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1@ @ Harley Dykstra

PART 2- NON-STATUTORY (EXPLANATORY) SECTION

1. Planning Background

1.1 Introduction and Purpose

This report has been prepared on behalf of the City of Bunbury in relation to Pt Lots 120 and 549
South Western Highway, Davenport, as supporting information to accompany the Structure Plan.
This report has been prepared in accordance with the requirements of the Local Government and
the Western Australian Planning Commission.

The Structure Plan has been prepared to facilitate a number of uses for the property, especially a
proposed animal welfare shelter. The Structure Plan is required since the property is within a
‘Development Investigation Policy Area’ (DIPA) as indicated on the Scheme map. Clause 6.2.3.1 of
the Scheme states that the Local Government requires a Structure Plan for a DIPA, or for any
particular part of a DIPA, before recommending subdivision or approving development of land
within the DIPA.

A copy of the Structure Plan map submitted for endorsement is attached at Appendix A. Once
approved, the Structure Plan will provide the City of Bunbury with the necessary framework in
which to guide its decision making when considering applications for development approval.

1.2 Land Description

1.2.1 Location

The Structure Plan area is located approximately 7km south east of the Bunbury City Centre. The
site is located adjacent to the South Western Highway and the Bunbury Airport. A Location Plan is
included as Figure 1. An aerial photo of the property can be seen at Figure 3 (in Section 2.1) below.

IStructure Plan'Site
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Figure 1: Location Plan
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1.2.2 Area and Land Use

The Structure Plan area only includes the northern portions of Lot 120 and Lot 549. The Structure
Plan area is 5.9ha in total and the site is currently vacant. The site has been indiscriminately used
by the City of Bunbury in the past for the storage of green waste.

1.2.3 Legal Description and Ownership

Lot 120 on Deposited Plan 71852 is contained on Certificate of Title Vol. 2784 Fol. 505. Lot 549 on
Deposited Plan 213069 is contained on Certificate of Title Vol. 1631 Fol. 38. The registered
proprietor for both lots is the City of Bunbury. The Certificates of Title are attached at Appendix B.

1.3 Planning Framework

1.3.1 Zoning and Reservations
Greater Bunbury Region Scheme

The Structure Plan area is zoned ‘Rural’ under the Greater Bunbury Region Scheme (GBRS).

South Western Highway (to the west) is reserved as a ‘Primary Regional Road’ under the GBRS. The
abutting land to the north of the Structure Plan area is reserved for ‘Regional Open Space’ while
the abutting land to the south is reserved for ‘Public Purpose- Airport’.

City of Bunbury Town Planning Scheme No. 7

The majority of the Structure Plan area is zoned ‘Rural’ by the City of Bunbury Town Planning
Scheme No. 7 (the Scheme). The north west corner of the Structure Plan area includes a small
section of road reserve which connects to the South Western Highway and gives legal road
frontage to Lot 120.

The surrounding reserves are the same as those relevant to the GBRS outlined above.

An abstract of the Scheme zoning plan showing the zoning of the property (‘Rural’ zone indicated
in light green shading) and its surrounds is shown in Figure 2.

Pl

Figure 2: Zoning Plan
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2. Site Conditions and Constraints

2.1 Biodiversity and Natural Area Assets

Figure 3 below shows an aerial view of the property, with the outline of the property itself in red.
As the figure shows, most of the property has been cleared, although Lot 549 contains remnant
vegetation. Whilst the vegetated portion of Lot 549 is contained within the Structure Plan area,
this area of the property is not proposed to be used for any development. As indicated on the
Structure Plan map, this portion of the property is outside of the dedicated development area.

No trees or vegetation are to be removed from the property.

Figure 3: Aerial View of Property

2.2 Landform and Soils
The property is flat with a height of approximately 15m AHD.

A search of the Shared Land Information Platform was conducted in May 2014 in order to ascertain
the risk of Acid Sulfate Soils (ASS) on the property. The search confirmed a moderate to low risk of
ASS occurring within 3 metres of natural ground level over the property.

Potential excavation will be required for septic tanks and/or rain water tanks. The potential for
ASS disturbance represents a development constraint and further acid sulphate soil investigation
and management planning should occur if the excavation of 100m3 or more of soil beneath the
natural water table and or drainage works (e.g. dewatering) be proposed.

It should be noted however that at this point no excavation below the existing natural ground
level is expected to be undertaken to allow for future development. Fill will be required to

Structure Plan
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Lindsay Bergsma

From: KELLY Brendan <Brendan.KELLY@water.wa.gov.au>

Sent: Tuesday, 5 August 2014 11:25 AM

To: Lindsay Bergsma

Subject: Proposed Structure Plan ‘Animal Shelter’

Attachments: Waste Management for Kennels.pdf; Kennel Guidelines, SA.pdf; WQPN No. 70

Wastewater domestic systems.pdf; ATTO0001.txt; ATT00002.htm

5" August 2014

Our Reference: WRD 251315, SRS 36890
To: Harley Dykstra

From: Department of Water

Attention: Lindsay Bergsma

RE: Proposed Structure Plan ‘Animal Shelter’ - Lot 120 on Deposited Plan 71852 and Lot 549 on
Deposited Plan 213069, Bunbury

Dear Lindsay,

Further to our telephone conversation yesterday, vis-a-vis the proposed Structure Plan for the
above lots.

Firstly, the lots are located within the Bunbury Groundwater subarea, as proclaimed under the
‘Rights in Water and Irrigation Act 1914". Any groundwater abstraction in this proclaimed area is
subject to licensing by the Department of Water (DoW), other than supply from the shallow
watertable (superficial) aquifer for domestic and non-intensive stock watering purposes.

In addition, the proposed development on Lot 120 is approximately 400 metres from the Preston
River and falls within a declared ‘Waterways Management Area’ under the ‘Waterways
Conservation Act 1976°. This area is declared for the specific purpose of protecting the
Leschenault Estuary and its associated waterways because of their vulnerability to degradation. It
is important that the use of effective pollution prevention and risk management measures during
any design, construction, operation or rehabilitation works should minimise the risk of waterways
contamination.

As noted, the subject lots do not appear to be sewered, or to have a reticulated water supply,
which will require resolution. Any development on the site will need to consider both groundwater
and surface water protection issues. A sufficient potable water supply is also required.

Given the nature of the proposed development - ‘Animal Shelter’ - and the potential for future
development on Lot 120, DoW recommends that structure plan conditions include the provision of
a site Water Management Plan. The plan should be developed to fit within any proposed
‘Operating Procedures for Animal Shelters’, which would contain water supply particulars and
protocols for the management of site run-off and the disposal of waste water. Detailed plans for
water supply, stormwater management and effluent disposal should subsequently be provided
with the application to commence development, to the satisfaction of the Local Government.




The principles of water sensitive urban design as outlined in ‘Better Urban Water Management
(WAPC 2008)’ should be applied in accordance with the ‘Decision process of stormwater
management in Western Australia (DoW 2009)’ using drainage infrastructure as outlined in the
‘Stormwater management manual for Western Australia (DoW 2007 - 2009)’. In general terms,
stormwater from roofs and hardstands should be kept separate from animal shelter runoff and
effluent systems. Rain falling outside the animal shelter area should be directed away from the
shelter's yard areas and effluent system.

A matter that requires particular attention is the disposal of waste water, which may be derived
from the washdown of animal compounds, the removal of solid and liquid animal wastes, such as
faeces and urine, and the washing and disinfecting of litter trays, or the like. Groundwater and/or
surface water contamination can potentially occur through the disposal of veterinary and
cleaning/pet care products, food additives, disinfectants and other chemicals.

Attached for your information is DoW Water Quality Protection Guideline No. 25 ‘Waste
management of kennel operations within the Jandakot UWPCA, 1998'. Although the guideline is
specific to the Jandakot area, there is general advice that may be applied to minimise the risk of
groundwater contamination from animal shelter operations. Also attached is a South Australian
publication ‘Dog Keeping/Dog Kennels, EPA, 2007, which may also be useful for generic advice.

With respect to effluent disposal, in the absence of a reticulated sewerage system, DoW'’s
preference is for the installation of ATU's, in lieu of conventional septic tank and leach drains
systems. Consistent with the DoW'’s Water Quality Protection Note 70 ‘Wastewater freatment and
disposal: domestic systems, 2010’ (attached), onsite wastewater treatment and effluent disposal
systems shall achieve appropriate vertical separation, measured from the base of the facilities to
the top of the maximum (end of winter) water table. Please also note that | am awaiting flood
advice for the lots, which | will forward by separate email.

In summary, the structure plan should be drafted with a view to the proponent needing to
specifically address:

o potable water supply
. stormwater drainage
. waste water / effluent disposal.

In addition | understand that the site has previously been reported as a contaminated site.
Although that report was unsubstantiated, it is worth bearing in mind as decisions are made about
land use planning and development approvals. The local government will be aware of
requirements of the ‘Contaminated Sites Act 2003".

Finally, the subject lots are in an area mapped as having a moderate to low risk of acid sulphate
soils (ASS) occurring within 3 m of natural soil surface. Disturbance during land development
activities, particularly if dewatering is necessary, may require special management.

DoW looks forward to referral of the Structure Plan for comment in due course.
Brendan Kelly
Senior Natural Resource Management Officer

Department of Water, South West Region

T: 0897264194 | (m) 0407219515 | www.water.wa.gov.au

¢, 3 Government of Western Australia
]‘_ Depardment of Water
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Lindsay Bergsma

From: South West Land Use Planning <southwest.landuse@water.wa.gov.au>

Sent: Tuesday, 12 August 2014 11:02 AM

To: Lindsay Bergsma

Subject: Proposed Structure Plan ‘Animal Shelter' - Flood Advice

Attachments: FPM Preston Lot 120 on Plan 71852 Lot 549 South Western Hwy DAVENPORT

eng.pdf; ATT00001.txt; ATTO0002.htm

12" August 2014

Our Reference: WRD 251315, SRS 36890
To: Harley Dykstra

From: Department of Water

Attention: Lindsay Bergsma

RE: Proposed Structure Plan ‘Animal Shelter - Lot 120 on Deposited Plan 71852 and Lot 549 on
Deposited Plan 213069, Bunbury

Dear Lindsay,

Further to our telephone conversation this morning and previous advice with regard to awaiting
flood information.

The Preston River Flood Study shows that the 100 year ARI flood level at this location is
estimated to be ~11.8 m AHD (see attached plan).

The approximate “development area” (shown in green on the attached plan) is located outside of
the floodway.

Consequently, based on our floodplain management strategy for the area, proposed development
(i.e. filling, building, etc) in the “development area” is considered acceptable with respect to major
flooding.

However, a minimum habitable floor level of 12.3 m AHD is recommended to ensure adequate
flood protection.

Based on the available contour information, the natural surface level at the location of the
proposed animal welfare centre (animal shelter, office and cattery, located in the north-west
corner of the “development area”) is greater than 12.5 m AHD.

Consequently the proposed animal welfare centre is considered acceptable with respect to major
flooding.

Please note that this advice is related to major flooding only and other planning issues may also
need to be addressed.

Regards

Brendan Kelly



Senior Natural Resource Management Officer
Department of Water, South West Region

T:08 97264194 | (m) 0407219515 | www.water.wa.gov.au

Bt

4 Government of Western Australia
Depanment of Water









Please be aware that all persons employed or engaged in the project should be made aware of
their obligations under the AHA. Should cultural material or new sites be discovered either while
undertaking the project or through any heritage surveys you may carry out, there is an
obligation under Section 15 of the AHA to record and lodge site information with the DAA so
that we can update our information and place these sites on the register. Further information
about site recording and the AHA generally can be found on the DAA website at:

http://www.daa.wa.gova.au/en/Heritage-and-Culture

If you have any questions, please do not hesitate to contact me on (08) 6551 8110 or
Lyndall. Ford@daa.wa.gov.au.

Yours sincerely

0w
Lyndall Ford
Heritage Information Officer

4 August 2014
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Lindsay Bergsma

From:
Sent:
To:

Ce:
Subject:

Importance:

Lindsay

Rose, Tom <Tom.Rose@DER.wa.gov.au>

Wednesday, 24 September 2014 4:16 PM

Lindsay Bergsma

Sands, Alan; Popoff-Asotoff, Peter; Welsh, Neville; Hartnup, Daniel

Pt Lot 120 and 549 SW Highway Davenport - Proposed Structure Plan - DER
comments

High

Hi. As discussed last week the following points are made with respect to this application seeking Department of
Environment {DER) comments on the proposed Structure Plan.

1. There is no information provided with regards to noise levels. A technical acoustic report would be needed
to provide information on the suitability of any future or proposed development/land use in that regard.
There is also little differentiation between the structure plan proposal and proposed development land use.
While not strictly relevant to the environmental issues of noise, contamination and vegetation clearing,
there may be implications for planning and management that may affect DER’s consideration of this referral.

2. Based on DER’s understanding of the location, major noise sources are likely to be from airplanes as the
location is in, near or possibly underneath the flight path of planes utilising the local airport (reference to
Australian Standards AS2021 may help in this regard). Another source may be its proximity to the highway.
Lastly, the proposed animal shelter/refuge/cattery is likely to generate or emit noise that may affect nearby
sensitive receptors or homes within the area. Reference to the Environmental Protection Agency’s Guidance
for the Assessment of Environmental Factors No3 (2005) may help clarify this. However, it is noted that
sensitive receptors are likely to be outside of recommended noise buffers. Should a residence or caretaker
home be built adjacent to the refuge than noise may be an issue for those residents. Again reference to the
Environmental Protection (Noise) Regulations 1997 may help.

3. With regards to contamination, acid sulphate soils or clearing of vegetation, there appear to be no issues.

4, Since noise (in particular airplane noise) may be an issue if residents/caretakers decide to live near or by the
wildlife refuge, it is suggested the City of Bunbury have their Environmental Health Officers assess the
proposal and determine any relevant conditions or those needing to be acknowledged by any caretakers or
residents staying at the refuge be made before approval.

5. Based on the information provided, the proposed development does not constitute any necessity to apply
for a future works approval nor is it likely to be a prescribed premises as defined under Part V of the
Environmental Protection Action 1986 or Environmental Protection Regulations 1987. However, DER is
responsible for regulating and controlling unauthorised discharges that can harm the environment under
the Environmental Protection (Unauthorised Discharges) Regulations 2004 (UDRs). Given the regions
sensitivity to nutrient enrichment, contaminant pollution, and the financial penalties for UDRs as well as any
local government controls or regulations, DER emphasises the need to ensure accountability and
contingency capacity for any future development in that locality.

In summary noise is the main consideration. The referral in its current shape does not indicate any existing
contamination or clearing issues but indicates noise as a possible issue. It is suggested that if the caretakers or
residents provide explicit acknowledgement of this to the satisfaction of the local government, this issue may be
managed at that level. If the City is seeking more specific information and feedback on noise issues than a technical

acoustic report is required.

This advice does not constitute an approval until a formal works approval application — assessment process has been
provided to and undertaken by DER. Since this does not appear to be necessary, this advice is provided to help
ensure a satisfactory environmental outcome is achieved.



Thank you for your consideration and if you have any further questions please do not hesitate to contact me on
6467-5287 or the DER Bunbury Office on 9725-4300.

Regards
Tom Rose

Advice Coordinator and Land Use Planning Advice Coordinator
Advice.Coordinator@DER.wa.gov.au

LUP.Advice @der.wa.gov.au

Department of Environment Regulation

Licensing and Approvals - Executive

Atrium - 7th Floor

168 St Georges Terrace, Perth WA 6000

Phone - 6467-5287

Tom.rose@der.wa.gov.au
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