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Summary and recommendations 
The Shire of Waroona initiated two separate Amendments to its Town Planning Scheme No. 
7, being Amendments 4 and 17.   
Amendment 4 proposes to rezone Lot 3 Southern Estuary Road, Lake Clifton from ‘Rural 1 – 
General Farming’ to ‘Rural 6 – Rural Residential’.  
Amendment 17 proposes to rezone Lot 1 Southern Estuary Road, Lake Clifton from ‘Rural 1 
– General Farming’ to ‘Rural 6 – Rural Residential’ 
The location of the amendments are shown on Figure 1. 
This report provides the Environmental Protection Authority’s (EPA’s) advice to the Minister 
for Environment on the environmental factors, conditions and procedures relevant to or 
required under Amendments 4 and 17.  In addition to the recommended environmental 
conditions, the EPA also provides advice on other environmental matters related to 
Amendments 4 and 17 in Section 5 Other Advice. 
Section 48D of the Environmental Protection Act 1986 requires the EPA to report to the 
Minister for Environment on the key environmental factors for the proposed scheme 
amendments and on the conditions and procedures to which the proposed scheme 
amendments should be subject, if implemented.  In addition, the EPA may make 
recommendations as it sees fit. 
The EPA is also required to have regard for the principles set out in section 4A of the 
Environmental Protection Act 1986. 

Key environmental factors and principles 
A number of environmental factors were considered by the EPA in the assessment.  It is the 
EPA’s opinion that the following are the key environmental factors for the proposed scheme 
amendments, which require detailed evaluation in the report: 
(a) Wetlands; and  
(b) Vegetation and flora. 
The EPA has also provided advice in relation to the proposed planning provisions in Section 
5. 
The following principles were considered by the EPA in relation to the proposed scheme 
amendments: 
(a) The precautionary principle;  
(b) The principle of conservation of biological diversity and ecological integrity; and 
(c) The principle of intergenerational equity.  

Conclusion  
Lots 1 and 3 have Conservation Category Wetlands (CCWs) on the site that need to be 
reserved for conservation to adequately protect their environment values.  CCWs are ‘Critical 
Assets’ that represent the most important environmental assets in the State that must be fully 
protected and conserved (EPA 2006).  The retention of the wetlands as proposed by the EPA 
will also retain most of the poorly represented Vasse vegetation complex found on the site.  
While there is other vegetation on Lots 1 and 3, this vegetation is generally adequately 
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represented in a regional context and the EPA is satisfied that the type of rural residential 
subdivision to be given effect through the Amendments will retain important habitat and 
fauna values.   
The EPA has concluded that Amendments 4 and 17 to the Shire of Waroona’s TPS No. 7, to 
rezone Lots 3 and 1 Southern Estuary Road, Lake Clifton respectively from ‘Rural 1 – 
General Farming’ to ‘Rural 6 – Rural Residential’ can only meet the EPA’s environmental 
objectives if: 
1. Portions of Lot 1 and 3 Southern Estuary Road, Lake Clifton as shown in Appendices 4 

and 5 Attachment 1 ‘Areas of Conservation and Development Plan’ and detailed in 
Attachment 2, are reserved for conservation.  

2. That the conditions recommended in Section 4 and included in Appendices 4 and 5 which 
address this matter are incorporated into the Shire of Waroona’s Town Planning Scheme 
No.7.  

Recommendations  
The EPA submits the following recommendations to the Minister for Environment: 
1. That the Minister notes that the proposed scheme amendments being assessed comprise 

Lots 1 and 3 Southern Estuary Road, Lake Clifton from ‘Rural 1 – General Farming’ to 
‘Rural 6 – Rural Residential’. 

2. That the Minister considers the report on the key environmental factors and principles 
as set out in Section 3. 

3. That the Minister notes that there are important Conservation Category Wetlands on the 
site of the proposed amendments that need to be reserved for conservation to adequately 
protect their environment values.  

4. That the Minister notes that the EPA has concluded that the EPA’s objectives can only 
be met if the Conservation Category Wetlands are reserved for conservation.  The EPA 
has recommended conditions to achieve the reservation of the CCWs which are 
addressed in Section 4.  

5. That the Minister imposes the conditions and procedures recommended in Appendices 4 
and 5 of this report. 

 
Conditions 
Having considered the information provided in this Environmental Review report, the EPA 
has developed a set of conditions which the EPA recommends be imposed if the proposed 
scheme amendments are approved.  These conditions are presented in Appendices 4 and 5. 
Matters addressed in the conditions include the following: 
(a) Portions of Lot 1 and 3 Southern Estuary Road, Lake Clifton as shown in Appendices 4 

and 5 Attachment 1 ‘Areas of Conservation and Development Plan’ and detailed in 
Attachment 2, are reserved for conservation.  
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1. Introduction 
The Shire of Waroona, the Responsible Authority, proposes to rezone Lots 1 and 3 Southern 
Estuary Road, Lake Clifton from ‘Rural 1 – General Farming’ to ‘Rural 6 – Rural 
Residential’. 
The Shire of Waroona initiated two separate Amendments to its Town Planning Scheme No. 
7, being Amendment 4 (applies to Lot 3) and Amendment 17 (applies to Lot 1).  It should be 
noted that while the lots are adjacent to each other they are owned by separate individuals. 
Amendment 4 (Lot 3), was referred to the Environmental Protection Authority (EPA) on 28 
May 1999 and the EPA set level of assessment as ‘Scheme Assessed – Environmental 
Review’.  Instructions were issued by the EPA on 8 July 1999 and appeals were received.  
During this time, however, the Amendment was placed on hold by the landowner pending the 
outcome of the Peel Region Scheme and the appeals process was also placed on hold.  The 
Amendment was resurrected by the landowner and the Shire of Waroona on 22 December 
2004 and the appeal was partially upheld on 23 December 2005.  Revised Environmental 
Review (ER) Instructions were issued on 19 May 2006. 
Amendment 17 (Lot 1), was referred to the EPA on 9 February 2005 and the EPA set level of 
assessment as ‘Scheme Assessed – Environmental Review’.  Environmental Review 
Instructions were issued by the EPA on 5 August 2005 and no appeals were received.  Due to 
both sets of Instructions being finalised around the same time, the Instructions for 
Amendment 4 were updated to reflect the contemporary Instructions for Amendment 17.  As 
a result, Instructions for both Amendments are the same. 
Following the finalisation of both sets of Instructions, the landowners’ environmental 
consultant prepared an Environmental Review (ER) document, which dealt with both 
Amendments, and was advertised concurrently with the Amendments from 7 October 2008 to 
18 November 2008.  It should be noted that as one ER document was prepared to cover both 
Amendments, the EPA’s report also addresses both Amendments concurrently.   
Located within the area the subject of Amendments 4 and 17 are portions of two 
Conservation Category Wetlands (CCWs).  The area also contains remnant vegetation.   
The proposal to rezone the lots to Rural Residential has the potential to directly and indirectly 
impact the CCWs and native vegetation. 
In compiling this report, the EPA has considered the key environmental factors and principles 
associated with the scheme amendments, 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  expertise 
and judgement. 
Further details of the Amendments 4 and 17 are presented in Section 2 of this report while 
Section 3 discusses key environmental factors and principles for the scheme amendments.  
The Conditions and Procedures to which the scheme amendments should be subject, if the 
Minister determines that they may be implemented, are set out in Section 4.  Section 5 
provides the EPA’s Other Advice, Section 6 presents the EPA’s Conclusions and Section 7, 
the EPA’s Recommendations. 
A list of people and organisations that made submissions is included in Appendix 1.  
References are listed in Appendix 2.  Key environmental factors and principles are identified 
in Appendix 3.  Recommended environmental conditions and procedures for each of the 
amendments are provided in Appendices 4 and 5.   
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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 amendments 
Lots 1 and 3, the subject of Amendment 4 (applies to Lot 3) and Amendment 17 (applies to 
Lot 1) to the Shire of Waroona’s Town Planning Scheme (TPS) No. 7, are located 
approximately 30 kilometres (km) south of Mandurah.  They are bounded by Southern 
Estuary Road to the west and Clifton Road (Old Bunbury Road) to the south, in the locality of 
Lake Clifton (Figure 1).     
The land is low-lying and generally flat.  The majority of a CCW is located on Lots 1 and 3 
and a small portion of a CCW is also located in the north-west of Lot 1 (Figure 2). 
The land has been used for agricultural purposes for several decades and both lots are 
currently used for cattle grazing.  Some pasture has been planted but native vegetation in 
good condition covers the majority of the lots.   
The proposed zoning for both Amendments is ‘Rural 6 – Rural Residential’.  In accordance 
with the Shire of Waroona TPS No. 7, this zoning would permit the subject land to be 
subdivided into small rural-residential holdings (approximately 2 hectare (ha)).  This zoning 
requires the subsequent preparation of an approved Subdivision Guide Plan (SGP) showing 
lot layout, building envelopes and roads.  A draft SGP has been prepared and was included 
with the ER.  This draft SGP indicates the extent of development proposed through the 
amendments.  The EPA’s consideration of the amendments has had regard for the draft SGP 
noting that it requires subsequent approval and is subject to modification.  
Amendment 4 
Amendment 4 to the Shire of Waroona’s TPS No. 7 proposes to rezone Lot 3 Southern 
Estuary Road, Lake Clifton from ‘Rural 1 – General Farming’ to ‘Rural 6 – Rural 
Residential’.   
The amendment area, shown in Figure 1, is the southern lot with an area of approximately 
61.7 ha.    
The draft SGP, Figure 3, proposes to subdivide Lot 3 into 13 two hectare lots and one larger 
lot of 34 ha containing the southern portion of the CCW.   
Amendment 17   
Amendment 17 proposes to rezone Lot 1 Southern Estuary Road, Lake Clifton from ‘Rural 1 
– General Farming’ to ‘Rural 6 – Rural Residential’.   
The amendment area, shown in Figure 1, is the northern lot which has an area of 
approximately 80 ha.    
As detailed in Figure 3, under the draft SGP, it is proposed to subdivide Lot 1 into 17 three 
hectare lots and one lot of approximately 20 ha to contain the northern portion of the CCW.



3 

 
 

Figure 1. Location Plan. 
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Figure 2: Conservation Category Wetlands. 
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Figure 3: Proposed Draft Subdivision Guide Plan. 
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The separate estuarine peripheral wetland in the north-west corner is proposed to be 
subdivided into a number of lots.   
The main characteristics of the proposed scheme amendments are summarised in Table 1 
below.  A detailed description of the proposed scheme amendments are provided in Section 2 
of the ER (Shire of Waroona, 2008). 

Table 1 - Key characteristics of proposed scheme amendments 4 and 17 
Element Description 

Rezone Lots 1 and 3 to Rural 6 – 
Rural Residential 

Draft Subdivision Guide Plan proposes 17 three ha lots, 13 two ha lots, 
1 twenty ha lot and 1 thirty-four ha lot.  

Preserve Wetland Proposes to contain the larger wetland in two lots of 20 and 34 ha with a 
30m buffer to the remainder of the lots 

Preserve natural vegetation Where possible, strategic firebreaks, roads and building envelopes to be 
located on existing cleared land.  No clearing permitted outside of 
building envelopes and envelopes to be located close to roads. 

Minimise nutrient impact Nutrient impact will be minimised by requirements for Aerobic 
Treatment Units (ATU’s); a buffer to the wetland; stormwater to be 
disposed on site and roads designed to drain west, away from the 
wetland.  

3. Environmental factors and principles 

3.1 Key environmental factors 
Section 48D of the Environmental Protection Act 1986 requires the EPA to report to the 
Minister for Environment on the key environmental factors for the proposed scheme 
amendments and the conditions and procedures to which the proposed scheme amendments 
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 are the key environmental factors for the proposed 
scheme amendments, which require detailed evaluation in this report: 
(a) Wetlands; and 
(b) Vegetation and flora.  
The above key environmental factors were 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 amendments 
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 Appendix 3. 
The key environmental factors are discussed in Sections 3.2 to 3.3 of this report. 
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3.2 Wetlands 

Description 
The ER mapped two CCWs on Lots 1 and 3.  As shown in Figure 2, spanning across both 
Lots 1 and 3, is the majority of a CCW (sumpland), referred to as Wetland 1.  This wetland is 
also protected under the Environmental Protection (Swan Coastal Plain Lakes) Policy 1992.  
In the north–west corner of Lot 1 is a small portion of a CCW (estuarine peripheral wetland), 
referred to as Wetland 2 (see Figure 2). 
Submissions 
Submissions from the public focussed on issues including the risk of increased nutrients 
entering the wetlands, lot boundaries dissecting wetlands and their buffers and potential 
changes to the wetlands as a result of increased human activity. 
The DEC outlined errors and omissions in the ER, particularly incorrect mapping of wetlands, 
inadequacies in the draft SGP including wetland buffers, the need for an ecological linkage 
between the two wetlands, and advice on the preparation of a Wetland Management Plan.   

Assessment 
The area considered for assessment of this factor is Lots 1 and 3 Southern Estuary Road, Lake 
Clifton.   
The EPA’s environmental objective for this factor is to maintain the integrity, functions and 
environmental values of wetlands.  
The ER incorrectly describes Wetland 2 which is delineated as an estuarine peripheral 
wetland in the Geomorphic Wetlands of the Swan Coastal Plain dataset, as a dampland.  It 
should also be noted that portion of a Multiple Use palusplain wetland is located on the 
eastern boundary of Lots 1 and 3.   
The draft SGP detailed in Figure 3 displays the boundary of Wetland 1 as the Environmental 
Protection (Swan Coastal Plain Lakes) Policy 1992 boundary rather than the Conservation 
Category sumpland boundary delineated in the Geomorphic Wetlands of the Swan Coastal 
Plain dataset.   
The draft SGP acknowledges Wetland 1 but proposes that it remains in private ownership in 
two lots.  Building envelopes around the wetland generally are proposed to be setback 100 
metres, but lot boundaries are shown intersecting the wetland to within 30 metres.  The 
consequence of this is that degrading activities could occur within the buffer to the CCW.  As 
noted above, Wetland 2 is not shown on the draft SGP and building envelopes would be 
located within the wetland buffer and lot boundaries would intersect the wetland itself.  A 
strategic firebreak also dissects the wetland. 
The landowners’ environmental consultant provided supplementary information to the EPA 
indicating that it is now proposed to provide a 50m buffer around both Wetlands 1 and 2 with 
building envelopes to be outside of a 100m buffer to both wetlands.   
The EPA supports the change proposed by the land owners in relation to increasing the buffer 
to 50 metres.  The EPA considers CCWs to be ‘Critical Assets’ that represent the most 
important environmental assets in the State that must be fully protected and conserved (EPA 
2006).  In view of this the EPA recommends that the Wetlands 1 and 2 should be reserved for 
conservation.  This will ensure that the environmental values are not subject to ongoing 
degrading activities.  In addition, the EPA recommends the degraded areas of the wetlands 
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buffer should be revegetated and the boundary of the areas to be reserved fenced.  However, 
the EPA acknowledges that any requirements for rehabilitation and fencing are best addressed 
at the time of subdivision.  The final SGP will need to be altered to reflect the above.   
The EPA notes that special provisions are proposed to be inserted into Schedule 2 of Shire of 
Waroona’s TPS 7 for both Amendments 4 and 17.  However, due to the Amendments being 
initiated several years apart, the proposed provisions are different.  It’s the EPA’s view that 
some of the provisions are relevant to the protection of the wetlands and recommends that the 
provisions for both Amendments 4 and 17 should be the same.   
The ER document also proposes the preparation of several Environmental Management 
Strategy Plans that are relevant to the wetlands including but not limited to preparation of a 
Wetland Management Plan, Weed Management Plan and Mosquito Management Plan.   
While the EPA has not recommended these as environmental conditions, the EPA supports 
the Council in requiring the preparation of plans and strategies to address the improvement in 
wetland values and ongoing management.  The EPA has provided further information and 
comment on the scheme provisions and property title provisions in Section 5 of this report.  
Summary 
Having particular regard to the: 
(a) supplementary information provided by the landowners’ consultant;  
(b) Environmental Management Strategy Plans proposed in the Environmental Review 

report; 
(c) CCWs being ‘Critical Assets’ that represent the most important environmental assets 

in the State that must be fully protected and conserved; and 
(d) proposed scheme provisions, 
it is the EPA’s opinion that the proposed scheme amendment, if implemented, can only meet 
the EPA’s environmental objective for this factor if: 
1. Portions of Lot 1 and 3 Southern Estuary Road, Lake Clifton as shown in Appendices 4 

and 5 Attachment 1 ‘Areas of Conservation and Development Plan’ and detailed in 
Attachment 2, are reserved for conservation. 

2. That the conditions included in Appendices 4 and 5 which address these maters are 
incorporated into the Shire of Waroona’s Town Planning Scheme No.7. 

3.3 Vegetation and flora 

Description 
Both Lots 1 and 3 contain vegetation ranging in condition from Completely Degraded to 
Excellent.  The subject land contains vegetation of the Vasse and Yoongarillup Complexes as 
mapped by Heddle et al (1980).  The wetland is principally associated with the Vasse 
Complex while the Yoongarillup Complex generally represents the upland vegetation.  The 
pre - 1750 extent of these complexes remaining is 29.4% and 45% respectively.  The original 
extent of these complexes protected in secure tenure is 11% and 13.9% respectively.  The aim 
is to seek to retain at least 30% of the original extent of each complex.  
According to the ER, the site also features vegetation corresponding to Karrakatta Complex – 
Central and South.  Approximately 29.5% of the pre-1750 extent of these complexes remains, 
with 2.5% being protected in secure tenure.   
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Advice from DEC also indicates the southern portion of the subject site may more accurately 
correspond to Bassendean Complex – Central and South.  This complex has 27% of its pre-
1750 extent remaining, with 0.7% being protected in secure tenure. 
 
Submissions 
Submissions from the public raised issues regarding the amount of clearing that will be 
required, the potential for stock and human use to increase weed proliferation and therefore 
increased fire risk, and the absence of a Fire Management Plan (FMP) which would have 
provided greater detail on the actual amount of clearing necessary.  Submitters are also 
concerned that the level of clearing required would increase edge effects and reduce the sites 
function as an ecological linkage.  The linkage between the two CCWs would also be 
reduced.   
The DEC raised issues pertaining to protection of upland vegetation, ecological corridors and 
the proposed management plans.    

Assessment 
The area considered for assessment of this factor is Lots 1 and 3 Southern Estuary Road, Lake 
Clifton. 
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. 
In relation to the regional representation of vegetation it should be noted that retention of the 
wetlands (Vasse Complex) as proposed by the EPA will retain the most poorly represented 
complexes found on the site.   
The Yoongarillup Complex, at 45% of pre-1750 extent, is currently above the threshold level 
below which species loss appears to accelerate (EPA 2000). 
However, any development should seek to accurately estimate the potential for direct and 
impacts on native vegetation and where practicable minimise the impacts. 
The rural-residential zone under the Town Planning Scheme provides for large lots and 
building envelopes which will allow for the retention of native vegetation.   
According to the ER, less than 10 ha (7%) of both lots will be cleared for building envelopes, 
roads and strategic firebreaks.  It is proposed that reduced building envelopes of 1,384m2 for 
Lot 1, 2000m2 for Lot 3 and strategic firebreaks will reduce the development’s impact on 
vegetation.  In addition, a proposed management strategy in the ER limits clearing outside of 
building envelops to 20m.  The EPA is concerned that the requirements of a FMP will result 
in the need to clear vegetation outside of the proposed building envelopes and that the 
proposed management strategies and scheme provisions may be found at a later stage in the 
planning approvals process to be inconsistent with the outcomes dictated by the FMP.  
Inconsistencies between likely clearing for development and fire management need to be 
reconciled.  Therefore, it is the EPA’s view that the FMP should be undertaken together with 
the redesign of the SGP.  This will allow for an accurate assessment to be undertaken of the 
total amount of vegetation that will be cleared.  It may also assist in determining what size 
building envelopes should be.  It is also the EPA’s view that the amount of clearing required 
in the redesigned SGP should be largely consistent with that predicted in the ER. 
Opportunities exist to ensure that the amount of clearing remains consistent with that 
predicted in the ER through redesign of the SGP.   
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Various scheme provisions relevant to the protection of vegetation and flora are also proposed 
to be inserted into Schedule 2 of Shire of Waroona’s TPS 7 for both Amendments 4 and 17.  
It’s the EPA’s view that the provisions for both Amendments 4 and 17 should be the same 
and that they should be modified to improve vegetation protection and ultimately maintain 
fauna values on the site.   
The ER document also proposes the preparation of several Environmental Management 
Strategy Plans that are relevant to the protection of vegetation including but not limited to 
preparation of Weed Management, Dieback Management and Vegetation Clearing Plans.  The 
EPA supports the placement of conservation covenants on titles as recommended in the ER. 
While the EPA has not recommended these as environmental conditions, the EPA supports 
the Council in requiring the preparation of plans and strategies that support the retention of 
vegetation and habitat values.  The EPA has provided further information and comment on 
the scheme provisions and property title provisions in Section 5 of this report.   
In view that the poorly represented vegetation complexes, the wetlands, are proposed by the 
EPA to be reserved and that the other vegetation complexes on the lots are generally well 
represented including that vegetation will remain within the subsequent rural residential 
subdivision, the EPA considers that this factor can be managed to meet the EPA’s objectives.    
Summary 
Having particular regard to the: 
(a) likely inconsistencies between the amount of clearing proposed in the Environmental 

Review and as a result of fire management planning; 
(b) Environmental Management Strategy Plans proposed in the Environmental Review 

report; 
(c) proposed scheme provisions; and 
(d) review of the SGP that will allow for an accurate assessment to be undertaken of the 

total amount of vegetation that will be cleared, 
it is the EPA’s opinion that the proposed scheme amendment, if implemented, can meet the 
EPA’s environmental objective for this factor.  

3.4 Environmental principles 
In preparing this report and recommendations, the EPA has had regard for the object and 
principles contained in s4A of the Environmental Protection Act (1986).  Appendix 3 contains 
a summary of the EPA’s consideration of the principles. 

4. Conditions 
Section 48D of the Environmental Protection Act 1986 requires the EPA to report to the 
Minister for the Environment on the key environmental factors for the proposed scheme 
amendment and on the conditions to which the proposed scheme amendment 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. 
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Having considered the information provided in this Environmental Review report, the EPA 
has developed a set of conditions which the EPA recommends be imposed if the proposed 
scheme amendments are approved.  These conditions are presented in Appendices 4 and 5. 
Matters addressed in the conditions include the following: 
(a) Portions of Lot 1 and 3 Southern Estuary Road, Lake Clifton as shown in Appendices 4 

and 5 Attachment 1 ‘Areas of Conservation and Development Plan’ and detailed in 
Attachment 2, are reserved for conservation.  

 5. Other Advice 
In addition to the recommended environmental conditions the EPA provides the following 
advice on a range of environmental matters related the Shire of Waroona’s Town Planning 
Scheme No.7 proposed Amendments 4 and 17.   
5.1 Scheme Provisions 
Further to the EPA’s statements in Sections 3.2 and 3.3 that the scheme provisions for 
Amendments 4 and 17 should be the same, the following is additional information and advice 
for consideration by the Shire of Waroona. 
Lots 
As stated in Section 3.3, reducing the number of lots/increasing the overall lot size and/or 
other mechanisms would assist in maintaining the sites vegetation and fauna values.   
It is stated in the ER that vegetation clearing will be limited by not permitting lot boundary 
fire breaks.  As fencing of lot boundaries is permitted, it is likely that some clearing along lot 
boundaries will occur.  Consideration should be given to limiting fencing to building 
envelopes.  
The EPA strongly supports the placement of conservation covenants on all titles.  
Building Envelopes 
As previously discussed in Section 3.3, the EPA is concerned that clearing required for fire 
management will result in clearing for Building Protection Zones (BPZ) beyond the area 
currently recommended for building envelopes.  The EPA recommends that development of 
the SGP and, in particular, the size and location of building envelopes consider the amount of 
clearing required for BPZ.    
The splitting of building envelopes as allowed under provision (v) in Amendment 4 will 
increase vegetation clearing and edge effects. 
Fire Management Planning 
The SGP should be developed in conjunction with the FMP to ensure clearing is generally 
limited to a total of 10 ha of the site as described in the Environmental Review.    
Stock 
The EPA is of the view that livestock would result in the continued degradation of native 
vegetation and would negate the placement of conservation covenants and any rehabilitation, 
whether natural or planned.  Restricting livestock to fenced building envelopes would be 
acceptable.   
Council should also consider prohibiting the keeping of domestic cats.   
Rainwater tanks and Groundwater bores 
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The EPA supports the requirement for rainwater tanks in the provisions proposed for 
Amendment 4 and considers this should be added as a provision for Amendment 17.   
In relation to groundwater bores, the advice of the Department of Water should be sought 
regarding the restrictions proposed in the provisions on groundwater extraction and the ability 
to prove whether water levels in the CCWs will/has been affected by abstraction.  
ATU’s 
As the location of building envelopes is likely to change with the redesign of the SGP, the 
appropriateness or otherwise of the various ATU’s will need to be considered.  The location 
of ATU’s, particularly sprinkler systems and irrigation areas, in relation to the CCWs needs to 
be carefully considered to ensure the sensitive environments are not impacted.   

6. Conclusions 
The Shire of Waroona initiated two separate Amendments to its Town Planning Scheme No. 
7, being Amendments 4 and 17.   
Amendment 4 proposes to rezone Lot 3 Southern Estuary Road, Lake Clifton from ‘Rural 1 – 
General Farming’ to ‘Rural 6 – Rural Residential’.  
Amendment 17 proposes to rezone Lot 1 Southern Estuary Road, Lake Clifton from ‘Rural 1 
– General Farming’ to ‘Rural 6 – Rural Residential’. 
It is the EPA’s opinion that the following are the key environmental factors for the proposed 
scheme amendments: 
(a) Wetlands; and  
(b) Vegetation and flora. 
Lots 1 and 3 have CCWs on the site that need to be reserved for conservation to adequately 
protect their environment values.  CCWs are ‘Critical Assets’ that represent the most 
important environmental assets in the State that must be fully protected and conserved (EPA 
2006).  The retention of the wetlands as proposed by the EPA will also retain most of the 
poorly represented Vasse vegetation complex found on the site.  While there is other 
vegetation on Lots 1 and 3, this vegetation is generally adequately represented in a regional 
context and the EPA is satisfied that the type of rural residential subdivision to be given effect 
through the Amendments will retain important habitat and fauna values.   
The EPA has concluded that Amendments 4 and 17 to the Shire of Waroona’s TPS No. 7, to 
rezone Lots 3 and 1 Southern Estuary Road, Lake Clifton respectively from ‘Rural 1 – 
General Farming’ to ‘Rural 6 – Rural Residential’ can only meet the EPA’s environmental 
objectives if: 
1. Portions of Lot 1 and 3 Southern Estuary Road, Lake Clifton as shown in Appendices 4 

and 5 Attachment 1 ‘Areas of Conservation and Development Plan’ and detailed in 
Attachment 2, are reserved for conservation.  

2. That the conditions recommended in Section 4 and included in Appendices 4 and 5 which 
address this matter are incorporated into the Shire of Waroona’s Town Planning Scheme 
No.7.  
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7. Recommendations 
Section 48D of the Environmental Protection Act 1986 requires the EPA to report to the 
Minister for the Environment on the key environmental factors for the proposed scheme 
amendment and on the conditions and procedures to which the proposed scheme amendment 
should be subject, if implemented.  The EPA is also required to have regard for the principles 
set out in section 4A of the Environmental Protection Act 1986.  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 amendments being assessed comprise 

Lots 1 and 3 Southern Estuary Road, Lake Clifton from ‘Rural 1 – General Farming’ to 
‘Rural 6 – Rural Residential’. 

2. That the Minister considers the report on the key environmental factors and principles 
as set out in Section 3. 

3. That the Minister notes that there are important Conservation Category Wetlands on the 
site of the proposed amendments that need to be reserved for conservation to adequately 
protect their environment values.  

4. That the Minister notes that the EPA has concluded that the EPA’s objectives can only 
be met if the Conservation Category Wetlands are reserved for conservation.  The EPA 
has recommended conditions to achieve the reservation of the CCWs which are 
addressed in Section 4.  

5. That the Minister imposes the conditions and procedures recommended in Appendices 4 
and 5 of this report. 
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Peel Preservation Group Inc. 
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Department of Indigenous Affairs 
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Identification of Key Environmental Factors and Principles 
  



 

Identification of Key Environmental Factors and Principles 

 
FACTOR AMENDMENT 

COMPONENT WITH 
POSSIBLE IMPACT 

 
GOVERNMENT AGENCY AND 

PUBLIC COMMENTS 

 
IDENTIFICATION OF KEY 

ENVIRONMENTAL FACTORS 

 
BIOPHYSICAL 
 
Wetlands  See Section 3.2 See Section 3.2 Considered to be a key 

environmental factor 
 

Vegetation 
and flora 

See Section 3.3 See Section 3.3 Considered to be a key 
environmental factor. 

Fauna Subject site potentially 
supports, 10 frog, 33 
reptile, 128 bird and 22 
mammal species. 
Approximately 50% of 
the site will be retained 
for conservation through 
the protection of 
wetlands.  Native 
vegetation outside of 
building envelopes to be 
protected with 
conservation covenants   

DEC 
• No detailed habitat descriptions. 
• No assessment of habitat 

requirements. 
• Inadequate information on 

regional significance of fauna and 
site as faunal linkage. 

Public Groups 
• Endangered and Threatened 

species inhabit the area. 
• Site is a wildlife corridor. 
• Site adjacent to RAMSAR 

wetland. 
 

Taking into account the:  
• amount of native vegetation to 

be retained; 
• protection of both wetlands; 
• proposed management plans 

and strategies; and 
• scheme provisions, 
it is the EPA’s opinion that the 
proposal can be managed to meet 
the EPA’s objective provided that 
Council modifies the SGP to protect 
the CCWs, the amount of clearing is 
limited to 7% and scheme 
provisions are modified. 
 

 
 

FACTOR AMENDMENT 
COMPONENT WITH 
POSSIBLE IMPACT 

 
GOVERNMENT AGENCY AND 

PUBLIC COMMENTS 

 
IDENTIFICATION OF KEY 

ENVIRONMENTAL FACTORS 

 
POLLUTION 
 
Water Use of bores may reduce 

groundwater levels.  
Requirements for 
rainwater tanks and 
restrictions for bores are 
proposed. 
Contaminated stormwater 
and inefficient effluent 
disposal may enter 
groundwater and 
wetlands.    

DOW 
• A Local Water Management 

Strategy should be prepared prior 
to approval of the Amendments. 

• ATU’s must have demonstrated 
adequate nutrient retention 
capability. 

• Where groundwater draw is 
necessary to irrigate greater than 
0.2ha or for other than domestic 
use Groundwater Licence must be 
issued.    

DEC 
Proximity of ATU’s and sprinkler 
systems/irrigation areas in relation to 
wetlands.  
Public Groups 
Objection to any bores including 
domestic. 
Inconsistencies in ER of what septic 
systems can and will be used. 
 

Having particular regard to: 
• the advice of DoW; 
• management plans and 

strategies; and , 
• scheme provisions, 
it is the EPA’s opinion that the 
proposal can be managed to meet 
the EPA’s objective provide the 
scheme provisions are modified.  

Acid Sulfate 
Soils 

Potential for disturbance 
of ASS. 

nil Taking into account the 
requirements of WAPC Bulletin 
No.64 and DEC guidelines, the 
EPA does not consider that this 
factor requires assessment. 



 

 
 

FACTOR AMENDMENT 
COMPONENT WITH 
POSSIBLE IMPACT 

 
GOVERNMENT AGENCY AND 

PUBLIC COMMENTS 

 
IDENTIFICATION OF KEY 

ENVIRONMENTAL FACTORS 

 
SOCIAL SURROUNDINGS 
Heritage No potential impacts 

have been identified. 
DIA 
No indigenous artefacts known to 
exist on site. 
 

In view of the surveys undertaken 
and the advice of DIA, the EPA 
does not consider that this factor 
requires assessment.   

Visual 
Amenity 

The landscape character 
and views are not 
considered to be 
impacted due to location 
of building envelopes 
within retained existing 
native vegetation. 

nil Having particular regard to the: 
• proposed management plans 

and strategies; and  
• scheme provisions, 
the EPA does not consider that this 
factor requires assessment. 

Mosquitoes Potential for increase 
breeding habitat and 
implementation of 
incorrect control 
methods.     

DEC 
The Management Plan should state 
which larvivorous fish will be deemed 
appropriate and what chemical would 
be chosen if spraying was considered 
necessary. 
Public Groups 
• No information on current 

mosquito levels. 
• Contend notification of 

mosquitoes should be placed on 
Certificate of Titles. 

Having particular regard to 
• the advice of DEC; 
• proposed management plans 

and strategies; and  
• scheme provisions 
the EPA does not consider that this 
factor requires assessment.  

 

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: 
• The proposed amendments are for rural residential 

that will result in less than 7% (approximately 10ha) 
of the total area of both lots being cleared. 

• Portions of Lots 1 and 3 containing Conservation 
Category Wetlands (CCW) will be protected.   

The EPA considers that the protection of native 
vegetation outside of building envelopes and that 
required for roads and strategic firebreaks together with 
the proposed reserved wetlands will continue to provide 
habitat for a variety of flora and fauna species and can 
meet the requirements of the precautionary principle.   

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:  
• The proposed amendments are for rural residential 

that will result in less than 7% (approximately 10ha) 
of the total area of both lots being cleared. 

• Portions of Lots 1 and 3 containing CCWs will be 
protected.   

The EPA considers that the amendments can meet the 
requirements of this principle in that the health, diversity 
and productivity of the environment, in relation to the 
subject site is maintained as the majority of the native 
vegetation will remain and the CCWs will be reserved in 
the conservation estate, for the benefit of future 
generation if the amendments.   
 

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 principle, the EPA notes that:  
• The proposed amendments are for rural residential 

that will result in less than 7% (approximately 10ha) 
of the total area of both lots being cleared. 

• Portions of Lots 1 and 3 containing CCWs will be 
protected.   

The EPA considers that the amendments can meet the 
requirements of this principle in that the conservation of 
biological diversity and ecological integrity is achieved 
in the remaining remnant vegetation and reserved 
CCWs.   
 

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  
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Recommended Environmental Conditions Amendment 4 
  
 
 



Statement No. 
 

 
Recommended Environmental Conditions 

 
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 WAROONA TOWN PLANNING SCHEME NO. 7 AMENDMENT NO. 4  

(“RURAL 6 – RURAL RESIDENTIAL” ZONE, LOT 3 SOUTHERN ESTUARY ROAD, 
LAKE CLIFTON) 

 
Scheme Purpose:  

(a)  rezoning Lot 3 Pt. Wellington Location 2942 
Southern Estuary Road, Lake Clifton from “Rural 1 
General Farming” to “ Rural 6 – Rural-Residential”; 
and 

 
(b) incorporating into Schedule 2 of the Scheme Text 

Policies and provisions relating to development on 
Lot 3 Location 2942, Southern Estuary Road.  

 
Responsible Authority: Shire of Waroona 
 
Responsible Authority Address: PO Box 20, Waroona  WA  6215 
 
Assessment Number: 1281 
 
Report of the Environmental Protection Authority: Bulletin 1316 
 
Subject to the following conditions, there is no known environmental reason why the town 
planning scheme amendment 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 Additional Land to be Reserved 
 
1-1 Portion of Lot 3 Southern Estuary Road (as shown in Attachment 1 and detailed in 

Attachment 2) shall be reserved for conservation purposes in the Shire of Waroona Town 
Planning Scheme No.7 to protect the integrity, function and environmental value of the 
wetland to the requirements of the Western Australian Planning Commission on advice of 
the Department of Environment and Conservation, and shall only be used for conservation 
purposes and complementary uses. 



 



Wetland 1 Coordinates (coordinates obtained in 
GDA 94 MGA Zone 50) 
 
ID X_Coord Y_Coord 

1 380657 6368314
2 380657 6368264
3 380671 6368264
4 380681 6368261
5 380690 6368257
6 380699 6368251
7 380700 6368199
8 380129 6368191
9 380112 6368233

10 380057 6368306
11 380051 6368318
12 380049 6368327
13 380048 6368398
14 380066 6368503
15 380071 6368515
16 380108 6368593
17 380116 6368603
18 380125 6368612
19 380166 6368640
20 380205 6368655
21 380210 6368667
22 380215 6368778
23 380188 6368906
24 380189 6368913
25 380194 6368977
26 380196 6368985
27 380198 6368992
28 380201 6368998
29 380277 6369125
30 380287 6369186
31 380289 6369194
32 380295 6369205
33 380322 6369246
34 380365 6369290
35 380372 6369296
36 380418 6369321
37 380428 6369323
38 380451 6369328
39 380456 6369333
40 380472 6369387
41 380474 6369393
42 380480 6369401
43 380486 6369409
44 380497 6369416
45 380522 6369425

46 380531 6369427
47 380538 6369427
48 380548 6369427
49 380557 6369424
50 380566 6369419
51 380571 6369415
52 380593 6369394
53 380599 6369387
54 380602 6369381
55 380606 6369372
56 380618 6369320
57 380635 6369292
58 380639 6369280
59 380660 6369113
60 380664 6369105
61 380688 6369086
62 380691 6368845
63 380682 6368836
64 380674 6368831
65 380665 6368828
66 380627 6368818
67 380618 6368809
68 380609 6368635
69 380640 6368557
70 380661 6368449
71 380662 6368440
72 380657 6368314
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Recommended Environmental Conditions Amendment 17 
 
 



Statement No. 
 

Recommended Environmental Conditions 
 

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 WAROONA TOWN PLANNING SCHEME NO. 7 AMENDMENT NO. 17  
(“RURAL 6 – RURAL RESIDENTIAL” ZONE, LOT 1 SOUTHERN ESTUARY ROAD, 

LAKE CLIFTON) 
 

Scheme Purpose:  
(a)  rezoning Lot 1 Pt. Wellington Location 2942 

Southern Estuary Road, Lake Clifton from “Rural 1 
General Farming” to “ Rural 6 – Rural-Residential”; 
and 

 
(b) incorporating into Schedule 2 of the Scheme Text 

Policies and provisions relating to development on 
Lot 1 Location 2942, Southern Estuary Road.  

 
Responsible Authority: Shire of Waroona 
 
Responsible Authority Address: PO Box 20, Waroona  WA  6215 
 
Assessment Number: 1567 
 
Report of the Environmental Protection Authority: Bulletin 1316 
 
Subject to the following conditions, there is no known environmental reason why the town 
planning scheme amendment 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 Additional Land to be Reserved 
 
1-1 Portions of Lot 1 Southern Estuary Road (as shown in Attachment 1 and detailed in 

Attachment 2) shall be reserved for conservation purposes in the Shire of Waroona Town 
Planning Scheme No.7 to protect the integrity, function and environmental value of the 
wetlands to the requirements of the Western Australian Planning Commission on advice of 
the Department of Environment and Conservation, and shall only be used for conservation 
purposes and complementary uses. 



 



Wetland 1 Coordinates (coordinates obtained in 
GDA 94 MGA Zone 50) 
 
ID X_Coord Y_Coord 

1 380657 6368314
2 380657 6368264
3 380671 6368264
4 380681 6368261
5 380690 6368257
6 380699 6368251
7 380700 6368199
8 380129 6368191
9 380112 6368233

10 380057 6368306
11 380051 6368318
12 380049 6368327
13 380048 6368398
14 380066 6368503
15 380071 6368515
16 380108 6368593
17 380116 6368603
18 380125 6368612
19 380166 6368640
20 380205 6368655
21 380210 6368667
22 380215 6368778
23 380188 6368906
24 380189 6368913
25 380194 6368977
26 380196 6368985
27 380198 6368992
28 380201 6368998
29 380277 6369125
30 380287 6369186
31 380289 6369194
32 380295 6369205
33 380322 6369246
34 380365 6369290
35 380372 6369296
36 380418 6369321
37 380428 6369323
38 380451 6369328
39 380456 6369333
40 380472 6369387
41 380474 6369393
42 380480 6369401
43 380486 6369409
44 380497 6369416
45 380522 6369425

46 380531 6369427
47 380538 6369427
48 380548 6369427
49 380557 6369424
50 380566 6369419
51 380571 6369415
52 380593 6369394
53 380599 6369387
54 380602 6369381
55 380606 6369372
56 380618 6369320
57 380635 6369292
58 380639 6369280
59 380660 6369113
60 380664 6369105
61 380688 6369086
62 380691 6368845
63 380682 6368836
64 380674 6368831
65 380665 6368828
66 380627 6368818
67 380618 6368809
68 380609 6368635
69 380640 6368557
70 380661 6368449
71 380662 6368440
72 380657 6368314

 
Wetland 2 Coordinate (coordinates obtained in 
GDA 94 MGA Zone 50) 
 
ID X_Coord Y_Coord 

1 379781 6369566
2 379773 6369566
3 379766 6369568
4 379764 6369735
5 380221 6369741
6 380220 6369731
7 380216 6369718
8 380209 6369708
9 380199 6369699

10 380187 6369693
11 380155 6369683
12 380021 6369605
13 379934 6369577
14 379925 6369575
15 379859 6369567
16 379781 6369566

 



 

 

 

 

Appendix 6 

 

 

Summary of Submissions and Responsible Authority’s Response to Submissions 
 
 



Schedule of Submissions (Environmental Review: Amendments Nos 4 and 17) 
 

Submitter Name Comment or 
Objection  

Officer 
Representation 

Possible outcomes and 
response  

(1) Increased 
nutrient levels 
are likely in the 
catchment area as 
a result of the 
development 

Section 4.0 of the ER 
addresses these 
impacts and it is 
acknowledged that 
urbanisation 
generally increases 
the nutrient load; 
failure to adequately 
capture increased 
stormwater is critical 
too as referred to in 
section 4.1.4 of the 
ER 

Noted 
Council and the State agencies 
are obliged to assess whether 
there is an acceptable risk to the 
catchment from this 
development; the ER in section 
4.1.5 lists possible management 
practices for capture of storm 
water and ground water which 
Council can consider as possible 
development conditions 

(2) Endangered 
species inhabit 
the area (notably 
the Carnaby’s 
Cockatoo) and 
would be 
threatened 

The appendices of the 
ER list Carnaby’s 
Cockatoo as well as 
other species; on 
page 29 of the ER, 
the con consultants 
note that none of the 
species shown as 
declared rare flora in 
2003 existed on site, 
though the study 
acknowledges a 
limitation as to the 
study area at the time; 
the area forms part of 
a corridor running 
along the Harvey 
Estuary though 
whether the area is 
critical to that role is 
not assessed 

Noted 
Council and the State agencies 
are obliged to assess whether 
there is an acceptable risk to the 
endangered species from this 
development 

(3) The presence 
of livestock on 
the site as well as 
increased human 
activity is likely 
to result in 
proliferation of 
weeds 

The presence of 
domestic animals can 
result in weed 
infestation if they are 
not properly 
managed; page 33 
acknowledges that 
garden waste can 
have a weed impact 
on flora and fauna; 
the ER (page 32) 
acknowledges that 
transitional areas of 
adjacent bushland can 
be impacted upon by 
canopy and clearing 
changes to adjacent 
developed lands.  

Noted 
In its approval process Council 
can limit horses and other 
domestic animals likely to cause 
weed proliferation; however 
management of garden waste 
can be difficult to manage due to 
the sometime practice of illegal 
dumping in bushland areas; 
section 3.1.5 of the ER lists 
possible management practices 
to reduce these impacts 

(A) Environmental 
group 
 

(4) The possible 
development of a 
number of bores 
from this 
development will 
have a profound 
impact on the 
wetlands viability 

Licensing of bores is 
a matter for the State 
Government though 
Council; section 4.1.4 
of the ER says that 
the proposed 
development may 
result in an increased 

Noted 
In the amendment process 
Council can require that impacts 
on ground water be minimised; 
however Department of Water 
approves bores and so the 
concurrence of this department 
would b required; section 4.1.5 



Submitter Name Comment or 
Objection  

Officer 
Representation 

Possible outcomes and 
response  

demand for ground 
water and also lower 
those levels  

of the ER proposes a limitation 
of ground water draw at the site 
to 1,500 kl per hectare per year 

(5) An increase 
in weeds and 
other human 
impacts could 
result in an 
increase in fire 

The ER identifies the 
risk of weeds and 
proposes 
management actions;  

Not supported 
Fire management practices are 
usually imposed as conditions of 
any rural residential 
development in the shire 

(6) The fauna of 
the area is a 
diverse 
assemblage 
needing 
protection and is 
relatively un-
degraded  

The appendices to the 
document list 
observed fauna in the 
area from studies in 
2003 and 2006; the 
list verifies that there 
is a wide species 
diversity in the area 

Noted 
Any development of the site 
should be subject to strong 
environmental constraints 
 

(7) An up to date 
flora survey 
should be 
required as part 
of the ER  
process 

The data collected on 
the site (according to 
the ER) is based on 
surveys done in 2003 
and 2006; thus the 
flora survey is at least 
two years old as at 
January 2009 

Supported 
It is anticipated feedback from 
the State environmental 
agencies will address any 
deficiencies in the floristic 
surveys for the site; Council can 
seek a current flora survey if it 
deems this necessary 

(8) The area is a 
wildlife corridor 
and the 
development will 
impact on fauna 
numbers notably 
birds  

The appendices to the 
document list 
observed fauna in the 
area from studies in 
2003 and 2006; the 
area clearly forms 
part of a habitat 
corridor linking to the 
estuary 

Noted 
Council and the State agencies 
are obliged to assess whether 
there is an acceptable risk to the 
habitat corridors and links from 
this development 

(9) The claimed 
rate of clearing as 
a result of the 
development is 
likely to be more 
than 7% and that 
the current 
zoning would 
protect the 
vegetation on site 

Council’s approvals 
in Lake Clifton are 
normally subject to 
building envelopes; 
generally this ensures 
the major portion of 
each lot retains 
existing vegetation 
though unlawful 
clearing on lots can 
be an issue; it is 
debateable whether 
this proportion of 
clearing would b  
greater or less than 
that allowable under 
the existing zone 

Not supported 
If development were approved, 
Council would require building 
envelopes in association with 
development of the land 

(10) Land should 
not necessarily 
be rezoned 
because adjacent 
land is zoned for 
rural residential 
land uses  

10. While 
aggregation of 
existing land use 
types is a 
commonplace town 
planning practice, 
this should be 
tempered where there 
are ecological 
considerations at 
play; options include 
retention of portions 

Noted 
The option exists for nil or a 
partial development of the site 
only should environmental 
constraints be deemed by 
Council  paramount; the ER 
assists in determining which 
areas are critical for retention 



Submitter Name Comment or 
Objection  

Officer 
Representation 

Possible outcomes and 
response  

of the site in their 
natural state 

(11) The area 
warrants special 
consideration as 
the site adjoins a 
catchment for a 
RAMSAR 
declared area  

11. The RAMSAR 
wetlands have 
particular 
significance and 
Council needs to take 
the precautionary 
principle when 
considering any 
development 
impinging on these 
areas 

Supported 
Council and the State agencies 
are obliged to assess whether 
there is an acceptable risk to the 
RAMSAR catchment from this 
development; as the key  
environmental agency, the State 
EPA must determine whether 
the proposal and its impacts on 
RAMSAR sites are justifiable  

(12) The ER has 
not addressed 
two draft 
documents 
PDC’s Water 
Sensitive Urban 
Design 
Guidelines and 
EPA’s Water 
Quality 
Improvement 
Plan for the 
Rivers and 
Estuary of the 
Peel-Harvey 
System 

 Noted 
to be referred to DEC for their 
comments as the peak 
environmental advice agency  

(13) The impact 
of additional 
human activity as 
a result of the 
development 
would have an 
adverse impact 
on the wetlands 
adjoining  

 Supported in part 
The environmental impacts on 
this wetland system are best 
mitigated by reducing the 
human foot print on adjacent 
lands. A possible option Council 
can consider is reducing the lot 
yield by making the lots larger 
(4 hectares) which would reduce 
the number of lots by 50%. This 
would enable the protection of 
more vegetation  

(B) Environment 
Group  

B1-13 inclusive   As above in A 1-13 
inclusive 

Responses as above in A 1-13 
inclusive 

(C)  Government 
Department  

1. There are no 
indigenous 
cultural artefacts 
known to exist on 
the site however 
should they be 
found to exist 
during work, this 
is to cease and 
the Department is 
to be advised 

The comment is a 
statement of 
particular expertise 
by the Department 
concerned  

Noted 
A note to this effect would be 
required if the amendment were 
approved; appendix 6 of the ER 
notes archaeological and 
aboriginal heritage issues 

(D) Government 
Department  
  

1. Prior to 
approval, the 
proposal needs to 
be accompanied 
by a Local Water 
Management 
Strategy 
(LWMS) 

The comment is a 
statement of 
particular expertise 
by the Department 
concerned 

Noted 
This requirement would be 
sought prior to any approval; 
appendix 5 of the ER contains a 
hydrological report  



Submitter Name Comment or 
Objection  

Officer 
Representation 

Possible outcomes and 
response  

2. The site 
appears an 
acceptable one in 
terms of 
floodplain 
management 
issues but a 
minimum 
habitable floor 
level of 2.2 
metres over AHD 
is recommended 

The comment is a 
statement of 
particular expertise 
by the Department 
concerned 

Noted 
This minimum would be 
stipulated; appendix 5 of the ER 
contains a hydrological report  

(3) The site is 
within the Peel 
Harvey 
catchment and 
Statement of 
Planning Policy 
2.1 applies. Use 
of conventional 
on site disposal is 
not supported 
unless it can be 
demonstrated that 
there is at least a 
2 metre vertical 
separation 
between the base 
of the leach drain 
and the highest 
known 
groundwater  
level and a 100 
metre separation 
between the 
disposal system 
and the nearest 
water body. 
Recommended 
that the 
vegetation on site 
be retained 
except for 
envelopes 

The comment is a 
statement of 
particular expertise 
by the Department 
concerned 

Noted 
Demonstration of this 
requirement would be required 
and any development of the site 
would necessarily be subject to 
building envelopes; appendix 5 
of the ER contains a 
hydrological report 

4. The site is 
within the SW 
Groundwater 
Area and licences 
are required in 
many instances. 
These may not 
necessarily be 
approved or 
would be subject 
to conditions as 
to quantity and 
use (the water 
may not be 
potable) 

The comment is a 
statement of 
particular expertise 
by the Department 
concerned 

Noted 
To be addressed through 
appropriate advice to proponents 
should the development be 
approved; appendix 5 of the ER 
contains a hydrological report 

 
 




