as per WAPC Guidelines, Table 1). Isolated Peppermint, Jarrah and 
Marri trees occur in paddock areas however the site is approximately 60% grassland vegetation 
Type G.  Occurring in remnant patches through the central area of the subject site Woodland Type 
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B, the slopes are low (between 2°-6°) this would be classified as “Moderate” threat of bushfire (as 
per WAPC Guidelines, Table 1). In the north, south and north east there are patches of Low Open 
Forest (Type A) vegetation with regenerating understorey and midstorey, the slopes are low 
(between 2°-4°) this would be classified as “Extreme” threat of bushfire (as per WAPC Guidelines, 
Table 1). 
 
Refer to Bushfire Hazard Mapping Appendix D. 
 
External Bushfire Risks 
Adjacent to the subject site along the Kalgan River and Oyster Harbour foreshore is remnant tidal 
wetland vegetation – classified as Shrubland Type D.  To the north east there is remnant 
Woodland Type B in private property. There are low effective slopes (<10°) for these vegetation 
classifications, with the adjacent Woodland Type B and Shrubland Type D classified as a 
“Moderate" threat of bushfire (as per WAPC Guidelines, Table 1). 
 
To the south east, south west, east and north there are adjacent private properties with grassland 
paddocks and dwelling infrastructure.  These areas would be classified as “Low” threat of bushfire 
(as per WAPC Guidelines, Table 1). 
 
To the south and north east there are remnant patches of Forest Type A with regenerating 
understorey and midstorey, the slopes are low (between 2°-4°) this would be classified as 
“Extreme” threat of bushfire (as per WAPC Guidelines, Table 1). 
 
Refer to Bushfire Hazard Mapping Appendix D. 
 
Proposed Subdivision Fire Risk Rating 
The bushfire hazard for this subdivision has been rated at a Moderate – Extreme risk due to the 
site having internal and external patches of Woodland and Forest remnant native vegetation. The 
overall slopes for the vegetated areas are low-moderate <10°, however setback distances of over 
100m from native vegetation cannot be achieved from the proposed lots.  

Where 100m cannot be achieved from Bushfire Prone Vegetation, the Guidelines for Planning in 
Bushfire Prone Areas (2015) states that building to Bushfire Attack Levels (BAL) and AS3959-2009 
can apply to dwellings to assist in achieving “Acceptable Solutions” to the subdivision. 

The subdivision will be located within 100m of Bushfire Prone vegetation and is located within the 
WA State Bushfire Prone Area (OBRM, 2015). The proposal can meet the minimum “Acceptable 
Solutions” as per the newly released “Guidelines for Planning in Bushfire Prone Areas” (WAPC, 
2015). These are outlined in Section 6 – Bushfire Management/Mitigation Plan.  
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6. Bushfire Management/Mitigation Plan  

The management issues (Elements) which relate to this proposal include: 
 Location 
 Siting and Design of Development 
 Vehicle Access; and ‘ 
 Water 

(WAPC, 2015) 
  
The Development is required to meet the “Performance Principles” and/or “Acceptable Solutions” 
of each “Element”. 
 
The site has been classified as a Moderate-Extreme Bushfire Risk (forest and woodlands and low 
effective slopes).  The design allows for an appropriate level of bushfire risk with mitigation 
measures applied to the level of risk. The following sections outline the bushfire mitigation 
procedures and how the design will be assessed against the Acceptable Solutions as per the 
newly released Guidelines for Planning in Bushfire Prone Areas (WAPC, 2015).   
 
These include: 

 Meeting “Acceptable Solutions” for location (Element), see Section 6.1; 
 Meeting “Acceptable Solutions” for Siting of the development (Element), see Section 6.2; 
 Meeting “Acceptable Solutions” for Vehicles (Element) see Section 6.3; and 
 Meeting “Acceptable Solutions” for Water (Element) see Section 6.4. 

 
The following sections outline the bushfire mitigation procedures and how the design meets the 
Acceptable Solution as per the Appendix Four of the Guidelines for Planning in Bushfire Prone 
Areas (WAPC, 2015). 
 

6.1. Element 1: Location  
Intent: To ensure that strategic planning proposals, subdivision and development applications are 
located in areas with the least possible risk of bushfire to facilitate the protection of people, 
property and infrastructure. 
 
Assessment to the Acceptable Solutions.  
 
Acceptable Solution applied A1.1:  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. 
 
The subdivision is located on land that will not require construction standards to greater than BAL 
29.  The subdivision has a Moderate - Extreme Bushfire Risk (Table 1, WAPC 2014) due to the 
presence of remnant forest and woodland vegetation areas (internal and external). The bushfire 
hazard level is manageable and adequate setbacks can be achieved through careful design and 
after construction of dwellings to AS3959-2009.  Prevailing winds are from the south west, south 
east and south easterly winds (see Figure 4) for the site. 
 
Further information outlining meeting this Acceptable Solution is outlined in Section 6.2. 
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6.2.   Element 2: Siting and design of development  
Intent: To ensure that the siting of development minimises the level of bushfire impact. 
 
Assessment to the Acceptable Solutions.  
 
The site has been classified as a Moderate - Extreme Bushfire Risk (Table 1, WAPC 2014).  The 
design of the development allows for an appropriate level of bushfire risk with mitigation measures 
applied to the level of risk.   
The Acceptable Solutions which will be applied to this development include: 

 A2.1: Asset Protection Zone (APZ):  Every building is surrounded by a 20m APZ (see 
Section 6.2.1).  

 A2.2 Hazard Separation: Building to AS3959-2009 where setbacks of 100m cannot be 
achieved to Bushfire Prone Vegetation (see Section 6.2.2); and 
 

The development is able to meet the Acceptable Solutions as demonstrated in the proceeding 
sections.  
 

6.2.1. Asset Protection Zones (APZ) (Acceptable Solution A2.2) 
 
Assessment to the Acceptable Solutions.  
The aim of the Asset Protection Zone (APZ) is a low fuel area immediately surrounding a habitable 
building, and is designed to minimise the likelihood of flame contact with buildings (WAPC, 2015). 
APZ will minimise the risk of the building igniting, (thus protecting the occupants), and with the 
reduced fuel quantities, allow safer and more effective conditions for fire-fighters to contain 
wildfires. Roads, pathways, lawns, and other low hazard items should be placed within this zone to 
improve the effectiveness of the zone.  The APZ is required in addition to HSZ (see Section 6.2.2). 
 
It is recommended that a 20 metre wide APZ as the minimum width to be constructed around all 
buildings.  Activity within the APZ (as per WAPC, 2015) must include: 

 Width: 20 metres measured from any external wall of the building or building envelope; 
 Location: within the boundaries of the lot on which the building is situated; 
 Fine fuel load: reduced to and maintained at 2 tonnes per hectare; 
 Trees (crowns) are a minimum of 10 metres apart; 
 Trees are low pruned at least to a height of 2 metres; 
 No tall shrub or tree is located within 2 metres of a building; 
 No tree crowns overhang the building; 
 Fences and sheds within the APZ are constructed using non-combustible materials (e.g. 

colour bond iron, brick, limestone, metal post and wire); and 
 Sheds within the APZ should not contain flammable materials. 

 
An example of APZ from the “Guidelines for Planning in Bushfire Prone Areas (WAPC, 2015) is 
shown in Figure 8. 
 

Figure 8 – Asset Protection Zone and Hazard Separation Zone (WAPC, 2015) 
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The lots are large (1.5ha to 3.12ha) with Building Envelopes (BE’s) >2000m2 allowing areas for 
APZ to be achieved within the lots.  Most of the buildings utilise cleared areas or areas of Low 
threat and non vegetated areas (as classified by AS3959-2009) and shown on BAL Contour Plan 
Appendix E to achieve a 20m APZ, either through the maintained grassland areas, low fuel areas,  
driveways, or road reserves.  
 

6.2.2. Hazard Separation (Acceptable Solution A2.1) 
 
Assessment to the Acceptable Solutions 
A Hazard Separation (HS) of >100m cannot be achieved from the external bushfire hazards for the 
dwellings for the SGP as outlined in the Bushfire Hazard Mapping Appendix D.  Proposed 
dwellings which cannot meet >100m HSZ from Woodland and Scrub Bushfire Prone Vegetation 
require a Bushfire Attack Level (BAL) and building to AS3959-2009 to apply to the lot (dwelling). 
 
BAL is the process for measuring the severity of a buildings potential exposure to ember attack, 
radiant heat and direct flame contact.  The threat or risk of bushfire attack is assessed by an 
accredited BAL Assessor. BAL rating determinations are of 6 levels BAL-LOW, BAL-12.5, BAL-19, 
BAL-29, BAL-40, BAL FZ.  Building is generally not recommended in BAL-40 or BAL-FZ areas.  
The BAL rating is determined by the distance of the building to vegetation, slope and vegetation 
type adjacent to the dwelling. The standards outlined in AS 3959-2009 provide reference to 
specific items of building and it is recommended that the future lot owner discuss these in detail 
with the builder.   
 
Table 2 outlines some of the construction consideration to AS3959-2009 when building in bushfire 
prone areas. Construction standards are to be approved by the CoA prior to construction.  Building 
to AS3959-2009 applies to buildings as defined in the Building Code of Australia (BCS). 
 

Table 2 – AS3959-2009 Construction Requirement (Example) 

Construction requirement  AS3959-2009 
Flooring systems 
Supporting posts, columns, stumps, piers and poles 
External Walls 
Windows 
External Doors 
Vents and weep holes 
Roof 
Eaves 
Fascia’s 
Gutters and downpipes 
Veranda and decks 
Service Pipes (water and gas) 

 
The construction standard that can apply to the dwellings in the subject site is shown in Table 3 – 
Minimum Setback Distances and Construction Standards. This is a guide and can be subject to 
change at detailed building construction stages (dependant on final location of dwelling in relation 
to vegetation).  
 
An allocation of BAL and the Hazard Separation distance (HS) required (as per Table 2.4.3 from 
AS3959-2009) has been provided to the lots of the subdivision (BAL Contour Mapping Appendix E) 
which is measured from the edge of woodland and forest vegetation in the developable areas.   
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The minimum of a 20m APZ (see Section 6.2.2 for more detail) must apply to all dwellings and 
recommended around infrastructure buildings. An additional HS (17m to 27m depending on 
vegetation and slope) is required and dictates the BAL construction (and AS3959-2009) standard 
depending on the distance to vegetation and slope as shown in Table 3 and shown on the BAL 
Contour Plan Appendix E.   
 

Table 3 – Minimum Setback Distances and Construction Standards Class 1 Buildings 
Location on SGP 
(lot numbers) 

Vegetation Type & Slope Distance to 
Vegetation 

BAL Rating Construction 

17, 18, 19 & 20 Forest Type A 
All upslopes & flat land 

21-<31 metres BAL 29 AS3959-2009 to 
apply 

17, 18, 19 & 20 Forest Type A 
All upslopes & flat land 

31-<42 metres BAL 19 AS3959-2009 to 
apply 

17, 18, 19 & 20 Forest Type A 
All upslopes & flat land 

42-<100 metres BAL 12.5 AS3959-2009 to 
apply 

1, 2, 3, 4, 8-16  Forest Type A 
Downslope 0 - 5 degrees 

27-<37 metres BAL 29 AS3959-2009 to 
apply 

1, 2, 3, 4, 8-16 Forest Type A 
Downslope 0 - 5 degrees 

37-<50 metres BAL 19 AS3959-2009 to 
apply 

1, 2, 3, 4, 8-16 Forest Type A 
Downslope 0 - 5 degrees 

50-<100 metres BAL 12.5 AS3959-2009 to 
apply 

Lot 5, 7,  Woodland Type B 
All upslopes and flat land 

22-<31 metres BAL 29 AS3959-2009 to 
apply 

Lot 5, 7 Woodland Type B 
All upslopes and flat land 

31-<43 metres 
 

BAL 19 AS3959-2009 to 
apply 

Lot 5, 7 Woodland Type B 
All upslopes and flat land 

43-<100 metres 
 

BAL 12.5 AS3959-2009 to 
apply 

Lot 6, 21 -23 Woodland Type B 
Downslope 0 - 5 degrees 

17-<25 metres BAL 29 AS3959-2009 to 
apply 

Lot 6, 21 -23 Woodland Type B 
Downslope 0 - 5 degrees 

25-<35 metres 
 

BAL 19 AS3959-2009 to 
apply 

Lot 6, 21 -23 Woodland Type B 
Downslope 0 - 5 degrees 

35-<100 metres 
 

BAL 12.5 AS3959-2009 to 
apply 

No lots All Vegetation >100 metres  No BAL 
rating 
required 

No construction 
standards 
required 

(as per AS3959-2009) 
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Notes on BAL Assessment:  
 Sites will be subject to detailed feature survey and the mapping depicted in the BAL 

Contour Plan Appendix E is a guide, with accuracy to within 5m. 
 Any BE’s where two BAL allocations intercept across the dwelling, the higher BAL is 

to apply.   
 BAL setback distances are measured from the edge of existing vegetation at time of 

feature survey and building construction approvals stages.   
 Detailed assessment for BAL Construction as described in this document can be 

undertaken at building construction stage by an accredited Level 1 BAL Assessor 
with approval from the City of Albany.  

 
The BAL mapping Appendix E is a guide based on current vegetation standings, and is not 
reflective of post construction of roads, firebreaks, weed management and infrastructure 
installation.  These works may alter the landscape and the final placement of dwellings therefore 
BAL allocation may be subject to change. An updated BAL Contour Map should be provided prior 
to the release of lots to document any changes to the vegetation after subdivision construction. 
 
The developer will be responsible for the implementation of a notification on title under Section 70A 
of the Transfer of Land Act 1983 to read: 

‘Registered proprietors and prospective purchasers of the land described above are 
notified that the use of the land is subject to an approved Bushfire Management Plan”. 
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6.3. Element 3: Vehicle Access - Performance Criteria  
Intent:  To ensure that the vehicular access serving a subdivision/development is available during a 
bushfire event. 
 
Assessment to the Acceptable Solutions. 
 
The internal layout of the Subdivision’s public roads and private access allows vehicles and other 
emergency vehicles to move through the subdivision at all times, meeting the Acceptable 
Solutions. Vehicle access technical standards as outlined in Table 4 are the minimum 
requirements from Guidelines for Planning in Bushfire Prone Areas (WAPC, 2015). Refer to Table 
4 and Bushfire Management Plan Appendix G. 
 

Table 4 – Vehicular Access Technical Standards 
Technical requirements Public 

Roads 
Cul-de-

sacs 
Private 

Driveways 
Emergency 

Access Ways 
Fire Service 

Routes 
Minimum trafficable surface 
(m) 

6* 6 4 6* 6* 

Horizontal clearance (m) 6 6 6 6 6 
Vertical clearance (m) 4.5 N/a 4.5 4.5 4.5 
Minimum weight capacity(t) 15 15 15 15 15 
Maximum crossfall 1 in 33  1 in 33  1 in 33  1 in 33  1 in 33  
Curves minimum inner 
radius(m) 

8.5 
 

8.5 
 

8.5 
 

8.5 
 

8.5 
 

Signs    To DFES & 
CoA standards 

To DFES & 
CoA standards 

Gates    To DFES & 
CoA standards 

To DFES & 
CoA standards 

* Refer to E3.2 Public roads: trafficable surface, whereby 6m can include 4m pavement and 1m wide 
constructed road shoulders. 

(WAPC, 2015) 
6.3.1. Two access routes (A3.1) 

The subdivision meets the Performance Principle, there is the main entry/exit point off Nanarup 
Road via the newly formed road reserve and two Emergency Access Ways to Swan Pont Road 
(south) and off the existing Affleck Road to Nanarup Road (north west). This gives the subdivision 
3 access routes. 
 
The SGP meets the Performance Principle, if the subdivision is staged then the Acceptable 
Solutions (A3.6 and A3.7) will apply as outlined in Section 6.2.6 and 6.2.7. 
 

6.3.2. Public roads (A3.2) 
All internal public roads shall be constructed with 13-20m road reserves meeting Performance 
Principle.  The Vehicular Access Standards (Refer to Table 4 – Column 1) and relevant technical 
information shall be detailed in Civil Engineering Designs. 
 

6.3.3. Cul de Sacs (A3.3) 
Cul-de-sacs will be no longer than 200m and shall comply with Table 4 – Column 2 and relevant 
technical information shall be detailed in Civil Engineering Designs. 
 

6.3.4. Battle Axes (A3.4) 
Battle Axes will be no longer than 200m and shall comply with Guidelines for Planning in Bushfire 
Prone areas (WAPC, 2015) and the relevant technical information shall be detailed in Civil 
Engineering Designs. 
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6.3.5. Private Driveways (A3.5) 
Private driveways will conform to the minimum technical standards as outlined in Table 4 – Column 
3 and will be the responsibility of the new lot owner to install to the required standards. 
 

6.3.6. Emergency Access Ways (A3.6) 
Emergency Access Ways (EAW) will be along two proposed EAW’s to Swan Point Road (south) 
and along Affleck Road (north west).  This will give three entry/exit points in an emergency meeting 
the Performance Principle. The standards for EAW’s are outlined in Table 4, Column 4 and 
relevant technical information shall be detailed in Civil Engineering Designs. 
 
If the subdivision is staged, the EAW to the south to Swan Point road is to be constructed during 
the first stage giving residents emergency access at all times.  The EAW along Affleck Road is the 
existing access and so will remain in perpetuity. 
 

6.3.7. Fire Service Access Routes (A3.7) 
A dedicated Fire Service Access (FSA) will be along the southern boundary linking lot 14 and 10 to 
the southern EAW.  This will be gated but not locked along the boundary of the lots.  This is not an 
EAW and is recommended for fire fighting and bushfire control reasons only. This FSA will enable 
access to fire crews to the thick remnant woodland vegetation south of the subdivision in a bushfire 
emergency  The standards for EAW’s will be as per Table 4, column 5 and will meet the 
Performance Principle. 
 
If the subdivision is staged, the FSA along the southern boundary to Swan Point road is to be 
constructed during the first stage giving fire crews access at all times. 
 

6.3.8. Individual Fire breaks (A3.8) 
Firebreaks are required by the CoA for rural size properties (>4000m2).  A fire break is defined in 
the CoA annual Fire Break Notice as: 
“..a strip of land 3 metres wide and 4 metres high that is ploughed, cultivated, scarified or slashed 
to a maximum height of 50mm for the purpose of preventing the outbreak of or spread of a fire.  
This includes the trimming back of all overhanging trees, bushes, shrubs and any other objects 
over the firebreak area.   A boundary fire break is a firebreak which is placed within 20m of the 
property boundary.  Fire breaks must be installed and maintained from December 1 to 30 April 
inclusive.” 
(CoA, 2014) 
 
It is the responsibility of the owner to maintain firebreaks prior to the fire season (October each 
year). The CoA firebreak order requires a 3m trafficable internal firebreak (CoA, 2014) for lots 
>4000m2. These are shown on the Bushfire Management Plan Appendix E. Where there is a public 
road/driveway adjacent, a firebreak has not been shown as is not required.  Where there are 
vegetation protection zones, a firebreak is shown on the edge of the protection area. 
 
Please refer to the CoA Annual fire Break order, this is updated annually, or as gazetted and the 
current versions should be obtained from the City of Albany website: 
http://www.albany.wa.gov.au 
 

6.3.9. Gates  
Gates are proposed for this development and are to be placed at the north western and southern 
end of the two EAW’s and at the FSA.  The gates will not be locked but will be sign posted (see 
Section 6.3.9).   
 
Gate standards will be as follows: 

• Minimum width 3.6 metres; 
• Have appropriate signage (as per section 6.3.9); 
• Approved by the CoA; and 
• Not locked. 
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Refer to Bushfire Management Plan Appendix G for location of gates. 
 

6.3.10. Signage 
Signs are proposed at entry/exit points of the EAW’s and FSA and are shown in the Bushfire 
Management Plan Appendix F.  Any new signage shall be to the DFES and CoA recommended 
wording for signage as appropriate: 

• ‘Fire Service Access”; or 
• ‘Emergency Access Only’. 

 
The signage shall meet the following standards: 

• Minimum height above ground level 0.9 metres; 
• Design and construction to be approved by relevant local government; and 
• Lettering height 100mm. 

 
Refer to Bushfire Management Plan Appendix G for location of signs. 
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6.4. Element 4 Water – Performance Criteria 
Intent: To ensure that water is available to the subdivision, development or land use to enable 
people, property and infrastructure to be defended from bushfire. 
 
Assessment to the Acceptable Solutions 
 

6.4.1. Reticulated areas (A4.1) 
Scheme water will be provided to Lot 7 only via the existing connection.  
 

6.4.2. Non-reticulated areas (A4.2) 
All other lots (excepting Lot 7) will not be connected to Reticulated Scheme Water and will require 
individual houses to provide a minimum of 92,000 litres tank capacity, of which 10,000L is to be 
held in reserve for fire fighting purposes only (i.e. not for domestic use).  Each dwelling tank 
should be fitted with an outlet at the base of the tank (75mm Storz Fitting with gate valve). 

There is an existing fire hydrant located along Nanarup Road, refer to BMP Appendix G for the 
location.  This is within 0.5km of the site and deemed suitable for fire fighting crews to access.  
There are numerous dams on the property which are full year round on the property which could 
be accessed in an emergency situation for fire fighting purposes. 
 
This will ensure that the subdivision meets compliance with A4.2. 
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6.5. Other Fire Mitigation measures 
 

 
6.5.1. Evaporative Air Conditioners 

Evaporative air conditioning units can catch fire as a result of embers from bushfire getting into the 
unit.  These embers can then spread quickly through the home causing destruction. It can be 
difficult for fire-fighters to put out a fire in the roof spaces of homes. Information on Evaporative air 
conditioners is supplied in Appendix G of this document.   
 
It is also recommended that home owners: 

• Ensure that suitable external ember screens are placed on roof top mounted 
evaporative air conditioners compliant with AS3959-2009 (current and endorsed 
standards) and that the screens are checked annually. 

 
6.5.2. Barrier fencing 

In November 2010 the Australian Bushfire CRC issued a “Fire Note” (Issue 70, Bushfire CRC, 
2010) which outlined the potential for residential fencing systems to act a barrier against radiant 
heat, burning debris and flame impingement during bushfire.  The research aimed to observe, 
record, measure and compare the performance of commercial fencing of Colourbond steel and 
timber (treated softwood and hardwood).   
 
The findings of the research found that: 
 
“.. Colourbond steel fencing panels do not ignite and contribute significant heat release during cone 
calorimeter exposure” (exposure to heat) 
 
..”Colourbond steel (fencing) had the best performance as a non-combustible material.  It 
maintained structural; integrity as a heat barrier under all experimental exposure conditions, and it 
did not spread flame laterally and contribute to fire intensity during exposure” 
 
Residents will be encouraged to build Colourbond or non combustible fences in bushfire prone 
areas through dissemination of the CRC information “Fire Note” (Issue 70, Bushfire CRC, 2010). 
 

6.5.3. Landscaping/Streetscaping Areas 
Landscaping and Streetscaping areas subject to similar standards that apply to the HSZ and the 
following minimum standards shall apply: 

 Trees (crowns) a minimum of 5m apart (no continuous crowns); 
 Trees should have no dead material within the plant’s crown or on the bole; 
 Fuel reduced to <8t/ha; and 
 Shrubs should be no higher than 0.5 m. 

 
Site inspection revealed a large amount of declared woody weeds which contribute to the bushfire 
fuels/hazards on the subject site.  Selective removal of the following species as per the 
Department of Food and Agriculture WA recommended methods should occur and this will assist 
in bushfire fuel reduction: 

 Coastal Teatree Leptospermum laevigatum, and 
 Sydney Golden Wattle Acacia linearfolia 

 
Both of these species are declared under the previous Agricultural Protection Board Act 1950 
(repealed) and now the Biosecurity and Agriculture Management Act 2007 (BAM Act) and are 
listed in the CoA as “Pest Plants”. 
 
This plan is not reliant on the above weed removal recommendations with hazard ratings/ 
calculations made to existing vegetation as at March 2015. 
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6.5.4. Staging 
If the proposed development will be staged, staged development will incorporate the following: 

 Reduction of bushfire fuels to 100m from adjacent housing or in HSZ areas as specified in 
Table 4; 

 Implementation of 20m APZ to any adjacent dwellings for each stage of construction of the 
subdivision and during maintenance periods (where appropriate);  

 Construction of 2-way Emergency Access Way/Fire Service Access Ways linking to the 
south Swan Point Road; 

 Maintenance of fire protection measures in public areas (gates, access, landscaped areas 
etc) until the developer has relinquished construction/maintenance responsibility of public 
use areas to the CoA; and 

 Slashing of grasslands should occur to maintain low fuel areas (i.e. HSZ) around housing 
and dwellings. 
 

6.5.5. Fuel Hazard Reduction – Prescribed Burning 
The following parameters/strategies are recommended for the property. (Sampling and fuel 
calculation should be as approved by Fire & Emergency Services Authority procedures) 

 Forest fuels are maintained to maximum of 15 T/ha in Forest (Type A) vegetation types. 
 Woodland fuels are maintained to maximum of 8 T/ha in Woodland (Type B) vegetation 

types. 
 Fuel reduction can be achieved through slashing or prescribed burning.   
 Prescribed burning should be carried out in consultation with DFES and the CoA in 

accordance with the Bushfires Act 1954. This will be the responsibility of the lot owner as 
deemed appropriate from the CoA. 

 Possible cells for hazard reduction/prescribed burning is outlined in the Bushfire 
Management Plan Appendix G. A maximum of 8 years in a rotation is a recommended 
prescribed burning regime, but could be subject to further investigation during prescription 
preparations. 
 

The three cells proposed for prescribed burning are shown in the BMP Appendix G, Table 5 below 
outlines the lots which will be responsible for long term maintenance of HSZ and prescribed 
burning operations.  It is recommended that the lot owners jointly contact the CoA, Kalgan Brigade 
and if required DPaW n(for conservation matters) and prescribed burning operations are carried 
out in accordance with the Bushfires Act 1954. 
 

Table 5 – Prescribed burning regime and lots affected 
Lot Numbers Prescribed 

Burning Cell 
Number 

Vegetation 
type 

Maximum fuel 
loading in HSZ 

Recommended 
rotation (time 
till burning) 

10 to 17 Cell 1 Jarrah/Marri  
Woodland 
Forest 

 
8T/ha 
15T/ha 

 
4-6 years 
8-10 years 

9 Cell 2 Jarrah/Marri  
Forest 

15T/ha 8-10 years 

1, 2 & 3 Cell 3 Jarrah/Marri  
Forest 

15T/ha 8-10 years 

 
It is recommended that the developer undertake the initial prescribed burning operations of the 3 
cells (in consultation with CoA and BFB) during subdivision construction and prior to relinquish of 
lots so that all lots a fuel reduced prior to point of sale.   
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7. City of Albany Fire Protection Plan 

The City of Albany manages and maintains Volunteer Bush Fire Brigades strategically located 
throughout the district, with a membership of over 100 trained volunteers. Training and induction 
courses are held regularly and land owners are encouraged to attend these. For more information 
refer to the City of Albany. 

The City of Albany publishes annually a ‘Fire Regulations Notice’ (Bush Fire Notice) pursuant to 
Section 33 of the Bush Fires Act 1954. This document guides land owners on management of fire 
on their property. This should be accessed online from: 

www.albany.wa.gov.au 

7.1. Fire Fighting Facilities  
The Kalgan Bushfire Brigade (BFB) is the closest emergency services and is less than 2km from 
the subject site. The BFB services and maintain a 2.4 fire truck and a fast attack vehicle at the 
Upper Kalgan Shed and a 2 x 2.4 at the lower Kalgan shed, this is also backed up with a modern 
communication system for call outs as well as communication on the fire ground. These are typical 
of bush fire brigades for fire fighting services within Western Australia.   
 
The Kalgan BFB has the following: 

• Fully equipped fire station; 
• Volunteer trained members; 
• A communications and call out system; 
• Protective clothing issue to volunteers; and 
• DFES approved fire appliances. 

 
Response times can vary depending on commitments of volunteers, fire events current at time and 
priority of the fire services in the south west of Western Australia during summer periods. DFES 
recommends that homeowners take care to prepare their individual dwellings for fire season and 
take precautions against fire as per the ‘Bushfire Preparedness – Prepare. Act. Survive.’  
 
It is generally acknowledged that during large wildfire events, local resources may not be able to 
respond to every lot due to strategic deployments of services, priorities within the area or state 
and/or present commitments of volunteers and resources. It is therefore recommended that land 
owners implement strategies as recommended by DFES to protect life and property during the fire 
season. 
 

7.2. Fire Suppression Actions CoA 
The following protocols/actions for the subject site are recommended: 

• Local Government (City of Albany) through their Bush Fire Brigade Organisation is 
the Controlling Authority for fire suppression operations on the area. 

• Bushfire in or threatening the area will be contained to the smallest possible area, 
either by direct attack or by back burning from established buffers or fire lines taking 
into consideration the likely threats to life and property as well as the impact of 
suppression activity on the water quality and conservation objectives of the reserve. 

• Irrespective of fire weather forecasts, whenever reserve vegetation will burn and 
whenever burns on adjoining lands are imminent, a high level of vigilance and 
preparedness will be maintained. 

 
7.3. Homeowner Protection 

It is the responsibility of homeowners to protect their property from bushfire.  DFES have readily 
available information online which can assist homeowners in their preparedness during fire season 
(October to May).  The DFES website “Bushfire Preparedness – Prepare. Act. Survive.” should 
be accessed by all owners in bushfire prone areas. A hard copy of the A4 book “Prepare. Act.  
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Survive” can be found at local City of Albany Offices or DFES offices, or downloaded off the above 
web address: 

http://www.dfes.wa.gov.au 
 

7.4. Bushfire Plan 
It is recommended that the individual lot owner prepares an individual bushfire survival plan 
detailing preparations and actions to take if a bushfire threatens. 
When developing a bushfire survival plan, the following generic information should be considered: 

 If you plan to leave for a safer place - where will you go and how will you get there? Your 
safer place could be with friends and family, and may not be far away. Know where you will 
go and never ‘wait and see’. Relocating at the last minute can be deadly 

 Does your household include elderly relatives, young children, people with disabilities or 
illness? When, where and how will they be relocated? Who will care for them?  

 What will you do with your pets and livestock?  
 Can your home be defended? Is it in a location that makes it difficult or dangerous to 

actively defend? (refer to DFES’s Homeowners Bushfire Survival Manual - PDF)  
 Will your home provide shelter if you have to or decide to stay?  
 Are you capable of defending your home without the support of fire fighters?  
 Do you have the skills, knowledge and capacity to check for and put out spot fires for up to 

ten hours after the fire front has passed?  
 Do you have the right equipment and resources to actively defend? (e.g. sufficient 

independent water supply of at least 20,000 litres and a petrol, diesel or generator powered 
pump capable of pumping 400 litres per minute) 

 Will you cope with the noise and stress of a bushfire if you decide to actively defend? Being 
in a bushfire may be the most traumatic experience of your life. 

(from DFES website, 2013) 
 
By compiling information as outlined above, the individual lot owner can be prepared for their 
response in a bushfire emergency. Home owners should not rely on emergency personnel to 
attend their home and thus it is stressed to prepare an individual bushfire emergency plan 
regarding their intentions and property. This Bushfire Management Plan is not an individual 
bushfire emergency plan. 
 
Information is also available on the ABC Radio and the website to guide homeowners in the event 
of a fire emergency, such information includes: 
Planning for an Emergency Bushfire: 

 Survival Kit 
 Fire Emergency Services 
 Before a Bushfire 
 During a Bushfire 
 After a Bushfire 

Refer to the following link for more information on how to prepare a bushfire plan:  
 
http://www.abc.net.au/news/emergency/?ref=front-page-slider-v2--emergencies 
 
 “Before summer starts you need to decide what you will do if a bushfire threatens. If you live or 
work in a bushland area you need to prepare your home, family or business and have a plan so 
you can act to make sure you survive.” (DFES 2010) 
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8. Summary 

8.1. Overall Fire Threat 
Harley Dykstra commissioned Bio Diverse Solutions (Bushfire Consultants) to undertake a fire 
hazard assessment and prepare a Bushfire Management Plan to guide all future fire management 
for the subdivision development of Lot 422 Swan Point Road Lower Kalgan. The development at 
the subject site contemplates rural residential development with 23 new lots being created. The lot 
sizes range from 1.01 to 3.44ha with designated building envelopes on each lot utilising existing 
cleared and/or degraded areas. The BMP has been prepared as part of the planning process to 
prescribe bushfire management measures for the proposed development as per Guidelines for 
Planning in Bushfire Prone Areas (WAPC, 2015) and State Planning Policy 3.7 (WAPC, 2015). 
 
The subject site has remnant forest and woodland vegetation in the north east and central areas.  
There are existing paddocks from past farming practises and these areas are either parkland 
cleared or current land management practises entails slashing of the entire property to 50mm 
biannually. Adjacent to the site in private property to the north and south is woodland and forest 
vegetation.  To the west is the Kalgan River and Oyster Harbour Foreshore. 

The subdivision area has been rated as having a Moderate – Extreme bushfire hazard as defined 
by Guidelines for Planning in Bushfire Prone Areas (WAPC, 2015) (Appendix three) due to internal 
and adjacent Forest and Woodland bushfire risks. There are low effective slopes across the site. 
The development requires “Performance Principle” and/or “Acceptable Solutions” to be met.  

The Elements which are met either through the objectives of the “Performance Principle” and/or 
“Acceptable Solutions” for the Subject site include: 

 Element 1 - Location; 
 Element 2 - Siting and design of development. 
 Element 3 - Vehicular access; and 
 Element 4 – Water. 

 
This BMP has identified a number of ways fire risk can be mitigated and managed across the lots 
to ensure there is protection to life and property and biodiversity assets.  To mitigate fire risks and 
meet the Performance Principles this report outlines: 

 Element 1 – Location: The subdivision is located in an appropriate landscape with a 
Moderate- Extreme Bushfire Hazard Rating.  No building greater than BAL 29, HSZ and 
building to BAL and AS3959-2009 as outlined in Table 3, meeting Acceptable Solutions. 

 Element 2 - Siting and design of development: The design of the subdivision allows for 
bushfire hazard mitigation measures to be incorporated to reduce threat to people, 
property and infrastructure.  A 20m APZ can be achieved on the individual lots. Building to 
BAL and AS3959-2009 where 100m HSZ cannot be achieved to the woodlands and 
forests, meeting Acceptable Solutions. 

 Element 3 - Vehicular access: The newly created road reserves from Nanarup Road, 
EAW and FSA proposed to enable quick emergency egress or access for lot owners or fire 
services, meeting Acceptable Solutions. 

 Element 4 – Water: reticulated water will go to existing houses and all new dwellings will 
be required to have 92,000L with 10,000L in reserve for fire fighting purposes.  A water 
hydrant exists on Nanarup Road near the entry/exit point, meeting Acceptable Solutions. 
 

Most of the building envelopes utilise the existing cleared paddock areas with Grassland/Low Fuel 
Areas (as classified by AS3959-2009) to achieve a 20m APZ.  Some building envelopes in the 
central area utilise cleared Woodland/ very degraded vegetation, which with selective removal of 
trees can achieve APZ standards in the proposed building envelopes. 
 
This BMP report provides details of the fire management strategies proposed to be implemented 
across the site as it is subdivided and developed to ensure adequate protection of life, property 
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and biodiversity assets.  To ensure the mitigation measures are implemented responsibilities are 
outlined in the following sections for the Future Lot Owner, Developer and CoA.   
 
A possible works program to guide the developer is also provided to guide the developer in 
Appendix H. 
 

8.2. Future Lot Owners Responsibility 
It is recommended the Future Property Owners shall be responsible for the following: 

• To take measures to protect their own assets on their property, home owners should 
not rely on emergency personnel to attend their home and thus it is stressed to 
prepare a individual bushfire emergency plan, this Bushfire Management Plan is 
not an individual bushfire emergency plan; 

• Implement this document, Bushfire Management Plan as it applies to their individual 
property; 

• Ensure that APZ’s are maintained to a minimum of 20 metres around all buildings as 
per DFES and Planning for Bushfire Protection Guidelines (see Appendix F); 

• Ensure that HSZ’s are maintained from the vegetation (fire) risks as per AS3959-
2009 and DFES guidelines as it applies to their property; 

• Where a lot has been identified as requiring an increased construction standard (i.e. 
BAL) ensure that the design and construction of any building is compliant with the 
requirements of AS3959-2009 (current and endorsed standards); 

• Maintaining the property  as per this BMP to minimise bushfire fuels and mitigate the 
risk of bushfire; 

• Maintain firebreaks in accordance with CoA Annual Fire Control Order; 
• Ensuring that suitable external ember screens are placed on roof top mounted 

evaporative air conditioners compliant with AS3959-2009 (current and endorsed 
standards) and that the screens are checked annually; 

• Ensure driveways are constructed as per Table 4, column 1 (see below); 
• Ensure Fire Service Access Routes as the traverses their property are maintained 

as per Table 4, Column 2 (see below); 
Table 4 – Vehicular Access Technical Standards 

Technical requirements Private Driveways Fire Service Routes 
Minimum trafficable surface 
(m) 

4 6 

Horizontal clearance (m) 6 6 
Vertical clearance (m) 4 4 
Maximum grades 1 in 8 1 in 8 
Maximum grades >50m 1 in 5 1 in 5 
Maximum average grade 1 in 7 1 in 7 
Minimum weight capacity(t) 15 15 
Maximum crossfall 1 in 33  1 in 33  
Curves minimum inner 
radius(m) 

12 12 

Signs  As per DFES standards & 
CoA approval 

Gates  As per DFES standards & 
CoA approval 

(WAPC, 2014) 
• Ensure gates and signs are maintained along the FSA if it traverses their property; 
• Maintain existing “Low Fuel Areas” (grasslands) in the balance of the lot excepting 

where vegetation protection zones occur; 
• Undertake prescribed burning as per Table 5 in conjunction with other land owners 

in cell (if applicable); 
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• Install 92,000L water tank with 10,000L in reserve for fire fighting purposes only, 
ensure appropriate fittings (camlock valve) attached to base of tank for fire access; 
and 

• It is the responsibility of the individual property owner to maintain in good order and 
condition APZ, HSZ and driveway standards.  Future modifications other than 
requirements as set out in this Bushfire Management Plan can only be done with 
written agreement from the CoA. 
 

8.3. Developers Responsibility 
Prior to development being given final approval by the City of Albany, the Developer shall be 
required to carry out works that include the following but in respect to individual stages of 
development.  Subsequent to the issue of final approval, the Developer shall have no further 
responsibilities to the provision of fire fighting facilities and fire management on individual lots that 
pass from their ownership. 
 
It is recommended that the Property Developer shall be responsible for the following: 

• Implement this document, Bushfire Management Plan as it applies to their 
development; 

• Comply with standards as outlined by the CoA and WAPC conditions of subdivision; 
• Comply with minimum construction standards as outlined by this Bushfire 

Management Plan; 
• Maintain any APZ and/or HSZ as per DFES and Planning for Bushfire Protection 

Guidelines (as outlined in this plan) until the lots are relinquished by the developer; 
• Maintain fire protection measures in public areas until the Developer has 

relinquished the title to new lot owners; 
• Maintain fire breaks in accordance with the CoA Fire Control Order (yearly advise 

brochure updated annually) the Developer has relinquished the title to new lot 
owners; 

• Undertake initial prescribed burning of Cells 1-3 prior to relinquish of lots to new 
owners; 

• Implement a notification on title pursuant to section 70A of Land Act 1893 to make 
future lot owners aware of the BMP; 

• Construct Emergency Access Routes Fire Service Access to the following standards 
as outlined in Table (4) column 3 (see below); 

Table 4 – Vehicular Access Technical Standards 
Technical requirements Public 

Roads 
Cul-de-

sacs 
Battle 
Axes 

Private 
Drivewa

ys 

Emergency 
Access 
Ways 

Fire Service 
Routes 

Minimum trafficable surface (m) 6 6 6 4 6 6 
Horizontal clearance (m) 6 6 6 6 6 6 
Vertical clearance (m) 4 N/a 4 4 4 4 
Maximum grades 1 in 8 1 in 8 1 in 8 1 in 8 1 in 8 1 in 8 
Maximum grades >50m 1 in 5 1 in 5 1 in 5 1 in 5 1 in 5 1 in 5 
Maximum average grade 1 in 7 1 in 7 1 in 7 1 in 7 1 in 7 1 in 7 
Minimum weight capacity(t) 15 15 15 15 15 15 
Maximum crossfall 1 in 33  1 in 33  1 in 33  1 in 33  1 in 33  1 in 33  
Curves minimum inner radius(m) 12 

 
12 

 
12 

 
12 

 
12 

 
12 

 
Signs     To DFES & 

CoA 
standards 

To DFES & 
CoA 

standards 
Gates     To DFES & 

CoA 
standards 

To DFES & 
CoA 

standards 
(WAPC, 2014) 

REPORT ITEM PD132 REFERS

249



35 

 

 

• Provide an updated BAL Contour Map prior to release of titles detailing any changes 
in BAL due to subdivisional site works; and 

• Provide each prospective owner with: 
o Bushfire Management Plan,  
o A map outlining BAL ratings applicable to individual lots. 
o A hard copy of the A4 book “Prepare. Act. Survive”; and 
o Fire Control Information supplied by the CoA (yearly advice brochure 

updated annually, example provided Appendix E). 
 
A works program has been developed to guide the Developer outlining responsibilities, completion 
times and standards.  Please refer to Appendix H. 

 

8.4. City of Albany Responsibility 
At approval and endorsement of this Fire Management Plan, the City of Albany has statutory 
control and responsibility to ensure that aspects of the Plan and community fire safety are 
maintained.  
It is recommended the City of Albany be responsible for the following: 

• Provide advice on standards and methods to achieve community fire protection to 
owners/occupiers of land through issue and enforcement of the current CoA Fire 
control Order (yearly advice brochure updated annually); 

• Ensuring compliance with this Bushfire Management Plan with regard to any related 
conditions of subdivision approval; 

• Enforcing AS3959-2009 Construction of buildings in bushfire prone areas (current 
and endorsed standards) for all dwellings affected by a BAL rating; 

• Ensure individual Property Owners maintain in good order and condition Emergency 
Access/Fire Access Ways, Building Protection Zones, Hazard Reduction Zone and 
driveway standards.   

• Developing and maintaining district fire fighting facilities and related infrastructure;  
• Maintaining roads and access consistent with the standards this Bushfire 

Management Plan an in the Planning for Bushfire Protection Guidelines; and 
• Periodical review of the Bushfire Management Plan. 

 

REPORT ITEM PD132 REFERS

250



36 

 

 

9. Conclusions 

This Bushfire Management Plan has outlined how the subdivision will meet the “Acceptable 
Solutions” as per Guidelines for Planning in Bushfire Prone Areas (WAPC, 2015) with specific 
recommendations for: 

 The layout of the subdivision and the facilities proposed have been designed to reduce the 
fire threat to persons and property within the development (i.e. achieve APZ and HSZ, Low 
Fuel Areas); 

 Building to BAL and AS3959-2009 where setbacks of 100m from external remnant 
vegetation areas cannot be achieved;  

 Allocation of BAL does not exceed BAL 29; 
 Accessible “Fire Service Access” to Nanarup Road and Swan Point Road for emergency 

and fire service access along the southern boundary;  
 Water to be captured on site with 92,000L tanks installed with 10,000L in reserve for fire 

fighting purposes only; and 
 All bushfire mitigation measures contained within the property. 

 
A copy of DFES’s Compliance Checklist for the  “Acceptable Solutions” is provided in Appendix I. 
 
In summary it is recommended to the Developers that in building the proposed subdivision at Lot 
422 Swan Point Road Lower Kalgan, the Developer: 

• Implements the fire protection standards as outlined in this document and by 
Guidelines for Planning in Bushfire Prone Areas (WAPC, 2015);  

• Adheres to WAPC and CoA subdivision conditions; 
• If any changes to structure plan designs occur, that this Bushfire Management Plan 

is updated to reflect these changes, with approval from the CoA  and DFES; and 
• Implement this document, Bushfire Management Plan at Lot 422 Swan Point Road 

Lower Kalgan, standards of construction and recommendations. 
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OBRM BUSHFIRE PRONE MAPPING 7/12/15 
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Appendix B  

Subdivision Guide Plan 
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Appendix C 

Vegetation Mapping 
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Appendix D 

Bushfire Hazard Mapping 
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Appendix E 

BAL Contour Plan 
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Appendix F 

DFES Information to the homeowner 
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Appendix G 

Bushfire Management Plan 
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Appendix H 

Works Program
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Lot 422 Site Development: Developer Responsibilities 

Item Standard required/Task Description To be completed by Person 
Responsible 

Further information 

Internal Roads To Standards in Table 4 During construction Developer As outlined in Bushfire 
Management Plan & Civil 
Engineers 

Fire Service Access To Standards in Table 4 - access along southern FSA During construction Developer As outlined in Bushfire 
Management Plan  

Building Protection 
Zones 

Ensure maintained to DFES Standard 20m During construction Developer As outlined in Bushfire 
Management Plan 

Hazard Protection Zones Ensure maintained to AS3959-2009 standard During construction Developer As outlined in Bushfire 
Management Plan 

Water Hydrants in road reserve During construction Developer As outlined in Bushfire 
Management Plan & Civil 
Engineers 

Firebreaks It will be the responsibility of the developer to maintain 
firebreaks until the site is developed or changes 
ownership.   

During construction Developer As outlined in Bushfire 
Management Plan and CoA Fire 
break order. 

Low Fuel Areas Low fuel areas, maintain to APZ standards as outlined 
in as outlined in Section 6.5.1, until lots relinquished to 
new owners. 

Ongoing Developer As outlined in Bushfire 
Management Plan 
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Lot 422 - Fire Mitigation Works Plan – Ongoing (Post Lot Sale) 

Item Standard required/Task Description To be completed by Person 
Responsible 

Further information 

Internal Driveways As outlined in Table 4 to be implemented by new lot 
owners. 

CoA  deadlines Lot owner Civil Engineers 

Fire Service Access Maintained as outlined in Table 4 if it traverses their 
property. 

Annually Lot owner As outlined in Bushfire 
Management Plan and as required 
by the CoA 

Building Protection 
Zones 

CoA & DFES standard Annually CoA  deadlines DFES and CoA 

Hazard Protection Zones To AS3959-2009 Annually Lot owner DFES and CoA 

Building to AS3959-2009 To Australian standard as it applies to individual 
properties and approved at building construction 
stages. 

Annually. Lot owner Australian Standard 3959-2009 

Water Maintenance of hydrants after developer relinquished 
responsibility. 

 

Annually CoA/BFB Water Corporation WA 

Firebreaks CoA firebreak order Annually Lot owner As outlined in Bushfire 
Management Plan and CoA Fire 
break order. 

Low Fuel Areas As outlined in Section 6.5.1. Bi-annually Lot owner As outlined in Bushfire 
Management Plan  
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Appendix I 

DFES Checklist 
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Appendix I      Bushfire Management Plan– Compliance Checklist 
Element 1: Location 

Does the proposal comply with the performance criteria by applying acceptable solution A1.1? 

Yes      √  No  

Not in an area where the bushfire hazard does not present an unreasonable level of risk to life and 
property. Requires construction standards to BAL Construction and AS3959-2009 where 100m 
HSZ cannot be achieved. No building to higher than BAL 29. 

 

Element 2:  Siting and Design of Development 

Does the proposal comply with the performance criteria by applying acceptable solution A2.1? 

Yes  √  No  

20m APZ achievable within the individual lots, large lots and >2000m2 BE’s. 
 

Does the proposal comply with the performance criteria by applying acceptable solution A2.2? 

Yes  √  No  

 

HS achieved between 17-27m from woodland and forest fuels (respectively) all dwellings to be 
built to BAL and AS3959-2009.  No higher than BAL 29 applied to subdivision.  
 

Element 3: Vehicular access 

Does the proposal comply with the performance criteria by applying acceptable solution A3.1? 

Yes      √  No  

Access along new road reserves, two EAW’s provide three exit/entry points. 
 

Does the proposal comply with the performance criteria by applying acceptable solution A3.2? 

Yes    √  No  

Public roads to meet minimum grades. 
 

Does the proposal comply with the performance criteria by applying acceptable solution A3.3? 

Yes  √   No  

N/A 

Does the proposal comply with the performance criteria by applying acceptable solution A3.4? 

Yes  √  No  

To minimum standards 
 

Does the proposal comply with the performance criteria by applying acceptable solution A3.5? 

Yes  √  No  
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Private driveways will be constructed to required DFES standards. 

Does the proposal comply with the performance criteria by applying acceptable solution A3.6? 

Yes  √  No  

Emergency Access Ways to the south and north west. 
 

Does the proposal comply with the performance criteria by applying acceptable solution A3.7? 

Yes  √  No  

Fire Service Access along southern boundary, will be constructed to required DFES standards. 

 

Does the proposal comply with the performance criteria by applying acceptable solution A3.8? 

Yes  √  No  

Firebreaks to CoA standards. 
 
 

Element 4: Water 

Does the proposal comply with the performance criteria by applying acceptable solution A4.1? 

Yes  √  No      

Individual water tanks 92,000L with 10,000L in reserve for fire fighting only. 
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APPENDIX F – ADDITIONAL INFORMATION SUPPORTING 
SCHEME AMENDMENT TO REZONE LOT 422 AFFLECK ROAD 
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Our Ref:  20308 
 
22 March 2016 
  
 
City of Albany  
Attn: Jan van der Mescht 
PO Box 484 
Albany WA 6331 
 
 
Dear Jan, 

RE: Additional information supporting Scheme Amendment to rezone Lot 422 Affleck Road  

Introduction 

A Scheme Amendment to rezone Lot 422 Affleck Road, Kalgan to Special Residential was initiated by Council 
at the July 2011 Ordinary Council meeting, but not progressed due to the landowners personal 
circumstances. The property was later sold and in 2014 Harley Dykstra were engaged by the current 
landowner to progress an Amendment to rezone the land to Rural Residential. 

In July 2015 Councillors resolved to impose a moratorium “on initiation of significant Local Planning Scheme 
amendments to rezone agricultural land, or intensify adjacent sensitive land uses, other than those that 
promote ongoing productive use of the land, effective from 28 July 2015, until the review of the Albany Local 
Planning Strategy has been completed. “ 

A letter received from the City of Albany, dated 25 August 2015, notes: 

“Council will continue to consider minor planning scheme amendments over, or in the vicinity 
of agricultural land where it is considered “infill development” or allows for ongoing productive 
use of the land.” 

The moratorium imposed to address concerns raised by Councillors, including: 

 the number of Local Planning Scheme amendments that are being presented to them for 
consideration and the implications that this has in terms of the loss of productive agricultural land, 
the oversupply of semi-rural ‘lifestyle’ lots, and the creation of land use conflicts between primary 
industries and adjacent sensitive land uses.  

 environmental impacts of such development, ongoing servicing costs, and that the assessment of 
scheme amendments becoming a drain on staff resources within the Development Services 
directorate  

 Increasing number of complaints received from residents of ‘Special Residential’ and ‘Rural 
Residential’ zoned areas (predominantly the latter) about primary industries operating on adjoining 
lots, whether agricultural enterprises or other industries, such as quarrying.  

This submission provides supporting information to address these concerns and requests the 
Amendment to rezone lot 422 be reported to the next available Council meeting.  

Historical Support for rezoning Lot 422 

At its meeting dated 15 June 2010, Council considered the final adoption of the Albany Local Planning 
Strategy. As part of the adoption of the Strategy the City formally resolved the following in relation to the 
subject land: 
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“That Council for land at Lower Kalgan agrees to MODIFY the ‘Future Urban designation to ‘Special 
Residential’ on the north side of Nanarup Road and Lots 181, 184 and Pt Lots 183 and 422 on the 
south side of Nanarup Road (as per attached plan), and “Rural Residential” on the remainder of 
land on the south side of Nanarup Road and to the west of the Kalgan River.” 

A Scheme Amendment to rezone Lot 422 Affleck Road, Kalgan to Special Residential was initiated by Council 
at the July 2011 Ordinary Council meeting. However this was not finalised due to personal circumstances of 
the landowner at the time.  

A copy of Council’s earlier decision to initiate rezoning of Lot 422 is available on public records. 

The rezoning proposal and supporting Subdivision Guide Plan have been carefully worked up together with 
Local and State Planners over the past years and all of the required supporting studies and design 
alterations have been completed so that the rezoning is now ready to be recommended for Council 
approval.  

Council Planning Officers have contributed input throughout the process, which involved modifying the 
Subdivision Guide Plan, fire management plans, and completion of vegetation assessments to address all 
the planning requirements and progress the Amendment to a point which now satisfies Council’s 
requirements. 

Environmental impacts and Infill Development 

This Amendment has considered environmental impacts of development on the site. A vegetation 
assessment was completed to assess the condition, quality and location of all vegetation. Ongoing 
consultation with Council Planning staff has resulted in several revisions to the subdivision layout, lot sizes 
and building envelope locations to protect and retain quality vegetation.  

This Amendment represents a logical completion of the rural residential land use and development pattern 
of the locality. Given that the proposal completes the surrounding zoning pattern, there is no opportunity 
for this proposal to set a precedent for new or additional rural residential development in the locality, and 
supports the proper and responsible creation of a Rural Living area.  

Figure A below illustrates the surrounding zoning and support of infill development. 

 

Figure A: Zoning Plan        (Source: City of Albany) 
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The following points also support this Amendment being classified as infill development: 

 Land to the east of Lot 422 and land to the north and south, form part of Rural Residential Zone 
No. 6 which is comprised of lots of 2ha and above. Refer to Figure A. 

 The proposal will not encroach onto productive agricultural land, but rather complete the 
residential enclave that currently exists in the locality. 

 The Amendment will not result in the creation of a new front of residential development, allowing 
the potential for future residential development to occur in the future.  

 The Amendment will not result in the creation of a new rural town site, but rather allow rural 
residential development to occur within an existing rural residential area. 

 The Amendment will not result in the extension of infrastructure and services which will be 
unsustainable for Council to maintain. Rather, this will assist to improve the efficiency of existing 
infrastructure and services including road networks and rubbish collection. 

 General agriculture zoning of Lot 422 is inconsistent with the surrounding area, and the future use 
of the site as identified within the Albany Local Planning Scheme. This amendment seeks to correct 
this inconsistency in accordance with its intended strategic use. 

 The site is located approximately 500 metres, or a 5 minute walk, from the Great Southern Grammar 
School. This being a leading regional educational establishment with around 770 students enrolled 
between kindergarten and year 12.  

Loss of productive Agricultural land 

Physical attributes of the site including topography, soil profile and vegetation result in Lot 422 Affleck 
Road not being considered productive agricultural land. These factors have also resulted in the land not 
being actively used for agricultural production, and identified for future residential purposes in ALPS.  

As the land does not serve or support productive agricultural production, rezoning this land will not impact 
on agricultural production.  

Supply and demand of semi-rural ‘lifestyle’ lots 

Since its initial development in the 1980’s, Swan Point has proven a popular lifestyle choice for many Albany 
residents. This area created small rural landholdings for residents who wish to enjoy a residential lifestyle 
with a rural landscape and environment. Its popularity is largely driven by its rural location being in close 
proximity to existing urban areas including the Albany town centre and Great Southern Grammar School. 

Over time, demand for the locality resulted in Swan Point expanding through numerous surrounding 
landholdings being rezoned Rural Residential. With the western and southern boundaries fronting onto 
Oyster Harbour and Crown Reserve, Rural Residential expansion has resulted on the eastern and northern 
fronts. Nanarup Road provides a physical barrier to further northern expansion of Rural Residential 
subdivision, leaving only the eastern front for continued encroachment into agricultural land. 

There are 81 Rural Residential lots in the locality bordered by Nanarup Road to the north, Gull Rock Road 
to the east, Crown reserve to the south and Oyster Harbour to the west. The popularity of these lots has 
resulted in development of 71 of the 81 lots, leaving just 10 lots as undeveloped vacant land. As at 21 March 
2016, there are just two vacant lots available for sale.* Refer to Figure B. 

This rezoning seeks to round off the existing Swan Point Rural Residential zone on the western front, rather 
than consuming agricultural land or creating a new front of Rural Residential development within a rural 
area. Further it will provide a well-managed opportunity to provide rural residential supply to meet 
demand. 
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Figure B: Development occurring in Rural Residential locality (note: Post 2014 updated by author and 
includes development of non-habitable buildings)   

(source: WAPC Albany Regional Hotspots Land Supply Update October 2015) 

* Realestate.com.au (search 21.3.2016) 

Land Use Conflict 

This Amendment seeks to correct a zoning anomaly where a 40 hectare site of general agriculture zoned 
land has been encroached upon by rural residential development over the long term. This has resulted in 
a zoning of Lot 422 that is inconsistent with the surrounding area. Further this Amendment reduce the 
current land use conflict associated with agricultural land adjoining existing Rural Residential Area 9. 

Current general agriculture zoning of Lot 422 permits the site to be used for intensive and extensive 
agriculture, including; raising of livestock and crops, development for irrigated fodder production and 
pastures - as well as agroforestry. 

These land uses are not considered compatible with the surrounding rural residential zoning, and can lead 
to land use conflicts including: 

 Odours, dust and noise associated with livestock entering residential areas 

 Livestock entering adjoining properties 

 Increased bushfire risk to residential areas, associated with tree plantations  

 Chemicals from crop spraying entering residential areas 
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 Noise associated with farming machinery and activities including firearms, occurring within 
residential areas 

Conclusion 

The proposal to rezone Lot 422 Affleck Road, Swan Point from “General Agriculture” to “Rural Residential” 
is consistent with the objectives of ALPS and is also compatible with the existing design and land use of 
the surrounding Swan Point “Rural Residential” zone. Following on from the direction of ALPS, the owners 
have spent significant time and resources with progressing the Amendment, which has included extensive 
consultation with the City Planning department over many months and responding to requests for bushfire 
management plans and design modifications. 

As previously mentioned, Council Planning Officers have contributed input throughout the process, which 
involved modifying the Subdivision Guide Plan, fire management plans, and completion of vegetation 
assessments to address all the planning requirements and progress the Amendment to a point which now 
satisfies Council’s requirements. 

This proposal represents a logical long term solution for land that is already surrounded by existing Rural 
Residential subdivision and completion of the existing “Rural Residential” zone. 

In consideration of the details and information provided, it is respectfully requested this Scheme 
Amendment to be recommended to Council. 

Yours sincerely, 

 

 
David Congdon 
Senior Town Planner / Land Development Consultant 
Harley Dykstra Pty Ltd 
 
E-mail: davidc@harleyDykstra.com.au  
Cc:  Landowner 
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