Shire of JERRAMUNGUP
LOCAL Planning Scheme No. 2 - Amendment No. 8
Schedule of Submissions – ATTACHMENT A
	
	NAME/ ADDRESS
	SUMMARY OF SUBMISSION
	COMMENTS
	RECOMMENDATION

	1.
	Main Roads WA
	Main Roads raises no objection to the proposal.

Only one access point will be permitted to Borden-Bremer Bay Road.

Any subdivision will require all access to new lots from internal roads.

A point to point restrictive covenant will be placed on all lots fronting Borden-Bremer Bay Road.
Discussions with Main Roads staff raised the following additional issues:

· The new intersection is to be capable of handling large articulated vehicles;

· A passing bulge is required to allow vehicles to pass a vehicle turning into the development off of Borden-Bremer Bay Road;

· That the intersection is constructed to a satisfactory standard; and 

· That capacity for future east-west links to surrounding properties are included in the planning for the site should the land use expand at some time in the future.
	Staff met on site with Main Roads and have subsequently liaised with the proponent & FESA and agree that a single access point onto Borden-Bremer Bay Road can be accommodated in the subdivision guide plan.

If one access point is removed from the plan then a loop road will be required to avoid a lengthy cul-de-sac and the safety and access issues that this would cause.

Main Roads authorise access to Borden-Bremer Bay Road; no direct access from new lots is a given.
Given the mix of hobby farm and light industrial activity proposed for the development access from large articulated vehicles is a likely requirement.  The intersection with Borden-Bremer Bay Road needs to be wide enough and the road constructed to a sufficient standard to allow for these vehicles to turn safely and without ruining the road pavement.

A passing bulge is required on the main road for the safety of both turning vehicles and vehicles traveling eastward into Bremer Bay.

Only a link to the east is required as the local planning strategy identifies the subject site as the western extremity of development.
	Upheld

The following modifications are recommended:

The Subdivision Guide Plan is to be modified to:

1. Provide just a single access road onto Borden-Bremer Bay Road;

2. Create an internal loop road;

3. Show the new intersection as wide enough to handle large articulated vehicles;

4. Show an indicative right of way linking the development the property to the east to allow for future access to this site.
A scheme provision to be added stating that the local government may require the following intersection treatments at the time of subdivision:

· That the intersection with Borden-Bremer Bay Road will be constructed in asphalt to the satisfaction of the Shire; and

· A passing bulge will be constructed at the time of subdivision in Borden Bremer Bay Road to Main Roads WA standards and specifications.



	2.
	Department of Agriculture and Food
	No objections to the proposed rezoning.
Issues of potential land use conflict with surrounding landholdings require careful consideration.  Appropriate buffers and/or setbacks to minimise potential for land use conflict (both within the planned subdivision and with adjacent rural land) should be considered.

Drainage design and effluent disposal should accommodate the minor tributary that traverses the site.
	The subdivision guide plan already proposes boundary planting.
The scheme provisions require new industrial uses to consider setback and buffers to adjoining land use.

All development is required to be at least 20m from the side and rear boundaries.

Scheme provisions and the proposed subdivision guide plan already account for adequate setbacks to the creek.  Future development will be required to deal with stormwater runoff on site before it enters the creek as a standard requirement of any development.
	Noted.  No modifications to the amendment are recommended as a result of the submission.  

	3.
	Water Corporation
	No objection, the proposal is remote from Water Corporation services.
	Noted. 
	Noted.  No modifications to the amendment are recommended as a result of the submission.  

	4.
	Department of Water
	The Department of Water raises no objection to the proposed rezoning but advises:

A foreshore management plan, rehabilitation and fencing of the creek will be requested at the time of subdivision.

Where the waterway is crossed by boundaries the boundary should be demarcated by bollards rather than fencing.

Subsequent discussions about the possibility of an additional creek crossing raised no objection.
	Requirements for a foreshore management plan and replanting are addressed at part 6 of the proposed scheme provisions for the new Rural Enterprise zone.
As the creek is shared amongst a number of individual landowners it may be necessary to prevent each future landowner placing fencing across the creek to allow for its management as a single entity as much as possible.
	Upheld in part.  
A scheme provision be added requiring that no fencing should be permitted across the creek or within the area to be revegetated.

	5.
	Department of Indigenous Affairs
	There are no registered aboriginal heritage sites within the proposed area.
	Noted
	Noted.  No modifications to the amendment are recommended as a result of the submission.  

	6.
	Environmental Protection Authority
	The EPA decided that it is not necessary to provide any advice or recommendations regarding the proposal.
	Noted
	Noted.  No modifications to the amendment are recommended as a result of the submission.  

	8.
	Fire and Emergency Services
	A Fire Management Plan will be required at the time of subdivision.  The requirements of this fire management plan are likely to require a perimeter fire break, a single communal water tank serviced by a portable pump and a sectioned off water on each lot for fire fighting purposes.

No objection has been raised to the removal of the second access point.
	Part 5 of the scheme provisions require the preparation of a fire management plan already.

The proponent has been informed of FESA’s requirements and has raised no objection.

	Noted
No modifications to the amendment are recommended as a result of the submission.  

	9.
	Department of Health
	The Department of Health (DOH) provided the following comment

Whilst the land capability assessment indicated that significant portions of the land have poorly drained soils, the lots are large and waste water disposal is considered achievable.

Spray drift from pesticides used on the adjacent blue gum plantation and grazing land needs to be addressed to protect future residents of the Rural Enterprise zone.

A new Public Health Bill is due soon that will require the integration of Public Health Planning into existing plans and strategies.

	Effluent disposal is adequately addressed in the scheme amendment documentation.
Spray drift is addressed by the boundary planting required at the time of subdivision, shown on the Subdivision Guide Plan.

The new Public Health Bill has not been passed as yet and there is no formal requirement to accommodate the draft principles described in the DOH submission.  These aspects of development continue to be addressed more appropriately under separate legislation rather than through the Local Planning Scheme.
It appears that a Health Risk Assessment and a Public Health Assessment are proposed to be undertaken at the time of the EPA assessment of an scheme amendment in the future.


	Noted

No modifications to the amendment are recommended as a result of the submission.  

	10.
	Department of Environment & Conservation
	The revegetation of Bitterwater Creek is recommended to provide vegetation linkages to the north and south of the subject site to establish and strengthen macro-corridors in the district; linking the two portions of the Fitzgerald River National Park.
The rezoning of the land immediately to the north also incorporated a vegetation corridor intended to create this linkage.

The resultant vegetation corridor should be a minimum of 60m wide and use local endemic species.

The subdivision guide plan should foreshadow the need for a fauna underpass where the internal loop road crosses the creek.  Such underpasses generally comprise low bridging structures or large box culverts beneath the road surface.

Any prescribed premises seeking to locate in the new development will need to meet the EPA buffer guidelines.  DEC is unlikely to consider industrial applications that fail to meet buffer guidelines and this may restrict certain activities on some sites.
	Vegetation Corridor

The creek running through the subject site is very close to the headwaters of the Bitterwater Creek and is in a degraded state.
The Scheme provisions already require the stabilisation of creek banks and the planting of riparian vegetation in accordance with a foreshore management plan prepared at the time of subdivision.

Additionally, there is a 60m wide effluent disposal exclusion area (30m each side of the creek) shown on the subdivision guide plan.  This could be upgraded to a development exclusion area, thus securing the corridor space.
However, the idea of establishing a macro-corridor along this creek is unlikely to occur.  
The subdivision guide plan for the proposed industrial zoning to the north (Old Myamba) allowed for the corridor only through building exclusion areas, it did not require mass replanting.

Additionally, the rezoning to the north is unlikely to proceed and is likely to revert to grazing land.  Therefore there is little potential to link to the reserves to the north of Old Myamba.
Fauna crossings are seen as unnecessary at this stage, traffic volumes will be low, the corridor uncertain and the additional cost of providing the crossings an unreasonable burden to place on a developer at this time.

The use of endemic species is supported.
Prescribed Premises
There are approximately 90 uses listed under the Environmental Protection Regulations 1987 that are ‘prescribed’ and require the approval of the DEC under a separate process.  These uses are generally manufacturing, mining, agricultural processing, energy generation,  waste disposal and effluent disposal uses that require large buffers to sensitive land uses anyway. 
Of these only 2-3 are proposed as discretionary uses in the proposed ‘Rural Enterprise’ zone including scrap metal recovery and concrete batching plant (100tonnes or more per annum).
These uses have generic buffer distances of 300-500m that may be reviewed in light of site and development specific details.

The zone has been set up to accommodate a mix of hobby farms and light industrial activity.  Memorials on titles, a list of planning requirements and people buying into the development knowing what they are buying into should address most issues.

The few prescribed uses that may be considered are discretionary land uses and would be at the discretion of Council following public advertising.
	Upheld in part

The following modifications are recommended:

Modify the document to require the use native endemic species for rehabilitation works.
Amend the Subdivision Guide Plan to change the effluent disposal exclusion zone to a ‘development exclusion zone’.


	11.
	Ms Tara Pittard

	Bitterwater Creek could be contained in 5 lots rather than 6.
It may be better to have fire breaks on each individual block.

The setbacks described in 3.3.1 of the amendment document are unreasonable and impractical.
Will ancillary accommodation be considered?

It is restrictive to require a residence on a property when al someone wishes to do is run their business from the property.

In regard to 5.28.3

· Separation of incompatible land uses – a decent tree line would go a long way here

· Shed and building heights should consider industrial uses our plant silo is approx 14m high.

· External appearances – would like to see Zinc being acceptable, due to it’s endurance in salt air. (maybe with screening)

6.
a. support revegetation and fencing of Bitter water creek.

b. Would suggest one side of each boundary fence be treed as a buffer between neighbours and mixed uses as it will help cut noise/lights etc from neighbouring properties.

c. The above should cover additional landscaping about mentioned.

As everyone is aware, we need this land to open up for us to stay in business in Bremer Bay, without it our business will close it’s doors, we have exhausted every other avenue completely.


	Bitterwater Creek should be contained in as few lots as possible to improve its ability to be managed over time.  The realignment of boundaries on the subdivision guide plan can reduce the number of lots the creek lies within.
The fire management plan prepared at the time of subdivision will address fire management to the satisfaction of FESA and the Shire and is likely to require individual fire breaks as well as a perimeter break.

The setbacks listed at 3.3.1 in the scheme documentation are the buffers required by the EPA to certain land uses and have only been replicated to determine the appropriate buffer from the neighbouring proposed industry zone.
Ancillary accommodation or a granny flat is an ancillary use to a Single House and would therefore be permitted.  It is usually for members of the same family that reside in the main house on a property.

It is necessary to require that a residence be built.  The focus of the zone is to create a lifestyle property that also permits some light industrial activity.  If straight industrial activity were proposed then it should be a straight industry zone.  The presence of residences tends to keep the noise, dust and light emissions under control as there is an onsite manager present and some informal neighbourly controls.  
The provision of landscaping will undoubtedly be part of any buffer and other measures to protect residential amenity within the development.  Additional vegetation may be shown on the subdivision guide plan to assist in this.

No height restrictions are proposed in the scheme provisions, some industrial scale buildings should be expected in the development.  The clause requiring compatibility with the rural setting remain valid in order to keep the intention of the development as a lifestyle development with industrial uses, rather than the other way around.
The use of zincalume can raise glare issues and it can make buildings stand out in the rural environment.

However it can be reasonable where an area is characterised by its use or is not seen from surrounding properties.  It is a practical building material and solar efficient.  Its use may be acceptable in some circumstances, the scheme provisions may be adjusted to allow for its use.

	Upheld in part
The following modifications are recommended:

The Subdivision Guide Plan to be amended to:

· Minimise the number of lots that the Bitterwater Creek lies within; and
· Show boundary plantings between lots;

For the sake of clarity, ancillary accommodation is to be listed in the permitted uses in the scheme provisions.
The scheme provisions to be amended to allow for the use of zincalume in circumstances where the development is screened from surrounding properties and roads.


