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EXECUTIVE SUMMARY 

The Local Structure Plan has been prepared to guide subdivision and development of Lots 1 and 
973 Nanarup Road, Lower King, Albany, for Rural Residential purposes and ‘Additional Uses’ sites 
for short stay accommodation and aquaculture. 
 
The land is located approximately 15 kilometres from the Albany Central Area and is currently 
used to agist stock. 
 
The land is partially designated for rural residential development in the City of Albany Local 
Planning Strategy and will effectively form an extension of the Sheringa Park rural residential 
area which abuts its western boundary. 
 
Key elements of the plan include: 

• Provision for 28 rural residential lots ranging in size from 1.0ha to 4.0ha in area clustered 
on the more elevated areas of the property and two larger lots of 8.0ha and 9.5ha 
incorporating the creekline and surrounding lower lying land. 

• Protection of Johnson Creek within an extended creek protection area. 

• Provision for a secondary means of access and egress for Sheringa Park to the west which 
currently only has one point of access/egress in emergency situations. 

• The designation of ‘Additional Uses’ sites for short stay accommodation and aquaculture. 

• The incorporation of development and associated scheme provisions to minimise the 
export of nutrients into Oyster Harbour, provision for a buffer to rural land use to the 
north and incorporation of best practice bushfire management. 

 
Key Outcomes of the Local Structure Plan area summarised in the Table below: 

 

Table 1:  Johnston Creek Rural Residential Local Structure Plan Summary 

Item  Data 
Section number reference within the 
Local Structure Plan report 

Total area of local Structure Plan  60.71 ha  Part 1.0 

Land Use Proposed  Area  Lot Yield   

Rural Residential  53.81 ha  28 lots  Part 1.0‐4.0 

Additional Uses 

• Aquaculture 

• Tourist Accommodation 
Creek Line Protection Area 
Building Exclusion Area 

 
2.9 ha 
4.0 ha 
3.45 ha 
14.36ha 

 
1 lot 
1 lot 

 
Part 1 ‐ 4.4 
Part 1 ‐ 4.4 
Part 1 ‐ 4.2, Part 2 ‐ 1.1, Appendix D
Part 1 ‐ 4.2, Part 2 ‐ 1.1, Appendix D 

Estimated dwellings 
Estimated holiday chalets 
 
Estimated Additional Population 

29 
12 
 
70 

 

Part 1 ‐ 4.1 
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PART 1. – IMPLEMENTATION 

 
1.0   LOCAL STRUCTURE PLAN AREA 

The Local Structure Plan Area consists of Lot 1 and Lot 973 Nanarup Road as shown below. 
 

 
 

Table 2:  Land Description  

Land 
Description 

Plan/ 
Diagram  Vol  Folio Area  Street Address  Owner 

Lot 1  
Nanarup Rd  D37903  1533  461  2.9 ha 

93 Nanarup Rd, 
Lower King.  Steven Craig Lucas 

Lot 973 
Nanarup Rd  P104135  2218  331  57.81 ha 

133 Nanarup Rd, 
Lower King. 

George Arthur Clark 
Pauleen Margaret Clark 
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2.0  OPERATION 

This Local Structure Plan comes into effect on the date that it is endorsed by the Western 
Australian Planning Commission (WAPC). 
 
 
3.0  STAGING 

Subdivision and development may require staging to ensure that all lots have access to two 
public road access routes for emergency purposes. 
 
 
4.0  SUBDIVISION AND DEVELOPMENT REQUIREMENTS 

4.1 Land Use Permissibility  

Land Use permissibility within the subject land shall be in accordance with the corresponding 
zone and reserves under the local planning scheme and due regard shall be given to the 
provisions of the structure plan.  
 
4.2 Environmental Features  

At the time of subdivision, Johnston Creek and drainage lines shall be subject to the preparation, 
approval and implementation of a Foreshore Management Plan.  
 
4.3 Hazards and Separation Areas  

a) Subdivision and development of residential lots shall have due regard to the provisions of 
the approved Bushfire Management Plan and BAL ratings.  

b) Subdivision and development of residential lots shall have due regard to the provisions of 
the Government Sewerage Policy, including: 
i. Separation from the highest known seasonal groundwater level, supported by a 

Site and Soil Evaluation and hydrogeological assessment of the site under the 
wettest time of year conditions.  

ii. Separation from water resources such as waterways, surface or subsurface 
drainage systems.  

iii. Use of secondary treatment sewage with nutrient removal disposal systems.  
 
4.4 Conditions of Subdivision Approval  

a) At the time of subdivision the following conditions may be recommended, requiring the 
preparation, approval and/or implementation of :  

I. Foreshore Management Plan;  

II. Vegetative buffer to any lots abutting General Agriculture zoned land  

III. Urban water management plan;  

IV. Bushfire Management Plan, including BAL Contour Plan. 
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4.5 Local Development Plans (LDPs)  

Local Development Plans will be prepared for parts of the subject land as identified on the 
Structure Plan Map, pursuant to the WAPC's Local Development Plan Framework and Schedule 2 
'Deemed Provisions' for the Local Planning Schemes' of the Planning and Development (Local 
Planning Schemes) Regulations 2015.  

I. Local Development Plan for the ‘Holiday Accommodation’ site is to address: 

a. Requirements of the Government Sewerage Policy  

b. How development will be consistent with the characteristics of the site, avoids 
conflict with any existing or future agricultural uses on the land to the north, and 
does not propose to clear, thin or otherwise modify remnant vegetation onsite for 
bushfire protection in order to increase developable areas.  

c. Preparation and endorsement of a Bushfire Management Plan and Emergency 
Evacuation Plan in accordance with State Planning Policy 3.7.  

d. Minimum setbacks of 30 m to Mead Rd, and maximum dwelling heights of 7.5 m 
to minimise the visual impacts of such buildings from Mead Road.  

II. Local Development Plan for the ‘Aquaculture’ site is to address:  

a. All the proposed development including but not limited to proposed buildings, 
tanks and ponds, accessways and parking areas, effluent disposal systems, fences, 
pumping stations, pipes, drainage areas, signage and landscaping; and  

b. Precise details of the areas, heights, elevations, materials, colours and proposed 
staging of all development.  

c. appropriate landscaping and use of building colours, heights, materials and design 
to minimise visual impacts."  
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PART 2 – EXPLANATORY 

 
 

1.0  PLANNING BACKGROUND. 

The purpose of the Local Structure Plan is to provide a guide as to how Lot 1 and Lot 973 
Nanarup Road can be subdivided for rural residential purposes, taking into account site 
conditions and constraints, including: 

• land capability; 

• vegetation and landscape protection; 

• bushfire protection; 

• creek line protection and management; 

• onsite effluent disposal and retention of nutrients on site; 

• access to and from Nanarup Road. 

• provision of a screen/buffer to adjoining rural land. 

Detailed background information relating to these matters, and it’s context within the local 
planning framework, is contained in the Local Planning Scheme No. 1 Amendment No. 7 
documentation. 

 

 

1.1  State Planning Framework 

Key elements of the structure plan ensure that the requirements of the relevant state planning 
framework can be achieved, specifically: 
 
State Planning Policy 2.5 – Rural Planning (SPP 2.5) and associated Rural Planning Guidelines  

The structure plan accords with SPP 2.5 in relation to the creation of new rural living areas, 
particularly through:  

• Identification of the site for rural living in the local planning strategy.  

• improved environmental and landscape outcomes, including a reduction in nutrient 
export through rehabilitation of Johnston Creek and minor drainage lines.  

• ensuring land capability supports the proposed development, by requiring development 
exclusion areas, seasonal groundwater testing and effluent disposal setbacks to 
waterways.  

• suitable buffers to adjacent agricultural land uses.  

• Bushfire protection.  
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Draft Government Sewerage Policy (dGSP) (2016)  

• The site is identified as a sewage sensitive area under the dGSP, due to its proximity to 
Oyster Harbour. The dGSP recommends 1 ha minimum lot sizes for unsewered 
development in sewerage sensitive areas.  

• The dGSP also recommends that land only be zoned for onsite effluent disposal where 
the highest known groundwater level is more than 0.5m below the natural ground level. 
Based on the land capability report, there are sufficient areas on the subject site that 
meet this requirement to support the structure plan, however subdivision will need to be 
supported by a more detailed seasonal site and soil evaluation.  

• The proposed lot layout and building envelopes ensure that development and associated 
onsite effluent disposal systems will be located on land with a high capability and well set 
back from more poorly drained land. 26 of the 28 lots are clustered on the more elevated 
areas of the property.  

• As required by the dGSP, all on‐site effluent disposal areas are setback a minimum of 100 
metres from outer edge of the revegetated creek and drainage lines. Each proposed lot 
has sufficient area to accommodate on‐site effluent disposal systems.  

• No on‐site effluent disposal areas are located within the development exclusion area 
which encompasses the lowest lying land adjacent to the creek and main drainage line. 
No effluent disposal areas are located within the Low or Very Low land capability areas. 
Refer to Appendix D ‐ Land Capability Plan.  

• Onsite effluent disposal with secondary treatment systems with nutrient removal shall be 
required, as per the dGSP recommendation for sewerage sensitive areas.  

• Additional Uses Site AU 34 allows for up to 12 chalets and caretaker’s dwelling. The 4 ha 
site can easily accommodate the effluent disposal area above the 100m set back from 
Johnston Creek, estimated to be approximately 4,500 m2. Approval of a Local 
Development Plan, including a detailed seasonal site and soil assessment will be required 
to address necessary development and management issues.  

• The owner of Lot 1 (Additional Uses Site 35) advised he had no intention to subdivide his 
property and no site assessment has occurred here. Should the owner or a new owner 
wish to subdivide in the future then it will be necessary for a detailed site assessment to 
be carried out, compliance with the draft Government Sewerage Policy demonstrated 
and a minor modification to the Local Structure Plan approved. The proposed Additional 
Use of the property for aquaculture will also require a Local Development Plan to be 
approved to address necessary management issues.  

 
State Planning Policy 2.9 Water Resources (SPP 2.9)  

• Two larger lots of 9.5 ha and 8.0 ha encompass Johnson Creek and the adjacent lower 
lying land. Indicative building envelopes meet setback requirements. This will facilitate 
ongoing management of the creek line and retains a landscape corridor on either side of 
the creek with development restricted to the more elevated land.  

• Preparation, approval and ongoing implementation of the foreshore management plan 
will also assist in achieving the objectives SPP 2.9 to protect, conserve and enhance water 
resources.  
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State Planning Policy 3.7 – Planning in Bushfire Prone Areas (SPP 3.7) and associated Guidelines  

• The Bushfire Management Plan (Appendix C) demonstrates that this site can comply with 
the bushfire protection criteria in subsequent planning stages: 

o Element 1 – Location – All proposed lots will have a building enveloped subject to 
BAL‐29 or below  

o Element 2 – Siting & Design – All proposed lots have sufficient areas surrounding 
the building envelopes to accommodate an asset protection zone  

o Element 3 – Vehicular access ‐ each proposed lot will have two different vehicular 
access routes. The connection of the road system to Sheringa Park to the west, 
will provide both developments with the necessary secondary access/egress. 
Subdivision to create proposed Lots 14, 15 and 16 is contingent on Milne Close 
being extended through existing Lot 1 prior to provide two public vehicle access 
routes.  

o Element 4 – Water ‐ a reticulated water supply will be provided.  
 
• The proposed northern Additional Use site for ‘Holiday Accommodation’ and 
‘Chalet/Cottage units’ is considered a ‘vulnerable land use’ under SPP 3.7. Approval of a 
Local Development Plan will be required prior to development approval, supported by an 
Emergency Evacuation Plan. It is considered that this tourism site can comply with the 
bushfire protection criteria in subsequent planning stages. 
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MINISTERFORPLANNING

PROPOSALTOAMENDALOCALPLANNINGSCHEME

LOCALAUTHORITY: CITYOFALBANY

DESCRIPTIONOFLOCAL
PLANNINGSCHEME: LOCALPLANNINGSCHEMENo.1

TYPEOFSCHEME: DISTRICTSCHEME

SERIALNo.OFAMENDMENT: AMENDMENTNo.7

PROPOSAL:

i) TorezoneLots1and973NanarupRoad,LowerKingfromthe
GeneralAgriculturezonetotheRuralResidentialzoneand
incorporatingthemwithinareaNo.RR11assetoutinSchedule
14–RuralResidentialzoneoftheSchemetext;

ii) DesignateportionofLot973asanAdditionalUsesSiteand
incorporateitwithinSchedule2–AdditionalUsesoftheScheme
Text;

iii) DesignateLot1asanAdditionalUsesSiteandincorporateit
withinSchedule2–AdditionalUsesoftheSchemeText;and

iv) AmendtheSchememapsaccordingly.
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PLANNINGANDDEVELOPMENTACT2005

RESOLUTIONDECIDINGTOAMENDA
LOCALPLANNINGSCHEME

CITYOFALBANY

LOCALPLANNINGSCHEMENo.1

DISTRICTSCHEME

AMENDMENTNo.7

RESOLVEDthattheCouncil,inpursuanceofSection75ofthePlanningandDevelopmentAct
2005,amendtheabovelocalplanningschemeby:

i) TorezoneLots1and973NanarupRoad,LowerKingfromthe
GeneralAgriculturezonetotheRuralResidentialzoneand
incorporatingthemwithinareaNo.RR11assetoutinSchedule
14–RuralResidentialzoneoftheSchemetext;

ii) DesignateportionofLot973asanAdditionalUsesSiteand
incorporateitwithinSchedule2–AdditionalUsesoftheScheme
Text;

iii) DesignateLot1asanAdditionalUsesSiteandincorporateit
withinSchedule2–AdditionalUsesoftheSchemeText;and

iv) AmendtheSchememapsaccordingly.

Datedthis___________________dayof_______________________ _______________

_________________________
CHIEFEXECUTIVEOFFICER
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1. INTRODUCTION

Lot1andLot973NanarupRoad,LowerKing aredesignatedintheAlbanyLocalPlanning

Strategyforboth‘RuralResidential’and‘GeneralAgriculture’purposes.The‘RuralResidential’

componentbroadlyrelatestothemoreelevatedlandonthewesternportionoftheproperty

andthe‘GeneralAgriculture’portioncoverstheflatter,lowlyinglandoneithersideofJohnson

Creek.

FollowingtherecentgazettaloftheCityofAlbany’sLocalPlanningSchemeNo.1,thelandowner

proposestorezonethepropertyforrurallivingpurposeswitharangeoflotsizeswhichreflect

thecapabilityoftheproperty.

Thefollowingreportprovidesbackgroundinformationanddiscussioninsupportoftheproposal.
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2. BACKGROUND

2.1 Location,Area&Zoning

Lot1andLot973arelocatedonthenorthwestcornerofNanarupRoadandMeadRoad,Lower

King,approximately12kmnortheastoftheAlbanycitycentre.Referlocationplanbelow.

Lot1is2.9hainareaandLot973is57.81hainareaandarecurrentlyzoned‘General

Agriculture’.

LocationPlan
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2.2 SiteDescription

Thesiteconsistsofgravellylateriticuplandareastothewestandnortheastwhichareseparated

byashallowlyincisedvalleyformedbyJohnsonCreek.

Theslopingterrainbetweenthevalleyflooranduplandgravellyareasispredominantlysandy

andgentlyinclined. Slopesaregenerallylessthan10%,apartfromsomemoderate to

moderatelysteepterrainwithinthecentralwestwhichiscoveredinremnantvegetation.

Thelowestpointisinthesoutheastcornerofthepropertyatapproximately6metreAHD,rising

toahighpointof44metresAHDonthewesternboundary.

Mostofthepropertyhasbeenclearedforpastureandagistmentofstock(sheep).Twoareasof

remnantvegetationarelocatedonthecentralwesternandnortheasternslopesandconsistof

JarrahMarriSheoakforest.SomeTaxandria,MelaleucaandAgonisspeciesarelocatedalong

eithersideofthecreeklinewhichhasbeenfenced.

Apartfromstockyards,ashedandadwellingwhichiscurrentlyunused,thepropertyis

undeveloped. AccessiscurrentlyprovidedfromNanarupRoadwhereaccessoverthemain

waterpipelineisprovided.
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ExistingvacantresidencelookingsouthtoOysterHarbour

RemnantvegetationabuttingJohnstonCreek.
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ViewfromMeadRoadlookingnorthwestacrossJohnstonCreek.

ViewfromthenortheastcornerofthepropertylookingsouthtoOysterHarbour.
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Remnantvegetationonthecentralwesternslopes.

ViewfromthewesternslopeslookingacrossJohnstonCreek
toremnantvegetationinthenortheastcorneroftheproperty.
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2.3 SurroundingLandUseandZoning

TothewestofLot1andLot973liesSheringaParkwhichconsistspredominantlyofonehectare

ruralresidentiallots.Inthesouthwestcornerisatwohectareparceloflandwhichiszoned

‘GeneralAgriculture’. TotheeastistheMead Roadruralresidentialareawhichinitially

consistedof10halots.Morerecently,aschemeamendmenthasprovidedforsomeofthese

lotstobefurthersubdivideddowntoaminimumofonehectare.OnthesouthsideofNanarup

Road,landonthewesternsideofJohnsonCreekispredominantlyzoned‘SpecialResidential’

withapocketof‘Residential’R5land.Lotsizesrangefrom2000m2to9556m2.Acorridorof

landoneithersideofJohnsonCreek,whichrunssouthtoOysterHarbour,iszoned‘General

Agriculture’andtotheeastistheGreatSouthernGrammarSchool.Tothenorth,landiszoned

GeneralAgricultureandisusedforagistingstock.

ZoningMapofLocality
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3. PLANNINGCONTEXT

TheAlbanyLocalPlanningStrategy(ALPS),whichwasendorsedbytheWAPCinJune2010,

togetherwithCouncil’sLocalPlanningSchemeNo.1arethekeyplanningdocumentswhich

provideguidanceintermsoffutureuseanddevelopmentoflandintheCity.

Thesubjectlandisdesignatedas‘RuralResidential’and‘GeneralAgriculture’ontheStrategic

Plan:Urban(Map9B).Referextractbelow..

ExtractofMap9B
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3.1 AlbanyLocalPlanningStrategy

StrategicobjectivescontainedwithinSection8.3.5‘Ruralliving’include:

“Ensurethatfuturerurallivingareasareplannedanddevelopedinanefficientandcoordinated

mannerbybeinglocatedeitheradjacenttoAlbanyasdesignatedontheALPSmaporwithin

existingruraltownsites………...”

Objectivesareto:

Discouragethecreationofadditionalruraltownsitesforlivingpurposes.

AvoidthedevelopmentofRuralLivingareasonproductiveagriculturalland,other

importantnaturalresourceareasandareasofhighbushfirerisk,floodingand

environmentalsensitivity.

AvoidthedevelopmentofRuralLivingareasonfutureandpotentiallongtermurban

areas.

Provideforcompactgrowthofselectedexistingruraltownsitesinaccordancewithtable

5,basedonlandcapabilityandavailableservicesandfacilities.

Minimisepotentialforgeneratinglanduseconflicts.

Actionsinclude:

GivetopdevelopmentprioritytothesubdivisionoflandcurrentlyzonedSpecial

ResidentialandSpecialRuralwithintheCity’scurrentTownPlanningSchemesandas

designatedontheALPSmaps(CoA,WAPC). RefertotheALPSMapwhichdesignatesthe

siteforruralresidentialpurposes.

Inthelongterm,maximiseopportunitiesforexistingrurallivingareasthatdonothave

potentialforfutureurbandevelopmenttoachievehighersustainablelotyieldsbasedon

landcapability/suitability,serviceprovisionandlocalconstraints.Theseareaswouldbe

givensecondprioritytomeetfuturedemands(CoA,WAPC).

IncludeRuralResidential,RuralSmallHoldingandConservationzoneswithappropriate

provisionsintheLPS1(CoA).
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3.2 AlbanyLocalPlanningSchemeNo.1

PriortoconsideringanyadditionallandtoberezonedtoRuralResidential,Council’sLocal

PlanningSchemeNo.1requirestheproponenttoaddressthefollowingmatters;

a) CompliancewiththeoutcomesandrecommendationsoftheAlbanyLocalPlanning

Strategy;

b) FirehazardassessmentandFiremanagementPlan;

c) Landcapabilityandsuitabilityassessment.

d) Protectionandenhancementofnaturalenvironment;

e) Protectionandenhancementofvisualamenity;

f) Provisionofinfrastructureandservices;

g) Impactsonadjacentlanduses;

h) Anypotentialsitecontamination;

i) Effluentdisposal;

j) Locationofbuildingenvelopes;and

k) PreparationofaGuidePlanforthesubdivisionshowingproposedroadsandconnectivity

betweenproposed/futureandexistingdevelopments,lots,recreationareasandlocation

ofbuildingenvelopes.

TheSchemealsoincorporatesarangeofgeneralprovisionsrelatingtoruralresidentialzones

whichinclude:

Buildingdesign,materialsandcolours.

FireProtection.

ModificationstodesignatedBuildingEnvelopes/Setbacks.

Fencing.

RemnantVegetationProtectionandClearingControls.

TreePlanting.
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Dams,SoaksandBores.

KeepingAnimals.

Effluentdisposal.

WaterSupply.

ElectricitySupply.

StormwaterManagementandDrainage.

RoadandBattleaxeAccess.

NotificationofProspectivePurchasersandsuccessorsinTitles.

TheSchemealsoprovidesforadditionalSpecialProvisionsrelatingtoaparticularRural

ResidentialzonetobesetoutinSchedule14oftheSchemeText.
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4. LANDCAPABILITY

AdetailedlandcapabilityassessmentofthesitehasbeencarriedoutbyLandAssessmentPty

LtdandisattachedinAppendixA. Anaddendumisalsoattachedprovidingadditional

informationasrequestedbytheWAPC.

Soilandlandformconditionsweresurveyedingeneralaccordancewiththemethodology

outlinedinDAFWApublications(vanGooletal2005,WellsandKing1989).Some25soiltest

pitswereexcavatedusingahandaugerandafurther12pitsusingabackhoe.Holesweredugto

2metredepthwherepossible. Depthtogroundwaterwasrecordedwherethewatertable

(perchedorotherwise)wasencounteredwithinanyofthetestpits.SubsoilsamplingforPRI

(PhosphorousRetentionIndex)analysiswasalsoundertakenatanumberofsites.

AdescriptionoftheidentifiedlandunitsandlandcapabilityassessmentareshownonFigures4

and5overleaf.

Keyfindingsfromtheassessmentinclude:

Depthtogroundwaterwillnotbealimitingfactorforunseweredruralresidential

developmentwithinmostoftheslopesanduplandareas.Depthtogroundwaterwithin

thelowerfootslopesandvalleyfloorwillhoweveraffectthetypeofonsiteeffluent

disposalsystem,theamountofrequiredsoilfillmaterialand,insomecases,precludeun

sewereddevelopment.

Giventhesandynatureofthesoils,itisrecommendedintensiveagriculturalpursuits,

suchaspiggeriesandhorticulturaloperations,notbepermittedinthearea.Appropriate

provisionsarerequiredtominimisetheexportofnutrientsfromonsiteeffluentdisposal

systemsandlivestockexcrement.

TheuseofHealthDepartmentapprovedalternativeeffluentdisposalsystemsthathavea

phosphateremovingcapabilityisrecommended.



F3

Sg1

F1 F3

F3

Sg1
F4

F5

Uc1

Sg5

Sg4

F4

Ss1

Us1

Sm1

F2

F1
Sm1Us1 F1

Sg2

F3

Sm1

Sg5

F2a

Us1
Sg3

D

Sg2

D

D

D

D

D

D
D

D

D

D

D

D

D

LandUnits

Figure4:

¹
0 100 200

m

1:5,000@A4

Uplandterrain
Uc1 Crest;paledeepsands.
Us1 Upperslopes(<5%gradient);paleshallowsandoverlaterite.

Valleyslopes

Ss1 Moderatelysteep(15–25%);shallowgravelsorsand;surfacelaterite.
Sm1 Moderategradient(1015%);shallowgravelsorsand;surfacelaterite.
Sg Gentlegradients(3–10%).
Sg1 Paledeepsands;welldrained.
Sg2 Greytoyellowbrowndeepsandsoverclay;welldrained.
Sg3 Shallowsandyduplexsoil;commongraniteoutcrop.
Sg4 Greysandyduplexsoil;humicpanoversubsoilclay;imperfectlydrained.
Sg5 Semiwetsoils(greydeepsands);imperfectlydrained.

Valleyfloor
(flatswith
<3%gradient)

F1 Paledeepsands;moderatelywelldrained
F2 Greysandyduplexsoils;imperfectlydrained.
F2a Semiwetsoils(sandyduplex);imperfecttopoorlydrained.
F3 Semiwetsoils(greysandoverhumicpanorclay);imperfecttopoorlydrained.
F4 Semiwetsoils(greysandoverhumicpanorclay);poorlydrained.
F5 Watercourseandimmediatemargins.

Drainage
Features

D DamsorSoaks
Drainagechannel(excavated)
Watercourse(seasonal)



F5(d,s,n)

F5(d,s,n)

Sg1(n)

F3(s,n)

F1(n)

Sg1(n)

F3(s,n)F3(s,n)

Uc1(n)

Sg5(n,s)
F4(d,s,n)

Sg4(n,a)

Us1(x)

Sm1(x)

F4(d,s,n)

F2(a)

Sm1(x)F1(n)
Us1(x)

F1(n)

Ss1(e,x)

Sg2(n)

Sm1(x)
F3(s,n)

Sg5(n,s)

Us1(x)

F2a(a,s)

Sg3(r,a)

Sg2(n)

D(s)

D(s)

D(s)

D(s)

D(s)

D(s)

D(s)
D(s)

D(s)

D(s)

D(s)

D(s)

D(s)

D(s)

LandCapability
Assessmentfor
RuralResidential
Development

Figure5:

¹
0 100 200

m

1:5,000@A4

LandCapability

Fair to High - Minor Limitations

Fair - Moderate Limitations

Fair to Low - Moderate to Signifiant Limitations

Low - Significant Limitations

Very Low- Severe Limitations

Labelsinbold
DescriptionsinFigure4

LandUnits

Labelsinbrackets

 a soilabsorponability(depthtoclay)
 d drainage(streampolluonrisk)
 eerosionrisk
 n nutrientretenon(poor)
 r rockoutcrop(granite)
 s seepageandwaterlogging
 x excavaondi cules(shallowdepthtolaterite)

Limitations



AYTONBAESJOUPLANNING CITYOFALBANYLOCALPLANNINGSCHEMENO.1
CONSULTANTSINURBAN&REGIONALPLANNING AMENDMENTNO.7:PLANNINGREPORT

1407NanarupRdPlanningReport 15

Giventhesusceptibilitytonutrientloss(andwind erosion)ofmost soils,itis

recommendedthekeepingoflivestocknotbepermittedwithoutspecificapprovalof

Council.Itissuggestedthatthekeepingoflivestockgenerallyberestrictedtothelarger

lotsonthevalleyfloorratherthanthesmaller1hasizedlotsonthesandyslopesand

uplandareas.

Somerationalisationoftheshallowopendrainsonthevalleyfloorthathavebeen

formedtoreducewaterloggingandimprovetheagriculturalcapabilityofthelandis

recommendedinordertoreducetheirpotentialtoactasaconduitforthemovementof

nutrientsintothecreek.

VisualImpactsfromNanarupRoadcanbeminimisedbyenhancingroadsidevegetation,

byprotectinghillsloperemnantvegetationanduseofappropriatecoloursandmaterials

forproposedbuildings.

ProtectionandenhancementofriparianvegetationalongthemarginsofJohnsonCreek

isrecommendedinordertominimisenutrientlossandreducepotentialerosion.

Developmentwithinareasofverylowcapability(unitsF4,F5&D)isnotrecommended.

Largerlotsarerecommendedinvalleyfloorlandunits(F1,F2andF3)andfootslopes

(Sg3,Sg4andSg5)toaccommodatefutureresidences,theironsiteeffluentdisposal

systems(alternative,nutrientretentivesystems)aswellasprovidingfor;

A100mminimum setbackfromthecreekanddrainagechannelsfor

effluentdisposalsystems;and

Anappropriateleveloffillmaterialtoenableadequateseparationfrom

estimatedhighestwatertablelevels.
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5. SERVICES

5.1 Roads

Lot973frontsNanarupRoadandMeadRoad,bothofwhichhavebeendevelopedtoabitumen

standard.

ConnectionisalsopossibletothewestviaanextensionofViscountHeightswhichformspartof

theSheringaParkEstate.SubjecttoLot1NanarupRoadbeingdevelopedinthesouthwest

corner,afurtherconnectionviaMilneClosemayalsobepossible.Provisionshouldatleastbe

madeforemergencyaccess/egresspurposes.AmainaccessoffNanarupRoadinthevicinityof

theexistingaccessisrequiredwithViscountHeightsprovidingthemainsecondarymeansof

accessandegress.AnyrestrictiononaccesstoandfromNanarupRoadwouldresultinallthe

traffictotheproposeddevelopmentbeingdrawnthroughtheSheringaParkEstate. While

planningoftheEstatehasprovidedforconnectivitythroughthesubjectland,theamenityofthe

EstatewouldbeaffectedifthetrafficwasdirectedthroughtheEstatewithoutthemainaccess

beingfromNanarupRoad.

5.2 SchemeWater

SheringaParkEstate,NanarupHeightsandthesubjectlandareconnectedtoschemewater.A

reticulatedwatersupplyrunsalongNanarupRoadandMeadRoad.

5.3 Power

Thesubjectlandisconnectedtothepowersupplyintheareawhichcanbeextendedtoservice

theproposeddevelopment.Thepowerlineswillbeplacedundergroundwithinproposedroad

reservesinaccordancewithcurrentpolicy.

5.4 EffluentDisposal

Asschemesewerisnotavailabletoservicetheareaandcannoteconomicallybeprovided,

effluentdisposalwillbebywayofonsiteeffluentdisposalunits.Thetypeofdisposalunitswill

dependonthenatureofthelandwhichvariesacrossthepropertyandhasbeenconsideredin

thecapabilityassessmentundertakenbyLandAssessmentPtyLtd.
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5.5 StormwaterManagement

Asitisproposedthatalldevelopmentwillgenerallybelocatedwithinthewelldrainedhigher

capabilityland,i.e.unitsUc1,SG1,SG2andF1,itisconsideredthatthemanagementoferosion

andstormwatercaneasilybeachievedwithstandardengineeringandlandpractices. This

includes;

useofrainwatertankstocollectstormwaterfromrooves;

useofsoakwells;

alignmentofroadsanddrivewaysalongcontourswherepossibleanduseofopen

drainageswaleswherepractical;

kerbingandpipingofstormwateronsteepersectionsofroads;

useofdetentionandsoakagebasinsalongwith drainageeasementstomanage

stormwaterfromroads;

stabilisationandrevegetationofdisturbedareas;

revegetationofthedrainageline.

Adetailedstormwatermanagementplanwillberequiredatsubdivisionstageofdevelopmentto

ensurealltheseinitiativesarebroughttogetherintoaneffectiveandsustainableplan.Thelarge

lotsizesensurethatthereisampleroomtoaccommodatethenecessarydrainage

infrastructure.

5.6 AccesstoFacilities

Thesubjectlandisconvenientlylocatedinrelationtoarangeoffacilitieswhichinclude;

TheGreatSouthernGrammarSchool,locatedonekilometretotheeast.

TheFindersParkPrimarySchool,located6kmtothesouth.

TheLowerKingPrePrimarySchoolCentre,located3.5kmtothesouthwest.

TheLowerKingLiquorandGeneralStore,located1.5kmtothewest.

TheBayonetHeadNeighbourhoodShoppingCentre,located6kmtothesouth.

TheKalganProgressAssociationHall,located3.5kmtotheeast.
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5.7 FireSafety

ABushfireManagementPlanhasbeenpreparedforthesiteandisattachedinAppendix‘B’.

5.8 VisualImpact

AsNanarupRoadisanimportanttouristrouteleadingouttoGullRock,NanarupBeachandTwo

PeoplesBay,thevisualimpactofmore intensivedevelopmentonLot973requires

consideration.

Whilevegetationwithintheroadreservepartiallyscreenstheproperty,thebroadriverflats

associatedwithJohnsonCreek,provideadistinctiveviewcorridorrunningtothenorth,framed

byaprominentvegetatedknollalongthecentralwesternboundaryandtoalesserextentinthe

northeastcornerofthesite.

Developmentofthesiteproposestoretainthesetwodistinctiveelements.Abroadflatcorridor

oneithersideofthecreekwillberetainedwithintwolargelotswithdwellingslocatedfurther

upslope.Remnantvegetationontheelevatedportionsofthepropertywillberetainedsothat

nodevelopmentisvisibleontheskyline.Smallerlotswillbepredominantlyclusteredbelowthe

vegetationonthemidslopes.Developmentontheflatterelevatedlandalongthecentral

westernandnorthwestcornerofthepropertywillbescreenedfromNanaruproadbythe

existingremnantvegetation.

AdditionalplantingisalsoproposedalongNanarupRoad,togetherwithrevegetationofJohnson

Creekandadistinctiveavenueofstreettreesalongthemainaccessintothepropertyfrom

NanarupRoad.Landscapingassociatedwithnewdwellingsonthepropertyisalsonominatedon

theSubdivisionConceptPlanandprovisionsrequiringappropriatematerialsandcolourstobe

usedareincorporatedintheSchemeProvisions.
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5.9 ImpactonAdjacentLandUses

Lot973issurroundedbyrurallivingareastothewest,eastandsouth. Rezoningand

developmentforruralresidentialpurposeswillbecompatiblewiththesurroundinglanduseand

caneffectivelyreducepotentialconflictassociatedwithgeneralagriculturalactivitiesinclose

proximitytorurallivingareas.

Theonlyexceptionisalongthenorthernboundarywherethepropertytothenorthwillremain

withintheGeneralAgriculturezone.Lotshavebeendesignedsothattheybackontothe

northernboundaryinordertomaximise theseparationofresidencesfromthe‘General

Agriculture’zone.Thelocationofremnantvegetationalongmuchoftheboundaryofthe

adjoiningproperty,supplementedbyrevegetationonthesubjectlandwillalsohelptoprovide

aneffectivebufferwhichwillminimisepotentialconflict. Notificationontitlesofthelots

abuttingthenorthernboundaryadvisingownersofthepotentialimpactofruralpursuitsis

recommended.
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6. AVAILABILITYOFRURALLIVINGLAND

Thesubjectlandislocatedcentrallywithinaprimelifestylearea,locatedbetweentheKingRiver

tothewestandtheKalganRivertotheeast.OysterHarbourisalsolocatedimmediatelytothe

south.

WithinthisnortheasternfringeoftheCity,thereare5ruralresidentialareasand3specialrural

areaswithinapproximately4.5kmofthesubjectland.

ApartfromRR9GullRockRoad,whichhasyettoproceedtodevelopment,alloftheareasare

developed. Ofthetotal356lotscreated,87%ofthemhavebeendeveloped. The13%

remainingundevelopedconsistsof45lotsandonlyafewremainforsale.Refertablebelowand

planoverleaf.

Table1.RuralLivingLandAvailability(asatJuly2014)

Area
Lots Currently 
Available for 
Development

Developed Lots  Vacant Lots  % Developed 

RR4A 18 13 5 72%

RR6 97 90 7 93%

RR9 Undeveloped 0 74LotPotential 0%

RR11 41 41 0 100%

RR21 63 58 5 92%

SR6&10 85 76 9 89%

SR18 52 33 19 65%

356 311 45 87%

WhileRR9hasgainedsubdivisionapproval,andhasthepotentialtocreateanadditional74lots,

provisionofschemewaterisaconstraint,requiringelevatedwatertankstobeprovidedandan

extensionofthemainsupplyacrosstheKalganRiver.Giventheageoftheproponentitisnot

clearwhetherthedevelopmentwillproceedwithintheimmediatefuture.
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TheSheringaParkEstateimmediatelytothewestofthesubjectlandhasbeenfullydeveloped

andtheSpecialResidentiallandontheoppositesideofNanarupRoadis89%developed,with

only9vacantlots.Totheeast,theMeadRoadruralresidentialareaonlyhas5vacantlots

remaining,andwhilesomeremaininglotshavefurtherdevelopmentpotential,theyare

constrainedbyextensiveareasofremnantvegetationandareasoflowlyinglandsubjectto

winterinundation.

Giventheextenttowhichrurallivingareashavebeendevelopedinthenortheasternfringeof

theCity,itisconsideredthatthereisscopeforthesubjectlandtoberezonedsothat

considerationcanbegiventosubdivisionandcreationofadditionallotstomeet the

demonstrateddemandforthearea.

Asthetimelineforcompletionoftherezoningandbringingthelotsontothemarketislikelyto

takeupto5years,thelotsupplyintheareawillcontinuetobereduced.

Itshouldbeborneinmindthattherearemanyvariablesaffectingthedemandandsupplyof

land.Aseconomicconditions,servicingrequirementsandpersonalcircumstanceschangeover

time,therearemanyreasonswhylandandindividuallotsmaybewithheldfromdevelopment.

Overallhowever,itisconsideredthereisnooversupplyoflotsinthenortheastfringeofthe

city,andevenwiththeinclusionofRR9,whichhasyettobedeveloped,72%oftheavailable

lotshavealreadybeendeveloped.
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7. LANDSUITABILITY

ThesuitabilityofLot973NanarupRoadforRuralResidentialdevelopmenthasalreadybeen

identifiedwithinALPSwhichdesignatesthepropertyforthatpurpose. Thisdesignationis

justifiedforanumberofreasons,including;

Thelandcapabilityassessmentdoesnotidentifythelandashighqualityorpriority

agriculturalland.

Intensivefarmingofthepropertyisnotrecommendedgiventhesandysoilsovermuchof

thepropertyandthepotentialforexportofnutrientsintothecreekandnearbyOyster

Harbour.

Thepropertyhasrurallivinglotstotheeast,westandsouthanditsretentionas

agriculturallandcreatesapotentialconflictwiththesurroundinguses,particularlyasthe

sizeofthepropertyrestrictstheabilitytoincorporateappropriatebuffers.

Thesiteisnotlocatedwithin anareaidentifiedforfuturefullyservicedurban

development.ItslocationtotheeastofKingRiversuggestsitwillnotbecapableof

beingeconomicallydeepseweredintheforeseeablefuture.

Itislocatedinanareawellsuitedforlifestylelotsandeffectivelyrepresentsarounding

offofsuchdevelopment.

Asnotedinsection4.5above,thepropertyhasreadyaccesstoschools,shopsand

communityfacilities.

While thepropertyhassomelowlyingpoorlydrainedlandalongtheriverflats,

developmentcanpredominantlybeaccommodatedonthemoreelevatedlandwhichis

welldrainedandhasafairtohighcapabilityforruralresidentialdevelopmentandthe

associatedonsiteeffluentdisposal.
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8. AMENDMENTPROPOSAL

InaccordancewithALPS,itisproposedtorezoneLot973NanarupRoadfromthe‘General

Agriculture’zoneto“RuralResidential”zone.Astheadjoininglotsinthesouthwestcorner,Lot

1,isadefactoruralresidentiallot,ithasalsobeenincludedintherezoningproposalatthe

requestoftheCityofAlbany.

Keyelementsoftheproposalinclude:

WhileALPSonlyincorporatesthewesternportionofLot973withintheruralresidential

designation,nodoubtduetothepoorerlandcapabilityassociatedwithJohnsonCreek,

whichrunsnorthandsouththroughtheproperty,itisproposedtoincorporatethe

wholesitewithintheRuralResidentialzoningforthefollowingreasons;

o Thelandcapabilityontheeasternsideofthecreekiscapableofaccommodating

development,particularlytowardsthenortheastcornerwhichalsohasattractive

elevatedviewstoOysterHarbour.

o IncorporationofJohnsonCreekandassociatedriverflatswillfacilitateongoing

managementofthissignificantfeaturewhichdrainsdirectlyintoOysterHarbour.

Thiswillincluderevegetationoftheareaoneithersideofthecreek,fencingand

weedmanagement. Managementoflandusewithintheriverflatsalsorequires

carefulconsiderationgivenconcernsregardingtheexportofnutrientsintothe

harbour.

o AsruralresidentialdevelopmentoccupiesthelandontheeasternsideofMead

Road,retentionofthe‘GeneralAgriculture’zoningisquestionablegiventhe

potentialforconflictwithruralresidentialdevelopmentincloseproximityon

eitherside.

o Fromavisualaspect,theretentionofaruralcorridoroneithersideofJohnson

Creekcanberetainedwithlargerlotsontheriverflatsandsetbacksforbuildings

sothattheyarelocatedonmoreelevatedland.
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AccesstothesiteiscurrentlyprovidedfromNanarupRoadclosetowhereMorillaRoad

intersectsontheoppositesideoftheroad.ThewatermainfromTwoPeoplesBayruns

alongsidethesouthernboundaryofthepropertywithintheNanarupRoadreserveand

hasbeenloweredtofacilitateaccesstothesubjectland.

Twootherpotentialaccesspointstothesitewouldentailtheextensionofeitherorboth

ofViscountHeightsandMilneClosewhicharelocatedwithintheSheringaParkrural

residentialestatetothewest.MilneClosewouldalsohavetobeextendedthroughLot1

whichislocatedadjacenttothesouthwestcornerofLot973.

ItisproposedthatthemainaccesstothepropertyberetainedonNanarupRoad,subject

toitsrelocationfurthertotheeastsothattheminimumseparationtotheMorillaRoad

intersectioncanbeachieved,inaccordancewithAustroads(2005).Thiswouldenable

thewatermaintobecrossedasitisstillbelowthelevelofNanarupRoadatthispoint.

SightdistancesalongNanarupRoadarealsowellinexcessofminimumrequirements

withadistanceof380metrestotheeastand500metrestothewest.

AsecondaryaccessisproposedbyextendingViscountHeights,utilisingtheROWthathas

beenprovidedforthispurpose. Thisaccesswaywillbenefitboththeproposed

developmentandSheringaParkEstatebyprovidinganalternativeaccessandegressfor

bothdevelopments.

AtsuchtimeasLot1issubdivided,considerationcanbegiventoathirdpointofaccess

bylinkingtheproposeddevelopmentwithMilneClose.

AsonlyfivelotsareproposedwithfrontagetoMeadRoad,itisproposedthatjoint

crossoversareusedwhichwillresultinonlythreeaccesspoints.

Twentyninelotsareproposedranginginsizefromaminimumof1hato9.5ha.The

smallerlotsareclusteredonthemoreelevatedareasofthepropertywheretheland

capabilityratingsaremostsuitablefordevelopment. Inordertofacilitateongoing

managementofthecreekandretainthelandscapequalitiesofthe‘Rural’corridor,two

largelotsof9.5haand8.0haareproposed.
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Bothcontainthecreeksothattheyhaveaccesstobothsidesofthecreek.Revegetation

ofthecreekisproposedonbothsidesinordertominimisethepotentialfornutrientsto

beexportedfromsurroundingpropertiesintothewaterway.Ajointaccesswayoverthe

creekisproposedutilisinganexistingcrossingpoint.

Inordertoaccommodatetheadditionaldevelopmentonthesitewhileatthesametime

retainingasemiruralaspect,strategicallylocatedrevegetationisproposed. Existing

vegetationalongNanarupRoadneedstobeconsolidatedtogetherwithrevegetation

alongthemainsubdivisionalroadandindividualhousesites.SheringaParkEstateisan

exampleofhowrevegetationcantransformalargelyclearedsitetocreateanattractively

landscapeddevelopment.Avegetatedbufferalongthenorthernboundarywillalsohelp

tominimisepotentialconflictwiththeruraluseoflandtothenorth.

A4halotisproposedinthenortheastcornerofthepropertyforshortstaytourist

accommodation.Theelevatedland,attractiveviewsoverJohnsonCreekandthroughto

OysterHarbour,togetherwiththeremnantvegetation,provideanopportunityto

provideanalternativelandusetoruralresidentialdevelopment.ItisnotedthatNanarup

Roadisasignificanttouristroute,providingaccesstoattractionsaroundKingRiver,

OysterHarbour,theKalganRiver,NanarupandTwoPeoplesBay.Itisrecommendedthat

uptotwelvechaletscouldcomfortablybeaccommodatedonthesitewithappropriate

setbackfromtheremnantvegetation.

Intermsoffuturelandusewithinthedevelopment,productiveuses,particularlythose

thatcancontributetothetouristindustryarerecommended.Usessuchasbedand

breakfast/farmstay,cottageindustry,craftstudios,publicrecreationandonthelarger

lots,ruralpursuits(limitedtoexistingclearedandpasturedlandonly).Giventhesandy

soils,potentialforexportofnutrientsandproximitytoOysterHarbour,intensive

agriculture/horticultureisnotrecommended.
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9. MANAGEMENTPROVISIONS

TheobjectivesoftheRuralResidentialzoneincludetheprovisionofsmallruralresidential

lifestylelotsandprovideforresidentialandlimitedincidentallanduseswhichwhilstpreserving

amenity,ensuringlandscapeprotectionandconservation,controllinglanduseimpactsand

conflicts,andareincloserproximitytourbanareasandhavesuitableurbanservicing.

Asthesubjectsitehasspecificcharacteristicsandconstraintsthatneedtobemanaged,itis

logicaltoaincludeaseparateRuralResidentialarea‘RR45’withspecialprovisionsinLPS1to

ensuretheobjectivesofthelocalandstateplanningframeworkcanbemet,particularlyin

regardstoprotectionofJohnstonCreek.Thespecialprovisionsprovideforarangeofuses,and

guidestructureplanning,subdivisionanddevelopmentofthesiteinaccordancewiththezone

objectives.
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10. CONCLUSION

Lot1andLot973NanarupRoadarethelastoftheremaininglotsonthenorthernsideof

NanarupRoadbetweentheKingRiverandKalganRiverwhichhavenotbeenzonedforrural

residentialpurposes. RezoningtotheRuralResidentialzoneisalogicalextensionofthe

SheringaParkEstatetothewestandisconsideredamorecompatibleusethanitsretentionin

the‘GeneralAgriculture’zone.

Detailedlandcapabilityassessmentconcludesthatthelandisnotprimeagriculturallandand

thatitscontinueduseforagriculturalpurposescouldresultintheexportofnutrientsintothe

nearbyOysterHarbour.Ontheotherhand,noristhelandlocatedwithinanareathatislikelyto

bedevelopedforfullyservicedurbandevelopment.Itisinstead,ideallysuitedforthecreation

oflifestylelotswhichareasignificantattractionforpeoplewishingtoliveinAlbany,particularly

inalocationsuchasthiswhichhasviewsthroughtoOysterHarbourandaccesstobothtourist

attractionsandgeneralamenities.

Managementprovisionsarerecommendedwhichwilladdresskeyissuessuchasbushfirerisk,

visualamenityandretentionofnutrientswithinthesite.Thereisalsoanopportunitytoprovide

fortouristorientatedactivity,aswellassmallscaleproductiveuseswhichwillcontributetothe

touristattractionofthearea.

Anassessmentofcurrentavailabilityofrurallivinglotsinthenortheasternfringeindicatesthat

approximately87%ofcurrentlyavailablelotshavebeendevelopedandthatbythetimethis

proposalcreatesadditionallots,thereislikelytobeverylittlesupplyremaining.

Inorderfortheproposaltoproceed,Council’ssupporttoinitiatetherequiredscheme

amendmentisrespectfullyrequested.



PLANNINGANDDEVELOPMENTACT2005

CITYOFALBANY

LOCALPLANNINGSCHEMENo.1

AMENDMENTNo.7

RESOLVEDthattheCouncil,inpursuanceofSection75ofthePlanningandDevelopmentAct
2005,amendtheabovelocalplanningschemebyalteringtheSchemeTextandMapsasfollows:

i) RezoneLots1and973NanarupRoad,LowerKingfromtheGeneralAgriculture
zonetotheRuralResidentialzone,designatedas‘RR45’andamendinginSchedule
14–RuralResidentialzoneoftheSchemetextinthefollowingmanner:

Schedule14–RuralResidentialZone [cl.5.5.13]
No. Specified Rural

ResidentialZone
SpecialProvisionsApplyingtoSpecifiedRuralResidentialZone

RR45 Johnston Creek
Rural Residential
Zone

1. SubdivisionofRR45shallgenerallybeinaccordancewithanapproved
LocalStructurePlan,andsupportedbyaSiteandSoilEvaluationand
hydrogeologicalassessmentofthesiteunderthewettesttimeofyear
conditions.

2. Theminimum lotsizeis1hectare,howeverlargerlotsmay be
requiredoverpartsofthesiteinordertorespondtosite
characteristics.

3. AmaximumoftwolotsshallbesupportedoverJohnstonCreek.

4. Subdivisionanddevelopmentistobeinaccordancewith the
requirementsforseweragesensitiveareasintherelevantGovernment
SeweragePolicy,includingbutnotlimitedto:

(a) Separationfromthehighestknownseasonalgroundwater
level.

(b) Separationfromwaterresourcessuchaswaterways,surface
orsubsurfacedrainagesystems.

(c) Useofsecondarytreatmentsewagewithnutrientremoval
disposalsystems.

5. Thefollowinglandusesare‘P’permitteduses:

SingleHouse

6. Thefollowinglandusesare‘D’discretionaryuses:

AncillaryDwelling;

BedandBreakfast/Farmstay;

Industry–Cottage;

Recreation–Public;

RuralPursuit(whichshallbelimitedtoexistingclearedand
pasturedlandonly);and

Restaurant.



7. Unlesspermissiblebyan‘AdditionalUse’zoning,allotherusesarenot
permissible(X).

8. Alldevelopment(includingdwellingsandoutbuildings)andanyAsset
ProtectionZonesshallbelocatedoutsideofanydevelopment
exclusionareaand/orrevegetationareafortheprotectionofJohnston
CreekasshownontheapprovedLocalStructurePlan,andshall
achievethefollowingminimumsetbacks:

(a) 40metresfromNanarupRoad;and

(b) 15metresfromallotherlotboundaries.

9. Atsubdivision,anotification,pursuanttosection165ofthePlanning
andDevelopmentAct2005istobeplacedonthecertificatesoftitleof
lotsabuttingGeneralAgriculturezonedlandadvisingoftheexistence
ofanexistingagriculturalactivity.

10. Atsubdivision,avegetativebuffertothespecificationsofthestate
departmentresponsibleforhealth,istobeestablishedonanylots
abuttingGeneralAgriculturezonedland.Aneasementingrossshall
beregisteredontherelevantlotstoensurethevegetativebufferis
maintainedbytherelevantlandownersaccordingly.

11. Atsubdivision,anotification,pursuanttosection165ofthePlanning
andDevelopmentAct2005istobeplacedonthecertificatesoftitleof
proposedlotswithin500metresoftheexistingextractiveindustry,
advisingofitsexistence.

12. Atsubdivision,aForeshoreManagement PlanforJohnstonCreek,
includingrevegetationofdrainagelinesasshownontheapproved
LocalStructurePlan,istobepreparedandimplementedtothe
specificationofthestatedepartmentresponsibleforwater.

13. Atsubdivision,aneasementingrosswhichrequiresthelandownersto
maintaintheareathesubjectoftheForeshoreManagementPlanas
implemented,istobeplacedontherelevantcertificatesoftitleofthe
proposedlots.

ii) DesignateaportionofLot973asanAdditionalUsesSiteandincorporateitwithin
Schedule2–AdditionalUsesoftheSchemeTextinthefollowingmanner:

Schedule2–AdditionalUses [cl.4.5]
No. DescriptionofLand AdditionalUse Conditions
AU34 PartLot973Mead

Road,LowerKing
Holiday
Accommodation
(D)
Chalet/Cottage
units(D)
Caretaker’s
Dwelling(D)

1. Developmentistobegenerallyinaccordancewith
anapprovedLocalDevelopmentPlan.Subjectto
advertising, minor variations to the Local
DevelopmentPlanmay bepermittedbyLocal
Government.

2. TheLocalDevelopmentPlanistoincludethe
maximumnumberofChalet/CottageUnitsand/or
Holiday Accommodation, which shall be
determinedinaccordancewiththerequirements
forseweragesensitiveareasintherelevant
GovernmentSeweragePolicyandsupportedbya
Site and Soil Evaluation, a hydrogeological
assessmentofthesiteunderthewettesttimeof
yearconditionsandaproposedservicingstrategy.



3. Notwithstanding Condition 2, themaximum
numberofpermissibleholidayaccommodation
and/orchalet/cottageunitsshallbelimitedto12
unitswithamaximumoftwobedroomsperunit.

4. TheLocalDevelopmentPlanistodemonstrate
thatthedevelopmentisconsistentwith the
characteristicsofthesite,andavoidsconflictwith
anyexistingorfutureagriculturalusesonthe
landtothenorth.

5. ABushfireManagement PlanandEmergency
EvacuationPlanistobeprepared,approvedand
implementedinaccordancewithStatePlanning
Policy3.7.

6. Anydevelopmentwhichproposestoclear,thinor
otherwisemodifyremnantvegetationonsitefor
bushfire protection in order to increase
developableareaswillnotbepermitted.

7. Anyapprovalforholidayaccommodationor
chalet/cottageunit purposes shalllimitthe
durationofoccupancybyanypersoninthose
premisestoamaximumofthreemonthsduring
any12monthperiod.

8. Subdivisiononthebasisofanychalet/cottage
units, holiday accommodationor caretaker’s
dwellingswillnotbesupported.

9. Allbuildingsshallbesetbackaminimumof30
metresfromMeadRoad.

10.Themaximumheightofalldwellingsshallnot
exceed7.5metrestominimisethevisualimpacts
ofsuchbuildingsfromMeadRoad.

iii) DesignateLot1asanAdditionalUsesSiteandincorporateitwithinSchedule2
–AdditionalUsesoftheSchemeTextinthefollowingmanner:

Schedule2–AdditionalUses [cl.4.5]

No. DescriptionofLand AdditionalUse Conditions

AU35 Lot1(93)Nanarup
Road,LowerKing

Aquaculture(D) 1. Developmentistobeinaccordancewith an
approvedLocalDevelopmentPlanwhichdelineates:

(a) Alltheproposeddevelopmentincludingbutnot
limitedtoproposedbuildings,tanksandponds,
accesswaysandparkingareas,effluentdisposal
systems, fences, pumping stations, pipes,
drainageareas,signageandlandscaping;and

(b) Precisedetailsoftheareas,heights,elevations,
materials,coloursandproposedstagingofall
development.

(c) appropriatelandscapinganduseofbuilding
colours, heights, materials and design to
minimisevisualimpacts

iv) AndamendtheSchememapsaccordingly.
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1. Executive Summary 

GA Nominees Pty Ltd commissioned Bio Diverse Solutions (Bushfire Consultants) to conduct a bushfire hazard 

assessment  and  prepare  a  Bushfire  Management  Plan to  guide  all  future  bushfire  management  for  the 

proposed development of Local Structure Plan at Lot 1 and 973 Nanarup Road, Kalgan WA.  

The proposed Structure Plan for the Subject Site consists of 27 residential lots ranging in size from 1.0 to 9.5ha 

(lifestyle size lots) and 2 Additional Uses sites with 1 of those for holiday accommodation (4.0ha) and one for 

aquaculture (2.9ha). The Structure Plan  will also include  the  extension of two roads (Viscount Heights and 

Milne Close) from the neighbouring Sheringa Park Estate to the west. 

The subject site was assessed as having internal areas of Forest Type A, Woodland Type B, Scrub Type D 

and Grassland Type G. BAL contouring across the subject site has allocated BAL 29 or less shall apply to any 

proposed dwellings on the lots.  The existing dwelling has low fuel APZ areas associated with BAL 29. BAL 

12.5 can be achieved on any internal grassland areas through site specific APZ areas (refer to BAL Contour 

Plan notation) around individual dwellings.  All future buildings can achieve an APZ area associated with a 

BAL allocation of BAL 29, BAL 19 or BAL 12.5.   

Holiday Accommodation is proposed in the north-eastern corner of the Subject Site (refer to Structure Plan 

Appendix A).  The BAL Contouring (Figure 4) indicates that BAL 29 or less can apply to the proposed Holiday 

Accommodation, however further detailed BAL Assessment will be required prior to Development Approval to 

ensure no buildings are located in BAL FZ or BAL 40 areas.  It is also noted that this lot will require an individual 

Bushfire  Management  Plan  and  Bushfire  Emergency  Evacuation  Plan’s  (BEEP)  as  this  is  defined  as  a 

“Vulnerable land use” as per SPP3.7 (WAPC, 2015). 

Access will be provided in two alternative directions to separate destinations. A temporary cul-de-sac to Milne 

Road will occur until Lot 1 is developed, a temporary EAW will be provided with associated easement until 

such time as the road connection is constructed. If it is not possible to get the easement then a note will be 

placed on the structure plan requiring deferral to creating lots 16 & 17 until access to Milne Close is provided.  

An assessment to the WAPC Guidelines for Planning in Bushfire Prone Areas (vers 1.3, 2017) Acceptable 

Solutions of the 4 bushfire protection criteria is summarised below. 

Table 1: Bushfire protection criteria applicable to the site 

Element Acceptable Solution 
Applicable or 

not 
Yes/No 

Meets Acceptable Solution 

Element 1 – 
Location 

A1.1 Development Location Yes 
Compliant 

BAL 29 or less applied to lots 

Element 2 –  
Siting and Design  

A2.1 Asset Protection Zone 
 

Yes 
 

Compliant, APZ in BAL 29 or less.  
Grasslands to have site specific 

APZ requirements. 

Element 3 – 
Vehicular Access 

A3.1 Two Access Routes 
 
A3.2 Public Road 
A3.3 Cul-de-sacs 
A3.4 Battle axes 
A3.5 Private driveways 
A3.6 Emergency Access Ways 
A3.7 Fire Service Access 
Ways 
A3.8 Firebreaks 

Yes 
 
Yes 
Yes 
No 
Yes 
Yes 
No 
 
Yes 

Compliant two access points to 2 
destinations 
Compliant 

1 temporary, Complaint 
N/A 

Compliant 
Temporary, Complaint  

N/A 
 

Compliant on parent lot, 
applicable to future lots 

Element 4 –  
Water 

A4.1 Reticulated areas 
A4.2 Non-reticulated areas 
A4.3 Individual lots in non-
reticulated areas 

Yes 
NA 
No 

Compliant 
N/A 
N/A 
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2. Introduction  

GA  Nominees  Pty  Ltd  commissioned  Bio  Diverse  Solutions  (Bushfire  Consultants)  to prepare  a  Bushfire 

Management Plan (BMP) to guide all future bushfire management for the proposed Structure Plan (SP) at Lot 

1 and 973 Nanarup Road, Kalgan WA. This BMP has been prepared to assess the subject site to the current 

and endorsed Guidelines for Planning in Bushfire Prone Areas Vers  1.3 (WAPC, 2017) and State Planning 

Policy 3.7 (WAPC, 2015). 

Such planning takes into consideration standards and requirements specified in various documents such as 

Australian  Standard  (AS)  3959-2009,  Western  Australian  Planning  Commission  (WAPC)  Guidelines  for 

Planning in Bushfire Prone Areas Vers 1.3 (WAPC, 2017) and State Planning Policy 3.7 (WAPC, 2015). These 

policies, plans and guidelines have been developed by WAPC to ensure uniformity to planning in designated 

“Bushfire Prone Areas” and consideration of the relevant bushfire hazards when identifying or investigating 

land for future development.  

2.1. Location 

Lots 1 and 973 Nanarup Road (herein referred to as the Subject Site) is 62ha and located approximately 13km 

northeast of the Albany CBD in the suburb of Kalgan. The Subject Site is bound by Nanarup Road to the south, 

Mead Road to the  east, a  private rural property to the north and a residential development (Sheringa Park 

Estate) to the west. The location of the Subject Site is shown on Figure 1.  

 

Figure 1: Location Plan 
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2.2. Development Proposal 

The Structure Plan for the Subject Site consists of 27 residential lots ranging in size from 1.0 to 9.5ha (lifestyle 

size  lots)  and  2  Additional  Uses  sites  with  1  of  those  for  holiday  accommodation  (4.0ha)  and  one  for 

aquaculture (4.0ha). The Structure Plan  will also include the  extension of two roads (Viscount Heights and 

Milne  Close)  from  the  neighbouring  Sheringa  Park  Estate  to  the  west.  The  Structure  Plan  (Ayton  Baesjou 

Planning, 2018) showing the proposed lot layout has been included as Appendix A. 

2.3. Statutory Framework 

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

• Planning and Development Act 2005; 

• Planning and Development Regulations 2009; 

• Planning and Development (Local Planning Scheme) Regulations 2015; 

•  State Planning Policy 3.7 Planning in Bushfire Prone Areas; 

•  Guidelines for Planning in Bushfire Prone Areas; 

• Building Act 2011; 

• Building Regulations 2012; 

•  Building code of Australia (National Construction Code);  

• Fire and Emergency Services Act 1998. 

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

standards; 

• Bushfires Act 1954; and 

•  City of Albany Annual Fire Management Notice. 

The publicly released Bushfire Prone Area Mapping (DFES, 2018) shows that the majority of the Subject Site 

is located within a Bushfire Prone Area (situated within 100m of >1 ha of bushfire prone vegetation). Bushfire 

Prone Area Mapping is shown on Figure 2.  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Figure 2: Bushfire Prone Area Mapping 
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2.4.  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 in Environmental Management. 

Kathryn Kinnear is an accredited Level 2 Bushfire Practitioner (Accreditation No: BPAD30794). Bio Diverse 

Solutions are Silver Corporate Members of the Fire Protection Australia Association and Kathryn is a suitably 

qualified Bushfire Practitioner to prepare this Bushfire Management Plan. 
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3. Objectives 

The objectives of this BMP are to assess the bushfire risks associated with the existing site and the proposed 

Structure Plan to reduce the occurrence of, and minimise the impact of bushfires, thereby reducing the threat 

to life, property and the environment.  It also aims to guide the Structure Plan design by assessing the proposal 

according to the Bushfire Protection Criteria Acceptable Solutions as outlined in the Guidelines for Planning in 

Bushfire Prone Areas Vers 1.3 (WAPC, 2017). 

The BMP aims to: 

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

  Assess any building requirements to AS3959-2009 (current and endorsed standards) and BAL 

Construction; 

  Assess the Structure Plan proposal against the Bushfire Protection Criteria Acceptable Solutions as 

outlined in the Guidelines for Planning in Bushfire Prone Areas (WAPC, 2017); 

  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 

Site with due regard to people, property, infrastructure and the environment; 

  Nominate individuals and organisations responsible for fire management and associated works 

within the Subject Site; and 

  Ensure alignment 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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4. Spatial consideration of bushfire threat 

A site inspection was conducted on the 16th of May 2016 by Kathryn Kinnear to assess the current land use, 

topography/slope, vegetation and conditions of the site and its surroundings. Photographs of the Subject Site 

and surrounding areas were taken and have been presented in this report.  

4.1. Land use 

The site consists predominately of cleared rural land with two small areas of remnant vegetation one located 

in the northeast corner and the other in the central western portion of the site. The Subject Site is used for 

grazing a small head of sheep. There are two dwellings located on the Subject Site one adjacent to the western 

boundary of the site and the other in the central-southern portion of the site. Both dwellings consist of a small 

to medium sized house and a shed. Land use on the Subject Site is shown on Photographs 1 to 4. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

  

Photograph 1 –  View  of  shed  in  the  central 

southern portion of the site. 
Photograph 2 – View of grazing sheep in central 

portion of the site. 

Photograph 3 – View of remnant vegetation and 

dead trees in the central western portion of the site. 
Photograph 4 – View of house in central southern 

portion of the site. 
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4.2.  Surrounding land uses 

The Subject Site is surrounded by rural land to the north and east (east of Mead Road) and some residential 

developments (lifestyle size lots) to the west and south (south of Nanarup Road). The surrounding areas are 

shown on Photographs 5 to 8.  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

  

Photograph 7 – View of residential lifestyle lots to 

the west of the Subject Site. 

Photograph 8 – View of remnant vegetation to the 

north east of the Subject Site. 

Photograph 5 – View looking west along Nanarup 

Road Reserve. 

Photograph 6 –  View  looking  north  along  Mead 

Road Reserve. 
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4.3. Topography 

The Subject Site generally slopes gradually from west to east, from a high point of 45m AHD along the western 

boundary to a flat low point of 10m AHD covering most of the eastern half of the site. The site rises back up in 

the north-eastern corner of the site to 25m AHD. Topographic contours (5 metre contours) are shown on Figure 

3 (page 13). 

The effective slopes (measured as per AS3959-2009) for the Subject Site are generally low ranging from 1.6 

to 4.5 degrees downslope. The effective slopes for surrounding  areas are also low ranging from 1.4 to 1.8 

degrees downslope. The effective slopes for the Subject Site and surrounding areas are shown on Figure 3. 

4.4. Bushfire fuels – Assessment Inputs 

Bushfire Assessment inputs for the site has been calculated using the Method 1 procedure as outlined in 

AS3959-2009.  This incorporates the following factors: 

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

  Vegetation Classes; 

  Slope under classified vegetation; and 

  Distance between proposed development site and classified vegetation. 

Unmanaged  Grasslands  Type  G  have  been  mapped  and  classified  as  per  AS3959  requirements.    BAL 

calculations are shown in the Bushfire outputs Section 5.  Vegetation classification occurred in May 2017 prior 

to  the  guideline  methodology  change  in  August  2017, hence  vegetation  mapped  to  100m.  Vegetation  was 

assessed outside of the 100m boundary as per the requirements of AS3959-2009. 

4.4.1. Vegetation 

The subject site lies within the Jarrah Forest IBRA bioregion. Hearn et al (2002) describes the bioregion as; 

‘Duricrusted plateau of Yilgarn Craton 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.’ 

The vegetation has been mapped on a broad scale by J.S. 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 GIS search of 

J.S. Beards (DEC, 2005) vegetation classification places the Subject Site within one System and Vegetation 

Association (Source DEC Pre-European Vegetation GIS dataset, 2005): 

• System Association Name: Kwornicup 

• Vegetation Association Number: 3 

• Vegetation Description: Medium forest; Jarrah-Marri. 

The  vegetation  across  the  Subject  Site  and  surrounding  areas  is  consistent  with  rural  farmland,  with  the 

majority of the site and surrounds comprising of heavily grazed pasture dominated by pasture grass species. 

There are three small patches of remnant vegetation located in the southwest corner, the northeast corner and 

the  central  western  portion  of  the  site.  Areas  of  remnant  vegetation  in  the  southeast  and  central  west  are 

dominated by Jarrah and Marri trees with the occasional Banksia and Acacia scrub and the southwest corner 

of the site is dominated by Melaleuca and Sydney Golden Wattle Scrub. 

All vegetation within 100m of the site / proposed development was classified in accordance with Clause 2.3 

and Exclusions as per Clause 2.2.3.2 of AS 3959-2009.  Each distinguishable vegetation plot with the potential 

to  determine  the  Bushfire  Attack  Level  is  identified below.    Each  plot  is  representative  of  the  Vegetation 

Classification to AS3959-2009 Table 2.3 and shown on the Vegetation Classification Mapping Figure 3, page 

13.   
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Plot 1 
Classification or Exclusion 

Clause 
Forest Type A 

 

Location: In the southeast corner of the Subject 

Site. 

Separation Distance: 0m 

Dominant species & description: Jarrah/Marri 

trees with grassy understorey & scrubs. Occasional 

juvenile Eucalypt trees and scrubs, Becoming 

multilayered. Grasses include Kikuyu, Cooch and 

clover (200-300mm). Previously grazed. 

Vegetation Coverage: >30 – 70% 

Surface fuel loading: 25 – 35t/ha 

Effective slope: Upslope. 

Photo Id 1: View of Forest Type A in the northeast corner of subject site.  View from north east to south 

east. 

Plot 2 
Classification or Exclusion 

Clause 
Grassland Type G 

 

 
Location: Internal to site covering the majority of 

the site. 

Separation Distance: 0m. 

Dominant species & description: Paddock 

grasses; Kikuyu, clover, cape weed, occasional 

clumps of sedges. Less than 10% trees. 

Average vegetation height: 100 - 400mm. 

Surface fuel loading: 3 - 4t/ha. 

Effective slope: Downslope >0 – 5 degrees or 

upslope depending on final placement of dwelling.  

Photo Id 2: View of Grassland Type G located in the southern portion of the site. 

Plot 3 
Classification or Exclusion 
Clause 

Woodland Type B 

 

Location: Central creek area of Subject Site. 

Separation distance: 0m. 

Dominant species & description: Currently 

grassland, scrub and woodland. Could become 

Woodland Type B in the future with regeneration 

anticipated along creek protection areas. 

Occasional Eucalypt trees and Melaleuca Scrub. 

Includes vegetative buffer in the north of the SP. 

Vegetation coverage: 10 - 30%. 

Surface fuel loading: could reach 15 - 25t/ha. 

Effective slope: Flat. 

Photo Id 3: View from Nanarup Road to the northeast of central creek areas in the subject site.  
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Plot 4 
Classification or Exclusion 
Clause 

Scrub Type D 

 

 
 

Location: Internal to the site in the southwest 

corner of the site. 

Separation distance: 0m. 

Dominant species & description: Dense 

Melaleuca and Sydney Golden Wattle Scrub. Not 

multilayered. 

Average vegetation height: 4m. 

Surface fuel loading: 25t/ha. 

Effective slope: Downslope 3.6 degrees or 

upslope depending on placement of dwelling. 

Photo Id: Photo 4 view of Scrub Type D in the south west of the subject site. View from north to south. 

Plot 5 
Classification or Exclusion 
Clause 

Forest Type A 

 
 

Location: Internal to site in the central western 

portion of the site. 

Separation distance: 0m. 

Dominant species & description: Jarrah,  Marri 

and  Casuarina  trees with  occasional Banksia and 

Acacia scrub.  Multilayered  with grassy  understorey 

(kikuyu, radish, lupins, clover (200-300mm)). 

Vegetation height: 10-15m. 

Vegetation coverage: >10 - 30%. 

Surface fuel loading: 25 - 35t/ha. 

Effective slope: Upslope. 

Photo Id 5: View of Forest Type A in the central western portion of the site. 

Plot 6 
Classification or Exclusion 

Clause 
Woodland Type B 

 

Location: Internal to the site in the northwest 
paddock. 

Separation distance: 0m. 

Dominant species & description: Degraded, dead 

and dying Jarrah and Marri trees. Grazed grasses 

underneath, not multilayered.  

Surface fuel loading: 15-25t/ha. 

Effective slope: Upslope/flat land. 

The vegetation is in poor condition and some trees 
may remain which can be classified as future APZ 
areas. 

Photo Id 6: View from west to east of dead/dying Jarrah and Marri in the north-west corner of the site. 
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Plot 7 
Classification or Exclusion 

Clause 
Forest Type A 

 
 

 

Location: External to site in the property to the 

north. 

Separation distance: 40m. 

Dominant species & description: Dominated by 

Jarrah, Marri, Casuarina, Acacia, Banksias, grasses 

and juvenile trees. Multilayered. Some areas 

possible Woodland Type B but capable of 

regenerating to Forest Type A. Not fenced from 

livestock. 

Average vegetation height: 8-12m. 

Vegetation coverage: >30 – 70%. 

Surface fuel loading: 25 - 35t/ha. 

Effective slope: Downslope >0-5 degrees. 

Photo Id 7: View from south to north of Forest Type A in adjacent property to the north of the subject site.  

Plot 8a 
Classification or Exclusion 

Clause 
Low Fuel and Non-Vegetated areas (e)  

 

 
 

 
 

Low  fuel  and non-vegetated  areas  associated  with 

Buildings, roads and firebreaks. 

As per exclusion clause 2.2.3.2 (e) of AS3959 

 

Photo Id 8 (top): View from west to east of Nanarup Road.  

Photo Id 9: View of low fuel areas along north-western boundary, accessible strategic fire access (located 

outside subject site). 
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Plot 8b  
Classification or Exclusion 

Clause 
Low Fuel and Non-Vegetated areas (f) 

 

 
 

 

Low  fuel  and  non-vegetated  areas  associated  with 

windbreaks, and low fuel areas associated with APZ 

areas around existing houses. 

Note:  The CoA Fire Management Notice (FMN) 

requires lots >4000m2 to 100ha to have low fuel 

loads on the property, noted along the western side 

adjacent to the subject site were slashed/mowed 

grasses to 50mm. Also required under the 

provisions of the CoA FMN all established buildings 

are to have a minimum of 20m APZ around existing 

dwellings, which also accounts for the low fuel 

observed at the western perimeter of the subject 

site. Lots <4000m2 are to be completely fuel 

reduced, as noted under the CoA FMN. 

Note:  Windbreaks with a single row of trees and 

maintained in a low fuel status as shown in 

photograph 10 are excluded under AS3959-2009. 

Photo Id 10 (top): View of windbreak along western boundary.  

Photo Id 11: View of low fuel areas along north-western boundary, adjacent to existing dwelling. 

Plot 9 
Classification or Exclusion 

Clause 
Grassland Type G 

 

 

Location: Internal to site, also located in rural land 

to the north and the south of the subject site. 

Separation Distance: 0m internal and north, 17.6m 

(Nanarup Road reserve) to the south. 

Dominant species & description: Paddock 

grasses; Kikuyu, clover, cape weed, occasional 

clumps of sedges. Less than 10% trees. 

Average vegetation height: 100 - 400mm. 

Surface fuel loading: 3 - 4t/ha. 

Effective slope: Upslope/Flat land. 

 

Photo Id 12: View of Grassland Type G located in the southern portion of the site. 
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Figure 3: Vegetation Mapping 
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5. Bushfire Assessment Outputs  

5.1.  Bushfire Attack Levels (BAL) 

Bushfire Attack Level (BAL) is the process in AS39598-2009 for measuring the severity of a building’s 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. Refer to Figure 4. 

 
Figure 4: Building to BAL 

Bushfire Attack Level (BAL) has been calculated using the Method 1 procedure as outlined in AS3959-2009.  

This incorporates the following factors: 

  WA adopted Fire Danger Index (FDI); 

  Vegetation Classes; 

  Slope under classified vegetation; and 

  Distance between proposed development site and classified vegetation. 

The outcomes of the above inputs then allocate a specified BAL construction/setback for proposed buildings. 

5.2. Fire Danger Index 

The Western Australian adopted FDI is 80 as outlined in AS3959-2009 and endorsed by Australasian Fire and 

emergency Services Authorities Council.  The FDI input for this project is also therefore 80. 

5.3. Vegetation Classes 

All vegetation within 100m of the Subject Site was classified to AS3959, as demonstrated on the Vegetation 

Classifications mapping. The vegetation classes (as described in Section 4.4) are shown on Figure 3 and listed 

below. 

  Forest Type A; 

 Woodland Type B; 

  Scrub Type D; 

  Grassland Type G; and 

  Exclusions 2.2.3.2 (e) and (f). 
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5.4.  Slope Under Classified Vegetation 

Slope  under  classifiable  vegetation  (Effective  Slope) was  assessed  in  accordance  with Section  2.2.5  of 

AS3959-2009.  Table 2 below summarises the slopes assigned to each plot of classifiable vegetation for the 

BAL calculation. 

Table 2: Effective slope allocation to classified vegetation 

Plot Number Vegetation Classification Effective Slope 

1 Forest Type A Upslope/Flat land 

2 Grassland Type G Downslope >0 to 5 degrees 

3 Woodland Type B Upslope/Flat land 

4 Scrub Type D 
Downslope >0 to 5 degrees 
and upslope  

5 Forest Type A Upslope/Flat land 

6 Woodland Type B Upslope/Flat land 

7 Forest Type A Downslope >0 to 5 degrees 

8 Low Fuel and Non-vegetated areas (e) and (f) N/A 

9 Grassland Type G Upslope/Flat land 

5.5.  Method 1 BAL Calculation 

A Method 1 BAL calculation (in the form of BAL contours) has been completed for the proposed development 

in accordance  with  AS 3959-2009 methodology. The  BAL rating gives an indication of the level of bushfire 

attack (i.e. the radiant heat flux) that may be received by proposed buildings and subsequently informs the 

standard of building construction required to increase building tolerance to potentially withstand such impacts 

in line with the assessed BAL.  

The assessed BAL ratings for the development are depicted as BAL contours, BAL ratings for the Subject Site 

are presented in Table 3 with BAL Contours for the Subject Site shown on Figure 5. 

All proposed buildings will be located in areas subject to a BAL rating of BAL-29 or lower.  Buildings located 

solely  in  grassland  Type  G  are  to  have  a  specific APZ  area  to  ensure  the  BAL  29 or  less  prevails  on  the 

dwellings. 
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Table 3: BAL Allocation 

Lot 
number 

Vegetation Type 
Distance to 
Vegetation 
(m) 

Effective Slope 
Highest BAL 
Rating 

Modified 
BAL Rating  

1-5 

Forest Type A  
(Plot 7) 

Grassland Type G 
(Plot 2) 

Grassland Type G 
(Plot 9) 

31-<100m  

 

>20m 

 

>20m 

Downslope >0-5 
degrees  

Downslope >0-5 
degrees 

Upslope 

BAL FZ 

 

BAL 12.5 can 
apply  

6 -12 

Forest Type A  
(Plot 7) 

Grassland Type G 
(Plot 2) 

>50-<100m  

 

>20m 

Downslope >0-5 
degrees  

Downslope >0-5 
degrees 

BAL FZ BAL 12.5 can 
apply 

14 & 13 

Forest Type A 

(Plot 7) 

 

>31-<100m  

 

 

Downslope >0-5 
degrees  

 

BAL FZ BAL 29 can 
apply to BE 

15 

Forest Type A 

(Plot 5) 

Grassland Type G 

(Plot 2) 

Scrub Type D 

(Plot 4) 

21-<100m  

 

>20m 

 

13-<19m 

Upslope 

 

Downslope >0-5 
degrees 

 

Upslope 

 

BAL FZ BAL 29 can 
apply to BE 

16 & 17 

Forest Type A 

(Plot 5) 

Woodland Type B 

(Plot 3) 

Grassland Type G 

(Plot 2) 

21-<100m  

 

14-<20m 

 

>20m 

Upslope 

 

Upslope/Flat Land 

 

Downslope >0-5 
degrees 

BAL FZ 

 

 

BAL 29 can 
apply to BE 

18, 21-
23 

Grassland Type G 

(Plot 2) 

Woodland Type B 

(Plot 3 

>20m 

 

14-<20m 

 

Downslope >0-5 
degrees 

Upslope/Flat Land 

 

BAL FZ 

 

BAL 12.5 can 
apply in BE 

19 

Scrub Type D 

(Plot 4) 

Grassland Type G 
(Plot 9) 

Woodland Type B 

(Plot 3) 

13-<19m 

 

>20m 

 

14-<20m 

 

Upslope 

 

Upslope 

 

Upslope/Flat Land 

 

BAL FZ 

 

BAL 12.5 can 
apply in BE 

Lot 24-
28 

Forest Type A 

(Plot 1) 

Grassland Type G 

(Plot 2) 

21-<100m  

 

>20m 

Upslope 

 

Downslope >0-5 
degrees 

BAL FZ 

 

BAL 12.5, 19 
and 29 can 
apply 

 

20 
Grassland Type G 

(Plot 2) 

>20m 

 

Downslope >0-5 
degrees 

BAL FZ 

 

BAL 12.5 can 
apply 

 
Where multiple BAL allocations are shown on Table 3, the highest BAL is to apply to the building depending 
on final placement of the building.  Individual BAL assessments can be undertaken at Building Approval 
Stages by and Accredited BAL Assessor.  
 



 Lots 1 and 973 Nanarup Road - Bushfire Management Plan 

 

AB005              17 

The following assumptions were applied in the BAL Contour Plan (Figure 5): 

  Method 1 (AS3959-2009) Simplified procedure was used for vegetation classification and BAL 

Assessment process; 

  The BAL Contour Plan was prepared by an Accredited Level 2 Bushfire Planning Practitioner 

(BPAD30794); 

  The BAL Contour Map has been prepared in accordance with Department of Planning (WAPC) 

Guidelines for Planning in Bushfire Prone Areas (Version 1.3, 2017); 

  Structure Plan nis based on plan as supplied by proponent (Appendix A); 

  Subject site is located in a Bushfire Prone Area, see Figure 2 (SLIP, 2018); 

  The Creek Protection areas will regenerate into Woodland Type B vegetation type; 

  Areas indicated on the SP for streetscaping and vegetated buffers are noted to be Low fuel and will 

be to WAPC APZ requirements/standards. See Figure 6; 

  Internal Grassland areas (Plot 2) are not mapped on the BAL Contour assessment, with setback 

distances shown on the BAL Contour map to indicate requirements to achieve BAL-29 or below; and 

  Detailed BAL Assessments may be required at Building approval stages. 

 

Note on internal grassland areas: 

The lot contains significant areas of internal grasslands which are mapped as  bushfire hazards (refer to 

Vegetation Classes Map).  For practical purposes and to assist in identifying areas of ‘least risk’, the internal 

grasslands have been left off the BAL Contour Map (Plot 2).  Setback distances to these areas are to be 

as per AS3959 and the following to apply: 

Plot 2 – Grassland >0-5 degrees 

9-<14m for BAL 29 

14-<20m for BAL 19 

20-<50m for BAL 12.5 
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Figure 4:  BAL Contour Plan 
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6. Assessment to the bushfire protection criteria 

The Guidelines for Planning in Bushfire Prone Areas (WAPC, 2017) outlines bushfire protection criteria which 

Structure Plans, subdivision and development proposals are assessed for compliance.  The bushfire protection 

criteria  (Appendix  4,  WAPC, 2017)  are  a  performance-based  criterion  utilised to  assess  bushfire  risk 

management measures and they outline four elements, being:  

  Element 1: Location 

  Element 2: Siting and Design of Development; 

  Element 3: Vehicle Access; and  

  Element 4: Water. 

(WAPC, 2017) 

The Structure Plan is required to meet the “Acceptable Solutions” of each Element of the bushfire mitigation 

measures (WAPC, 2017). The proposal will be assessed against the bushfire protection criteria Acceptable 

Solutions for Elements A1, A2, A3 and A4. A summary of the assessment is provided below in Table 4. The 

following  sections  of  this  report  outlines  how  the  proposal  complies with  the  bushfire  protection  criteria 

Acceptable Solutions as per the Guidelines for Planning in Bushfire Prone Areas (WAPC, 2017).  

The Subject Site was assessed against the bushfire protection criteria Acceptable Solutions for Elements A1, 

A2, A3 and A4.  Please refer to the summary table below and the detailed assessment in Sections 6.1-6.4. 

Table 4: Bushfire protection criteria applicable to the site 

Element Acceptable Solution 
Applicable or 

not 
Yes/No 

Meets Acceptable Solution 

Element 1 – 
Location 

A1.1 Development Location Yes 
Compliant 

BAL 29 or less applied to lots 

Element 2 –  
Siting and 
Design  

A2.1 Asset Protection Zone 
 

Yes 
 

Compliant, APZ in BAL 29 or less.  
Grasslands to have site specific 

APZ requirements. 

Element 3 – 
Vehicular 
Access 

A3.1 Two Access Routes 
 
A3.2 Public Road 
A3.3 Cul-de-sacs 
A3.4 Battle axes 
A3.5 Private driveways 
A3.6 Emergency Access Ways 
A3.7 Fire Service Access Ways 
A3.8 Firebreaks 

Yes 
 
Yes 
Yes 
Yes 
Yes 
Yes 
No 
Yes 

Compliant two access to 2 
destinations 
Compliant 

Compliant, 1 temporary 
Compliant  
Compliant 
Compliant 
N/A 

Compliant on parent lot, 
applicable to future lots 

Element 4 –  
Water 

A4.1 Reticulated areas 
A4.2 Non-reticulated areas 
A4.3 Individual lots in non-
reticulated areas 

Yes 
NA 
N/A 

Compliant 
N/A 
N/A 
 



 Lots 1 and 973 Nanarup Road - Bushfire Management Plan 

 

AB005               20 

 

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. 

Acceptable Solutions  

A1.1 Development Location:  the strategic planning proposal, subdivision and development application is 

located in an area that is or will, on completion, be subject to either a moderate or low Bushfire hazard level or 

BAL-29 or below (WAPC, 2017). 

Assessment to Acceptable Solutions 

A1.1 Development Location: The publicly released Bushfire Prone Mapping (DFES 2018) indicates this area 

as bushfire prone. The BAL Contour Plan (Figure 5) prepared demonstrates the BAL Contours upon completed 

construction of the Structure Plan, demonstrating the dwellings could be subject to BAL 29 or less on the lots 

depending on final placement of buildings.  No higher than BAL 29 should apply to any proposed dwellings on 

the lots.  The existing dwelling has low fuel APZ areas associated with BAL 29. 

BAL 12.5 can be achieved on any internal grassland areas through a minimum APZ area as specified on the 

BAL contour plan around individual dwellings.  Refer to Section 6.2 for more detail on APZ areas.  Grasslands 

are not exempt from the BAL assessment and calculation of AS3959 applicable to the site, however it is noted 

that site specific BAL assessments may be required at building approval stages depending on final location of 

the dwellings. 

Holiday Accommodation is proposed in the north-eastern corner of the Subject Site (refer to Structure Plan 

Appendix A).  The BAL Contouring (Figure 4) indicates that BAL 29 or less can apply to the proposed Holiday 

Accommodation, however further detailed BAL Assessment will be required prior to Development Approval to 

ensure no buildings are located in BAL FZ or BAL 40 areas.  It is also noted that this lot will require an individual 

Bushfire  Management  Plan  and  Bushfire  Emergency  Evacuation  Plan’s  (BEEP)  as  this  is  defined  as  a 

“Vulnerable land use” as per SPP3.7 (WAPC, 2015). 

An Additional Use site is also proposed for the south-west corner, this lot will be utilised for Aquaculture and 

include the existing dwelling. The BAL Contouring (Figure 4) indicates that BAL 29 is achieved on the existing 

house and no other buildings are proposed as part of the Aquaculture enterprise. 

It is noted that at the time of writing staged development is unknown. Staged development is to ensure the 

developer maintains grasslands and vegetation in accordance with the BAL contour Plan and APZ standards 

(See section 6.2). 

Recommendations 

The recommendations arising from the assessment of the Structure Plan to Element 1: Location: 

  Development is deemed compliant to A1.1 due to: 

o  No higher BAL allocation than BAL 29 will apply to buildings upon completion of Structure 

Plan; and 

o  The existing house can maintain BAL 29 or less on the building. 

  Additional Use – Holiday Accommodation site will require updated BAL contouring and detailed BMP 

and BEEP at DA stages. 

  The developer will be responsible for the implementation of a notification on title pursuant to Section 

70A  of the Transfer of Land Act 1893 for all  lots  affected by an increase in construction standards 

consistent with a BAL rating/AS3959-2009 allocation to the lot and alerting the prospective owner(s) 

of the lots and successors in title of the Bushfire Management Plan. 

  Individual  BAL  assessments  may  be  considered  on the  lots  by  the  new  owners  when  dwelling 

design/placement is known and can be undertaken at building approval stages with the engagement 

of an Accredited Level 1 BAL Assessor. 
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6.2.  Element 2: Siting and Design 

Intent: To ensure that the siting and design of development minimises the level of bushfire impact. 

Acceptable Solutions  

A2.1 Asset Protection Zone (APZ): every habitable building is surrounded by, and every proposed lot can 

achieve, an APZ depicted on submitted plans, which meets the following requirements: 

 Width: Measured from any external wall or supporting post or column of the proposed building, and 

of sufficient size to ensure the potential radiant heat impact of a bushfire does not exceed 29kW/m² 

(BAL-29) in all circumstances.   

 Location: the APZ should be contained solely within the boundaries of the lot on which the building is 

situated, except in instances where the neighbouring lot or lots will be managed in a low-fuel state on 

an ongoing basis, in perpetuity (see explanatory notes).   

 Management: the APZ is managed in accordance with the requirements of ‘Standards for Asset 

Protection Zones’. 

(WAPC, 2017) 

An  Asset  Protection  Zone (APZ)  is  an  area  surrounding  a  building  that  is  managed  to  reduce  the  bushfire 

hazard to an acceptable level (WAPC, 2017).  This is also defined as a “defendable zone”.  Any buildings will 

have an APZ utilising Low threat or non-vegetated areas as classified by AS3959-2009 Section 2.2.3.2.   Any 

replanting, revegetation and landscaping across the lots is to be to an APZ standard as per WAPC Guidelines 

V 1.3  (WAPC, 2017) as outlined below.  

WAPC Guidelines for an APZ (WAPC, 2017) 

Fences: within the APZ are constructed from non-combustible materials (e.g. iron, brick, limestone, metal post 

and wire). It is recommended that solid or slatted non-combustible perimeter fences are used. 

Objects: within 10 metres of a building, combustible objects must not be located close to the vulnerable parts 

of the building i.e. windows and doors.  

Fine Fuel load:  combustible  dead  vegetation  matter  less  than  6  millimetres  in  thickness  reduced  to  and 

maintained at an average of two tonnes per hectare.  

Trees (> 5 metres in height): trunks at maturity should be a minimum distance of 6 metres from all elevations 

of  the  building,  branches  at  maturity  should  not  touch  or  overhang  the  building,  lower  branches  should  be 

removed to a height of 2 metres above the ground and or surface vegetation, canopy cover should be less 

than 15% with tree canopies at maturity well spread to at least 5 metres apart as to not form a continuous 

canopy. See Figure 6 (WAPC Figure 16, Appendix 4) below. 

 

Figure 6: Tree Canopy Coverage – ranging from 15 to 70% at maturity (WAPC, 2017) 

Shrubs (0.5 metres to 5 metres in height): should not be located under trees or within 3 metres of buildings, 

should not be planted in clumps greater than 5m2 in area, clumps of shrubs should be separated from each 
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other and any exposed window or door by at least 10 metres. Shrubs greater than 5 metres in height are to be 

treated as trees.  

Ground covers (<0.5 metres in height): can  be  planted  under  trees  but  must  be  properly  maintained  to 

remove dead plant material and any parts within 2 metres of a structure, but 3 metres from windows or doors 

if greater than 100 millimetres in height. Ground covers greater than 0.5 metres in height are to be treated as 

shrubs.  

Grass: should be managed to maintain a height of 100 millimetres or less. 

(WAPC, 2017). 

Assessment to Acceptable Solutions 

A2.1 Asset Protection Zone (APZ): All  future  buildings  can  achieve  an  APZ  area  associated  with  a  BAL 

allocation of BAL 29, BAL 19 or BAL 12.5.  APZ areas will apply to some of the lots in BE’s associated with 

setbacks of BAL 29 or less.  APZ setbacks associated with BAL allocation is to apply to individual buildings 

and is dependent on final placement of the dwelling on the lot. It is recommended that an APZ area is depicted 

on plans submitted to the City of Albany at building approval stages with the certified BAL certificate.  Additional 

distance (i.e. >21m to Forest Type A) may apply to the APZ area depending on final placement of the dwelling 

and distance to classifiable vegetation. The existing house is to maintain low fuel areas to APZ standards as 

documented in this report at all times.   

APZ areas in Plot 2 (Grassland Type G) are to be the following: 

  9-<14m for BAL 29; 

  14-<20m for BAL 19; and 

 20-<50m for BAL 212.5. 

Staged  development  of  the  subject  site  is  to  incorporate  maintenance  of  internal  grassland  areas  to  APZ 

requirements to 100m from any from any dwellings or construction areas.  The developer will be responsible 

for maintenance of the site until ownership is relinquished to new lot owners.   

Any future plantings (buffers, streetscaping etc.) as shown in the SP are to be to WAPC APZ standard (Figure 

6)  as  outlined  in  this  report.    The  revegetation  of  the  central  creek area  has  been  assessed  as  being  a 

Woodland Type B and therefore will not need to comply to APZ standards. New lot owners are to conform to 

any planting on their lot for revegetation, screening or windbreaks to WAPC APZ standards. 

The Structure Plan is deemed to be compliant with A2.1. 

Recommendations 

The recommendations arising from assessment of the Structure Plan to Element 2: Siting and design:  

  A minimum APZ area consistent with BAL 29 or less will to apply to the lots, and is dependent on final 

placement of the dwelling; 

  Staged construction is to ensure that internal grassland areas are maintained as per APZ areas to a 

minimum of 100m from any future dwellings or dwelling construction sites; and 

  Any  future  landscaping,  revegetation  (excepting central  creek  area)  or  replanting  is  to  conform  to 

WAPC APZ standards. 
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6.3.  Element 3: Vehicle Access 

Intent:  To ensure that the vehicular access serving a subdivision/development is available and safe 

during a bushfire event. 

Acceptable Solutions  

A3.1 Two access routes: Two different vehicular access routes are provided, both of which connect to the 

public road network, provide safe access and egress to two different destinations and are available to all 

residents/the public at all times and under all weather conditions. 

A3.2 Public road: A public road is to meet the requirements in Table 5, Column 1. 

A3.3 Cul-de-sac (including a dead-end road): A cul-de-sac and/or a dead-end road should be avoided in 

bushfire prone areas. Where no alternative exists (i.e. the lot layout already exists and/or will need to be 

demonstrated by the proponent), the following requirements are to be achieved: Requirements in Table 5, 

Column 2; Maximum length: 200 metres; and Turn-around area requirements, including a minimum 17.5 metre 

diameter head.  

A3.4 Battle-axe: Battle-axe access leg should be avoided in bushfire prone areas. Where no alternative exists, 

(this will need to be demonstrated by the proponent) all of the following requirements are to be achieved: 

Requirements in Table 5, Column 3; Maximum length: 600 metres; and Minimum width: 6 metres. 

A3.5 Private driveway: longer than 50 metres A private driveway is to meet all of the following requirements: 

Requirements in Table 5, Column 3; Required where a house site is more than 50 metres from a public road; 

Passing bays: every 200 metres with a minimum length of 20 metres and a minimum width of two metres (i.e. 

the combined width of the passing bay and constructed private driveway to be a minimum six metres); Turn-

around areas designed to accommodate type 3.4 fire appliances and to enable them to turn around safely 

every 500 metres (i.e. kerb to kerb 17.5 metres) and within 50 metres of a house; and any bridges or culverts 

are able to support a minimum weight capacity of 15 tonnes. All-weather surface (i.e. compacted gravel, 

limestone or sealed).  

A3.6 Emergency access way:  An access way that does not provide through access to a public road is to be 

avoided in bushfire prone areas. Where no alternative exists (this will need to be demonstrated by the 

proponent), an emergency access way is to be provided as an alternative link to a public road during 

emergencies. An emergency access way is to meet all of the following requirements: – Requirements in Table 

4, Column 4; – No further than 600 metres from a public road; – Provided as right of way or public access 

easement in gross to ensure accessibility to the public and fire services during an emergency; and  – Must be 

signposted.  

A3.7 Fire service access routes (perimeter roads): Fire service access routes are to be established to 

provide access within and around the edge of the subdivision and related development to provide direct access 

to bushfire prone areas for fire fighters and link between public road networks for firefighting purposes. Fire 

service access routes are to meet the following requirements: Requirements Table 5, Column 5; Provided as 

right of ways or public access easements in gross to ensure accessibility to the public and fire services during 

an emergency; Surface: all-weather (i.e. compacted gravel, limestone or sealed) Dead end roads are not 

permitted; Turn-around areas designed to accommodate type 3.4 appliances and to enable them to turn 

around safely every 500 metres (i.e. kerb to kerb 17.5 metres); No further than 600 metres from a public road; 

Allow for two-way traffic and Must be signposted. 

A3.8 Firebreak width: Lots greater than 0.5 hectares must have an internal perimeter firebreak of a minimum 

width of three metres or to the level as prescribed in the local firebreak notice issued by the local government. 
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Table 5: Vehicular Access Technical Requirements (WAPC, 2017) 

Technical requirements 
Public 
Road 

Cul-de-
sacs 

Private 
Driveways  

Emergency 
Access Ways 

(EAW) 

Minimum trafficable surface (m) *6 6 4 6 

Horizontal clearance (m) 6  6 6 6 

Vertical clearance (m) 4.5 4.5 4.5 4.5 

Maximum grades 1 in 10 1 in 10 1 in 10 1 in 10 

Minimum weight capacity (t) 15 15 15 15 

Maximum crossfall 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 

Maximum Length N/A 200m 50m 600m 

*Denotes the width can include a 4m wide paving with one metre wide constructed road shoulders 

Assessment to Acceptable Solutions 

A3.1 Two access routes: The Structure Plan meets the Acceptable Solution, with the design allowing for two-

way traffic and safe egress from the Structure Plan via newly established road networks linking from the north 

west  and  the  south.    Access  to  and  from  the  Structure  Plan  (entry/exit  points)  will  be  from  Nanarup  Road 

(south),  from  the  west  along  Milne  Close  and  Viscount  Heights  to  the  west  and  along  Mead  Road  for  lots 

fronting this road in the east. Refer to Figure 7.  

 

Figure 7: Access Plan 
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Nanarup Road and Mead Road are major arterial connecting roads.  Viscount Heights and Milne Close link 

west to Prideaux Road which is also a connecting local road to the north and south.  The link west to Milne 

Close will be constructed when Lot 1 is built/developed.  A temporary cul-de-sac linked by a temporary EAW 

will exist until Lot 1 Nanarup Road is developed.  

Subject site deemed compliant with A3.1 

A3.2 Public roads: All internal public roads shall be constructed  with a minimum of 20-21m road reserves 

measured, meeting the minimum construction requirements.  The Vehicular Access Standards (Refer to Table 

5 – Column 1) and relevant technical information shall be detailed in civil engineering designs at subdivision 

stage. The Structure Plan is deemed compliant to Acceptable Solution A3.2. 

A3.3 Cul-de-sac: Cul-de-sacs are to be avoided in bushfire prone areas.  A temporary cul-de-sac is proposed 

in the west to Milne Close until such time as Lot 1 Nanarup Road is subdivided.  This measures 272m long 

and  as  is  temporary  in  nature  and  will  not  remain  in  perpetuity.    As  the  temporary  cul-de-sac  is  >200m  a 

temporary EAW (See A3.6) will be installed to link through to Milne Close.  This will be gated but not locked.  

Cul-de-sacs are to meet the minimum technical requirements as per Table 5, column 2 and relevant technical 

information shall be detailed in civil engineering designs at subdivision stage. 

With the inclusion of a temporary EAW along the temporary cul-de-sac to Milne Close, the Structure Plan is 

deemed to comply to Acceptable Solution A3.3.  

A3.4 Battle-axe: No Battle axe lots are proposed, the SP is not assessed to Acceptable solution A3.4. 

A3.5 Private driveways: Private driveways will conform to the minimum technical standards as outlined in 

Table  4  –  Column  4.  Where  driveways  exceed  50m  a  turnaround  area  will  be  required  at  the  house  to 

accommodate heavy duty vehicles, where a driveway exceeds 200m passing bays will be required along the 

driveway  to  allow emergency  vehicles  to  pass safely.  The SP  is deemed compliant  to  Acceptable  Solution 

A3.5. 

A3.6 Emergency access ways: An Emergency Access Ways (EAW) will apply as a temporary measure in 

the south until such time as the linking public road to Milne Close is constructed through Lot 1 Nanarup Road. 

Refer to Figure 7. This small EAW will link the temporary cul-de-sac to Milne Close and can be gated but not 

locked.   Signage  is to be  approved by  the CoA. Gates are  to  be  a minimum 3.6m to accommodate heavy 

vehicles.  An easement in gross is to be provided for unimpeded access in an emergency bushfire event.   

The temporary EAW to Milne Close is deemed compliant to this Acceptable Solution A3.6.   

A3.7 Fire Service Access Routes: Fire Service Access (FSA) Routes will not be applied at this development.  

Any  emergency  access  will  be  along  the  established internal  roads,  with  a  separate  dedicated  FSA  not 

required. The Structure Plan is not assessed to this Acceptable Solution A3.7. 

A3.8 Firebreaks: Firebreaks  are  in  existence  on  the  subject  site and  maintained  regularly  by  the  current 

owners.  These will be maintained as per the CoA Fire break notice (updated annually) until developed. The 

newly established lots will require fire breaks to 3m as per the current CoA Fire Management Notice. 

Recommendations 

The recommendations from assessment of the SP to Element 3: Vehicular Access: 

  Is deemed compliant with Element 3 as it meets the Acceptable Solutions as outlined A3.1 to A3.8; 

  The developer implements the vehicular construction standards as outlined in Table 4;  

  The temporary EAW is constructed to the minimum technical requirements of Table 5 and provided as 

an easement in gross; 

  Engineering construction details on the road network particularly to meet maximum allowable grades 

is provided to the CoA prior to construction of each development stages; and 

  Fire breaks as per the requirements in the CoA Management Notice maintained by the owner until the 

land is developed into urban land (annually updated). 
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6.4. Element 4: Water 

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. 

Acceptable Solutions  

A4.1 Reticulated areas: The subdivision, development or land use is provided with a reticulated water supply 

in accordance with the specifications of the relevant water supply authority and Department of Fire and 

Emergency Services.  

A4.2 Non-reticulated areas:  Water tanks for firefighting purposes with a hydrant or standpipe are provided 

and meet the following requirements: Volume: minimum 50,000 litres per tank; Ratio of tanks to lots: minimum 

one tank per 25 lots (or part thereof); Tank location: no more than two kilometres to the further most house 

site within the residential development to allow a 2.4 fire appliance to achieve a 20 minute turnaround time at 

legal road speeds; Hardstand and turn-around areas suitable for a type 3.4 fire appliance (i.e. kerb to kerb 

17.5 metres) are provided within three metres of each water tank; and Water tanks and associated facilities 

are vested in the relevant local government.  

A4.3 Individual lots within non-reticulated areas (Only for use if creating 1 additional lot and cannot be 

applied cumulatively): Single lots above 500 square metres need a dedicated static water supply on the lot 

that has the effective capacity of 10,000 litres.  

Assessment to Acceptable Solutions 

A4.1 Reticulated areas: The development will be provided with reticulated scheme water in accordance with 

the  specifications  of  the  relevant  water  supply  authority  (Water  Corporation  WA  (WCWA))  and  DFES 

requirements.    This  will  be  detailed  in  the  detailed  engineering  drawings  and  be  subject  to  approval  from 

WCWA  and  DFES  at  subdivision  condition  stages,  meeting  the  Acceptable  Solution.  Fire  hydrant  (street) 

outlets  are  required,  these  must  be  installed  to  WCWA  standards  installed  in  accordance  with  the Water 

Corporation’s No 63 Water Reticulation Standard  and  are  to  be  identified  by standard  pole  and/or  road 

markings and installed by the Developer. 

Structure Plan upon construction is deemed compliant to this Acceptable Solution 4.1. 

A4.2 Non-reticulated areas: The Structure Plan will be connected to reticulated water; therefore, water tanks 

will not be required, assessment to A4.2 not required. 

A4.3 Individual lots within non-reticulated areas: The Structure Plan will be connected to reticulated water; 

therefore, water tanks will not be required and assessment to A4.3 not required.   

Recommendations 

The recommendations from assessment of the SP to Element 4: Water: 

 Is  deemed  compliant with  Element  4  through the  provision  of  reticulated  water  to  the  development 

which will be detailed in the engineering drawings at development stages; and 

  Fire  hydrant  (street)  outlets  are  required,  these  must  be  installed  to  WCWA  standards  installed  in 

accordance with the Water Corporation’s No 63 Water Reticulation Standard and are to be identified 

by standard pole and/or road markings and installed by the Developer. 
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7. Other Fire Mitigation Measures 

7.1. Evaporative air conditioners 

Evaporative air conditioning units can catch fire as a result of embers from bushfires entering the unit.  These 

embers can then spread quickly through the home causing rapid destruction. It can be difficult for fire-fighters 

to put out a fire in the roof spaces of homes.  

It is also recommended that the developer: 

•  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; and 

•  Maintain evaporative air conditioners regularly as per DFES recommendations, refer to the DFES 

website for further details: 

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

7.2. Barrier Fencing 

In November 2010 the Australian Bushfire CRC issued a “Fire Note” (Bushfire CRC, 2010) which outlined the 

potential  for  residential  fencing  systems  to  act  as  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” 

It is also noted that non-combustible fences are recommended by WAPC (APZ standards: Fences and sheds 

within the APZ are constructed using non-combustible materials e.g. colourbond iron, brick, limestone, metal 

post  and  wire).  The  developer  will  be  encouraged to  build  Colourbond  or  non-combustible  fences  where 

applicable. 
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8. Conclusions and Recommendations 

8.1.  Overall fire threat 

GA Clarke Nominees Pty Ltd commissioned Bio Diverse Solutions (Bushfire Consultants) on behalf of their 

client  to  prepare  a  Bushfire  Management  Plan  to  guide  all  future  bushfire  management  for  the  proposed 

Structure Plan at Lots 1 and 975 Nanarup Road Lower King.  

This BMP report provides details of the fire management strategies proposed to be implemented across the 

site as it is developed to ensure adequate protection of life, property and biodiversity assets.  To ensure the 

mitigation measures are implemented responsibilities are outlined in the following sections for the developer 

and the City of Albany.   

8.2.  Future Lot owner’s 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; 

•  Implement this document, Bushfire Management Plan of Lot 1 and 973 Nanarup Road as it applies 

to their individual property; 

•  Where a lot has been identified as requiring an increased construction standard (i.e. BAL/AS3959-

2009) ensure that the design and construction of any building is compliant with the requirements of 

AS3959-2009 (current and endorsed standards); 

•  An APZ area is to be depicted on a BAL plan submitted to the City of Albany at building approval 

stages with the certified BAL certificate.   

•  Any future landscaping, revegetation or replanting on the lots is to conform to WAPC APZ standards. 

•  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; 

•  It is the responsibility of the individual property owner to maintain in good order and condition APZ, 

firebreaks 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; and 

•  Individual  BAL  assessments  may  be  considered  on the  lots  by  the  new  owners  when  dwelling 

design/placement is known and can be undertaken at building approval stages with the engagement 

of an Accredited Level 1 BAL Assessor. 

 

8.3. Developer’s responsibility 

It is recommended the developer be responsible for the following: 

•  Implementation of the approved Bushfire Management Plan; 

•  Comply with standards as outlined by the CoA and WAPC conditions of subdivision; 

•  The developer will be responsible for the implementation of a notification on title pursuant to Section 

70A of the Transfer of Land Act 1893 for all lots affected by an increase in construction standards 

consistent with a BAL rating/AS3959-2009 allocation to the lot, and alerting the prospective owner(s) 

of the lots and successors in title of the Bushfire Management Plan 

•  Maintain any APZ areas of balance of land as per Guidelines for Planning in Bushfire Prone Areas 

(WAPC, 2017) (as outlined in this plan); 
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•  Maintain fire protection measures across the site at all times (access, landscaped areas etc.); 

•  Maintaining the Subject Site to minimise bushfire fuels and mitigate the risk of bushfire in accordance 

with the CoA Management Notice (yearly advice brochure updated annually); 

•  Any future  landscaping, revegetation (excepting central creek area) or replanting is to conform to 

APZ standards. 

•  Construct access with minimum standards outlined in Table 5;  

•  The EAW is constructed and provided as an easement in gross prior to issue of titles; 

•  Provide reticulated water as per WCWA standards;  

•  “Additional Use Tourist Accommodation” areas will require an individual Bushfire Management Plan’s 

and Bushfire Emergency Evacuation Plan’s (BEEP) per SPP3.7 (WAPC, 2015); and 

•  Modify this Bushfire Management Plan and/or BAL Contour Plan in accordance with any changes to 

the subdivision application plan. 

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  firefighting 

facilities and fire management on individual lots that pass from their ownership.  
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Appendix A –Structure Plan 
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