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1.0&&Introduction&&
!

The!Shire!of!Denmark’s!Local!Planning!Strategy!(LPS)!was!endorsed!by!the!Western!Australian!Planning!

Commission! (WAPC)!on!the!22!May!2012.! !The!Strategy!was! intended!to!guide! the! future!growth!of!

Denmark!Shire!for!the!next!20!years.!

!

As!a!result!of!the!review!of!key!WAPC!Policies,!market!trends!and!the!need!for!commercially!viable!and!

affordable!rural!land!for!agricultural!pursuits!there!is!a!requirement!for!the!review!of!the!land!currently!

identified!for!Rural!Smallholdings.!!Rural!Smallholdings!is!identified!in!the!LPS!is!as!follows:!

!

“Land,' typically' in' the' order' of' 4ha–40ha,' used' for' minor' rural' pursuits,' hobby' farms,'
conservation'lots'and'alternative'residential'life'style'purposes'where'part<time'income'from'
cottage'industries,'home'occupation'and'use'of'the'land'for'agriculture'may'be'derived.''This'
land' use' may' also' seek' to' preserve' and' enhance' landscape' quality,' environmental' and'
conservation'attributes”.'

!

The! Shire! of! Denmark’s! Town! Planning! Scheme!No.3! (TPS3)! does! not! include! a! Rural! Smallholdings!

zone.!!It!is!acknowledged!the!equivalent!Rural!Smallholdings!zone!within!TPS3!is!Special!Rural,!of!which!

some!of!these!comprise!lots!4ha!and!greater.!!Based!on!any!future!Scheme!Review!of!TPS3,!the!Special!

Rural!zoning!with!lots!greater!than!4ha!will!be!superceded!by!Rural!Smallholdings.!!

!

The!modification!to!the!LPS!is!in!response!for!the!need!for!additional!Rural!Smallholdings.!!Regulation!

17! of! the! Planning! and! Development! (Local! Planning! Scheme)! Regulations! 2015! provide! for! a! Local!

Planning!Strategy!to!be!modified.!

2.0& Development&Issues&

2.1& Rural&Smallholding&Identification&in&Local&Planning&Strategy&
!

The!LPS!makes!allowance!for!the!provision!of!Rural!Smallholding!development.!!As!acknowledged,!TPS3!

does!not!make!allowance! for!Rural!Smallholding! lots.! ! !However,!an!equivalent! lot! size!and! land!use!

currently! used! within! TPS3! for! this! lot! product! is! Special! Rural.! ! The! Special! Rural! zoning! makes!

allowance!for!lots!1V4ha!and!4ha!plus.!!It!is!understood!the!review!of!TPS3!will!zone!existing!4V40ha!lots!

as!Rural!Smallholdings.!!!

!

There!are!currently!387!Special!Rural!lots!within!the!Shire!and!87!of!these!are!greater!than!4ha!(i.e.!to!

be!future!Rural!Smallholdings).!!Of!the!87!lots!only!27!lots!are!vacant.!!!!

!

2.2& Areas&Identified&for&Rural&Smallholdings&&
!

Within!the!LPS!allowance!is!made!for!the!future!expansion!of!Rural!Smallholding!lots.!!The!expansion!of!

these! lots! will! be! subject! to! a! Scheme! Amendment! to! rezone! the! land! from! Rural! to! Rural!

Smallholdings.!!A!Scheme!Amendment!will!require!appropriate!justification!and!detailed!investigations!

on!a!broad!range!of!matters!in!support!of!any!future!Amendment.!

!

The!current!areas!identified!for!future!Rural!Smallholding!are!identified!on!Plan!2!of!3!of!the!LPS!(refer!

Appendix! 1).! ! The! majority! of! these! areas! are! shown! west! of! Cussons! Road,! South! of! Mount!

Shadforth!Road,!north!of!South!Coast!Highway!and!east!of!an!unnamed!Road!Reserve!west!of!Lapko!

Road.!!!!

!
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!

2.3& State&Planning&Policy&3.7R&Planning&in&Bushfire&Prone&Areas&
!

The!WAPC’s! revised! State! Planning! Policy! 3.7V! Planning! in! Bushfire! Prone!Areas! (SPP! 3.7)! came! into!

effect!in!December!2015.!!One!of!the!key!objectives!of!SPP!3.7!is!to!avoid!any!increase!in!the!threat!of!

bushfire!to!people,!property!and!infrastructure.!!!

!

The!WAPC!have!recently!determined!not!to!support!the!subdivision!of!land!within!bushfire!prone!areas!

given! this! will! increase! the! threat! of! bushfire! to! people,! property! and! infrastructure.! ! It! is! noted!

generally!land!identified!as!being!bushfire!prone!comprises!significant!remnant!vegetation.!!!!

!

In!considering!the!recent!approach!being!taken!by!the!WAPC!in!implementing!SPP3.7!against!the!land!

identified! for! future! Rural! Smallholdings,! 36%! of! land! identified! for! Rural! Smallholdings! in! the! LPS!

cannot! be! supported! for! rezoning! and! ultimate! development! as! it! is! heavily! vegetated.! ! Refer!

Appendix!2!illustrating!the!land!identified!in!Plan!2!of!the!LPS.!

!

2.4& Lot&Uptake&for&Rural&Smallholding&&
!

The!LPS!identifies!the!lot!uptake!of!Special!Rural!zoned!land!as!follows:!

!

“Since'2006'the'take<'up'rate'of'Special'Rural'zoned'land'has'been'7'dwellings/year<'reflecting'
that' there' is' a' need' for' the' Local' Planning' Strategy,' being' a' 20' year' document,' to' identify'
additional'expansions'areas'for'rural'residential'development.”'

!

Whilst! the! LPS! is! only! 6! years! old,! the! impacts! resultant! from! SPP! 3.7! require! review! of! the! LPS! to!

identify!additional!expansion!areas!of!Rural!Smallholding!land.!

!

With! respect! to! the! 2017! uptake! and! interest! of! Rural! Smallholding! lots! Joss! Harman! of! Country!

Property!Brokers!in!Denmark!WA!advised!approximately!30%!of!real!estate!enquiry!is!for!rural!land!and!

of!this!15%!is!for!Rural!Smallholding!lots.!!Given!there!are!only!27!vacant!Rural!Smallholding!sized!lots!

and!8!available!for!sale!there!is!a!recognised!shortage!of!this!lot!product.!!!!!

!

2.5& Viable&Agricultural&Pursuits&on&Rural&Land&&
!

A! report! was! prepared! by! Bedbrook! Johnston! Williams! for! Lot! 50! Mt! Shadforth! Road! and! Lot! 52!

Middleton!Close,!Shadforth!(currently!zoned!rural!and!comprise!a!total!area!of!60!hectares)!as!to!the!

viability! for! traditional! agricultural! pursuits! (i.e.! cattle! grazing).! !Whilst! this! report! was! prepared! to!

support! a! rural! subdivision! application! over! the! mentioned! landholding,! the! comments! raised! hold!

merit!as!to!the!general!viability!of!traditional!agricultural!practices!(refer!reportV!Appendix!3).!!

!

The!report!summarises!that!based!on!the!land!area!(i.e.!60!hectares!that!can!carry!53!cattle)!and!the!

average!price!of!cattle!there!would!be!an!operating!loss!on!a!land!area!of!this!size.!!!

!

The! report!goes!on! to! further! state! that!other!agricultural!uses,!which!can!be! facilitated!on! lot! sizes!

more!akin!to!the!lot!size!of!Rural!Smallholdings!(i.e.!horticulture),!are!viable!for!an!agricultural!pursuit.!

!

In!considering!the!viability!of!agricultural!pursuits,!the!value!of!the!land!price!has!to!be!considered.!!As!

a! general! comment,! the! cheaper! the! land! the! easier! it! is! to! make! an! agricultural! pursuit! viable.!!

Therefore! it! is!more!viable! to!operate!an!agricultural!pursuit!on!a!4ha! land!holding!as!opposed! to!a!

traditional!Denmark!Rural!landholding!of!50ha.!

!
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3.0& Proposed&Modifications&
&

3.1& Amendment&Area&of&Local&Planning&StrategyR&Rural&Smallholding&Area&
!

The!LPS!currently!identifies!Lot!50!Mt!Shadforth!Road!and!Lot!52!Middleton!Close,!Shadforth!(the!site)!

as!Priority!Agriculture.!!This!Amendment!to!the!LPS!replaces!the!Priority!Agriculture!identification!with!

Rural!Smallholdings!(refer!Appendix!4!for!amended!LPS!Plan!3!Map).!!!

!

3.2& Justification&for&Amendment&to&Local&Planning&Strategy&
!

The! need! for! additional! Rural! Smallholdings! within! the! Shire! of! Denmark! has! been! identified.! ! The!

justification!for!additional!land!for!Rural!Smallholdings!is!as!follows:!

!

• A! large! portion! (36%)! of! the! land! identified! for! Rural! Smallholdings! comprises! significant!

vegetation.!

• With!the!revision!of!SPP!3.7!there!has!been!a!reduction!in!the!land!identified!within!the!LPS!

for!Rural!Smallholding!development!that!can!be!developed.!

• There! is! a! demand! for! Rural! Smallholding! land!within! the! Shire! of!Denmark.! ! Based! on! the!

demand!and!the!land!currently!identified!for!Rural!Smallholdings,!which!cannot!be!developed!

resultant!from!SPP!3.7,!there!will!eventually!be!a!premature!shortage!of!available!product.!

• The! creation! of! Rural! Smallholding! lots! allows! for! agricultural! pursuits! that! have! greater!

commercial!viability!than!traditional!agricultural!uses!on!Rural!zoned!land.!!!

!

3.3& State&Planning&Policy&2.5R&Rural&Planning&
!

The!proposed!modification!is!supported!by!the!WAPC’s!State!Planning!Policy!2.5V!Rural!Planning!(SPP!

2.5).! !SPP!2.5!aims!to!support! rural! land!and! land!uses!to!cater! for!both!anticipated!and!unexpected!

needs.!!SPP!2.5!requires!decision!makers!to!be!fully!informed!when!making!a!decision!regarding!rural!

land!and!for!economic,!environmental!and!social!issues!to!be!taken!into!account.!!

!

3.3.1& Objectives&
!

The!key!objectives!of!SPP!2.5!relevant!to!the!modification!of!site!for!Rural!Smallholding!are!as!follows:!!

(a)!!support!existing,!expanded!and!future!primary!production!through!the!protection!of!rural!land,!

particularly!priority!agricultural!land!and!land!required!for!animal!premises!and/or!the!production!

of!food;!!

(b)!!provide!investment!security!for!existing,!expanded!and!future!primary!production!and!promote!

economic!growth!and!regional!development!on!rural!land!for!rural!land!uses;!!

(e)!!avoid!and!minimise!land!use!conflicts;!!

(g)!!protect!and!sustainably!manage!environmental,!landscape!and!water!resource!assets.!!

!

The! modification! represents! orderly! and! proper! planning! in! accordance! with! SPP! 2.5! objectives! as!

follows:!

- The!ultimate!development!of!the!site!(refer!Appendix!5)!will!provide!Rural!Smallholding!lots!

of! a! size! that! can! be! appropriately! priced! to! support! horticultural! production! and! not!

jeopardize!the!rural!intent!and!future!primary!production!potential.!!Any!future!development!

will!facilitate!primary!production.!
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- The!ultimate!development!of!the!site!will!bring!a!lower!acquisition!price!of!individual!lots,!as!
opposed!to!the!sale!of!the!englobo!land!holding.!!This!makes!it!more!achievable!for!a!broader!
portion!of! the!property!market! to!be!able! to!acquire! rural! land! for! the!purpose!of!primary!
production,! i.e.! currently!only! a! small! portion!of! the!property!market! can!afford! to!acquire!
traditional!50ha!horticultural!land!and!make!it!commercially!productive.!!

- The! ultimate! development! of! the! site! will! not! create! any! land! use! conflicts,! as! future!
agricultural!operations!will!not!generate!significant!noise,!operate!during!the!evening!and!will!
have!minimal!traffic!implications.!!

- The!ultimate!development!of!the!site!will!see!the!protection!of!the!majority!of!the!vegetation!
and!maintenance!of!the!existing!creekline,!which!forms!the!catchment!to!Little!River.!!

3.3.2& Clause&5.3&of&SPP&2.5&
!
Clause!5.3!of!SPP!2.5!acknowledges!the!market!for!Rural!Living!development.!!As!Rural!Smallholdings!is!
considered!Rural!Living,!Clause!5.3!of!SPP!2.5!is!applicable!to!this!application.!!In!recognising!this,!the!
definition!of!Rural!Smallholdings!in!the!LPS!acknowledges,!amongst!other!items,!the!purpose!of!Rural!
Smallholdings! is! for! minor! rural! pursuits! whereby! land! for! agriculture! may! be! derived.! ! Therefore,!
whilst! Rural! Living!may! be! considered! a! lifestyle! choice,! there! is! the! intended! ability! for! agricultural!
pursuits!on!Rural!Living!Land.!!
!
The!relevant!policy!measures!under!Clause!5.3!of!SPP!2.5!applicable!to!this!application!are!as!follows:!
!

'C''
'
(i)'the'land'be'adjacent'to,'adjoining'or'close'to'existing'urban'areas'with'access'to'services,'
facilities'and'amenities;'
'
(ii)' the' proposal' will' not' conflict' with' the' primary' production' of' nearby' land' or' reduce' its'
potential;'
'
(iii)'areas'required'for'priority'agricultural'land'are'avoided;'
'
(iv)'the'extent'of'proposed'settlement'is'guided'by'existing'land'supply'and'take<up,'dwelling'
commencements'and'population'projections;'
'
(v)'areas'required'for'urban'uses'are'avoided;'
'
(vi)'water'supply'shall'be'as'follows<''
'
where'reticulated'supply'is'demonstrated'not'to'be'available,'or'the'individual'lots'are'greater'
than'four'hectares,'the'WAPC'may'consider'a'fit'for'purpose'domestic'potable'water'supply,'
which' includes' water' for' fire' fighting.' ' The' supply'must' be' demonstrated,' sustainable' and'
consistent'with'the'standards'for'water'and'health;'
'
(vii)'electricity'supply'shall'be'as'follows<''
'
where'a'network'is'available'the'precinct'is'to'be'serviced'with'electricity'by'a'licenced'service'
provider….'
'
(viii)'the'precinct'has'reasonable'access'to'community'facilities,'particularly'education,'health'
and'recreation;'
'
(ix)'the'land'is'predominantly'cleared'of'remnant'vegetation'or'the'loss'of'remnant'vegetation'
through' clearing' for' building' envelopes,' bushfire' protection' and' fencing' is' minimal' and'
environmental'values'are'not'compromised;'
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'
(x)' the' proposal' demonstrates' and' will' achieve' improved' environmental' and' landscape'
outcomes' and' a' reduction' in' nutrient' export' in' the' context' f' the' soil' and' total' water'
management'cycle,'which'may'include'rehabilitation'as'appropriate;'
'
(xi)' the' land' is' capable' of' supporting' the' development' of' dwellings' and' associated'
infrastructure' (including'waste'water' disposal' and' keeping' of' stock)' and' is' not' located' in' a'
floodway'or'an'area'prone'to'seasonal'inundation;'
'
(xii)'the'land'is'not'subject'to'a'separation'distance'or'buffer'from'an'adjoining'landuse,'or'if'it'
is,'that'no'sensitive'land'uses'be'permitted'in'the'area'of'impact;'
'
(xiii)' the' lots' can' be' serviced' by' constructed' road/s' capable' of' providing' access' during' all'
weather'conditions,'including'access'and'egress'for'emergency'purposes;'
'
(xiv)' bushfire' risk' and' natural' hazards' can' be' minimised' and'managed' in' accordance' with'
State' policy,' without' adversely' affecting' the' natural' environment.' ' Proposals' in' areas' of'
extreme'bushfire'risk'will'not'be'supported.'''

!!

The!amendment!to!the!LPS!is!reflective!of!the!objectives!of!Clause!5.3!of!SPP!2.5!as!follows:!

!

Proximity!to!Urban!Areas!

!

The! site! immediately! abuts! an! existing! special! rural! development! (Mt! Shadforth! Estate)! to! the! east.!!

There!are!existing!services!within!proximity!to!the!site!(power!and!road!infrastructure),!which!will!be!

utilised!for!the!Rural!Smallholding!development!of!the!site.!!!

!

With!respect!to!the!Denmark!townsite,!the!site!is!7km!to!the!west.!!Given!the!services!and!amenities!

provided!within!the!Denmark!townsite,!the!site!is!in!close!proximity!to!facilities!and!amenities.!

!

Conflict!with!Primary!Production!

!

To! the!north,! the! site! is! separated!by!Mt!Shadforth!Road! from!rural! land!used! for!grazing!purposes.!!

Similarly!to!the!south,!grazing!land!abuts!a!portion!of!the!site!and!the!west!Sunrise!Road!separates!the!

adjoining!Lot!51!from!grazing!land.!!!!!

!

The! surrounding! land! use! will! not! conflict! with! the! Rural! Smallholding! identification! of! the! site.!!

Furthermore,!given! the!site!can!be!developed! into!4ha! landholdings!or!greater!and! is! forecast! to!be!

utilised!for!viable!agricultural!pursuits!the!site!will!complement!the!adjoining!land!uses.!

!

Avoiding!Areas!for!Priority!Agriculture!!

!

It!is!acknowledged!the!site!is!identified!in!the!LPS!as!Priority!Agriculture.!!However,!given!the!site!can!

be! subdivided! and! developed! for! viable! agricultural! pursuits! (as! justified! by! the! Bedbrook! Johnston!

Williams!report),!the!intent!of!the!site!for!priority!agriculture!can!still!be!maintained!post!the!ultimate!

development.!

!

Existing!Land!Supply!and!takeVup!

!

As!identified!above,!there!is!a!current!and!forecast!shortage!of!land!supply!for!Rural!Smallholdings!as!a!

result!of!SPP!3.7!and!the!existing!remnant!vegetation.!

!

Area!required!for!Urban!Uses!

!

The!site!is!not!identified!for!an!urban!use.!

!
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Water!Supply!

!

Water!will!be!supplied! to! future!dwellings!via!a! rainwater! tank.! !Given! the!average!annual! rainfall! in!

Denmark!is!circa!1,000mm!the!provision!of!a!92,000!litre!rainwater!tank!will!suffice!in!the!provision!of!

potable!water.!!

!

Electricity!Supply!!

!

The!existing!Western!Power!infrastructure!is!sufficient!to!provide!a!reliable!source!of!power!supply.!!

!

Access!to!Community!Facilities!

!

The!site!is!located!7km!west!of!the!Denmark!townsite.!!Given!the!Denmark!townsite!provides!a!range!

of! educational! opportunities,! health! services! and! recreation,! the! site! is! well! located! with! access! to!

community!facilities.!

!

Land!is!Predominantly!Cleared!

!

The!site!comprises!existing!pasture!and!areas!of!remnant!vegetation.!!The!ultimate!development!of!the!

site! for! Rural! Smallholdings! will! not! impact! on! remnant! vegetation! or! require! clearing! of! remnant!

vegetation!to!meet!bushfire!protection!measures.!

!

Improved!Environmental!and!Landscape!Outcomes!

!

Rural!Smallholding!development!of! the!site! into!smaller! titles! facilitates! improved! land!management.!!

The!creation!of!smaller!titles!for!intensive!farming!by!a!larger!number!of!persons!as!opposed!to!single!

landowner!will!enable!a!more!“hands!on”! land!management!regime.! !Future!owners!managing!small!

scale! agricultural! pursuits! will! be! limiting! soil! erosion,! contributing! to! soil! structure,! retaining! the!

remnant!native!vegetation!and!sustainably!utilising!the!natural!attributes!of!the!site!to!meet!the!needs!

of!food!production.!

!

Capable!of!Supporting!Dwellings!and!Associated!Infrastructure!!

!

The!site!is!suitable!for!the!establishment!of!dwellings!and!associated!effluent!disposal.!!This!has!been!

confirmed!with!geotechnical!work!undertaken!for!a!previous!development!proposed!over!the!site!at!a!

higher!density!(refer!Appendix!6).!!!!

!

Separation!Distance!!

!

There!are!no!buffers!or!separation!distances!from!the!adjoining!land!uses.!

!

Lots!Serviced!by!Constructed!Road!!

!

The! site! is! currently! serviced! by! constructed! roads.! ! Subject! to! any! development! of! the! site,! any!

internal!roads!or!exiting!gravel!roads!addressing!the!site!will!be!constructed!to!a!bitumen!finish.!

!

Bushfire!

!

The!site!can!be!developed!in!accordance!with!SPP!3.7.!!!

!

3.3.3& Shire&of&Denmark&Local&Planning&StrategyR&Clause&6.12.2&
!

Clause!6.12.2!of!the!LPS!identifies!the!requirements!of!a!rezoning!request!to!facilitate!the!rezoning!of!

the!Rural!Smallholding!land!identified!in!the!LPS!from!Rural!to!Rural!Smallholdings.!!The!relevant!listed!
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requirements! for! a! Rural! Smallholding! zoning! request! can! be! addressed! for! the! site! at! the! time! of!
rezoning!as!follows:!
!
Agricultural!Impact!Assessment!
The!report!prepared!by!Bedbrook!Johnston!Williams!confirms!the!ultimate!development!of!the!site!is!
viable!and!will!have!a!positive!agricultural!impact!through!increased!agricultural!opportunities.!
!
Land!Capability!
A!land!capability!report!has!previously!been!prepared!for!the!site!based!on!a!proposed!higher!density!
development.! ! The! land! capability! report! supported! the! development! potential! of! the! site! (refer!
Appendix!6).!
!
Fire!Management!Plan!
A!suitable!Bushfire!Management!Plan!can!be!prepared!for!the!ultimate!development!of!the!site,!which!
will!meet!the!requirements!of!SPP!3.7.!
!
Vegetation!Loss!
As!the!site! is!predominantly!pasture!there!will!be!minimal!vegetation! loss!when!the!site! is!ultimately!
developed.!
!
Access!to!Infrastructure!
The!site!is!serviced!by!a!sealed!road!and!electrical!infrastructure.!!The!site!is!in!close!proximity!to!the!
amenities!of!the!Denmark!townsite,!being!7km!west!of!the!site.!
!
Flora!and!Fauna!!
A! suitable! flora! and! fauna! report! can! be! prepared! at! the! time! of! rezoning.! ! Given! the! site! is!
predominantly! cleared! and! significant! clearing! will! not! be! required! to! facilitate! the! ultimate!
development,!there!will!be!no!environmental!issues.!
!
Local!Water!Management!Strategy!(LWMS)!
A!suitable!LWMS!can!be!prepared!for!the!site.!!Given!the!ultimate!low!density!development,!gradient!
and! contours,! it! is! not! envisaged! there!will! be! issues!with! the! preparation! of! a! suitable! LWMS! that!
facilitates!development.!
!
Development!to!Tie!in!with!Adjoining!Sites!
The!development!will!fit!seamlessly!with!the!adjoining!Special!Rural!site!to!the!east!and!is!bounded!by!
Sunrise!Road!and!Mt!Shadforth!Road.!!The!existing!Rural!to!the!south!of!the!site!will!blend!in!with!the!
proposed!use!classes!of!the!site.!
!
Protection!of!Creekline!and!Water!Courses!!
A! portion! of! the! site! forms! the! head! of! Little! River.! ! The! ultimate! development! of! the! site!will! not!
impact!on!the!catchment!of!the!Little!River;!it!will!in!fact!improve!it!from!the!current!agricultural!use.!
!
Natural!Landscape!Qualities!Visibility!from!Local!Roads!
The!ultimate!development!will!be!of!a!low!density,!which!is!not!considered!to!have!an!impact!on!the!
external!visibility!into!the!development.!

!

3.4& WAPC&Agenda&Report&for&Adoption&of&LPS&
!
It! is!understood!when!the!LPS!was! in!a!draft!format,!the!site,!and!land!further!west!to!McLeod!Road!
was!identified!for!Rural!Smallholdings.!!The!WAPC!made!determination!in!granting!consent!to!advertise!
that!the!westward!expansion!of!Rural!Smallholdings!from!the!Denmark!townsite!!be!only!from!Cussons!
Road!to!Middleton!Close!and!this!would!yield!approximately!82!Rural!Smallholding!lots.!!!
!
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During!the!advertising!period!submissions!were!received!for!the!inclusion!of!the!land!initially!identified!

by!the!draft!LPS.! !The!WAPC!resolved!not!to!support!the!Rural!Smallholdings! land!west!of!Middleton!

Close!given!the!need!to!protect!rural!land!and!create!consolidated!settlement!forms.!!

!

In!response!to!this,!the!following!is!noted!

!

Lot!Yield!

!

On!the!grounds!that!82!Rural!Smallholding!lots!were!forecast!to!be!created!within!the!area!currently!

identified!within!the!LPS,!it!is!considered!with!the!36%!reduction!in!developable!land!as!a!result!of!SPP!

3.7,!additional!land!is!required!to!facilitate!the!shortfall!in!development!yield.!!

!

The!modification!to!the!LPS!and!ultimate!development!of!the!site!makes!allowance!for!the!creation!of!

9!lots,!which!will!facilitate!21%!of!the!lots!that!cannot!be!developed!as!initially!forecast!in!the!LPS.!

!

Protection!of!Rural!Land.!

!

The!need!for! the!protection!of!Rural!Land! is!not!disputed.! !However,! in!considering!the!definition!of!

Rural!Smallholdings,!which!states!land!can!be!used!for!minor!rural!pursuits!and!part!time!income!from!

the!use!of!the!land!can!be!derived,!the!proposed!modification!will!not!be!jeopardising!the!site!for!rural!

purposes.!!!

!

The! ultimate! development! allows! for! the! creation! of! 9! lots! that! can! facilitate! a! viable! agricultural!

pursuit! (refer! Appendix! 3! report! by! Bedbrook! Johnston! Williams).! ! Under! a! Rural! Smallholding!

identification!the!existing!Rural!Land!is!not!being!jeopardised!by!the!modification!to!the!LPS.!

!

!

Creation!of!Consolidated!Settlement!Forms!

!

!The!WAPC!Agenda! item!draws! reference! to! State! Planning! Policy! 3! (SPP! 3)! and! the! need! to! create!

consolidated! settlement! forms.! ! The!modification! area! to! the! LPS! for! Rural! Smallholdings! is! located!

immediately!adjacent!to!an!existing!Special!Rural!development!and!in!close!proximity!to!the!Denmark!

townsite.!!Given!this,!the!modification!does!represent!a!consolidated!settlement!form.!

!

Furthermore,!within!SPP!3,!Clause!5.6!Managing!Rural!Residential!Growth!draws!reference!to!SPP!2.5!

and!the!requirements!stipulated!for!rural!residential!development.! !The!proposal!as!evidenced!above!

does!meet!the!requirements!of!SPP!2.5.!!

!

!

!

!

! ! !

!

!

!

!

!

!

!

!

!

!

!
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AUSTRALIAN ASSOCIATION OF AGRICULTURAL CONSULTANTS W.A. INC 
 

BJW Agribusiness is an association between Tim Johnston & Associates Pty Ltd and Kaydon Nominees Pty Ltd 

 

  

AGRICULTURAL REPORT 
 

Application for Subdivision 
Lot 50 Mt Shadforth Road & Lot 52 Middleton Close 

SHADFORTH, WESTERN AUSTRALIA 
 
INSPECTION 

The subject land was inspected on Tuesday, 28 March 2017. 
 
The land consists of approximately 62 hectares, 7km west of the Denmark townsite.  To the south 
and west of the site is grazing land and to the east is an existing special rural development.  The 
majority of the site is cleared and pastured apart from some remnant vegetation. 
 
There is a central gully with a spring fed creek, surrounded by vegetation.  A plan of the proposed 
subdivision was provided by Sam Williams – Town Planning & Project Management and is included 
at Appendix TJ1. 
 
This proposal seeks to create 9 rural lots of between 5.2 to 12.6ha and a 1ha dam for irrigation for 
the rural lots. 
 
EXISTING USE OF THE LAND 

The land is currently being used for grazing. 
 
In a report prepared by Martin Wells dated July 2011, titled “High Quality Agricultural Land in the 
Shire of Denmark Draft Local Planning Strategy – with reference to the potential for development of 
Lot 834 Mt Shadforth Road (Report No. 1109), a description of the subject land is provided at 3.0. 
 
It is described as cleared in the majority and currently pastured for livestock production.  Wells 
describes the cleared areas as predominantly gentle sloping with some small localised areas of 
hillside seepages, with the vast majority of the land well drained and capable of supporting a range 
of agricultural land uses. 
 
Historically the predominant land use would have been cattle grazing. 
 
Pasture on the land and in the surrounding area are based on annual species, including grasses and 
some legumes including subterranean clover.  These pastures can be highly productive, for 
utilisation in a cattle grazing operation, merino wool operation, or a prime lamb production unit. 
 
However, a lot of 62 hectares is not viable in its own right, and given the high value of land in the 
area (I was advised in the vicinity of $1.5 - $2.0M), it would not be suitable as a farm build up block. 
 

40 Salvado Road 
PO Box 454 
Wembley WA 6913 
Ph:     (08) 9388 1377 
Fax:   (08) 9388 1347 
admin@bjw.net.au  
www.bjw.net.au 

mailto:admin@bjw.net.au
http://www.bjw.net.au/


 
 

 
 
      

A partial budget for a 60 hectare cattle grazing operation is included at Appendix TJ2 as an example 
of likely returns from a grazing operation, based on current prices. 
 
These show, that for a breeder herd, turning off weaners would generate an operating profit (after 
interest and depreciation, but before other fixed costs) of approximately $10,846 on the 60ha 
(approx.). 
 
However, current prices are sitting at a percentile of 99%, which means that since 2006, prices have 
been lower than current levels 99% of the time.  This can be seen in Appendix TJ3 at Figure 7 – WA 
Cattle Percentiles with the “Feeder yearling” price of 336c on the 21st April, 2017 being at 99.1% 
percentile. 
 
If a more average price of say 177c/kg is used (50%) in the Cattle Gross Margin, then the results 
show an operating  loss for a breeder herd on 60ha of $5,366 (App TJ4), which in my opinion is the 
indicative of the long-term profitability. 
 
PROPOSED USE OF THE LAND 

Martin Wells at 3.3 in his report, concludes that the landform and soil conditions within the 
proposed subdivision are of generally high capability for most land uses, including horticulture 
(assuming availability of water for irrigation). 
 
From my inspection of the site and consideration of Mr Wells’ report and associated mapping, and 
based on my experience, I would agree with this assessment. 
 
I have been advised that the proposed subdivision is to facilitate the creation of lots for the purpose 
of stone fruit cultivation, namely avocados, of sufficient size to be commercially viable. 
 
Avocado Production 

• Avocado production in Australia and particularly Western Australia continues to increase 
year on year with Avocado Australia reporting for 2015/16 that WA produced 37% of the 
average production of Australia over the past 2 years (Appendix TJ3).  In 2015/16 WA 
produced 4.3 million trays (22,550t), with a total gross value of production of approximately 
$163M. 
 

• Australian consumption of avocados has been steadily increasing with current per capita 
consumption at about 3.2kg/person which has nearly tripled over the last 20 years.  Current 
exports account for only 1500t, with huge potential for exports into Asia, particularly 
Singapore and Malaysia. 
 

• Due to climatic differences within WA, avocados from WA can be available all year round, 
with the main commercial season runs from August through to February.  These major 
commercial plantings are further north from Denmark, which should assist local growers 
with marketing their fruit. 

 
Establishment of an Avocado Plantation 

• Establishment costs for avocados approximate $10,000 to $15,000 per hectare, depending 
on several factors including how much work is done by the owners versus contractors.   

 
One of the critical factors for the success of an avocado plantation is the irrigation during 
summer months. 

  



 
 

 
 
      

The Department of Agriculture & Food WA has calculated the annual water requirements for 
commercial production of avocados at Denmark (www.agri.wa.gov.au/water-
management/growing-avocados___annual-water-requirements) at 5.5 Megabites per 
hectare, with the following monthly requirements: 

 
TOTAL JAN FEB MAR APR MAY JUN JUL AUG SEP OCT NOV DEC 

Denmark 5.5 1.4 1.2 0.8 0.1 0 0 0 0 0 0.3 0.8 0.9 
 

Given that Denmark receives on average 240mm of rainfall over the summer months, and 
with a reasonable catchment, the 1ha dam should provide sufficient water for each of the 
lots. 
 
Local producers (personal communications) apply 50L water per tree per day over the 
summer, which at 300 trees/ha implies an irrigation requirement of 15KL/day per hectare or 
405KL for 9 lots of 3ha each.  On this basis, there would also appear to be sufficient water 
available from a 1ha dam. 

 
Avocado Benchmarking Survey 

In late 2016, Horticulture Innovation Australia Limited published a report on the Australian Avocado 
Benchmarking Program based on over 200 avocado growers across Australia, including Western 
Australian growers.  25% of growers in the survey were of less than 10 hectares. 
 
A summary of the report is included at Appendix TJ5. 
 
The physical and financial analysis in this survey, provide an ideal basis to analyse the potential 
viability of avocado plantations on the proposed lots at Mt Shadforth. 
 
Using the figures for the WA region, as shown in Table 10 of the Report (App TJ6), a theoretical 
3 hectare avocado orchard, when in full production would look like the following: 
 
TABLE 1:  ENTERPRISE GROSS MARGIN FOR 3HA OF AVOCADOS 

Total KGS Harvested per Producing Hectare 12,082 
% of Fruit Sold as Mid-Sized (Size Counts 18 to 25) 55% 
% of Packed Fruit Sold as Premium Grade % 87% 
Tonnes Produced and Sold per FTE per Annum 51 
Total Sales Revenue $64,888 

Employment / Labour Costs $10,992 
Marketing & Ripening Costs $5,814 
Freight Costs $3,364 
Packaging and Pallet Costs $3,088 
Chemical and Fertiliser Costs $3,755 
Repairs & Replacements $2,038 
Rates Levies, Licences, Memberships, Registrations $1,049 
Power & Gas Costs $845 
General Expenses $3,224 
Contract Packing Fees $6,195 
Fuel & Oil Costs $652 
Water Costs $11 
Insurance Costs $688 
Consultants and Contractor Fees $1,214 

http://www.agri.wa.gov.au/water-management/growing-avocados___annual-water-requirements
http://www.agri.wa.gov.au/water-management/growing-avocados___annual-water-requirements


 
 

 
 
      

Motor Vehicles $255 
Total Operating Costs (excluding Interest & Depreciation) $43,680 
  
EBITDA PER PRODUCING HECTARE $21,207 

 
With the calculation of interest based on the operating costs at 6% and depreciating the 
development costs at 10% per annum, the theoretical margin on 3ha would approximate: 

 Income   $194,664 
  

Operating Costs  $131,040 
 Interest   $    7,862 
 Depreciation  $   4,500 
 
 Net Margin – 3ha $ 51,262 
 

Therefore on 3 hectares it would be possible to generate an average return of over $50,000 per 
annum, based on this recent analysis of Western Australian avocado growers. 

ALTERNATIVE HORTICULTURAL CROPS 

With the growth of boutique breweries across Australia and in particular Western Australia, the 
demand for locally grown hops is expanding.  Hops were grown in WA back in the 1930’s, but 
historically most have been sourced from Victoria and Tasmania. 
 
Hops are a perennial herbaceous climbing plant which dies back to the ground during the winter and 
makes fresh growth from the root stock during spring.  Male and female plants are carried on 
separate plants, but only the female flowers produce commercial hops.  Males are usually planted at 
1:100.  
 
Harvest takes place in March-April each year.  Hops are usually planted at 1200-1500 plants/hectare 
and yields of over 1kg/plant can be achieved.  Hop Products Australia, one of Australia’s largest 
producers in Victoria and Tasmania, last year averaged 2280kg/ha on 521 hectares. 
 
Hops have a cold requirement which makes them ideal for the Denmark area, and there is already 
one producer on the Kalgan River at Albany, and another at Margaret River. 
 
In Australia, the commercial hop market is dominated by two main companies, with small scale hop 
farms uncommon. 
 
However, the craft brewing industry is looking for a wider variety of hops in terms of varieties and 
provinence. 
 
With retail prices of around $10 per 100g and based on a 100% market up, this would imply a value 
of around $50/kg with one kg produced per plant and 1500 plants/ha, the gross return could be 
$75,000/ha. 
 
Assuming operating costs of $10,000/ha (similar to vineyards), this would prove to be a viable 
alternative to avocados. 
 
As a rule of thumb, 1kg of hops is used for 150L of beer. 
 



 
 

 
 
      

CONCLUSIONS 

There are horticultural options for small agricultural lots on Lot 50 Mt Shadforth Road and Lot 52 
Middleton Close, Shadforth.  These include Avocados which are extremely profitable and already 
grown locally on small lots very successfully. 
 
It is highly likely that other crops such as hops would also be suitable to the site. 
 
One major constraint in a niche market is the high capital cost of entry.  This is exacerbated if the 
only available land that is suitable, is in too large a parcel, thereby pricing it out of the reach of many 
aspiring horticulturalists and reducing the return on capital assuming only a small area will be 
utilised for horticulture if capital is limited. 
 
The Shadforth area is ideally placed for a horticulture precinct being close to Denmark where it will 
be easy to source and accommodate the backpackers required to harvest the crop at critical times of 
the year. 
 
 
 

 
Timothy Charles Johnston 
 
17 May 2017 
 
 
  



 
 

 
 
      

APPENDIX 
 
 
 
TCJ1  Subdivision Plan 
 
 
TCJ2  Cattle Gross Margins 
 
 
TCJ3  Mercado Decile Report – Cattle 
 
 
TCJ4  Cattle Gross Margin 50% Percentile 
 
 
TCJ5 HIA – Final Report “Australian Avocado Benchmarking Program 

Development Rounds II and III 
 
 
TCJ6  Australian Avocado Benchmarking – Table 10 
  Detailed Information on Differences between Regions 
 
 
TCJ7  Curriculum Vitae – Tim Johnston 
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Ultimate!Development!of!the!Site!
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Soil Assessment for On-Site 
Disposal of Effluent Lot 834 Mount 

Shadforth Road Denmark 
 

Prepared for 
 

Sunland Pty Ltd 
 

By 
 

Thompson McRobert Edgeloe 
PO Box 733 

BUNBURY WA 6231 
Ph: (08) 9791 4411 

January 2007 



1 Introduction 
 
Thompson McRobert Edgeloe were engaged by Sunland Pty Ltd to provide an 
assessment of the suitability of proposed development of Lot 834 Mount Shadforth Road 
Denmark for “On-Site Effluent Disposal”. 
 
Lot 834 is a 76.85ha rural residential development comprising of 62 one hectare minimum 
lots.  The lot is bounded by Mount Shadforth Road to the north and northwest and Sunrise 
road to the west and south and Middleton Road to the east. (See Appendix A Soil 
Assessment for On Site Effluent Disposal Plan). 
 
The report has been based upon the plans obtained from Taylor Burrell Barnett and
soil testing undertaken by Albany Soil and Concrete Testing.  
 

2 Site Description 
 
The site was previously farmed for grazing and the majority of the site is pasture.  The site 
has an ephemeral waterway running north south from lots 37 to 47. The site grades 
general to the waterway between 10 to 15%.  The waterway is vegetated.  Lots 49, 60 to 
62 and lots 5 to 7 and 11 are also vegetated.  The vegetation along the waterway is to be 
preserved in accordance with the scheme provisions.  
 
Lots 22, 31, 32, 39 and 40 have areas where there is water permeating the surface. 
 

3 Test Results 
Soil testing was conducted by Albany Soil and Concrete Testing and a copy of the report 
is shown in Appendix B Test Results.  The field works was conducted on the 2nd 
November 2006 and samples where analysed 15th November 2006. Sampling was based 
on soil types across the site to determine the characteristics and capability of these 
different materials. Thiry (30) inspection pits were dug generally to a depth of 1.5m.   
 
The results are summarised below: 
 
Table 3.1 Test Result Summary 

Location Lot PRI Permeability
m/s 

General Soil Type 

Loc 3 8 1616.3 2.3x10-6 Sandy clay 
Loc 6 14 1180.0 2.5x10-4 Sandy gravel with silt 
Loc 9 19 283.2 2.4x10-2 Sandy gravel with silt 

Loc 10 21 98.7 1.2x10-3 Sand with silt 
Loc 13 30 1098.6 2.3x10-4 Gravely silty sand 
Loc 15 34 156.3 5.8x10-5 Sandy clay with gravel 
Loc 19 59 2455.0 1.2x10-7 Silty clay 
Loc 25 46 425.9 3.5x10-5 Gravely clayey sand 
Loc 28 54 7.5 9.2x10-2 Grey sand with silt 
Loc 30 27 27.4 1.2x10-6 Sand with silt 

 
Note that water was permeating from the ground near locations 14 and 22.  These 
correlate to Lots 31, 32, 40 and 41.  A water table was not recorded at any of the test 
locations. 



 
Location 4 (Lot 9) granite rock was encounted at a depth of 700mm and the inspection pit 
was discontinued. 
 

3.1 Soil Description 
Generally the soil from 0 to 700mm a gravely sand with silt or sandy gravel with slit.  The 
soil layers below 700mm are generally a silty clay or sandy clay.  The majority of the 
samples where moist except at locations 14, and 21 where they were categorised as wet. 
 

3.2 Phosphorous Retention Index (PRI) 
The Phosphorous Retention Index as summarised in Table 3.1 above, for majority of the 
test locations are high to very high with the exceptions of Loc 28 and 30. The layers are 
located between the 200 to 600mm depth. . These materials are only in two (2) layers of 
the soil substrata in these two (2) locations.  Both material types are underlain with 
materials with high PRI’s. Both materials are sand with silt and have high permeabilities. 
 
The majority of soil types in the 0 to 700mm depth have high PRI’s.   
 

3.3 Permeability 
The majority of the site has rapidly draining material with high PRI’s underlain with a 
poorly drained layer of sandy or silty clay. These are summarised in the profile below:   

 
 
 
# Indicative Drainage Class Table 4.1.1 Determine Soil Category AS/NZS 1547:2000 



* Permeability Class Table 3.4 Assessment of Land Capability for On-Site Septic Tank 
Effluent Disposal. Technical Report No 63 (TRN 63). M Wells (1989). 
 
The layers with greater than 6m/d have a risk of polluting water bodies (Appendix 1 Wells 
1989 TRN 63).  

3.4 Drainage  
The site has a maximum grade of 15% near lots 49, 50, 61 and 62. Generally leach drains 
should not be used on slopes greater than 20%.  The site drains to the water way 
traversing the centre of the site from lot 37 to 47. 
 

3.5 Capability for On Site Disposal of Effluent 
The lots surrounding the water body require a set back of 100mm for septic 
systems and 50m for ATU’s as per the Environmental Protection Authority 
Western Australia.  The lot sizes generally allow the building envelopes to be 
placed outside these limits.  Lots 34 to 41 will require ATU’s to meet this criteria as 
the building envelopes are within the 100m limit of the water way but not closer 
than 50m. Similarly lots 26 to 33 and 42 to 47 the set back of the on-site disposal 
system (building envelopes) will need to be confirmed on site to comply with this 
standard. 
 
Both the overlaying material (0 to 700mm nominal) and the material below 700mm 
require some modification to the standard septic system to comply with the 
requirements of AS/NZS 1547:2000 and the guidelines provided in Assessment of 
Land Capability for On-Site Septic Tank Effluent Disposal M Well (1989).  
 
The areas noted with water permeating from the surface will need to be filled to 
obtain the required separation form the surface. ATU’s are required in these areas 
as shown Appendix A Soil Assessment fro On-Site Effluent Disposal - Proposed 
Types on Units. The disposal areas for these units also need to be flat and 
horizontal.  Either the building pad is increased to incorporate the units or some 
form of terracing as shown on the Department of Health guidelines for the 
installation of ATU’s. 
 
The leach drains will need to be semi inverted and lined as shown in AS/NZS 
1547:2000 Figure 4.5A4 see below: 
Figure 3.5.1 Discharge Control Trench for Category 1 Soil. 
 



 
 
The Design Loading Rates DLR for the trenches and beds are 20mm/d or 50mm/d (Table 
4.2A1 of AS/NZS 1547:200) for primary treated effluent and secondary treated effluent 
respectively on materials in the 0 to 700mm nominally.  
 

3.6 Recommended Waste Water Systems 
The following are the recommended waste water systems and site specific 
guidelines: 
 

• The size of the building envelopes is to be 2000m2 minimum. 
• Bund of the leach drains with natural clayey material at least 2m from the 

down slope of each. 
• Semi inverted waste water leach drains installed as per the requirements of 

the Shire of Denmark in lots outside of the two areas indicated on the plan 
in Appendix A.   

• Waste water disposal systems (conventional septic) to set back 100m from 
the creek line and 50m for the ATU’s. 

• Flat or terraced waste water disposal areas are required. 
• Lots 34 to 41; 26 to 33 and 42 to 47 require ATU’s as per plan in Appendix 

A. 
• Waste water disposal areas for should be sized for a maximum loading of 

35 litres per m2  for conventional systems and 50 litres per m2 for ATU’s 
• Provide cut off drains on the upslope of the waste water disposal areas. 
• Infiltration can be increased in the clayey material areas by placing gravel 

or aggregate around the leach drains. 
• Provision of at least two (2) switchable leach drains of size as designed in 

accordance with the Regulations.   



 

4 References 
Wells, M (1989) Department of Agriculture Western Australia. Assessment of Land 
Capability for On-Site Septic Tank Effluent Disposal. Resource Management Technical 
Report No. 63  
Wells, M (1989) Department of Agriculture Western Australia. An Assessment of Soil 
Capability for On-Site Effluent Disposal East Carnarvon, Western Australia. Resource 
Management Technical Report No. 79 
AS/NZS 1547:2000 Onsite domestic wastewater management. Standards Australia 
Standards New Zealand 
State of Western Australia. Health (Treatment of Sewerage and Disposal of Effluent and 
Liquid Waste) Regulations 1974. 
 
Fell, R. MacGregor, P. Staplton, D. (1992) Geotechnical Engineering of Embankments 
Dams 



 
APPENDIX A – SOIL ASSESSMENT FOR ON-SITE 
EFFLUENT DISPOSAL PROPOSED TYPES OF UNITS 





APPENDIX B – TEST RESULTS 
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ALBANY SOIL AND CONCRETE TESTING
39 HillSt, Albany. W.A. 6330

Phone/Far 08 98415309 Mobile: 0427 277797
Email : qllsqlt@gdlgllgl3q

A,B.N. : 65 229 884 872

DENMARK

SUNLAND PTY LTD

LOT 834 SLINRISE RD

REF:10469

CLIENT:

PROJECT:
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ALBANY SOIL AND CONCRETE TESTING
39 Hil l  St,  Albany. W.A. 6330

Phone/Fax: 08 98415309 Mobile: 0427 277797
Email :  albsoi l@omninet.net.au

A.B.N. :  65 229 884 872
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R l t t :  1 0 1 6 9  P 4 .  t o f  t

(  l , l l i \T :  SI I \LANI)  PlY LID

t ' R o . | | ( T :  I n  3  t \  \ t ( .  R D  1 \ \ l A ( N

DATE TIS I  tD:  2- l l - i )6  lESl l , lDB\ :  COLNG()L GH

\fPRO\ ' t rD a\ ' :  ao l  Nai( ) l  ( i l l  S lcN, tTtRE: ._-

sITt | \ \  !_str( i{Ttor. '
l u '  I  l J \ k \ n k o $ \ . A \ u { , t t \  \ n t  . ' i  i L , k \ \ 1 , ' \ )

7 i  l5 lnn.r  DARK l l l to \ \N Sr \D Wt iH SlL l  iVO|Str

25(r  600Dir  l )^RK RRO\\ \ ISANI)Y Ct t  V|L \ l tTH StL I  tMOISl)

6(l(l ll)0.rn ErRo\\ N Sll. fY SAND lvllNol{ Gtt,^VI:l (t\IotsT)

- i l ) l l l500nn ts l iOW\,ORAttCL StLI  Y S, \ND\ '  ( t . . \Y t \ tOlSt  )

NO r lA ,R

LOC2 0-  l00nm l )^RK RRO\\ \  SANI)  \ l l  t t tS l t .T ] {NOR GR\!LI_ l lOps(nt . l  tDRy)

100 50i).ru DARK BltO\IN S^NDY ajRAVtL \\ tftt Stt.T l\J()IST)

500 l5 i )0mnr BRO\ i 'N()R, \ \ ( j f  C]R{VELLy SANI)y ( t t . . \ \  i \ t t ) tST)

Nat \ !AlLt {

LOC I 0 lofinm DARK BROVN S \D \ttTH SILT (TOt'S(nl ) (r)Ry)

100 6t)0mm DAIIK RRot\^- sII Ty sAND MlNOta (iR,\VI:l (N,1()tST)

F 600- l500nm l lRO\! \ rOlLAN(; !  S NI)Y Ct .AY ( \1Ol ! t r

NO \\:At lrt

l . ( ) ( 1  ( ! l o o n r n r  D A I i K l l R O \ \ \ S A \ D \ r t l f l S I L I ( l { ) P S O t t , ) ( D R Y / M O i S T )

100 i0 i )mnr DARK lJ l to \ lN Sl l .TY SAND MINOT{ ( ;RAVI: t .  (MOISTI

50( l  to i )mm LrcHl  RRO\r \ ]ORA\CE SA\Dy Ct ,Ay (e i , \Rt7y)  i \ rc tsT,

i ( )odrr  l l lT  ( 'RA\ l  lh  l to( lK

NO \l At !t{
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P^gz? of 7

Loc29 0- 75mn GREY SAND WITH SILT (TOPSOIL) (MOIST)

75- 250nm CREY SAND WITH SILT (MOIST)

250- 650hb GREY GRA!'ELLY SAND WTII' SILT (MOIST)

650-1100m BROWN SANDY GRAVEL WTIII SILT (MOIST)

I100-l500mm LIGrrTBRO\'?.,1/OP\ANOE/RED SILTYCLAY (MOIST)

LOCIo 0- l00mm DARK GREY SAND WITH SILT (TOPSO[) (MOIST)

# too- ooo- DARK GttEy/cREy SAND wtrH SILT (MoIST)

600-l000nn BROWN SANDY GRAVEL WITH SILT (MO'ST)

1000-1500nm LIGHI BROWN/ORANGE SlLry SANDY CLAY IMOIST)

COMMENTS: PADDOCK COVERED IN CLOVER.KyKE AND OTIIER GRASSES. GRANIIE OUTCROPS
ON RIDCE TOIS WHERE TREES STILL STAND. WATER PERMEAI'ING FROM GROIIND
NE{R LOCAT1ONS J4AND22, SEE SIIE PLANFORA?PROX]MATE I,OCATIONS.
# DENorEs sAMpLED FoR LAB TESTIfIG. pHoros AND TEsr REsuLTS ARE
ATTACHED.
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ALBANY SOIL AND CONCRETE TESTING
39 HillSt, Albany. W.A. 6330

Phone/Faxi 08 98415309 Mobile: 0427 277797
Email: d!Sqi!@!E!qugL3g

A.B.N. : 65 229 884 872

REF: 10469

CLIENT: SUNLAND PTY LTD

PROJECT: LOT 834 SIJNRISE RD DENMARK

DATE TESTED: 211-06 TESTEDBY: CSBPLABORATORIES

PIIOSPHOROUS RETENTION INDEX

LOCATION

LOC 3
LOC 6
LOC 9
LOC t0
LOC t3
LOC t5
LOC 19
LOC 25
r-oc 28
LOC 30

DEPTH

600-l500mm
75- 600m

350{200nn
250- 750nn
300-1000m
100- 600m
2501500m
900-2l00nn
?5- 350nm

100- 600nn

PHOSPHOROUS RETf,NTION INDEX

r 6 r6.3
1180.0
283.2
98.7

1098.6
156_3

2455.0
425.9

7.5
27.4

COMMENTS: TEST RESWTS AS RECEIVED FROM CSBP LTD, SEE SI]E PLAN FOR
A?PROXJMATE LOCATIONS. SEE SITE LOGS FOR SOIL TYPES.



ALBANY SOIL AND CONCRETE TESTING
39 Hill St, Albany. W,A. 6330

Phone/Fax: 08 98415309 Mobile: 0427 277797
Email: 4!Eqi!.1@9sE!gug!4

A.B.N. : 65 229 884 872
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RDr:10469

CLIENT: SL]}.ILAND PTY LTD

PROJECT: LOT 834 SLDjRISE RD DENMARK

DATD TESTED: 15-11-06 TESTED BY: COLIN GOUGH

LOCATION DEPTH INSITU PERMEABILITY

LOC 3 600'1500nm 23X 10 nts

LoC 6 75- 600mm 2.5X l0 rts

S|G\ATLRE: r'a-'___
as!.L-t--BEts!4!4!1!r.L!-LU5!! .q

-2
2.4 X 10 trL/s

-3
1.2 X l0 r l /s

2.3 X 10 rds

5.8 X l0 rn/s

LOC 9 350-l200mm

LOC l0 250- 750mm

LOC 13 300-l000mm

LOC 15 300- 600mm

LOC 19 250-l500mm 1.2 X l0 rnls

LOC 25 900-2l00mm
5

3.5 X l0 m/s

-2
LOC 28 75- 350mm 9.2 x 10 rtts

3
LOC 30 100- 600mm 1.2 X 10 m/s

COMMtrNTS: PERMEABILITY,S PLACED @ ASSTJMED INSITU DENSITY. SEE SITE
LOGS FOR SOIL DESCRIPTIONS, SEE SITE PLAN FOR APPROXIMATE
LOCATIONS,



Albany Soil & Concrete Testing
39 Hil lSl, Atbany WA 6330

Phone /Fax ;  08  98415309  t { ob r l - e t  A42 '7271191
SUNLAND P?Y LTDCl ie  n t .

LOT 834 SUNRISE RD DENMARK I,OC 3

Feference No. :

PARTICLE SIZE DISTRIBUTION TEST RESULT
PARtICLF SIZE DISTRIBUTION:, AS - 1289 C6.i

SIEVING
srEvE srz€ :i PASSING SIEVE SIZE % FASSi;.IG

75.0mm 100 1.13mm 80
:,i.5ni 100 €00m€16n 70
1-a.omn 100 125lrlbrcn 64

-..txn 9B 300 nicon 57
94 i50 mi:rrx

2 3€r)r, 89 75 micrcn

LOCAilOi.l
LoC 3  600-  1500mm

C O ,\.'l ll ;: f\) I :

SEE SI E PLAI\  I .oR APPROX]MA-E
LOCATIONS

SOIL  DFSCRIPTION
SEE SI"E ] ,OGS

GRADING CURVE

I
I
T
I
I
I
I
I
I
I

T
I
I
I
I
I
I
I
I
I
t
I
I

I
: :  t :  !

ao", . i l
, r r l r ( (  ! r l (  . 6 n

28-11-06 REPORTED BY:

. ! n .  l a . .  l c . . (  |  . . (

DATE REPORTED: M GOUGH
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Albany Soil & Concrete Testing
39 Hilt St, Atbany WA 6330

Phone /Fax :  0B  98415309  Mob i l e t  O4272 . t7 .19 - t
SUNLAND PTY LTDClient:

Project: L O "  8 3 4  S U N R I S E  R D LOC 6DENMARK
74469 Date rested: ...i]-.11- 9.9.. ... r""t"o ey,... 9-o..f .1.f . *91

LOCATION:

LOC 6  75 -  60omm

Beference No

PARTICLE SIZE DISTRIBUTION TEST RESULT
PARTICLE SIZE DISTRtBUTtON:- AS -  1289 C6.1

COMI/ENTS: sEE srrE PLAN FoR
APPROXIMATE LOCAT]ONS

I
: : l : s  :  :

a

n
t

a

E

. 6 t  I  v ! .  t c E t . k

2B-L r -06Ttr

SOIL DESCRIPTION
SEE SITE LOGS

SIEVING
SIEVE SIZE % PASSING SIEVESIZE % PASS|NG

?5.0mm 100 1.18mm 70
37.5mm 100 600 nicron
19.0mm 97 425 nicron 58
9.5mm 89 300 micron 52
{ 75mm 82 150 micoi 33
2.3amrn 76 T5nicron 22

CURVE

f N  I  ! r .  I c . r ' t !  I  . , a  I  k . d

I  qar

DATE REPORTED: REPORTED M GOPUGH
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Albany Soil & Concrete Testing
39 Hill Sr. Atbany

phone /Fax i  0B  98415309
c t i on t .  SUNLAND P fY  L^J

GRAOING CURVE

Project: . . . . .191. 911 :yl5l i .F . fo oetron< ;; ;  ;
o ^ r ^ r ^ ^ ^ ^ N , ^ .  . t 0 4 6 9  -  -  ; . , ;  ; ;Reference t'to.: .lYi91....... Date Tested: ....1.?.:.1.1:.99...... Tested Bv:

wA 6330
M a b i ] - e t  O 4 2 " 1 2 7  7 7  9 " 1

COLIN GOUGH

PARTICLE SIZE DISTRIBUTION TEST RESULT
PARTICLE SIZE DISTR|BUT|ON:- AS - 1289 C6.1

SIEVING-sIEVEsrzE i %pAsstNG I sreveszt I zeessrr,rc
?5.0mm

37.5mm

100 1,18mn 39
93 600 micron

19.0mfl B1 425ry.1
:trsI-
1s0 T:!1
75 micron

31
23

- rq-
7

__lsr.
{ 75mm -
2.36nm

LOCATION:
LoC 9  35O-12OOmm

COMMENTS.SEE
APPROXIMATE

SITE PLAN FOR
LOCA?IONS

a

E

a
? &

xtr

SOIL DESCRIPTION
S I T E  L O G S

. . {  I  ! , .  l c o , , .  l  , . -  I  - ;

DATE REPORTED:  2B_11_06 REPORTED BY: rq coucH
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Albany Soil & Concrete Testing
39 Hil lSt, Albany WA 6330

Phone /Fax :  0B  98415309  Mob i l e |  042 '72 '77 '79 t
SUNLAND PTY LTDClient:

Project: LOT 834  SUNRISE RD loc 10DENMARK

SOIL DESCRIPTION
SEE SITE LOGS

Reference No r0469 Date Tested: 1? . 1L-99 tested ey:.........9.9f 11..99Y9i

PARTICLE SIZE DISTRIBUTION TEST RESULT
PARTICLE SIZE OISTRIBUTIONI AS - 1289 C6.1

SIEViNG

srEvE stzE % PASSING SIEVE SIZE % PASSiNG
100 1.18mm 40

37.5mm 97 €00 niqon 30
l9.0mm

9.5mm
911!'*
300 miqon

,:

20
4.75mm 86 150 micrcn 11
2.J6mm 75 75mic|on ,7

GRAOING CURVE

LOCATION.  LoC 10 250-75omm

CON4MENTS: sEE SlrE PLAN FoR
APPROXIMATE LOCATIONS

I
: : ra l  :  : : :

c A  ̂ v e r  r a r c r ' o \  I  j

a:

-=r-+r-'- I
/ \  I  / \  DATE REeoRTED: 28-t t -06 REeoRTFD By:  M coLcH I- r*  |

1 6 .  I  8 . .  l c o , . (  I  . . q  I  s t d

ASCT
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Albany Soil & Concrete Testing
39 Hitt Sr, Atbany WA 6330

Phone /Fax :  0B  98415309  t4ab l l e  |  0427277 .19 - /
SUNLAND PTY LTDCl ient :

SOIL  DESCRIPTION
S I T E  L O G S

Project: ..
Reference

LOT 834 SUNRISE RD DENMARK LOC 13
.  t 5_ I I _06ua te  tes ted :  . . . . . . . . .  l es ted a,,. col,rN GOUGH

PARTICLE SIZE DISTRIBUTION TEST RESULT
PARTTCLE SIZE DISTR|BUT|ONT AS - 1289 C6.1

SIEVING
srEvEstz€%PASSING SIEVE SIZE % PASS|NG

75.0mm r00 1.18mm 15

37.5mm 100 600 nicron 62
19.0mrn 100 425 micron 53

__15rn.
4 75man

rq_
,21 _

91

3m micron
1srgl
T5micron

45
30
23

LOCAT|ON Toc 13 3 00 - 1000mm

COMIVlENTS:SEE SITE PLAN FOR
APPROXIMATE LOCATIONS

GRAOING CURVE

I
: : 1 . . :  :  :

E 3
a

t

;

xtr
r , 6 .  I  s . .  t c o , i  t  r . q  |  ! , d

ASCT

DATE REPORTED:  2B-  11-O6 REPORTED M GOUGH



Albany Soil & Concrete Testing
39 Hil lSt, Atbany WA 6330

Phone /Fax :  08  98415309  Mob r l e r  0427277797
SUNLAND PTY LTD

LOT 834 SUNRISE RD DENMARK LOC 15
1 0 4 6 9  n ^ + ^  - r ^ - r ^ ! .  1 5 -  I  I  - 0 6Lrarc  I  es reo :  res teo  By : . . . . y9 t . . ! . ! . .9111,9H. .

SOIL DESCRIPTION
SITE ],OGS

PARTICLE SIZE DISTRIBUTION TEST RESULT
PARTICLE SIZE OISTRIBUTtON:. AS-  1289 C6.1

LOCATION: Loc 15 3 OO - 600mm

COMMENTS: sEE srrE PLAN FoR AppRox_
IMATE LOCATIONS

GRADING CURVE

Cl ient :
Project:
Feference No

ntr

I
: : 1 . : !  :  : : :

1

a
c i

;

E

SIEVING
SIEVESIZE % PASSING SIEVE SIZE % PASSiNG

75.omm 100 1-18mm 52
37.5mm 100 600,nkan 4 4

19.0,nm 94 425 mic.on 39

__15n.t
4 75mfi

2.J6mm

_ n?-
nL
75

300 micron_

1so T!!1
75micrcn

34
2L

i

r . {  I s ! .  I c o , , ! |  t . 4  |  e , 6

ASCT

DATE REPORTEDj 28 -11 -06 REPORTED M GOUGH
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SOIL DESCRIPTION
SEE SI"E ]-OGS

Cl ient :
Project:

Albany Soil & Goncrete Testing
39 Hill Sr, Atbany WA 6330

Phone /Fax :  0B  98415309  Mob i l e : .  042127 '7 '79 ' l
SUNLAND PTY LTD
LOT 834 SUNRISE RD DENMARK LOC 19

Beference No.: .1.Q.1.(.9........ Date Tested: ...1?:i1:9.9....... Tesred Bv: COLIN GOUGH

PARTICLE SIZE DISTRIBUTION TEST RESULT
PARTICLE SIZE DISTRIBUTION:. AS - 12Bg C6.1

SIEVING
stEv€ slzE ../. PASSTNG SIEVE SIZE % PASSiNG

75.0mm 100 l.18mm

37.5mm 100 600 mlcron 72
19.0mm 9B 425 mkron 69
9.5mm 92 300 micron 64

4 75mflr

2.J6mm

B4
80

15or!!1,
75 micron

46
47

GRADING CURVE

LOCAT|ON l,oc 19 2s0- 1500mrn

COMMENTS: SEE SITE PLAN FoR APPROX
IMATE LOCAT]ONS

r a ^ c l r o !  I
e , o  I  c c .  -  l - -

Itr

a

a

a

i

t
E

. . (  l v , .  l c o , r .  l  r . q  l ! . d

ASCT

IDATE REPORTED. 28-1I -06 REPORTED BY:  M GoUGH 
I
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Albany Soil & Goncrete Testing
39 Hill 51. Albany WA 6330

Phone /Pax08  98415309  Mob i l e r  042 '727 ' / 79 ' /
SUNLAND PTY LTDCl ient :

Project: L O T  8 3 4  S U N R I S E  R D LOC 25DENMARK

Reference No 10469 Date rested: . . .1?,11-99... . . . .  resteoR, , .  coL IN  GOUGH

PARTICLE SIZE DISTRIBUTION TEST RESULT
PARTICLE SIZE OISTRIBUTION:- AS - 1289 C6.1

SIEVING
SIEVESIZE %PASSING SIEVE SIZE % PASS|NG

?5.0mm 100 1.18mm 17

37.tnm r00 600 miclon 61

19-0flrm 9B 425 micron 52

:5i1
4.75mm

2J6mm

92
8 8

8 5--

300micron-

,s T!!1, 3 6--
30

LOCATION Loc  25  900-2100mm

COMMENTS:SEE S]TE PLAN FOR
APPRoxTMATE LocATroNs

GRADING CURVE

I
: : l : l  :  : : :

f , {  i  ! r .  t c c !  v

: :  : i  !

l

E

a

2B-11-06xtr

SOIL DESCRIPTION
SEE SITE ]-OGS

. . (  l ! ! .  l c o r n r  , . q  l s < d

ASCT

DATE REPORTED: REPORTED BYI,I GOUGH



t
I
I
T
I
I
It
t
T
I
I
I
t
t
t
t
T
;

I
I
t

Albany Soil & Concrete Testing
39 Hill Sl, Atbany WA 6330

Phone /Fax :  0B  98415309  Mob i l e r  042127 '7 ' 797
SUNLAND PTY LTDClient:

Project: LOT 834 SUNRISE RD DENMARK r,oc 28

SOIL  DESCRIPTION
STTE LOGS

Daterested: ..1.?...11-99. resteuey:.....99.1.1.ry..99y91

PARTICLE SIZE DISTRIBUTION TEST RESULT
PARTTCLE SIZE DISTRIBUTIONT AS - 1289 C6.1

LOCATION.  Loc  28  75-350mn

Reference No.: 10469

SIEVING
SIEVE SIZE % PASSING SIEVE SIZE % PASSiNG

75.0mm 100 1.18mm 98

37.smn 100 600 micron 85
19.0mm 99 125 micron 73
9.5mm 99 300 mlcron 56
4 75mm 99 150 fllicron 21-
2 l6mm 99 75 micron t3

GRADING CURVE

SEE S]TE PLAN FOR APPRO
MATE LOCATIONS

COMMENTS:

: :  l :  !

4

E

xtr
c a  x  I  . , ^ .  |  l r o  t c q  !r . {  |  ! ' .  l c o r ' (  i  . . {  I  s . d

ASCT

IDATE REPORTED: 28-11-06 REPORTED BY:  M GoucH 
I



Albany Soil & Concrete Testing
39 Hitt Sl. Atbany WA 6330

Phone /Fax :  08  984 I5309  Mo l r i l _e . .  O4212 j7797
SUNLAND PTY LTDCl ient :

Project: L O T  8 3 4  S U N R I S E  R D DENMARK LOC 30

Reference No 10469 Date Tested:  . . . . . . . . . . . . . . . . . . . . . . . . . .  Tested

PARTICLE SIZE DISTRIBUTION TEST RESULT
PARTICLE SIZE DISTR|BUTtONi AS - 1289 C6.i

SIEViNG
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953 South Coast Highway (PO Box 183), Denmark Western Australia 6333 

Phone: (08) 9848 0300  Fax: (08) 9848 1985  ABN: 24 355 062 623 
Email: enquiries@denmark.wa.gov.auWebsite: www.denmark.wa.gov.au  

 

 

Our Ref: WAPC154899  

Your Ref: WAPC154899 

Enquiries: Planning Services 

 

29 May 2017 

 

Western Australian Planning Commission 

PO Box 1108 

ALBANY  WA  6330 

 

Emailed to: referrals@planning.wa.gov.au    

 

Dear Ms Lyons 

 

Re: Proposed Subdivision – No. 833 (Lot 50) Mount Shadforth Road, Shadforth and No. 44 

(Lot 52) Middleton Close, Shadforth (WAPC Ref: 154899) 
 

Further to your letter dated 8 March 2017, requesting the Shire to provide information, 

comment, recommended conditions or advice notes pertinent to the above mentioned 

application, the following information is provided. 

 

Relevant Town Planning Scheme No. 3 Provisions 

In accordance with the Shire of Denmark’s Town Planning Scheme No. 3 (TPS 3), the subject 

lots are zoned “Rural”.  

 

The intention of the rural zone is to provide for a range of normal rural activities conducted in 

the Shire and to protect such land from inappropriate uses.  

 

In the applicant’s planning report, the justification for subdivision of the land is for intensive 

agriculture purposes.  In this regard, as per TPS 3 this would most likely be classified as 

‘Horticulture’ and this is an “AA” land use in the “Rural” zone; that is the Council may, at its 

discretion, permit the use in the zone.  At this point in time, a development approval has not 

been applied for on the subject land pertaining to ‘Horticulture’ pursuits. 

 

The applicant’s planning report also references that a 1ha dam is proposed to provide water 

supply for the ‘Horticulture’ proposal(s).  A dam of this size and location would require 

development approval to be obtained as per Town Planning Scheme Policy No. 37: ‘Dams’ 

(refer Attachment A), and at this point in time a development approval for a dam has not been 

applied for on the subject land. 

 

Relevant Local Planning Strategy (LPS) Provisions 

Under the Shire’s adopted LPS the subject land is designated as ‘Priority Agriculture’ (NB: 

applicant’s planning report incorrectly references is designated ‘General Agriculture’). In 

relation to the ‘Priority Agriculture’ designation the following is relevant: 

 

 Part 1 Section 4.8 “Rural Land – Productive”  

Objective: 

o Identify and protect Priority Agriculture land of State and regional significance and 

General Agriculture land which is the balance of the rural land not identified for 

settlement or future subdivision.  
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o To ensure appropriate land management controls occur with intensive agricultural 

uses to protect water catchments and to ensure these uses occur in the appropriate 

location. 

 

Strategies: 

a) Applications for intensive agriculture, animal husbandry - intensive and industry -

rural may be considered in Priority Agriculture and General Agriculture Resource 

areas subject to assessment on land use compatibility, land capability, feasibility of 

proposed use, servicing requirements and conservation and management of natural 

resources. 

 

Implementation: 

2. Council introduce a “Priority Agriculture” zone (or similar) into the Town Planning 

Scheme with provisions consistent with the objectives and appropriate land use 

classes etc, reflective of WAPC SPP 2.5 requirements, and zone the land identified as 

such in the Local Planning Strategy. 

4. Prior to introducing the “Priority Agriculture” and “General Agriculture Resource” 

zone provisions into the Town Planning Scheme, Council not support land uses 

considered incompatible. 

5. Council will only support subdivision of rural land in accordance with the provisions 

of this Local Planning Strategy. 

6. Council generally not support subdivisions which further fragment any land within 

the Priority Agriculture and General Agriculture areas in accordance with WAPC 

Development Control Policy 3.4. 

9. Council prepare a Policy containing guidelines for assessment of intensive agriculture 

and horticulture uses in a similar vein to Local Planning Policy 9.1: “Private Tree 

Plantations”. 

 

Part 2 Section 6.11.2 “Priority Agriculture” 

The Lower Great Southern Strategy (LGSS) has identified, based on soils mapping from the 

Department of Agriculture, land which has been classified as Priority Agriculture with State 

or regional significance.  The LGSS recommends that this land not be used for any other 

purposes.  The area identified as Priority Agriculture under the Lower Great Southern 

Strategy has generally been identified in the LPS, with some areas added/excluded as a 

result of an assessment by Council predominantly having regard to slope and water supply 

availability. It is understood that the Department of Agriculture is undertaking a review of 

the soils mapping however this data was not available at the time of preparing the LPS. 

 

It is a key objective of this LPS that the identified Priority Agriculture land be protected in 

accordance with the WAPC’s SPP 2.5 Policy.  SPP 2.5 requires that land that has been 

formally identified as agriculture land of state or regional significance be zoned ‘Priority 

Agriculture’ where such land is not already zoned Rural Residential or Rural Smallholdings. 

 

Consistent with State Planning Policy 2.5, the LPS accepts that there shall be a general 

presumption against subdivision of identified Priority Agriculture areas. 

 

In assessing subdivision applications the Shire shall also give due regard to the WAPC’s 

Development Control Policy 3.4 which sets out the principles in determining applications 

to achieve the objectives of the SPP 2.5 policy. 
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Part 2 Section 6.11.5 “Intensive Agriculture/Aquaculture” 

The climate associated with the region makes it desirable for “intensive agriculture”, which 

includes horticulture, viticulture, fodder production, market gardens, turf farms and 

aquaculture pursuits. 

 

Management of these land uses needs to be considered in any new application particularly 

in relation to the application of herbicides and pesticides so not contamination offsite occurs 

in the form of air or water pollution.  Potential for impacts on groundwater or surface water 

catchments also needs to be considered. 

 

The proposal is deemed to be inconsistent with the Shire’s adopted LPS.  

 

Relevant Town Planning Scheme Policies 

The following Town Planning Polices are applicable to this proposal: 

 

 Policy No. 28: ‘Settlement Strategy for Denmark’ states that in relation to rural land the 

Council’s Rural Settlement Strategy will address the particular issue of the planning for 

the rural areas. In respect to the future development … in the outer rural parts of the 

Shire, Council’s Rural Settlement Strategy provides clear guidance … and that document 

is to be read in conjunction with this Settlement Strategy. 

 

 Policy No. 29: ‘Rural Settlement Strategy’ considers the following criteria are an 

essential component for planned coordinated growth of the rural areas:  

o Farming is the predominant use on private property within the Shire and is likely to 

remain so for the foreseeable future.  

o With relatively small lot sizes, the overall long term sustainability of broad-acre 

farming on individual lots may be marginal. The wholesale subdivision of these areas 

is not an alternative. Council supports the current variety and range of lot sizes 

throughout the rural areas and does not see this as a precedence to further subdivide.  

o Strategies for intensification and diversification need to be encouraged. While limited 

subdivision may assist in raising capital for implementation of such strategies, it will 

also contribute to increasing land values and reduce the potential of the land to cater 

for a range of farming activities.  

o A strategy protecting farming areas from further subdivision will stabilise land prices 

over time and facilitate consolidation of farms.  

 

The general policy statements go on to detail that: 

 

(a) Council will not support applications for subdivision or grant planning consent if it 

considers the proposals would result in the degradation of water, land, vegetation, 

landscape or other natural resources and values.  

(c) Council will require applications for subdivision and planning consent in the rural 

areas to retain remnant vegetation and include the creation and planting of wetland 

and waterway buffer reserves. Council may require the creation of landscape 

protection areas and fencing of remnant vegetation and buffer areas.  

(d) Council will not support intensive subdivision or planning consent applications that 

create or intensify urban/rural residential corridors outside existing urban centres 

other than in accordance with this strategy. Council may support proposals that 

enhance nodal villages built upon existing nodes of development.  

(g) Council will support and encourage proposals to develop horticultural activities 

providing it can be demonstrated that they will not contribute to problems associated 

with the management issues identified and do not impact adversely on surrounding 

landuse and residents. 
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(l) Council supports the retention of the current mix and variation of lot sizes throughout 

the Shire.  Such a mix and variation will not be considered as setting a precedent for 

further subdivision of other lots in the locality. 

 

In addition to the above the proposed lots are located within Policy Area 7: ‘Little River 

Catchment’ of Policy No. 29.  The relevant Objectives to this subdivision proposal are: 

 

7.3.2 To encourage land uses which create little or no nutrient discharge into Wilson 

Inlet. 

7.3.3 To require any urban development/townsite expansion to be in accordance with the 

Settlement Strategy for Denmark (1998) in order to retain a rural appearance. 

7.3.4 To protect remnant vegetation along waterways and adjacent to wetlands. 

7.3.5 To protect remnant vegetation on ridge lines overlooking Denmark and South Coast 

Highway. 

7.3.6 To retain the rural character and landscape of the Little River valley floor. 

 

The relevant Policy Statements to this subdivision proposal are: 

 

7.4.1  Council will not support proposals unless they adequately address the management 

issues.  

7.4.3 Council will require remnant vegetation to be retained and protected and may 

require additional revegetation or specific measures to protect existing remnant 

vegetation. 

7.4.4 All new developments will incorporate waterway buffers where required. Council 

will encourage the creation of a foreshore protection reserve along Little River and 

where appropriate, encourage fencing and revegetation. 

7.4.5 Council will not support subdivision or development applications that would 

increase the nutrient discharge into the catchments, waterways and Wilson Inlet. 

 

The proposed subdivision is deemed to be inconsistent with the above policy provisions.  

 

WAPC Policy Assessment  

Planning Services have assessed the proposal having regard to the provisions of State Planning 

Policy 2.5: Rural Planning (SPP 2.5) and Development Control Policy 3.4: Subdivision of 

Rural Land (DC 3.4), noting the following: 

 

 SPP 2.5 Clause 5 Policy Measures: There is generally an existing supply of suitably 

sized and located rural lots to cater for intensive and emerging primary production 

land uses.  Creation of new rural lots through ad hoc, unplanned subdivision is 

inconsistent with the objectives of this policy. 

Planning Services comment: the applicant’s planning report has not demonstrated 

there is a need for the proposed lot sizes to accommodate intensive agriculture 

development on the subject land; intensive agriculture could occur on the current lot 

sizes.  It should be noted that the WAPC approved the subdivision of No. 177 (Lot 2) 

Osborne Road, Shadforth (WAPC 144551) in February 2015 for intensive agriculture 

purposes – resulting in lot sizes of 23.8405ha and 11.0466 ha (noting that the original 

land parcel was divided by a road reserve thus the lot sizes reflected the areas as 

created via the road reserve division). 

 SPP 2.5 Clause 4 Policy Objectives: The objectives of this policy are to: 

(e)  avoid and minimise land use conflicts; 

Planning Services comment: refer comments below regarding SPP 2.5 Clause 5.12.  
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 SPP 2.5 Clause 5.1 Protection of Rural Land and Land Uses: The WAPC will seek to 

protect rural land as a State resource by: 

(e)  creating new rural lots only in accordance with the circumstances under which 

rural subdivision is intended in Development Control Policy 3.4: Subdivision of 

Rural Land; 

(f)  preventing the creation of new or smaller rural lots on an unplanned or ad-hoc 

basis, particularly for intensive or emerging primary production land uses. 

Planning Services comment: the applicant’s planning report has not demonstrated 

there is a need for the proposed lot sizes to accommodate intensive agriculture 

development on the subject land; intensive agriculture could occur on the current lot 

sizes.  It should be noted that the WAPC approved the subdivision of No. 177 (Lot 2) 

Osborne Road, Shadforth (WAPC 144551) in February 2015 for intensive agriculture 

purposes – resulting in lot sizes of 23.8405ha and 11.0466 ha (noting that the original 

land parcel was divided by a road reserve thus the lot sizes reflected the areas as 

created via the road reserve division). 

 SPP 2.5 Clause 5.4 Rural Lots That May Be Created Under the Exceptional 

Circumstances of Development Control Policy 3.4 Subdivision of Rural Land 

Planning Services comment: refer relevant comments against DC 3.4 below. 

 SPP 2.5 Clause 5.8 Intensive Agriculture  

Planning Services comment: the proposal for intensive agriculture development on the 

subject land can occur without subdividing the land; noting that it is considered that 

the larger lot sizes ensures adequate protection of the existing waterway remnant 

vegetation on-site and buffers to the future on-site dwelling(s) and/or existing and 

proposed dwellings on adjoining land parcels – noting that the applicant’s planning 

report does not identify any concerns in relation to land use conflicts so consequently 

does not provide details on buffer consideration matters as referenced in this clause 

and clause 5.12 of SPP 2.5. 

 SPP 2.5 Clause 5.12 Preventing and Managing Impacts in Land Use Planning  

Planning Services comment: as stated above the applicant’s planning report does not 

identify any concerns in relation to land use conflicts so consequently does not provide 

details on buffer considerations.    

Having regard to the Department of Health’s Guidelines for Separation of Agricultural 

and Residential Land Uses (August 2012), a minimum 300m buffer is to apply from 

residential land uses to agricultural land uses (where no appropriate vegetative buffer 

and/or in the absence of analysis of specific site conditions).  In this instance the 

properties on the eastern side of Middleton Close are used for rural living purposes 

(zoned “Special Rural (SR4)”), thus applying a minimum 300m buffer from the 

boundary of these lots prohibits (either totally or at least 75% of) the use of Lots 3-9 

for horticultural pursuits. 

As per SPP 2.5, single dwellings on rural land are a sensitive land use and should be 

afforded a reasonable standard of rural amenity (noting this does not appear to be the 

position of the Department of Health in the above referenced guidelines); in this regard 

and noting the applicant’s planning report references the planting of 2000 trees per lot, 

it would appear that there will be limited potential for single dwellings on any of the 

proposed rural lots – noting that it is considered this would be an expectation of the 

future owners particularly given that a Single House on “Rural” zoned land is a “P” 

use (that is the use is permitted in the zone provided the relevant standards and 

requirements laid down in the Scheme are complied with). 

 SPP 2.5 Clause 6.5 Subdivision: It is the view of the WAPC that there are sufficient, 

suitably sized and located rural lots to cater for intensive and emerging primary 

production land uses.  Creation of new rural lots through ad-hoc, unplanned 

subdivision will not be permitted. 

In contemplating subdivision proposals on rural land, WAPC policy is: 
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a) The creation of new or smaller rural lots will be by exception and in accordance 

with Development Control Policy 3.4: Subdivision of Rural Land; 

b) The creation of new or smaller rural lots by exception may be provided for in other 

State Planning Policies and/or a local planning strategy or scheme; 

d) The introduction of new dwelling entitlements or other sensitive land uses should 

not limit or prevent primary production from occurring. 

Planning Services comment: refer all relevant comments above in relation to relevant 

SPP 2.5 provisions and below for relevant DC 3.4 provisions. 

 DC 3.4 Clause 4 Policy Measures For More Intensive Agricultural Uses 

Planning Services comment: the applicant’s planning report has not demonstrated 

there is a need for the proposed lot sizes to accommodate intensive agriculture 

development on the subject land; intensive agriculture could occur on the current lot 

sizes.  It should be noted that the WAPC approved the subdivision of No. 177 (Lot 2) 

Osborne Road, Shadforth (WAPC 144551) in February 2015 for intensive agriculture 

purposes – resulting in lot sizes of 23.8405ha and 11.0466 ha (noting that the original 

land parcel was divided by a road reserve thus the lot sizes reflected the areas as 

created via the road reserve division). 

 DC 3.4 Clause 6 Circumstances Under Which Rural Subdivision May Be Considered 

Planning Services comment: the applicant’s planning report has not demonstrated any 

unusual or unanticipated purposes that would support this subdivision proposal; nor 

has there been any demonstration that the subdivision is appropriate to promote better 

land management and achieve environmental, cultural and/or social benefits – noting 

that the subject lots were created under Subdivision Approval 148024 (Boundary 

realignment) which was prefaced on a subdivision configuration that was more 

responsive to land management and environmental considerations than the previous lot 

configuration.   

The proposed lot sizes are more akin to a rural smallholding type of development (i.e. 

rural living) – noting that the landowner has been pursuing this form of 

development/zoning for the subject land for many years with the Shire of Denmark and 

the Western Australian Planning Commission without success (e.g. TPS 3 Scheme 

Amendment No. 99). 

 

The proposed subdivision is deemed to be inconsistent with the above policy provisions.  

  

 

Previous Subdivision Proposal (WAPC Ref: 146415) 

On 31 October 2012 the WAPC refused a subdivision proposal for three (3) lots over the then 

No. 833 (Lot 834) Mount Shadforth Road, Shadforth for a variety of reasons pertaining to the 

Shire’s Local Planning Strategy (2011) and relevant provision of the then SPP 2.5 and DC 3.4.  

Although SPP 2.5 and DC 3.4 have been amended since the refusal of this subdivision, the 

refusal reasons are generally applicable to this current proposal as well. 

 

 

Shire Recommendation 

Having regard to the above, it is recommended that the subdivision be refused.  

 

Notwithstanding the above, should the Department of Planning/Western Australian Planning 

Commission be inclined to approve the subdivision, the Shire welcomes the opportunity to 

provide conditions at that stage. 
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I trust the above information is of assistance to you to progress this application. Should you 

have any further queries or require further clarification, please do not hesitate to contact the 

undersigned on telephone (08) 9848 0313 or email enquiries@denmark.wa.gov.au. 

 

Yours faithfully 

 
Annette Harbron 

Director Planning & Sustainability 

 
Attachment A Town Planning Scheme Policy No 37: Dams 
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