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1. Introduction 
The Shire of Chapman Valley, the Responsible Authority, proposes to update its 
entire Local Planning Scheme (LPS) and a list of the proposed changes can be 
found in Appendix 1.  The Shire of Chapman Valley is located to the north of 
Geraldton (Figure 1).  This assessment relates to only one of the proposed changes, 
being the proposed rezoning of Lots 3, 7 to 12, 15 to 17, 154, 156 and Street 
Number 1891 North West Coastal Highway, Buller from “General Farming” to 
“Development” zone.  A map showing the area of interest (the Site) is shown in 
Figure 2.  
 
The Shire of Chapman Valley draft LPS 2 was originally referred to the EPA in 
October 2000 under section 48A of the Environmental Protection Act 1986 (EP Act).  
The level of assessment was set as Scheme Not Assessed – Advice Given, in May 
2001.  The Scheme was not finalised at this time due to amendments pending with 
the Western Australian Planning Commission (WAPC) regarding the Oakajee 
Industrial Estate.  
 
The revised draft LPS 2 was sent to the EPA as part of the Shire’s public comment 
period.  At this time the Shire was requested to formally refer the revised scheme to 
the EPA.  
 
The revised draft LPS 2 was formally referred to the EPA in November 2006.  
Review of the LPS indicated that substantial changes, that have the potential for 
significant impacts on the environment, had been made.  In particular, the EPA was 
concerned with the inclusion of a new ‘“Development”’ zone (approximately 200 
hectares) located to the west of the North West Coastal Highway and to the south of 
Oakajee Estate.  At the time of the original referral, in 2001, this area was identified 
as ‘Special Control Area 3’.  
 
The EPA determined that the draft LPS 2 should be assessed under Part IV Division 
3 of the EP Act, and set level of assessment for the scheme at Level 3 – Assessed, 
Environmental Review Required on 23 April 2007.  Instructions concerning the scope 
and content required for the Environmental Review were issued to the Shire of 
Chapman Valley on 17 May 2007 and the appeal period for the instructions closed 8 
June 2007 without appeal.  The EPA received Revision A of the Environmental 
Review for LPS 2 on 24 November 2008 and on 18 February 2009 informed the 
Shire of Chapman Valley that it did not meet the EPA’s instructions and standards 
for public release.  Subject to minor modifications the EPA determined that the 
Environmental Review document was prepared in accordance with EPA’s 
instructions on 9 July 2010.  Revision D of the document was later advertised for 
public comment from 23 November 2010 to 23 February 2011.  
 
The proposed rezoning of particular interest to the EPA, and the subject of this 
assessment is the Buller locality, situated on a sandy plateau between the North-
West Coastal Highway and the coast, to the south of Buller River, on Lots 3, 7, 8, 9, 
10, 11, 12, 15, 16, 17, 154, 156 and Street Number 1891 North West Coastal 
Highway.  The location is approximately 20km north of the Geraldton townsite. 
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Implementation of the scheme may result in the loss of native vegetation and flora 
and may impact upon coastal processes. 
 
In compiling this report, the EPA has considered the key environmental factors and 
principles associated with the proposed scheme, issues raised in public 
submissions, specialist advice from the Department of Environment and 
Conservation (DEC) and other government agencies, the Responsible Authority’s 
response to submissions and the EPA’s own research and expertise. 
 
Further details of the proposed scheme are presented in Section 2 of this report 
while Section 3 discusses key environmental factors and principles for the proposed 
scheme.  The Conditions and Procedures to which the proposed scheme should be 
subject, if the Minister determines that it may be implemented, are set out in 
Section 4.  Section 5 provides the EPA’s Other Advice and Section 6, the EPA’s 
Recommendations. 
 
A full list of the proposed changes to the LPS is presented in Appendix 1.  A list of 
people and organisations that made submissions is included in Appendix 2.  
References are listed in Appendix 3, and the identification of key environmental 
factors and principles is provided in Appendix 4.  
 
Appendix 5 presents the recommended environmental conditions, and Appendix 6 
contains a summary of the public submissions and the Responsible Authority’s 
responses.  The summary of public submissions and the Responsible Authority’s 
responses is included as a matter of information only and does not form part of the 
EPA’s report and recommendations.  The EPA has considered issues raised in 
public submissions when identifying and assessing key environmental factors and 
principles. 

2. The Proposed Scheme  
The Shire of Chapman Valley has prepared the Draft Local Planning Scheme No. 2: 
District Zoning Scheme (LPS 2).  Once gazetted the existing Town Planning Scheme 
No. 1: District Zoning Scheme will be revoked.  
 
The purpose of the development of the Shire of Chapman Valley LPS 2 (GHD, 2010) 
is to: 

• Review and update the Shire of Chapman Valley Local Planning Scheme 
No. 1, in order to ensure the document is up to date and consistent with the 
strategic direction set by the Shire of Chapman Valley Council; 

• Rezone various lots and modify zones within the Scheme area; 

• Review and update the Scheme Maps; and  

• Review and update the Scheme text.  
 
The Environmental Review (ER) (GHD, 2010) focuses on a small portion of the 
Scheme area and proposed scheme amendment that is of particular interest to the 
EPA.  This relates to the rezoning of 196 ha within the Buller Locality from “General 
Farming” and “Recreation” to “Development” zone. This includes Lots 3, 7, 8, 9, 10, 
11, 12, 15, 16, 17, 154, 156 and Street Number 1891 North West Coastal Highway, 
which is located approximately 20km north of the existing Geraldton townsite.  
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Figure 1: Locality 
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Figure 2: Study site
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Other amendments proposed under the LPS 2 will result in a number of changes to 
zonings and text within the Scheme at various locations within the Shire of Chapman 
Valley (Appendix 1), however, these have not been identified as warranting formal 
environmental assessment under Section 48A of the EP Act 1986.  The assessment 
of environmental factors within these areas has been deferred until later stages of 
planning.  
 
The proposed “Development” zone is bound by the Buller River foreshore to the 
north, the North West Coastal Highway to the east, the coast to the west and 
Drummond Cove to the south.  Rezoning the area to “Development” zone will allow 
for urban development, primarily residential, over the area and essentially will defer 
consideration of all environmental issues until the structure planning stage.  Present 
development on the location consists of a caravan park, dog kennel, a small number 
of homes on large lots and several vacant blocks fronting North West Coastal 
Highway (GHD, 2010). 
 
The Shire has indicated that areas of “Very Good” or better vegetation values on 
site, identified by GHD (2008a), will be required to be reserved for Public Open 
Space vested in the Shire.  Much of the “Good” condition Coastal scrub/heath 
mosaic will be similarly vested.  The total area proposed for some measure of 
protection is 71.1 ha.  These areas are proposed to be protected as Development 
Exclusion Zones/Conservation Areas (51.5 ha) and Priority Design Areas (19.6 ha), 
with the objective that the Priority Design Areas could be developed under the 
principle of retaining as much vegetation as possible.   
 
The main characteristics of the proposed scheme are summarised in Table 1 below.  
A detailed description of the proposed scheme is provided in Section 2 of the ER 
(GHD, 2010). 
 
Table 1 - Key characteristics of proposed scheme  

Element Description 

“Development” Zone 196 ha on Lots 3, 7, 8, 9, 10, 11, 12, 15, 16, 17, 154, 156 and 
Street Number 1891. 

Expected to include Residential and Recreational land uses 

Native Vegetation Cleared 124 hectares  
(with additional clearing allowed within Priority Design Area) 

Development Exclusion 
Zone/Conservation Area 

51.5 hectares 

Priority Design Area 19.6 hectares 

Recreation Nodes 3 nodes providing day use facilities 

 
The potential impacts of the proposed scheme initially predicted by the Responsible 
Authority in the ER document (GHD, 2010) include vegetation and flora loss, loss of 
fauna assemblages, coastal processes and a reduction in marine, surface and 
groundwater quantity and quality.  
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3. Environmental factors and principles 

3.1 Key environmental factors 
Section 48D of the EP Act requires the EPA to report to the Minister for Environment 
on the key environmental factors for the proposed scheme and the conditions and 
procedures to which the proposed scheme should be subject, if implemented.  In 
addition, the EPA may make recommendations as it sees fit. 
 
It is the EPA’s opinion that the following is the key environmental factor for the 
proposed scheme, which requires detailed evaluation in this report: 
(a) Native Vegetation and Flora. 
 
The above key environmental factor was identified from the EPA’s consideration and 
review of all environmental factors (preliminary factors) generated from the ER 
document and the submissions received, in conjunction with the proposed scheme 
characteristics and alternative approvals processes which ensure that the factors will 
be appropriately managed.  On this basis, the EPA considers that the preliminary 
factors and other issues raised in the submissions do not require further evaluation 
by the EPA.  The identification process is summarised in Table 2 (Appendix 4). 
 
The land subject to this proposed scheme is within the area affected by the Shire of 
Chapman Valley draft LPS 2. 
 
The key environmental factor is discussed in Section 3.2 of this report and is 
summarised in Table 2. 

3.2 Native Vegetation and Flora  

Description 
The site is 196 ha in total and contains remnant native vegetation and flora and 
development of the subject area will involve the clearing of native vegetation.  The 
amount of vegetation that will be cleared will not be known until detailed structure 
plans are prepared, but it is likely to be approximately 126 ha.  
 
As a result of field surveys conducted by the proponent in 2008, eight vegetation 
communities were described and mapped within the study area (Figure 3).  These 
were Dune Blowout, Coastal scrub/heath, Acacia rostellifera/Lycium ferocissimum 
shrubland, Frankenia pauciflora, Melaleuca cardiophylla, Degraded riparian low 
woodland, pasture and mixed degraded vegetation.  
 
The overall vegetation condition of the site was rated as “Degraded” to “Completely 
Degraded” (GHD, 2010).  However, isolated pockets of vegetation are noted to be of 
value, and these areas range from “Good” to “Excellent”.   
 
The majority of remnant vegetation in the Geraldton Regional Flora and Vegetation 
Survey (GRFVS) area is threatened by development, weed invasion, grazing, fire, or 
recreational use; therefore, it is likely that much of the vegetation in good or better 
condition in the survey area will be considered important for conservation (EPA, 
2010).  
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The proponent proposes to retain up to 71.1 ha of vegetation through various 
mechanisms.  It is proposed that 51.5 ha will be protected in Development Exclusion 
Zones/Conservation Areas, and 19.6 ha will be protected in Priority Design Areas.  
The concept of a Priority Design Area is that these areas could be developed under 
the principle objective of retaining as much vegetation as possible, for example, 
larger block sizes and/or cluster development (Figure 4).  The area identified by the 
proponent to be protected within a Development Exclusion Zone/Conservation Area 
includes a large dune blowout comprising approximately 15 ha, and areas required 
for Coastal and Floodplain setbacks. 

Submissions 
Concerns raised in submissions focused on: 

• Failure of the ER to utilise the GRFVS.  

• Further loss of vegetation in an already highly cleared area.  

• Lack of discussion on Regional and Local vegetation community significance.  

• Lack of certainty over the tenure, management or assigning of Conservation 
Areas versus Development Exclusion Zones. 

Assessment 
The area considered for assessment of this factor is Lots 3, 7, 8, 9, 10, 11, 12, 15, 
16, 17, 154, 156 and Street Number 1891 North West Coastal Highway, Buller 
(Figure 2).  
 
The EPA’s environmental objective for this factor is to maintain the abundance, 
diversity, geographic distribution and productivity of flora at species and ecosystem 
levels through the avoidance or management of adverse impacts and improvement 
in knowledge.  
 
The WAPC in consultation with the DEC completed the GRFVS in May 2010.  The 
survey covered an area of more than 40,700 ha in the City of Geraldton-Greenough 
and Shire of Chapman Valley.  Using statistical analysis to determine broad floristic 
groups, it interpreted these groups to establish 17 plant communities denoted as the 
GRFVS plant communities (WAPC, 2010).  The native vegetation in the GRFVS, 
which includes the Buller Locality, is widely cleared.  Only 6,041 ha remains in the 
GRFVS study area, much of which is disturbed or fragmented.  This represents 15% 
of the native vegetation remaining in the GRFVS area.  The implementation of the 
Buller ‘“Development” zone will result in a further 3.3% of native vegetation being 
removed.  Given that less than 2% native vegetation in the GRFVS is managed in 
secure conservation reserves the proposal is likely to have a significant impact on 
the vegetation of the region.  
 
The site incorporates 196 ha and comprises four Beard vegetation units (GHD, 
2010), and four GRFVS plant communities (WAPC, 2010), with the proposal likely to 
impact two Beard units and four GRFVS plant communities, respectively.   
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Figure 3: Vegetation Communities within the Study area (GHD, 2008).
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The GRFVS identified four plant communities within the proposal area being: 

• Plant Community 5 (Pc5) Swale: Frankenia pauciflora. 

• Plant Community 8 (Pc8) Coastal Acacia rostellifera low shrubland. 

• Plant Community 10 (Pc10) Near Coastal: Acacia rostellifera shrubland. 

• Plant Community 12 (Pc12) Limestone Ridge: Melaleuca cardiophylla. 
 
The GRFVS project considered Beard Vegetation Association (BVA) boundaries and 
recommended that amended boundaries be adopted for assessments in the GRFVS 
area.  Within the proposal area the GRFVS mapped BVA 129, 440, 359 and 413. 
BVAs 359 and 413 are below the 30% threshold in Western Australia.  
 
In relation to BVA mapping in the area, and the digital interpretation of this mapping 
by Shepherd et al. (2002), GHD has stated that BVA359 (Shrublands: Acacia and 
Banksia scrub) or BVA413 (Shrublands: Acacia neurophylla and Acacia species 
thicket) are not considered to be present on site.  GHD (2008) suggests that BVA129 
(Bare areas: drift sand) and BVA440 (Shrublands: Acacia ligulata open scrub) are 
present.  The ER states that the majority of the site is comparable with BVA440.   
 
The GRFVS agrees that BVA440 would be present in this area but also states that 
BVA387 (Shrublands: Melaleuca cardiophylla thicket) is comparable with GRFVS 
Plant Community 12.  The GHD (2008) vegetation community description also 
appears comparable with BVA387 being “Melaleuca cardiophylla mixed heath of 
limestone ridge”.  BVA387 is extremely restricted in the GRFVS area with 18.61% 
remaining.  It is also important in a state-wide context with the original proportion of 
this BVA in the GRFVS area representing 48% of the total Western Australian 
extent. 
 
The EPA notes that biodiversity conservation is a significant issue in the region due 
to extensive clearing, high level fragmentation and a very low level of protection of 
remaining vegetation (EPA, 2010).  
 
The diversity of the native vegetation of the site is evidenced by the presence of four 
different GRFVS plant communities.  
 
Within the site Pc5 is degraded, however, this community is highly restricted within 
the GRFVS area and only found in this location (0.08% of the GRFVS).  It is 
comparable to BVA359 as identified in the ER document. 
 
Within the site, Pc8 is in very good condition and well represented in GRFVS (8.86% 
of the GRFVS).  It is comparable to BVAs 129 & 440 as identified in the ER. 
 
Within the site, plant community 10 is in very good condition and is the most 
widespread of the GRFVS communities (36% of GRFVS). It is comparable to BVAs 
129, 359, 413 and 440 as identified in the ER document.  
 
Pc12 is widespread within the GRFVS area (14% of GRFVS).  It is comparable to 
BVA387, identified as Melaleuca Cardiophylla mixed heath of limestone ridge in the 
ER. 
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Given that the site contains such a range of vegetation communities in a highly 
degraded region, it is considered that any vegetation in good or better condition is 
worthy of protection.  
 
Within the area identified by the proponent for retention is 15 ha which is primarily  a 
dune blowout (bare sand).  Although it is considered important that this dune blowout 
remain free from development, its inclusion into the calculations of total quantity of 
vegetation retention is not appropriate, as its retention is likely to form part of the 
Coastal Setback requirements for the development.  With the exclusion of the dune 
blowout the total area proposed to be retained in a Development Exclusion 
Zone/Conservation Area is 55 ha (28%) of vegetation.  
 
The Priority Design Areas will allow for further clearing for development.  This area is 
likely to become fragmented and degraded due to clearing for building envelopes, 
fencing, fire breaks and fuel reduction areas and will not be representative of all the 
vegetation communities on site.  
 
It is the EPA’s opinion that the Priority Design Areas do not provide a suitable 
mechanism for protecting the values of the 19.6 ha of vegetation and flora in this 
area.  
 
The EPA agrees with the Responsible Authority that the areas identified for 
vegetation retention as either Conservation Area/Development Exclusion Zone or 
Priority Design Area (Figure 4) encompass the range of vegetation communities on 
site.  However, the mechanisms identified by the Shire to protect the vegetation are 
not considered adequate.  
 
The EPA has concluded that the areas identified in Figure 5 should be protected 
through the use of a Special Control Area over the significant vegetation, which will 
prevent development of the area.  The Special Control Area totals 70.85 ha, which 
includes coastal setbacks, foreshore setbacks to the Buller River and 15 ha of bare 
sand of the dune blowout.  The provisions that would ensure the protection of this 
area should be inserted into the Shire of Chapman Valley Scheme text.  
 
The EPA is aware that the proposed Special Control Area will create an ‘island’ of 
remnant vegetation in the western portion of the “Development” zone, and 
understands that access roads will be required.  It is recommended that vehicular 
access and design should minimise impact on native vegetation by identifying one 
access point in the north and one in the south to facilitate access to the western 
portions of the “Development” zone.  Access roads should be designed to reduce 
fragmentation of the remaining vegetation and be positioned in the lowest parts of 
the landscape to reduce bird mortality.  
 
The EPA recognises that the proponent has identified three recreation nodes (Figure 
4) which will provide access to day use facilities on the coast.  If the Shire decides 
that only one recreation node is required, the node identified in the southern most 
part of the development would be the most suitable, as access and use will cause 
the least amount of fragmentation to the remnant vegetation.  
 
In conclusion, the EPA recommends that the areas of remnant vegetation identified 
in Figure 5 remain protected as a Special Control Area to ensure that the biodiversity 
of the region is not further impacted. 
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Figure 4 Shire of Chapman Valley Proposed Development Exclusion 
Zones/Conservation Areas and Priority Design Areas. 
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Figure 5 Proposed Special Control Area.
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Summary 
Having particular regard to the: 
(a) modifications to the proposal recommended by the EPA which have reduced  

impacts on the native vegetation and flora of the site; and 
(b) EPA’s recommended condition which includes implementation of a Special 

Control Area,  
it is the EPA’s opinion that the proposed scheme, if implemented, can meet the 
EPA’s environmental objective for this factor, provided that the conditions contained 
in Appendix 5 are incorporated into the Shire of Chapman Valley Local Planning 
Scheme No. 2. 

3.3 Environmental principles 
In preparing this report and recommendations, the EPA has had regard for the object 
and principles contained in s4A of the EP Act.  Table 2 (Appendix 4) contains a 
summary of the EPA’s consideration of the principles. 

4. Conditions 
Section 48D of the EP Act requires the EPA to report to the Minister for Environment 
on the key environmental factors for the proposed scheme and on the conditions to 
which the proposed scheme should be subject, if implemented.  In addition, the EPA 
may make recommendations as it sees fit. 
 
In developing recommended conditions, the EPA’s preferred course of action is to 
have the Responsible Authority provide management measures and/or scheme 
provisions to ameliorate the impacts on the environment.  However, these proposed 
provisions are not always sufficient to ensure that the EPA’s objectives will be met. 
 
Having considered the Responsible Authority’s environmental management 
measures, scheme provisions and the information provided in this report, the EPA 
has developed a set of conditions which are consistent with but replace those 
environmental management measures in the proposed scheme documentation, if the 
proposed scheme is approved for implementation. 
 
These conditions are presented in Appendix 5.  Matters addressed in the conditions 
include the following: 

(a) Special Control Area (Vegetation Protection Areas within the Buller 
“Development” Zone). The purpose of the Special Control Area is to 
protect the vegetation from development and/or subdivision that will 
detrimentally impact on the biodiversity values of the area.  

 
It should be noted that other regulatory mechanisms relevant to the proposed 
scheme  are: 
• WAPC – State Planning Policy 2.6 State Coastal Planning.  
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5. Other Advice 
In addition to the above recommendation, the EPA provides the following advice in 
regards to basic raw materials, namely limesand resources adjacent to the subject 
land. The EPA notes the submission of the Department of Mines and Petroleum 
(DMP) regarding the limesand resources associated with mobile dune deposits and 
the intermittent mining which has occurred in this area in the past. The EPA 
understands that this area is not subject to any current mining applications that 
would preclude the development of this area and notes that access to the limesand 
resource is retained.  
 
As a general principle, the EPA advises that it is preferable to encourage sequential 
land use and that any resources are abstracted prior to residential development.  

6. Recommendations 
Section 48D of the EP Act requires the EPA to report to the Minister for Environment 
on the key environmental factors for the proposed scheme and on the conditions and 
procedures to which the proposed scheme should be subject, if implemented.  The 
EPA is also required to have regard for the principles set out in section 4A of the EP 
Act.  In addition, the EPA may make recommendations as it sees fit. 
The EPA submits the following recommendations to the Minister for Environment: 
1. That the Minister notes that the proposed scheme being assessed generally 

comprises rezoning Lots 3, 7 to 12, 15 to 17, 154, 156 and Street Number 1891 
(Buller Locality), North West Coastal Highway from “General Farming” to 
“Development” zone.  

2. That the Minister considers the report on the key environmental factors and 
principles of the precautionary principle, the principle of intergenerational 
equity; and the principles of conservation of biological diversity and ecological 
integrity as set out in Section 3; 

3. That the Minister notes that the EPA has concluded that the EPA’s objectives 
can be met provided there is satisfactory implementation by the Responsible 
Authority of the recommended conditions set out in Section 4. 

4. That the Minister imposes the conditions and procedures recommended in 
Appendix 5 of this report. 
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Identification of Key Environmental Factors and Principles 

FACTOR SCHEME 
COMPONENT 

WITH POSSIBLE 
IMPACT 

GOVERNMENT AGENCY AND PUBLIC 
COMMENTS 

IDENTIFICATION OF KEY ENVIRONMENTAL 
FACTORS 

BIOPHYSICAL 
Native 
Vegetation and 
Flora 

Clearing of remnant 
vegetation.  

Submissions raised concern over the following 
issues: 

• Failure of the ER to utilise the GRFVS.  
• Further loss of vegetation in an already 

highly cleared area.  
• Regional and Local vegetation 

community significance is not easily 
assessed from the ER.  

• The tenure, management or assigning of 
Conservation Areas versus 
Development Exclusion Zones is not 
clear within the ER document.  

The EPA considers that Native Vegetation and Flora 
is a key environmental factor. This is further 
discussed in Section 3.1 of this report. 

Fauna Clearing of remnant 
vegetation and 
potential fauna 
habitat.  

Submissions raised concern over the following 
issues: 

• It is not stated what the habitat values 
are of the areas not proposed to be 
protected.  

• Fauna surveys for this project indicate 
that a high number of species either 
occur or have the potential to occur if 
more comprehensive surveys were 
undertaken.  

No threatened or priority fauna were identified as being 
present on site.  The vegetation that is proposed to be 
retained contains the best quality vegetation on site and 
captures the range of vegetation communities present 
on the site.  
 
In view of the above, the EPA considers that Fauna 
does not require further consideration in the EPA’s 
report. 

Coastal 
processes and 
landforms 

Development 
adjacent to 
coastline. 

The Department of Transport submission is 
concerned that the development is not in 
accordance with the latest Position Statement 
regarding sea level rise. This will 
consequently require the recalculation of the 
physical processes setback line.  

As the site is within close proximity to the coastline, a 
development setback in accordance with the objectives 
and provisions of the State Planning Policy (SPP) No. 
2.6 (State Coastal Planning Policy) needs to be 
established. Therefore, the determination of an 
appropriate physical processes setback line should be 
managed by the Department of Planning through the 
Planning process.  
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FACTOR SCHEME 
COMPONENT 

WITH POSSIBLE 
IMPACT 

GOVERNMENT AGENCY AND PUBLIC 
COMMENTS 

IDENTIFICATION OF KEY ENVIRONMENTAL 
FACTORS 

 
In view of the above, the EPA considers that Coastal 
Process and Landforms does not require further 
consideration in the EPA’s report. 

Watercourse The development 
abuts the Buller 
River to the North.  

The determination of appropriate setback and 
foreshore reserve should be based on 
shoreline movement data and other relevant 
factors such as adequate space for public 
amenity facilities and protection of foredune 
areas.  

The Shire of Chapman Valley Draft LPS No.2 states at 
Clause 5.18 that, unless otherwise approved, no 
development shall occur within 100 metres of any 
natural waterway (including the Buller River). The 
current proposed buffer of 100m will be protected within 
a Conservation area.  
 
In view of the above, the EPA considers that 
Watercourses does not require further consideration 
in the EPA’s report. 

POLLUTION MANAGEMENT  
Marine, Surface 
and groundwater 
quality and 
quantity 

Increase in 
residential density. 

Marine, surface and groundwater quality and 
quantity should not be adversely affected as a 
result of any use or development.  

Since the release of the Environmental Review 
document the Department of Water has finalised the 
following document Geraldton Greenough Water 
Planning and Management Strategy which includes the 
Buller locality. In addition to this, any future structure 
plans would require preparation of a Local Water 
Management Strategy in accordance with the 
Stormwater Management Manual for Western Australia 
(DoE, 2004) and the Best Urban Water Management 
(WAPC, 2008), to be prepared to the satisfaction of the 
Local Government with input from other Decision 
Making Authorities (WAPC, DEC and DoW).  
 
In view of the above, the EPA considers that Marine, 
Surface and groundwater quality and quantity does 
not require further consideration in the EPA’s 
report. 
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FACTOR SCHEME 
COMPONENT 

WITH POSSIBLE 
IMPACT 

GOVERNMENT AGENCY AND PUBLIC 
COMMENTS 

IDENTIFICATION OF KEY ENVIRONMENTAL 
FACTORS 

 
SOCIAL SURROUNDINGS 
 
Incompatible land 
uses 

Residential land 
Use 

The Department of Mines and Petroleum 
raised concern over the following issues: 

•   Rezoning of the land from ‘general 
farming’ to ‘“Development”’ will has the 
potential to limit access to limesand 
resources associated with mobile dune 
deposits.  

•   A 500m buffer is required by EPA 
guidance statement No.3 between 
sensitive land uses and sand 
extraction.  

The current zoning already allows sensitive land uses to 
be established within this area. Irrespective of the 
proposal to rezone the land to ““Development”’ the 
identified limestone resource cannot be extracted to its 
maximum theoretical potential due to existing sensitive 
land uses in the Buller area. The advice of the 
Department of Mines and Petroleum is contrary to the 
following planning documents: 

1.   Greater Geraldton Regional Structure Plan (1999 
& 2010). 

2.   Northern Geraldton District Structure Plan 
(2005). 

3.   Shire of Chapman Valley - Local Planning 
Strategy (2007). 

 
In view of the above, the EPA considers that 
Incompatible Land Uses does not require further 
consideration in the EPA’s  report. 
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PRINCIPLES 
Principle Yes/No Consideration 
1. The precautionary principle 

Where there are threats of serious or irreversible damage, lack of full scientific certainty should not be used as a reason for postponing 
measures to prevent environmental degradation. 
In the application of the precautionary principle, decisions should be guided by — 
(a) careful evaluation to avoid, where practicable, serious or irreversible damage to the environment; and 
(b) an assessment of the risk-weighted consequences of various options. 

 
 
 

Yes In considering this principle the EPA notes:  
• That the proposed “Development” zone contains flora and fauna. 
However, the EPA notes that investigations of the environs have been 
undertaken and management measures have been incorporated into 
the design (conservation areas) to avoid or minimise potential 
impacts.  

2. The principle of intergenerational equity 
The present generation should ensure that the health, diversity and productivity of the environment is maintained or enhanced for the benefit of 
future generations. 
 

 
 

Yes In considering this principle the EPA notes:  
• That the proposed “Development” zone contains flora and fauna. 
However, the EPA considers that the proposal can meet the 
requirements of this principle in that the health, diversity and 
productivity of the environment, in relation to its flora and fauna will be 
maintained through conservation areas.   

3. The principle of the conservation of biological diversity and ecological integrity 
Conservation of biological diversity and ecological integrity should be a fundamental consideration. 
 

 
 

Yes In considering this principles the EPA notes: 
• That the proposed “Development” zone contains flora and fauna.  
However, the EPA considers that the proposal can meet the 
requirements of this principle in that the conservation of biological 
diversity and ecological integrity is achieved through conservation 
areas. 
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PRINCIPLES 
Principle Yes/No Consideration 
4. Principles relating to improved valuation, pricing and incentive mechanisms 

(1) Environmental factors should be included in the valuation of assets and services. 
(2) The polluter pays principle — those who generate pollution and waste should bear the cost of containment, avoidance or abatement. 
(3) The users of goods and services should pay prices based on the full life cycle costs of providing goods and services, including the use of 

natural resources and assets and the ultimate disposal of any wastes. 
(4) Environmental goals, having been established, should be pursued in the most cost effective way, by establishing incentive structures, 

including market mechanisms, which enable those best placed to maximise benefits and/or minimise costs to develop their own solutions 
and responses to environmental problems. 

 
 
 

No  

5. The principle of waste minimisation 
All reasonable and practicable measures should be taken to minimise the generation of waste and its discharge into the environment. 

 
 

No  

 



 

 

 

 

Appendix 5 

Recommended Environmental Conditions 



 

  
RECOMMENDED ENVIRONMENTAL CONDITIONS  

[26 May 2011] 
 

STATEMENT THAT A SCHEME MAY BE IMPLEMENTED 
(PURSUANT TO THE PROVISIONS OF DIVISION 3 OF PART IV OF THE 

ENVIRONMENTAL PROTECTION ACT 1986) 
 

Shire of Chapman Valley Local Planning Scheme No. 2  - Lots 3, 7-12, 15-17, 154, 
156 and Street No. 1891, North West Coastal Hwy, Buller 

 
Scheme Purpose:  The Shire of Chapman Valley Local Planning 

Scheme (LPS) No. 2 – to rezone Lots 3, 7 to 12, 
15 to 17, 154, 156 and Street Number 1891 
(Buller Locality), North West Coastal Highway 
from “General Farming” to “Development” zone. 

 
Responsible Authority: Shire of Chapman Valley 
 
Responsible Authority Address: PO Box 1 Nabawa  WA  6532 
 
Assessment Number: 1674 
 
Report of the Environmental Protection Authority: Report 1403  
 
Subject to the following conditions, there is no known environmental reason why the 
Town Planning Scheme to which the above report of the Environmental Protection 
Authority relates should not be implemented: 
 
CONDITIONS TO BE INCORPORATED INTO THE SCHEME BY INSERTION OF 
PROVISIONS IN SCHEME TEXT 
 

1.  Special Control Area (Vegetation Protection Areas within the Buller 
“Development” Zone). 

 
1.1 Special Control Area, as shown on Attachment 1, comprises of the vegetation 

protection areas within the Buller “Development” Zone.  
 

1.2 The purpose of the Special Control Area is to protect the vegetation from 
development and/or subdivision that will detrimentally impact on the 
biodiversity values of the area.  
 

1.3 Within the Special Control Area, no clearing or destruction of any native 
remnant vegetation or re-vegetation shall be permitted except for: 
 
1.3.1 Clearing to comply with the requirements of the Bush Fires Act 1954, 

the Local Governments Bush Fire Notice and/or any Fire Management 
Plan endorsed by Local Government;  
 

1.3.2 Clearing that may be reasonably required for vehicular access to the 
western portions of the site; 

 



 

1.3.3 Clearing that may be allowed under the Department of Environment 
and Conservation Land Clearing Regulations; and  

 
1.3.4 Trees that are diseased of dangerous.  

 
1.4 In addition to the requirements of clauses 4.8 and 5.22 of the Shire of 

Chapman Valley Local Planning Scheme No.2 District Zoning Scheme, the 
structure planning exercise for the Buller “Development” Zone shall: 
 
1.4.1 Ensure that vehicular access and design minimises impact on native 

vegetation by identifying one access point in the north and one in the 
south to facilitate access to the western portions of the “Development” 
Zone; 
 

1.4.2 Require the developer to fence the Special Control Area and ensure 
ongoing management of those areas for a minimum of two years; 

 
1.4.3 Require the developer to prepare a management plan in consultation 

with the Department of Environment and Conservation and the Local 
Government to address, but not limited to the following: 
 

i) Aims and long term management for the area; 
 

ii) Description of the area, including size, location, topography and 
major features; 

 
iii) Biodiversity and ecological values of the area, including links to other 

areas; 
 

iv) Proposed management strategies to protect flora and fauna, 
particularly any endangered, threatened or priority species; and 

 
v) Management and maintenance programs for fencing, weed control, 

fire control and rehabilitation of bushland area.



 

 
 

Attachment 1 – Special Control Area.



 

Coordinates for the Special Control Area within the 
Buller "Development" zone 
Special Control Area - Coordinates are in GDA 1994 
MGA zone 50  

Easting Northing 
266812.1658 6826739.0844 
266733.5648 6826737.5682 
266703.6427 6826977.2107 
266659.6665 6827173.6024 
266601.9051 6827380.1525 
266714.1352 6827382.3705 
266713.1788 6827402.3555 
266707.7313 6827516.1868 
266701.3200 6827650.1657 
266695.6472 6827768.7374 
266689.9968 6827886.8061 
266687.0165 6827949.0879 
266626.7679 6828081.1536 
266622.9737 6828089.4706 
266577.8070 6828188.4769 
266513.8503 6828328.6719 
266465.8065 6828433.9838 
266404.8742 6828567.5487 
266322.8592 6828747.3290 
266702.9822 6828808.7473 
266737.9669 6828814.3999 
266746.3991 6828815.7624 
266742.3320 6829015.7606 
266742.2899 6829017.8283 
266773.5874 6828986.0595 
266782.1709 6828948.0468 
266785.8496 6828886.7360 
266780.9447 6828825.4252 
266778.5433 6828811.5712 
266784.9000 6828799.8767 
266798.1740 6828761.3821 
266805.4747 6828749.4355 
266814.1028 6828736.1615 
266833.3501 6828698.3306 
266843.9693 6828670.4553 
266840.6508 6828639.2614 
266836.0049 6828616.0319 
266857.5858 6828604.9980 
266875.3597 6828599.0733 
266893.1337 6828589.1989 
266904.9830 6828582.2868 



 

Coordinates for the Special Control Area within the 
Buller "Development" zone 
Special Control Area - Coordinates are in GDA 1994 
MGA zone 50  

Easting Northing 
266908.3125 6828570.5772 
266911.3845 6828477.6504 
266922.1364 6828380.1157 
266931.0860 6828337.3530 
267110.3418 6828340.2153 
267159.7869 6828279.0753 
267159.4452 6828278.7410 
267203.2206 6828199.6381 
267207.8286 6828031.4483 
267208.3277 6827947.0961 
267209.4215 6827917.7661 
267203.9562 6827896.5083 
267200.6453 6827861.1076 
267203.7015 6827782.1565 
267217.4543 6827780.3737 
267222.6638 6827774.5589 
267226.1485 6827768.5844 
267226.1929 6827768.5079 
267226.6275 6827767.7143 
267240.5890 6827740.7884 
267240.7714 6827740.4279 
267241.3115 6827739.2358 
267241.5938 6827738.5151 
267258.5471 6827692.6415 
267258.7258 6827692.1373 
267259.1057 6827690.8849 
267259.4029 6827689.6103 
267259.6161 6827688.3190 
267259.7444 6827687.0165 
267259.7872 6827685.7085 
267259.7444 6827684.4004 
267259.6161 6827683.0980 
267259.5151 6827682.4205 
267257.5206 6827670.4535 
267257.4084 6827669.8396 
267257.1112 6827668.5651 
267256.7313 6827667.3127 
267256.2703 6827666.0878 
267255.7302 6827664.8957 
267255.1132 6827663.7414 
267254.4221 6827662.6300 



 

Coordinates for the Special Control Area within the 
Buller "Development" zone 
Special Control Area - Coordinates are in GDA 1994 
MGA zone 50  

Easting Northing 
267253.6598 6827661.5662 
267252.8295 6827660.5545 
267251.9349 6827659.5993 
267244.8368 6827659.6490 
267239.8317 6827528.6310 
267224.8161 6827528.6310 
267212.6482 6827528.5968 
267123.8611 6827524.9292 
266982.4681 6827524.9433 
266833.6720 6827520.2009 
266757.4333 6827517.7710 
266756.7189 6827501.6966 
266755.0949 6827464.3440 
266752.9234 6827436.1269 
266752.6661 6827432.7827 
266750.1608 6827400.2275 
266750.2434 6827400.1833 
266751.3548 6827399.4922 
266752.4187 6827398.7299 
266753.4304 6827397.8996 
266754.3856 6827397.0049 
266755.2802 6827396.0497 
266756.1105 6827395.0380 
266756.8728 6827393.9742 
266757.5640 6827392.8628 
266758.1809 6827391.7086 
266758.7210 6827390.5165 
266759.1820 6827389.2916 
266759.5620 6827388.0392 
266759.8592 6827386.7646 
266760.0723 6827385.4733 
266760.2006 6827384.1709 
266760.2434 6827382.8628 
266760.2434 6827359.7862 
266769.8641 6827302.0624 
266769.9254 6827301.6705 
266784.7645 6827200.2698 
266784.8042 6827199.9843 
266784.9325 6827198.6819 
266784.9706 6827197.8085 
266786.2072 6827140.9252 



 

Coordinates for the Special Control Area within the 
Buller "Development" zone 
Special Control Area - Coordinates are in GDA 1994 
MGA zone 50  

Easting Northing 
266786.2119 6827140.4905 
266786.2004 6827139.8130 
266783.7521 6827067.5872 
266787.4329 6826974.3393 
266787.4485 6826973.5504 
266787.4485 6826947.5428 
266787.7259 6826945.9769 
266787.7909 6826945.6098 
266796.6606 6826895.5437 
266804.1732 6826853.9527 
266815.1909 6826792.5115 
266823.8168 6826739.3092 
266812.1658 6826739.0844 
266766.0842 6827772.0589 
266783.7691 6827772.3951 
266784.1919 6827772.4031 
266917.5464 6827773.7501 
267067.7645 6827775.2675 
267070.3336 6827782.3248 
267070.6495 6827783.1369 
267071.1896 6827784.3290 
267071.8066 6827785.4833 
267072.4977 6827786.5947 
267073.2600 6827787.6585 
267074.0903 6827788.6702 
267074.9849 6827789.6254 
267075.9401 6827790.5201 
267076.9518 6827791.3503 
267078.0157 6827792.1127 
267079.1271 6827792.8038 
267080.2813 6827793.4207 
267081.4734 6827793.9609 
267082.4519 6827794.3292 
267074.6357 6827809.2510 
267074.4149 6827809.6853 
267073.8748 6827810.8774 
267073.4137 6827812.1023 
267073.0338 6827813.3547 
267072.7366 6827814.6293 
267072.5235 6827815.9206 
267072.3952 6827817.2230 



 

Coordinates for the Special Control Area within the 
Buller "Development" zone 
Special Control Area - Coordinates are in GDA 1994 
MGA zone 50  

Easting Northing 
267072.3523 6827818.5311 
267072.3615 6827819.1369 
267073.6497 6827861.6462 
267063.9786 6827894.2860 
267035.6723 6827950.8986 
267035.6234 6827950.9971 
267035.4372 6827951.3851 
267006.3436 6828013.7286 
267005.9897 6828014.5326 
267005.5287 6828015.7575 
267005.1488 6828017.0099 
267004.8516 6828018.2845 
267004.6384 6828019.5757 
267004.5101 6828020.8782 
267004.5062 6828020.9387 
267003.2484 6828041.0638 
266991.3179 6828084.8090 
266991.2947 6828084.8949 
266990.9975 6828086.1695 
266990.7843 6828087.4608 
266990.6560 6828088.7633 
266990.6132 6828090.0713 
266990.6560 6828091.3794 
266990.7843 6828092.6818 
266990.9975 6828093.9731 
266991.2947 6828095.2477 
266991.6746 6828096.5001 
266992.1356 6828097.7250 
266992.6757 6828098.9171 
266993.2927 6828100.0713 
266993.9838 6828101.1827 
266994.7461 6828102.2466 
266995.5764 6828103.2582 
266996.4711 6828104.2135 
266997.4263 6828105.1081 
266998.4380 6828105.9384 
266997.6845 6828110.3607 
266985.8955 6828123.8690 
266966.2801 6828153.8002 
266951.0406 6828189.8208 
266945.4990 6828205.0603 



 

Coordinates for the Special Control Area within the 
Buller "Development" zone 
Special Control Area - Coordinates are in GDA 1994 
MGA zone 50  

Easting Northing 
266903.9367 6828246.6226 
266897.0096 6828292.3411 
266894.2388 6828326.9763 
266887.3118 6828333.9034 
266883.1555 6828361.6115 
266876.2285 6828387.9343 
266836.0516 6828436.4236 
266822.1975 6828572.1938 
266757.0833 6828570.8083 
266752.0907 6828570.5478 
266762.5515 6828484.5372 
266776.0398 6828424.4526 
266774.2241 6828398.1241 
266776.2072 6828362.4282 
266774.5832 6828295.8433 
266777.8312 6828211.3942 
266779.4552 6828100.9607 
266777.8312 6828029.5037 
266772.1690 6827954.4795 
266771.3351 6827891.4618 
266766.0842 6827772.0589 
267687.1514 6829332.9726 
267623.5340 6829042.9474 
267612.5392 6829011.8109 
267597.4568 6828969.0983 
267585.2817 6828967.9001 
267565.2202 6829008.9002 
267541.0305 6829033.8999 
267510.1606 6829047.9007 
267471.1599 6829056.8991 
267406.7197 6829066.8994 
267385.9096 6829060.9008 
267356.0288 6829061.9006 
267329.2206 6829089.9007 
267302.1592 6829131.9010 
267273.4094 6829160.9002 
267247.4092 6829182.9006 
267215.9101 6829198.8992 
267182.0295 6829204.9007 
267155.1599 6829186.9005 
267128.0303 6829155.9004 



 

Coordinates for the Special Control Area within the 
Buller "Development" zone 
Special Control Area - Coordinates are in GDA 1994 
MGA zone 50  

Easting Northing 
267089.6005 6829091.9003 
267063.8507 6829081.9000 
267043.6003 6829101.8996 
267021.6595 6829088.9006 
266990.6598 6829084.8994 
266972.7797 6829086.8991 
266931.1505 6829099.9027 
266851.2705 6829142.9000 
266820.8393 6829163.9006 
266773.8398 6829186.8992 
266753.4601 6829188.8996 
266743.0845 6829189.6348 
266738.7907 6829189.9031 
266737.0862 6829273.7211 
266843.5510 6829254.3936 
266949.1981 6829187.7657 
267120.3635 6829224.6887 
267242.2882 6829227.1909 
267345.8136 6829149.6263 
267374.7038 6829135.6336 
267400.7780 6829152.9658 
267477.7588 6829157.5599 
267648.7415 6829342.4051 
267689.4029 6829343.2373 
267688.8596 6829340.7602 
267687.1514 6829332.9726 
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Summary of Submissions 

 and Responsible Authority’s Response to Submissions 
 
 






















































