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EXECUTIVE SUMMARY 

SPIRES ESTATE LOCAL SRTUCTURE PLAN 

The Spires Estate Local Structure Plan has been prepared to guide the subdivision and development of some 
54.57 hectares of land on Lots 312 & 313 Fifty Road; Lots 2, 4, 7 & 8 Eighty Road and Lot 5 Baldivis Road, 
Baldivis within the City of Rockingham municipality. 

The Structure Plan will create a framework for the future urban subdivision and development of an 
anticipated 900+ dwellings, which will ultimately house a new community in the vicinity of 2,520+ people 
and the provision for a Neighbourhood Activity Centre.  

Table 1:  

ITEM DATA LSP REFERENCE 

Total Structure Plan Area 54.57  

Area of each land use proposed: 

- Residential 

- Industrial 

- Commercial 

 

30.86 

0 

1.51ha 

 

Estimated Lot Yield  Part 2 – Section 5.3 

Estimated Dwelling Yield  

Estimated Residential Density  

Estimated Population  

Number of High Schools 0  

Number of Primary Schools 0  

Estimated area and number: 

- Neighbourhood Parks 

- Local Parks 

9 sites 

~5.8ha (98%) 

~0.133ha (2%) 

Part 2 – Section 5.8 
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1. PART ONE - IMPLEMENTATION 

SPIRES ESTATE LOCAL STRUCTURE PLAN 

1.1 STRUCTURE PLAN AREA 

This Structure Plan shall apply to Lots 312 and 313 Fifty Road, Lots 2, 4, 7, 8 Eighty Road and Lot 5 Baldivis 
Road, Baldivis being the land contained within the inner edge of the line denoting the Structure Plan 
boundary on the Structure Plan Map (Plan 1).   

The Structure Plan is identified as the Spires Estate Local Structure Plan.  

1.2 OPERATION 

Pursuant to clause 28, Schedule 2 of the Planning and Development (Local Planning Schemes) Regulations 
2015 (‘the Regulations’), this Structure Plan came into effect on the day in which it is approved by the 
Western Australian Planning Commission and is valid for a period of 10 years from the date of gazettal of the 
Regulations, being 24 October 2014, unless the period of approval is otherwise extended in accordance with 
the Regulations. 

1.3 STAGING 

The development is being staged from east to west, with lots being released based on market demand.  

1.4 SUBDIVISION & DEVELOPMENT REQUIREMENTS 

1.4.1 Land Use Permissibility 

Land use permissibility within the Structure Plan area shall be in accordance with the corresponding Zone 

under the Scheme, except for the ‘Special Use’ zone, where the following will apply: 

The following uses are permitted, subject to advertising (A):  
- Tavern  
- Restaurant/café  
- Reception Centre  
- Brewery  

 
The following uses are permitted providing they are incidental to the 
primary use (IP):  

- Liquor Store Small  
- Betting agency  

 

1.4.2 Hazards & Separation Distances 

Lots within the 100m Poultry Farm buffer are deemed to be affected by an odour impact as identified in 
Appendix F of the accompanying Environmental Assessment under Part Three – Appendix 1. 

This Structure Plan is supported by a Bushfire Hazard Assessment (BFHA) and a Bushfire Management Plan 
(BMP), contained under Part Three – Appendix 4. Any land falling with 100m of a bushfire hazard identified 
in the BFHA/BMP is designated as a Bushfire Prone Area for the purpose of the Building Code of Australia. 
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A Pipeline Risk Management Plan is required pursuant to the WAPC’s Planning Bulletin 87 ‘High Pressure Gas 

Transmission Pipelines in the Perth Metropolitan Region’ and in accordance with the Environmental 

Protection Authority’s Ministerial Statement No. 580. The preparation of a Risk Management Plan will be 

imposed as a condition of subdivision approval. 

1.4.3 Special Use Zone 

The following reports are to be prepared and submitted within a Development Application over the ‘Special 

Use’ site:  

a) A detailed acoustic assessment be prepared to mitigate any noise generated from the permitted 

activities and demonstrating compliance with the Environmental Protection (Noise) Regulations.  

b) A Waste Management Plan be prepared as part of a Development Application for the proposed 

Tavern, detailing the location, size and number of bin stores proposed.  

1.5 LOCAL DEVELOPMENT PLANS 

Local Development Plans (LDP), are required to be prepared and approved pursuant to clause 47, Schedule 
2, of the Regulations in regard to the following: 

a) Lots with rear-loaded garage access; 
b) Lots with direct boundary frontage (primary or secondary) to an area of Public Open Space; 
c) Lots with a direct boundary frontage (primary or secondary) to Fifty Road and Nairn Drive; 
d) Land zoned Commercial; 
e) Land zoned Special Use;  
f) Lots impacted by Nairn Drive and Baldivis Road in respect of noise mitigation; and  
g) Lots coded R40 and R100.  

Notes: 

With reference to (e), affected lots are identified spatially in Appendix E of the accompanying Acoustic 
Assessment, under Part Three – Appendix 9 of the Structure Plan.  

With reference to (f), affected lots are identified spatially in Figure 9a and 9b of the accompanying Fire 
Management Plan, under Part Three – Appendix 4 of the Structure Plan. 

1.6 OTHER REQUIREMENTS 

1.6.1 Notifications on Title 

In respect of applications for the subdivision of land the Council shall recommend to the Western Australian 
Planning Commission that a condition be imposed on the grant of subdivision approval for a notification to 
be placed on the Certificate(s) of Title(s) to advise of the following: 

a) The lot being situated in the vicinity of the Nairn Drive and Baldivis Road, with the potential to be 
affected by transport noise as identified in the Acoustic Assessment under Part Three – Appendix 9; 
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b) Construction standards to achieve higher noise standards in accordance with State Planning Policy 
5.4 Road and Rail Transportation Noise and Freight Considerations in Land Use Planning (as 
amended) as identified in the Acoustic Assessment under Part Three – Appendix 9; 

c) Lots within the 100m Poultry Farm buffer are deemed to be affected by an odour impact as 
identified in Appendix F of the accompanying Environmental Assessment under Part Three – 
Appendix 1; 

d) Lots within the 300m buffer of market gardens, as prescribed by the WAPC Planning Bulletin 63 
Policy for Dealing with Potential conflicts between Residential Subdivision and Market Gardens in 
East Wanneroo. 

e) Building setbacks and construction standards required to achieve a Bushfire Attack Level -29 or 
lower in accordance with Australian Standards (AS3959-2009): Construction of buildings in bushfire 
prone areas as identified in the Fire Management Plan under Part Three – Appendix 4 
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EXECUTIVE SUMMARY 
 

This Structure Plan Amendment proposes the inclusion of Lot 774 Fifty Road, Baldivis into the Spires 

Estate Local Structure Plan (SESP).  Lot 774 Fifty Road (the subject land) has an area of 9,204m2, is 

zoned ‘Urban’ under the MRS, zoned ‘Development’ under the City of Rockingham Town Planning 

Scheme No.2 (TPS2) and is contained within the Baldivis North District Structure Plan (DSP). Lot 774 

abuts the Spires Estate Structure Plan (SESP), to which the amendment is being sought, on its 

eastern, southern, and western boundaries.   

The SESP was adopted by the City of Rockingham on 17 June 2013, and approved by the Western 

Australian Planning Commission on 11 March 2014, subject to modifications.  

In accordance with clause 4.2.9.1 of the Scheme, this Structure Plan Amendment shall come into 

operation when it is adopted by Council pursuant to clause 4.2.6.15. 

A summary of all key statistics and planning outcomes of the Structure Plan Amendment area is 

provided in Table 2 below.  

 
Table 2 – Land Use Summary 

Item Data Section number 
references within the 
structure plan report 

Gross Structure Plan Amendment area: 0.9204 hectares 1.2.2 

Area of each land use proposed: 

- Residential 
 

0.7112 hectares 

3.3 

Estimated Lot Yield: 18 lots 3.3 

Estimated number of dwellings: 20 dwellings 3.3 

Estimated residential site density 28 dwellings per site 

 hectare 

3.3 

Estimated population: 52 people @2.6 persons / 

household 

3.3 
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1. PLANNING BACKGROUND 

1.1 INTRODUCTION AND PURPOSE 

Burgess Design Group has been engaged by Niroda Holdings Pty Ltd, acting on behalf of the 

registered landowners, to prepare an amendment to the Spires Estate Structure Plan (SESP) 

for the inclusion of Lot 774 Fifty Road, Baldivis (the subject site). 

This Structure Plan Amendment report considers the issues, opportunities, and constraints as 

they relate to the subject site, and has been undertaken by a multidisciplinary team 

comprising: 

 Burgess Design Group – Town Planning, Urban Design, and Bushfire Management; 

 360 Environmental – Environmental Assessment; 

 Tabec  - Servicing; and, 

 Tarsc  - Transport   

The proposed inclusion of Lot 774 within the SESP will ensure that subdivision and 

subsequent development occurs in an integrated and logical manner. 

It should be noted that the modifications proposed herein relate only to Lot 774. The 

remainder of the land that comprises the SESP is unchanged. 

1.2 LAND DESCRIPTION 

1.2.1 Location 

The subject site is located approximately 8 kilometres south east of the Rockingham town 

centre, 40km south of the Perth CBD, and is within the municipal boundary of the City of 

Rockingham (refer Figure 1). 

1.2.2 Area and Land Use 

The subject site is 9,204m2 in size, and accommodates a residence with an associated shed 

and some remnant vegetation, as is evident in the Aerial Photograph (refer Figure 2). 

1.2.3 Legal Description and Ownership 

125 (Lot 774) Fifty Road, Baldivis is legally described as: 

 Lot 774 on Deposited Plan 202704, Volume 1813, and Folio 718. 

The site is currently owned by Geoffrey and Rosslyn Uren, although is under contract of sale 

to our client, Niroda Holdings Pty Ltd.  

Refer Appendix 1 for a copy of the Certificate of Title. 
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FIGURE 1 | LOCATION PLAN 
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FIGURE 2 | AERIAL PHOTOGRAPH 
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2. PLANNING FRAMEWORK 

2.1 ZONING AND RESERVATIONS 

The Subject site is currently zoned ‘Urban’ under the MRS and ‘Development’ under the City 

of Rockingham Town Planning Scheme No.2 (TPS2) (Refer Figures 4 and 5).  

Pursuant to Clause 4.2.3 of TPS2, the ‘Development’ zone aims to: 

(a) Identify areas requiring comprehensive planning prior to subdivision and development; 

and, 

(b) Coordinate subdivision, land use and development of those areas requiring 

comprehensive planning. 

 

The subject site is designated ‘Development Area 9’, and pursuant to Schedule No.9 of TPS2, 

requires “an approved Structure Plan… to guide subdivision and development.” 

The City requires that a Structure Plan be prepared for a Development Area prior to 

subdivision or development of land. The Structure Plan is required to identify key 

opportunities and constraints to development; outline how future development is to be 

integrated into the surrounding area; arrange major land uses; coordinate the provision of 

major services; outline the road network; and define the staging of subdivision and 

development.  
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FIGURE 3 | MRS ZONING 
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FIGURE 4 | LOCAL PLANNING SCHEME ZONING 
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2.2 PLANNING STRATEGIES AND POLICIES 

The planning context comprising statutory and strategic framework and policy considerations 

described within the Spires Estate Structure Plan (Sections 2.1.3 and 2.2) are equally 

applicable to this Amendment. 

2.3 STRUCTURE PLANNING 

2.3.1 Baldivis (North) District Structure Plan 

 

The City of Rockingham commissioned the preparation of the Baldivis (North) District 

Structure Plan (DSP) as a means of providing the necessary framework and objectives to 

achieve a coordinated development outcome among the fragmented land holdings in the 

Baldivis area. 

The DSP area comprises all ‘Urban’ and ‘Urban Deferred’ zoned land within Kerosene Lane, 

Baldivis Road, Safety Bay Road and Mandurah Road, and has been divided into three 

precincts to assist in the application of infrastructure cost sharing arrangements. The subject 

site falls within Precinct 2, which contains residential uses at a range of densities, commercial 

uses, a primary school, and public open space. 

This minor amendment to the SESP is in accordance with the principles outlined within the 

DSP. 

2.3.2 Spires Estate Structure Plan 

The Spires Estate Structure Plan (SESP), to which this document seeks to amend, provides for 

the development of approximately 54.47 hectares of land between Fifty Road, Eighty Road, 

and Baldivis Road. The zonings and reservations proposed within the SESP facilitate a range 

of land uses including public open space, commercial activities, residential, and gas pipeline 

reserve (refer Figure 6). 

As stated above, the inclusion of Lot 774 within the SESP will facilitate a coordinated 

approach to development by controlling and integrating land uses according to a wider local 

and regional context. The overall uses proposed within this amendment are consistent with 

those as originally outlined within the DSP, and are compatible with the surrounding uses 

prescribed by the SESP. In support of the amendment to the SESP, technical notes have been 

provided to ensure that all aspects of the development are considered and integration of the 

parcels is seamless. 
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FIGURES 5 | BALDIVIS NORTH DISTRICT STRUCTURE PLAN
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FIGURE 6 | PROPOSED SPIRES ESTATE STRUCTURE PLAN 
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3. SITE CONDITIONS AND CONSTRAINTS 

Based on a review of the planning context outlined under the draft SESP, the issues and 

opportunities that impact on the development of the site are noted on the plan attached 

(Figure 7) and described below.  

3.1 BIODIVERSITY AND NATURAL AREA ASSETS 

360 Environmental has undertaken a desktop investigation, site significant tree survey and 

literature review of Lot 774 to understand the environmental values and attributes of the 

site.  The information can be found in Appendix 2 and has been summarised below. 

Vegetation 

Vegetation on the site is mapped as “representative of the Cottesloe Complex (Central and 

South)”. This complex exceeds the State Government’s vegetation retention target of 10%, 

with 50% of its original pre-European extent remaining within the City of Rockingham. 

It should be noted that, notwithstanding the 19 larger remnant trees present on site (refer 

Figure 7), the understory and remaining vegetation consists of exotic garden species. 

Resultantly, it is unlikely that any flora or communities of conservation significance are 

present within the site. 

Fauna Habitat 

A Black Cockatoo assessment and survey undertaken by 360 Environmental in November 

2013 found that (refer Attachment B of Appendix 2): 

 The site contains suitable foraging habitat in the form of remnant Tuart Trees; 

 No evidence of Black Cockatoo feeding was observed; 

 A total of 0.88ha of potential foraging habitat was identified; and, 

 A total of 19 Tuart trees that have the potential to be used for breeding were 

recorded. 

The assessment concludes: 

“As a result, the proponent will consider the requirements to refer the project to 

the DotE for potential significant impacts to the Black Cockatoos under the 

Environmental Protection and Biodiversity Conservation (EPBC) Act 1999. It 

should be noted that this process is separate to the LSP assessment process and 

should not prevent the consideration of the LSP and accompanying technical 

information.” 

In accordance with the EPBC Act 1999, the decision to refer proposals to the DotE will be 

made at later development stages. Due to the size of the site, its locational context and that 

surrounding future development areas have been primarily cleared, retention of vegetation 

is likely to be limited. 
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3.2 LANDFORM AND SOILS 

The Environmental Assessment completed by 360 Environmental confirmed that the subject 

land is relatively flat, and varies between 8 and 10 metres Australian Height Datum (mAHD). 

The site features Spearwood Sands, described as pale yellowish brown and medium to coarse 

grained, which is suitable for infiltration. 

Further, the site is identified/ mapped as having no known risk of Acid Sulfate Soils occurring 

within 3m of natural soil surface. 

3.3 GROUNDWATER AND SURFACE WATER 

The Environmental Assessment completed by 360 Environmental states that the depth to 

groundwater is approximately 7 to 9 metres below ground level. This depth is considered 

sufficient to allow development to occur without the need for additional fill. 

The site does not feature any significant natural surface water bodies, is not located within a 

floodplain, and does not occur within a Public Drinking Water Source Area. 

The surrounding SESP area has an existing approved Local Water Management Strategy 

which considers Lot 774 in its calculations. Stormwater Management will be in line with the 

approved Spires Estate LWMS strategy (refer Appendix 2). 

3.4 BUSHFIRE HAZARD 

A bushfire hazard assessment has been carried out for the subject site in accordance with 

Methodology 1 within Appendix 1 of the WAPC Planning for Bush Fire Protection Guidelines 

(edition 2, 2010). The hazard assessment has been carried out to: 

a) determine the site suitability for subdivision /development at the strategic level only;  

b) identify whether the subject land shall be designated as subject, or likely to be 

subject, to bush fires; and 

c) assess whether any future subdivision/development will require an increase of 

building construction standards in accordance with AS-3959.  

Classification of vegetation within nearby and surrounding landholdings (minimum 100m 

distance) of the subject land has been carried out. It has been determined that cumulative 

vegetation within Lots 90, 100 and 118 Fifty Road, to the north west of the subject land, 

contains vegetation types that pose a moderate to extreme bush fire risk. Existing vegetation 

within Lot 313, directly abutting the site to the west, has also been identified as posing a 

moderate to extreme bush fire risk.  

As such, the land subject to this Amendment is identified as “being subject, or likely to be 

subject, to bush fires” and is considered a bush-fire prone area. 

Under the WAPC Planning for Bush Fire Guidelines, every building is to be sited a minimum 

distance of 100m from any vegetation classified as posing a moderate or extreme risk. By 

deeming the subject land as being a ‘bush-fire prone area’, it enables the implementation of 

AS-3959-2009. AS-3959-2009 is primarily concerned with improving the ability of buildings to 

better withstand attack from bush fire. Under AS-3959-2009, the minimum 100m hazard 
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separation area may be reduced provided the building construction standard is increased to 

align with the appropriate bush fire attack level (BAL) rating.  

Lot 313 Fifty Road forms part of the SESP and is zoned for residential land uses under the 

Structure Plan.  Any existing vegetation risk located within Lot 313 is likely to be removed in 

the future. However, development of Lot 774 Fifty Road will need to take into consideration 

the timeframes and staging of development of Lot 313.  Should the existing vegetation risk 

located within Lot 313 not be removed prior to development of Lot 774 commencing, this 

could prohibit development of lots along the western boundary of Lot 774, as the minimum 

separation distances of the site to classified vegetation will not be achieved. AS-3959-2009 

construction standards (BAL) would also need to be increased for development within the 

eastern portion of site. 

Notwithstanding, existing cumulative vegetation within Lots 90, 100 and 118 Fifty Road are 

not likely to be removed as these landholdings remain within rural zonings.  Whilst only a 

small portion of the classified vegetation falls within 100m of the subject land, the 

cumulative area of this vegetation is significant and poses a moderate to extreme risk.  

Consequently, some future residential lots located along the western boundary of the subject 

land will need an increased construction standard as the minimum 100m separation distance 

cannot be implemented.  

It is noted the bush fire hazard assessment contained at Appendix 3 is a strategic level 

assessment only. Further assessment of site specific separation distances to classified 

vegetation and relative bush fire attack level ratings will need to be considered at the later 

subdivision and development stages. 

3.5 HERITAGE 

A search of the Department of Aboriginal Affairs Aboriginal Heritage Enquiry System did not 

identify any aboriginal sites of significance within or adjacent to Lot 774. 
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 FIGURE 7 | CONTEXT & CONSTRAINTS MAPPING 
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4. PROPOSED MINOR CHANGE TO SESP  

The Structure Plan Amendment Map (refer to Plan 1) outlines land uses, zones and reserves 

applicable within the structure plan amendment area. The zones and reserves designated 

under this Amendment will be incorporated into the Spires Estate Structure Plan and will 

apply to the subject land as if the zones and reserves were incorporated into the Scheme.  

4.1 LAND USE 

The land uses proposed as part of this Structure Plan amendment comprise primarily low 

density residential uses, with two possible medium density grouped housing sites located at 

the corner of Fifty Road and the future extension of McDonald Road (refer Figure 8). The 

proposed land uses are in accordance with the approved DSP and are compatible with those 

proposed within the SESP. 

4.2 OPEN SPACE 

The provision of a minimum of 10% Public Open Space (POS) is to be provided in accordance 

with the Western Australian Planning Commission’s Liveable Neighbourhoods document.  

The subject land area is such that a 10 per cent contribution would be too small to be of 

practical use and it is considered there is already an adequate provision and distribution of 

public parkland identified under the SESP.  

In accordance with the SESP and its indicative design over Lot 774 Fifty Road, no Public Open 

Space (POS) is proposed within the subject site. The SESP identifies two areas of POS in close 

proximity to the subject site, one being located approximately 50 metres to the east, and 

another 80 metres to the south.  Both areas are highly accessible from the subject site. The 

SESP identifies approximately 11% of the Structure Plans gross subdivisible area for Public 

Open Space. 

In this regard, it is considered a cash-in-lieu contribution for public open space is acceptable 

in accordance with the provisions of Section 153 of the Planning and Development Act 2005. 

4.3 RESIDENTIAL 

This minor Structure Plan Amendment proposes a residential density of R20 across the 

majority of the site, with an R40 density applicable over those portions at the intersection of 

Fifty Road and the proposed internal road.  

The proposed base density of R20 is in accordance with that as specified in the adjoining 

areas within the SESP. The proposed density of R40 is considered  appropriate given the 

strategic location of the site, adjoining the shared path network connecting to nearby future 

commercial uses, being located within the ‘400m Ultimate Bus Route Catchment’ as depicted 

within the SESP, and being in close proximity to Public Open Space. Furthermore, this 

increase in density, facilitating duplex development, effectively allows for the creation of two 

dwelling frontages on a corner location, thereby helping to improve the streetscape amenity 

of the area, as well as improving passive surveillance of the public realm. 

This Amendment aims to accommodate 18-20 single residential lots over 7,112m2, and is 

predicted to house approximately 52 residents in 20 dwellings (at 2.6 persons per household 
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(ABS 2011)), representing a density of 28 dwellings per site hectare and 22 dwellings per 

gross urban zoned hectare.  

Lots overall have been orientated such that they would provide effective surveillance of, and 

achieve an effective relationship with, the surrounding street network. 

4.4 DETAILED AREA PLANS 

As per the requirements of the SESP, detailed area plans (DAP’s) are to be prepared for any 

lot with a direct boundary frontage (primary or secondary) to Fifty Road or nay lot within 

100m of a Bushfire Hazard.  

The requirement for DAP’s make sufficient provision to ensure that any grouped dwellings 

constructed on lots abutting Fifty Road adequately address both Fifty Road and the proposed 

internal road. DAP’s and should consider, among other factors, fencing (including visual 

permeability), dwelling orientation, vehicular access, setbacks and bushfire attack level (BAL). 

4.5 MOVEMENT NETWORKS 

The movement network within the site comprises a single 18m wide through road, being a 

Neighbourhood Connector ‘B’ road, as specified in the SESP, which intersects with Fifty road 

and McDonald Street at the northern boundary of the site through a proposed roundabout. 

The technical note (refer Appendix 4) prepared to assess the proposed roundabout 

demonstrates that the intersection should operate at a very good level of service for all 

movements in peak conditions. 

In accordance with the SESP, Fifty Road is designated a Neighbourhood Connector A road and 

is to be widened by 3m (to a total reserve width of 23m) where it abuts the subject site. This 

widening is to be accommodated within the subject site, and is to be upgraded to a 

‘Boulevard’ standard at the time of subdivision.   

In accordance with the SESP, a ‘shared path’ is required to both sides of the proposed 

internal Neighbourhood Connector road reserve.  

Additionally, the site is located within the ‘400m Ultimate Bus Catchment’ as shown within 

the SESP. 

It should be noted that the City will not support direct driveway access to Fifty Road as it is 

designated for a high order District Distributor function and will accommodate significant 

traffic flow in the future. DAP’s required for those lots fronting Fifty Road will address 

restricted vehicle access for lots fronting Fifty Road. 

4.6 WATER MANAGEMENT 

A Water Management Strategy has been prepared by 360 Environmental to act as an 

addendum to the approved SESP LWMS (refer Attachment A of Appendix 2). This Water 

Management Strategy is summarised below: 

 Water Usage Strategy 



BURGESS DESIGN GROUP town planning + urban design  LOCAL STRUCTURE PLAN | EXPLANATORY SECTION 

 
CAS BAL | 140806RLGA_Structure Plan Amendment Report (v3).docx  P a g e  | 16 

 Water efficiency measures, in the form of the ‘5 Star Plus Code’ (requiring a range of dwelling 

design elements and 3 or 4 star rated fittings and fixtures), will be implemented to reduce 

scheme water demand. Additionally, all households will be encouraged and supported to 

implement the Water Corporations water wise practices. 

Stormwater Management 

The subject site forms part of Catchment 10b, as identified in the SESP LWMS. Modelling 

undertaken by 360 Environmental indicates that the subject site formed part of the LWMS 

drainage calculations. 

Lot drainage is to be managed by infiltration through soakwells, which will be the lot owner’s 

responsibility to provide, install and maintain. 

Minor storm events (1 in 5 year ARI event) will be conveyed through a piped conveyance 

system, whilst major storm events (up to 1 in 100 year ARI event) will be conveyed via the 

road network to basins within the SESP POS. 

Groundwater Management  

Given the clearance to groundwater (7-9m below ground level): 

 It is not anticipated that fill will be required; 

 Subsoil drainage will not be required; and, 

 The groundwater clearance supports infiltration on lots via soakwells. 

4.7 EDUCATION FACILITIES 

It is noted that the DSP shows two primary schools within 700 metres of the subject site (the 

existing Baldivis Primary School to the east, and a proposed primary school to the north). 

4.8 ACTIVITY CENTRES AND EMPLOYMENT 

There are no commercial or retail land uses within the subject land.   

It is noted that the future residents within the subject land and the broader Spires Estate will 

be appropriately serviced by commercial and retail facilities.  These land uses have been 

provided for in the endorsed DSP, and have been included within the SESP.  

 

 

 

 

 

 

 



BURGESS DESIGN GROUP town planning + urban design  LOCAL STRUCTURE PLAN | EXPLANATORY SECTION 

 
CAS BAL | 140806RLGA_Structure Plan Amendment Report (v3).docx  P a g e  | 17 

 

FIGURE 8 | PROPOSED MINOR CHANGE TO SESP 
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5. INFRASTRUCTURE COORDINATION, SERVICING AND STAGING 

TABEC Civil Engineering Consultants prepared an Engineering Infrastructure Report (refer 

Appendix 5) in January 2014 to support the preparation of this amendment. The report 

confirms that there are no identified servicing constraints that prevent the land from being 

developed for urban purposes. A summary of the report is provided below. 

5.1 POWER 

Existing 22kV Western Power overhead aerials are located along the north side of Fifty Road. 

The network capacity mapping tool on the Western Power website does not show this as a 

critical area. It is therefore unlikely that any major upgrades or network reinforcement would 

be required for Fifty Road. 

5.2 TELECOMMUNICATIONS 

NBN Co is responsible for the installation of fibre in all broad acre developments of 100 or 

more premises within the long term optic fibre footprint.  A developer agreement will be 

necessary prior to any construction works commencing.  However, as Lot 774 is unlikely to 

qualify independently, it may be possible to create a developer agreement based on the 

greater surrounding developments proposed and view the project in terms of area demand. 

5.3 WATER 

Initial water supply may be possible from the existing 250mm main on Fifty Road. However, 

the Water Corporation’s scheme planning indicates that an additional water main along Fifty 

Road will be required, which is proposed to be 375mm in diameter and would be subject to 

prefunding arrangements.   

The Water Corporation’s ultimate planning provides for an additional major water 

distribution main to supplement the proposed assets within Fifty Road and provide the wider 

area with distribution mains from which reticulated services may be connected.   

5.4 SEWER 

Lot 774 falls within the catchment of the existing McDonald Road waste water pump station 

which is located approximately 140 metres to the immediate north of the site.   

Ultimately, the McDonald Road waste water pump station will be upgraded to a Type 90 with 

a flow rate capable of approximately 85 litres per second.  The McDonald Road pump station 

also lies in the catchment of the East Rockingham Waste Water Treatment Plant (ERWWTP) 

so the ultimate pressure main will be directed north along McDonald Road, and then gravity 

fed toward a future Type 180 waste water pump station near Kerosene Lane.  There will be a 

450mm diameter pressure main from this pump station discharging to the ERWWTP.   

Due to the current limited capacity of the McDonald Road waste water pump station and 

temporary outfall nature of the existing pressure main toward Baldivis Road, further detailed 

planning with Water Corporation is required, with confirmed development timing, to assess 

the viability of interim arrangements prior to ERWWTP being available. This detailed planning 

will be undertaken at the appropriate time.  
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6. LAND USE AND SUBDIVISION REQUIREMENTS 

Subdivision and development of the Structure Plan area shall generally be in accordance with 

the Spires Estate Structure Plan Map (as amended).  

General standards for subdivision and development, as well as variations to the Residential 

Design Codes, shall be in accordance with that specified in the Spires Estate Structure Plan 

report.   

6.1 STAGING 

As the subject site is relatively small, and readily accessed and serviced from Fifty Road, it is 

envisaged that subdivision will occur in one stage, shortly after the adoption of this 

amendment. 

It may be necessary to stage the development of Lot 774 as a result of the existing bush fire 

risk located along the western boundary of Lot 774 and within Lot 313. In this regard, the 

eastern portion of the subject site may be required to be developed first should a 

coordinated and timely approach to development not be achieved with the adjoining 

landowner. 

6.2 DEVELOPMENT CONTRIBUTION ARRANGEMENTS 

The subject land falls within the City of Rockingham’s Development Contribution Area No.2.  

As such, the site is subject to cost contributions as outlined under Schedule 12 ‘Development 

Contribution Plan No. 2’ within the City’s Town Planning Scheme No.2. 

6.3 PLANNING FOR BUSH FIRE 

A Bush Fire Hazard Assessment has been carried out for the subject land (refer Appendix 3) in 

order to classify any potential bush fire hazard at the strategic level and determine the site’s 

suitability for future subdivision and development.  The hazard assessment has identified the 

subject land as being located within 100m of an area recognised as containing a moderate or 

extreme bush fire hazard.  

As such, the subject land should be designated as being subject, or likely to be subject, to 

bush fires. 

The current Australian Standard 3959 (AS3959) ‘Construction of Buildings in Bush-fire Prone 

Areas’ should therefore be applied and a Bush-fire Attack Level determined for any buildings 

within the subject land at the subdivision/development stage.  
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6.4 Other Requirements 

Appendix 

No. 

Document Title Approval Required 

OR Supporting 

Documentation Only 

Approval 

Status 

Approval Agency 

1 Certificate of Title Supporting   

2 Environmental Assessment Supporting   

3 Bush Fire Hazard Assessment Approval required  City of Rockingham 

4 Traffic Assessment Supporting   

5 Servicing Report Supporting   

 

7. CONCLUSION 

This Structure Plan Amendment report, accompanying plans, and appendices, satisfy the 

Council’s Scheme requirements with respect to the objectives of the ‘Development’ zone, 

and the preparation of Structure Plans. 

The proposed minor modification to the SESP as described in this report satisfies the 

planning frameworks adopted by the City of Rockingham and the Western Australian 

Planning Commission and the advice received during consultation with other agencies. The 

Plan should ultimately assist in achieving a contemporary and integrated subdivision that 

provides the foundation for a strong and cohesive community. 

In light of the above, the Local Structure Plan Amendment, as submitted, represents a logical, 

well-planned and timely addition to the ongoing development of the Baldivis locality. 

 

 

 
 



 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

PLAN 1  

AMENDMENT TO SPIRES ESTATE LSP 



774

Modified by Burgess Design Group to include Lot 774 
Fifty Road - 11 August, 2014.
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AMENDMENT 
NO. SUMMARY OF AMENDMENT AMENDMENT 

TYPE DATE APPROVED BY WAPC 

1 Inclusion of Lot 774 Fifty Road, Baldivis into 
the Structure Plan area and for the purpose 
of residential development. 
Bdg Ref: 141028_Spires Estate LSP  
(Part One Only_Updated To Include Lot 774) 

Minor Does not require WAPC 
endorsement under Clause 
4.2.7 of TPS2 

2 Update the POS Schedule within Part Two 
(relevant to Lots 312 & 313 Fifty Road, Lots 2, 4, 
7, 8 Eighty Road, and Lot 5 Baldivis Road, 
Baldivis). 

Minor Does not require WAPC 
endorsement under Clause 
4.2.7 of TPS2 

3 Update the road network by replacing the cul-
de-sac with a through road between land 
coded R40 and the northern portion of the 
land zoned Commercial and delete the nib 
road abutting the southern most area of land 
between R60 coded land and the public open 
space reserve. 

Minor Does not require WAPC 
endorsement under Clause 
4.2.7 of TPS2 

4 
The inclusion of R100 Residential Density 
Coded land surrounding the Neighbourhood 
Centre. 

Major 
 

 
Table of Density Plans 

DENSITY 
PLAN NO. AREA OF DENSITY PLAN APPLICATION DATE ENDORSED BY WAPC 

   

   

   

 
  



 

EXECUTIVE SUMMARY TABLE 
 

ITEM DATA MODIFIED 

Total area covered by the structure plan 54.57 hectares No 

Area of Amendment 1.19 hectares Yes 

Area of each land use proposed (approx): 
Nett Residential (excl roads & POS) 
Commercial 
‘Other Regional Roads’ (Nairn Drive) 

 
31.36 hectares 
2.8 hectares 
1.01 hectares 

No 

Estimated lot yield ~ 600+ lots No 

Estimated number of dwellings ~ 900+ dwellings Yes 

Estimated residential site density 
~ 28 Dwellings /site hectare 1 
~ 16 Dwellings/gross urban 

zone 2 

Yes 

Estimated population@ 2.8pp/dwelling ~ 2,520+  Yes 

Number of high schools 0 No 

Number of primary schools 0 No 

Estimate Commercial floor space ~ 5,500m2 No 

Estimated number and % of public open space 
given over to: 

Regional Open Space 
District Open Space 
Neighbourhood Parks (>3,000m2) 
Local Parks (<3,000m2) 

 
0ha 
0ha 

10 parks @ 5.75ha (97.7%) 
1 park @ 0.13ha (2.3%) 

No 

Estimated percentage of natural area:  0ha No 
 

FOOTNOTES: 
 

1 Gross Urban Zone’ refers to the definition under WAPC’s Directions 2031 and supporting documents.  
2  ‘Residential Site Hectare’ refers to the definition under Element 1 of WAPC’s Liveable Neighbourhoods. 
3 All figures above exclude Lot 774 Fifty Road 
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PART ONE – IMPLEMENTATION 

1 Structure Plan Amendment 
The Amendment to the approved Structure Plan for Lots 312 & 313 Fifty Road, Lots 2, 4, 7 & 8 Eighty Road and 
Lot 5 Baldivis Road, Baldivis, is to support a recoding of the land which is adjacent to the Neighbourhood Centre 
and Public Open Space (POS) (Area E) from R60 to R100. 

2 Local Developments Plans 
Local Development Plan(s) will be prepared for the land coded R100 to inform applications for subdivision and 
development in regard to the following:  

 The bushfire risk; 
 The interface between public open space and the future built form for the amendment area; 
 The built form in respect of bulk, scale, height, visual permeability and architectural expression; 
 The facade of the proposed R100 zone that will abut land coded R25 and R40 (within two of the three 

proposed street blocks); 
 Building setbacks; 
 Private and public car parking; and 
 Adequate provision for the City’s rubbish collection vehicles to suitably manoeuvre in all circumstances. 
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3 Spires Estate (Phase 2) Structure Plan (Plan 1) 
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PART TWO –  
EXPLANATORY SECTION AND TECHNICAL STUDIES 

1 Introduction and Purpose 
The purpose of this Amendment to the approved Structure Plan for the Spires Estate (Phase 2) is to recode land 
from R60 to R100.   

2 Residential Densities and Dwelling Forecasts  
 Dwelling Forecasts- Directions 2031 

The Structure Plan Amendment still proposes in the order of 600+ lots, with the total dwelling yield increased from 
800+ dwellings to be in the order of 900+ dwellings.  The dwelling yield projections thus address the 15 dwellings 
per gross urban zone targets of Directions 2031, and will potentially accommodate a population in the order of 
2,520+ people, at a rate of 2.8 persons per household.  

 Dwelling Forecasts- Liveable Neighbourhoods  
Higher density (R100) residential development is proposed in proximity to (and potentially within) the future 
Neighbourhood Activity Centre adjacent the future Nairn Drive.  

The R100 density code offers a minimum and average lot product considered suitable for this location within the 
outer-metropolitan area of Perth and adjacent to a neighbourhood centre.  It is anticipated that the product will be 
predominantly multiple dwellings, where it is estimated that the three sites could accommodate approximately
~200+ dwellings, which is an increase from approximately 100 (R60) dwellings. 

Based on the Liveable Neighbourhoods ‘Site Hectare’ definition, the overall density for the Structure Plan equates 
to ~28 dwellings per site hectare; thus exceeding the 22 dwellings per site hectare target of this document.  

3 Streetscape and Built Form Environment  
 ‘High Density’ – Residential R100 

An Indicative Development Plan (IDP) has been prepared for the R100 sites (Figure 1).  Development needs to 
incorporate and maintain the following elements:  

a) Unless specified below, all development controls are to be as per the requirements of the Residential 
Design Codes. 

b) The preferred Land Uses for the subject lots are as follows: 
i. Multiple Dwellings; and  
ii. Home Based Business. 

c) The maximum building height permitted is 19.0m/ 5 storeys. 
d) The buildings are to be located and configured to frame and address street frontages in a way generally 

consistent with Figure 2 – Frontage Types and Figure 3 - Cross Sections. 
i. Type 1 

 Minimum setback 2m, with a minimum of 2 storey (6.0m) or equivalent parapet height up to 3 
storeys/12.5m high. 

 An additional 3.5m setback to 4-5 storeys/19m high. 
ii. Type 2  

 Minimum setback 2-4m, with a minimum of 2 storey (6.0m) or equivalent parapet height up to 
3 storeys/12.5m high. 

 An additional 6m setback to 4-5 storeys/19m high. 
iii. Type 3 

 Minimum setback 2m, with a 2 storey (6.0m min/ 8.0m maximum) or equivalent parapet height. 
 An additional 10m setback to 3-5 storeys/19m high. 
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iv. Type 4 
 Nil setback permitted for ground floor only. 
 2nd  Storey setback as per R-codes (Table 2a and 2b). 
 An additional 12.5m setback to 3-5 storeys/19m high). 

e) Minimum Floor to Floor Heights are: 
i. Ground floor to first floor - minimum 3.6m with a minimum floor to ceiling height clearance of 3m (to 

allow for adaptable ground floor uses i.e. home based business). 
ii. Above Ground Floor - minimum 3.0m with a minimum floor to ceiling height clearance of 2.7m. 

f) All service areas to be not visible from the street. 
g) Car parking to be provided in accordance with the Residential Design Codes. 
h) Parking is not permitted between the road reserve boundary and building frontages.  Off-street car parking 

to be located behind, under or over ground floor street front buildings. 
i) Visitor parking directly adjacent on-street parking can contribute to a developments visitor parking 

allowance.  In addition, reciprocal parking rights with commercial site/s will be facilitated. 
j) Vehicle entry/egress points shall be generally provided as per the IDP (Figure 1). 
k) Buildings are to provide surveillance of all street frontages and areas of POS.  All dwellings adjacent to a 

street or POS to provide a minimum of one major opening overlooking the street/POS. 
l) Central areas of private open space are encouraged. 
m) Developments between 6-12 dwellings to provide 40m² of communal open space; developments over 12 

dwellings to provide 80m² of communal open space. 
n) Fencing to street/POS frontages to be permeable, with a maximum solid wall to a height of 900mm. 
o) CPTED principles (in accordance with the WAPC Designing out Crime Planning Guidelines) are to be 

incorporated into the developments. 
p) Basic building finishes should favour materials which complement the colours and textures of the local 

landscape. 

 Local Development Plans 
Local Development Plan will be prepared for the land coded R100 to inform applications for subdivision and 
development in regard to the following:  

 The bushfire risk; 
 The interface between public open space and the future built form for the amendment area; 
 The built form in respect of bulk, scale, height, visual permeability and architectural expression; 
 The facade of the proposed R100 zone that will abut land coded R25 and R40 (within two of the three 

proposed street blocks); 
 Building setbacks; 
 Private and public car parking; and 
 Adequate provision for the City’s rubbish collection vehicles to suitably manoeuvre in all circumstances. 
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4 Transport Assessment 
A technical note has been prepared by Transcore to assess the impact of the proposed increase in density from 
R60 to R100 (Appendix 1 refers).  A summary of the technical note is below. 

Modelling and analysis undertaken indicates that the proposed modification to the residential density would not 
increase the projected traffic volumes on any of the Structure Plan roads by more than 100vph.  Therefore, the 
traffic impact of the proposed increase in density is expected to be marginal and would not change the road 
hierarchy of the original Structure Plan area. 

The updated Structure Plan shows a new connection from north of the proposed neighbourhood centre within the 
Structure Plan area to Lot 311.  Transport modelling and analysis undertaken indicates that the impact of the 
proposed road network modification would be local and would reduce the projected traffic volumes from the 
parallel north-south road, within the Structure Plan area, to the west of this road by about 700vpd. 

The SIDRA intersection analysis undertaken indicates that the proposed signalised intersection of Amazon Drive/ 
Nairn Drive would work satisfactorily and well within capacity with overall level of service B and can accommodate 
the additional traffic due to the proposed modification to the Structure Plan. 
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APPENDIX 14: AMENDMENT NO. 5 EXPLANATORY 
SECTION & APPENDICES 



 

 

2. EXPLANATORY SECTION & APPENDICES 

SPIRES ESTATE LOCAL STRUCTURE PLAN  

2.1 PURPOSE 

The purpose of this Amendment is to rezone land from R25 to R40 and R100 and from R100 to Special Use.  
The plan below compares the approved and the proposed landuses and residential densities.   

 

Figure 1: Comparison Plan 

2.2 DESIGN CONSIDERATIONS 

The design of the Neighbourhood Centre has progressed and the intent of the LSP modification is to 
facilitate the development of a ‘Tavern’ adjacent to the Public Open Space, whilst not impacting on the yield 
of the residential dwellings, the adjoining land has increased in density. 

A concept plan demonstrating the future commercial building footprint is shown in Figure 2. 

Whilst the southern R100 site has been relocated west of the Tavern site the design principles proposed 
previously will be retained. 
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Figure 2. 

  

FIGURE 2 Indicative Concept Plan 
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2.3 RESIDENTIAL 

2.3.1 Density 

The proposed change in the Residential Density does not alter the total dwelling yield for the estate.  In this 
regard, the LSP modification still proposes in the order 900+ dwellings.  The dwelling yield projections thus 
address the 15 dwellings per gross urban zone targets of Directions 2031, and will potentially accommodate 
a population in the order of 2,520+ people, at a rate of 2.8 persons per household. 

Based on the Liveable Neighbourhoods ‘Site Hectare’ definition, the overall density for the Structure Plan 
equates to ~28 dwellings per site hectare; thus exceeding the 22 dwellings per site hectare target of this 
document. 

2.3.2 Local Development Plans 

A Local Development Plan for the Special Use lot will need to address the following design aspects: 

- Built form;  
- Interface and relationship with the public realm;  
- Landscaping;  
- Setbacks;  
- Building orientation;  
- Pedestrian circulation;  
- Access;  
- Car parking;  
- Noise; and  
- Waste and servicing. 

Local Development Plans for R40 and R100 coded lots will need to address the following design aspects: 

- Building Height; 
- Nil or minimum front setbacks; 
- Garage and access points; 
- Built form orientation; 
- Fencing (where abutting POS); 
- Waste Collection (R100 sites) 
- Landscaping; 
- Visitor Parking/on-street parking provisions; 
- Private and communal open space; and 
- Noise attenuation (R100 site adjacent Tavern). 
 
2.4 SPECIAL USE ZONE 

As stated above, the intent of the LDP modification is to facilitate the including of Special Use zoned land to 
facilitate the development of a ‘Tavern’ adjacent to the Public Open Space.   

The objectives for the Special Use site should include: 

- To make provisions to incorporate an entertainment use to support the future role, character and 
purpose of the Neighbourhood Centre; 

- To contribute to the overall main street environment; 
- To provide activation adjoining the Public Open Space within the Neighbourhood Centre. 
- To provide Built form that addresses and frames the adjoining Public Open Space by providing 
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o height and elevation,  
o Active frontages with no blank facades with windows and entrances accessible or visible 

from the public realm; 
o Maximise the use of glazing to provide visual engagement with the Public Open Space; and 
o Visual interest through building articulation, architectural features and materials; buildings 

should be designed to emphasise street corners where applicable. 

The Special Use zoned land equates to 5,000sqm.  Taktics4 has provided a retail assessment of the additional 
Commercial land and the report is included as Appendix 1.  The summary of the retail assessment provided 
below: 

- A tavern represents an appropriate and suitable use for the Baldivis North Neighbourhood Centre. 
- There is an established commercial and market demand for a tavern at the Baldivis North 

Neighbourhood Centre. 
- A tavern at the Baldivis North neighbourhood Centre will not unduly impact on the sustainability of 

existing or planned taverns within the planned activity centre network. 
- A tavern represents a desired diversity of commercial activity and contributes to the night-time 

economy and overall employment and economic sustainability of the Baldivis North District. 
- A tavern represents a high trip frequency activity which is supported and encouraged for 

Neighbourhood centres in accordance with the relevant state and local planning policy. 

2.5 TRAFFIC ASSESSMENT 

Transcore has provided a Transport Assessment on the proposed LSP modification (Appendix 2 refers).  A 
summary of the assessment is included below. 

The information presented in the Transport Assessment Addendum documents anticipated future traffic 
flows with the addition of a tavern to the planned Neighbourhood Centre in accordance with this proposed 
LSP modification.  

The proposed tavern is anticipated to increase traffic flows by approximately 1400 vehicles per day but the 
resultant traffic flows will still be within the capacity of the planned road network in and around the LSP 
area.  The planned road network can accommodate the proposed LSP modification and will operate 
satisfactorily under the forecast future traffic flows. 

2.6 UWMP  

DEC has previously prepared and had approved an UWMP for the subject area of this LSP modification.  DEC 
has subsequently prepared an addendum to the approved UWMP (Appendix 3 refers), which summarised 
the following: 

- The UWMP provided criteria for storage requirements for higher density sites which resulted in the 
same outflow from standard residential lots.  

- The impact of the proposed changes will mean that the increased in paved area will be countered by 
the increased storage provided on the higher density allotments.  

- As a result, provided the criteria is applied as outlined in the UWMP, no change to the UWMP is 
required.  



 

 

 
 
 
 
 
 
APPENDIX 1: RETAIL ASSESSMENT 
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APPENDIX 2: TRAFFIC ASSESSMENT 
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APPENDIX 3: UWMP ADDENDUM 
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