
APPLICATION FOR PLANNING APPROVAL -
PROPOSED ADMINISTRATIVE OPERATIONS CENTRE (COMMUNITY PURPOSE} -
WEST AUSTRALIAN SHALOM GROUP INC -
1973 (LOT 7) GREAT NORTHERN HIGHWAY. BULLSBROOK 

Planning approval is sought for the development of 1973 (Lot 7) Great Northern Highway, 
Bullsbrook by the West Australian Shalom Group Inc (WASG) for an administration centre to 
coordinate its operations. 

Overview of the WASG 

The WASG is a legally-constituted, not-for-profit organisation established with the objective of 
restoring the lives of men, women and families in the community. 

This objective is primarily pursued through the provision of a rehabilitation program for individuals 
who suffer life-controlling issues, such as substance-addiction, anxiety, fear or emotional trauma. 

The rehabilitation program has several key elements, including the provision of: 

• 

• 

Live-in care at ten properties throughout the Swan Valley, collectively known as Shalom 
House, including separate premises dedicated to mens' and womens' rehabilitation 
programs and to couples and small family units. 

Mentoring and counselling of program participants to address each individual's specific 
problems. 

Workplace training and employment in various environments, which provides structure 
and a sense of purpose for program participants, while offering various vocational 
experience, training and professional development and the opportunity to derive an 
income. 

Operation of Shalom House is self-funded from a range of sources including : 

• 

• 

• 

Financial contributions from individuals undertaking the rehabilitation program; 

Revenue generated from various business services provided to the community by the 
WASG, including construction , maintenance, furniture removals and labour hire services 
(Shalom Works) and digital media services, including graphic design, website 
development, marketing, video production and photography (Shalom Digital) ; and 

Donations . 

The various components of the WASG's operations are highly integrated and coordinated under 
the oversight of a Management Board and administered by a team of approximately 70 staff, 
comprised of those in both paid and volunteer positions. The administrative operations are 
currently based at a premises in West Swan, however they have outgrown its capacity. 

The WASG purchased Lot 7 in 2018 with the intent of establishing a hub from which it will 
coordinate its various operations. This is the subject of this development application. It is 
important to note that the application does not include any accommodation of rehabilitation 
program participants. 

Proposal Details 

Planning Approval is sought for the following: 



• 

• 

• 

i 

Construction of a new double-storey building (shown on the Site Plans '"as 'Proposed 
Administrative Operations Centre') on the eastern portion of the subject land to be used 
to house the administrative operations of the WASG. The building is to have an internal 
floor area of 499m2 (249.5m2 on each floor) , with an attached covered verandah (175m2) 
and porch ( 12m2) sheeting . The building is to have a wall height of 4.6m and roof apex of 
6.83m and is to be setback 30m from Lot l's front boundary with Great Northern Highway 
and between 22.47m and 27.58m from Lot l's southern (side) boundary. The building is to 
be steel-framed and clad in a combination of steel ('Colorbond') and fibre-cement 
('Easylap '). The external colour of the cladding is yet to be selected, however an exterior 
finishes schedule could be prepared after consultation with the City in the event of 
approval being issued to ensure the building's exterior complements its setting. The 
proposed building will be connected to the reticulated sewer system, which has recently 
been extended within a proximity that is feasible to connect to from development on Lot 
7. 

Amended site access arrangements from and onto Great Northern Highway, with closure 
of the existing crossover and installation of a new crossover, in addition to new driveways 
and a 62-bay carpark. 

Use of an existing and approved 432m2 (29.5 x 14.6m) Colorbond-clad shed located on 
the portion of the subject property to the west of the Ellen Brook to store small utility 
vehicles, tools and other equipment associated with the 'Shalom Works' component of 
WASG's operations. 

It has come to the attention of the WASG that the City of Swan has no record of having granted 
approval for two structures on Lot 7 that pre-existed the WASG taking ownership of the property, 
these being: 

• 

• 

A 360m2 (30m x 12m) zincalume-clad shed located adjacent to the western boundary of 
Lot 7; 

A 84m2 ( 12m x 7m) transportable structure located adjacent to the 'Storage Shed' . 

This application therefore seeks retrospective approval for these structures to be retained on the 
property and for use for the following purposes: 

• 

• 

Rear Shed - for storage of materials used for care and maintenance of the property . 

Transportable - for Shalom Work staff amenities . 

Upon the completion of development, it is anticipated that the maximum number of WASG staff 
and site visitors to be accommodated on the subject land at one time would be 60 persons. 

Site Description 

Location 

The general location of Lot 7 is shown in Figure 1 . The property has a frontage to Great Northern 
Highway and is located approximately 19 kilometres north of the Midland City Centre and 6.5 
kilometres south of the Bullsbrook townsite. 
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Figure 2 shows the extent of the subject land. Figure 3 shows Lot 7 in the context of surrounding 
land holdings. A more detailed depiction of site levels and other features is shown on the 
appended site plans. 

1973 

1873 

Figure 2 - Lot 7 
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Figure 3 - Lot 7 and Surrounds - Cadastre 

Land Area 

Lot 7 has a total land area of 160,353m2 (16.0353 ha) . It straddles Lot 12594, which contains the 
Ellen Brook. The portion of Lot 7 to the west of the Ellen Brook is l l 4,093m2 (11.4093 ha) and the 
portion to the east is 46,260m2 (4.6260 ha). 

Existing Land Use and Development 

Subiect Land 

Lot 7 is largely cleared, with the exception of remnant native vegetation located adjacent to 
the Ellen Brook and scattered trees in a parkland setting on the western part of the property. As 
mentioned previously in this report, there are two existing sheds on Lot 7 (one 462m2 in area, with 
an adjoining 84m2 transportable structure, located centrally on the property, approximately 
34m from the northern boundary of Lot 7, and the other 360m2 in area located adjacent to the 
rear (western) boundary) . The property has an attractive outlook, particularly to the east 
towards the Darling Escarpment and the Walyunga National Park. 

Lot l's sole means of vehicular access is from Great Northern Highway, which is reserved as a 
Primary Regional Road in the Metropolitan Region Scheme (MRS) and is a major regional road 
link between Perth and regions to the north. The role of Great Northern Highway (and therefore 
traffic volumes) has diminished since the recent opening of the Northlink project, which has 
effectively extended Tonkin Highway from its intersection with Reid Highway in Beechboro 
northwards to Muchea along a new controlled-access highway that will form part of the future 
Perth-Darwin Highway approximately three kilometres to the west of Lot 7. 
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A Transport Statement has been prepared in support of this application, as contained in 
Appendix 1 . Its recommendations are discussed in Appendix 2, which provides justification for 
approval for the proposed development. 

Surrounding/Nearby Land 

Properties surrounding and near Lot 7 include mostly cleared land used for rural living purposes, 
some with residences of a substantial size. However there are many properties within 
approximately 3km of Lot 7 that accommodate various non-rural activities, including sites used 
for basic raw materials extraction, construction materials salvage, landfill, a heavy vehicles 
recycling depot. a motor speedway, dog boarding kennels, a lupin processing plant and 
transport depots. 

The Twin Swamps Nature Reserve, which is a Bush Forever site and reserved for Parks and 
Recreation in the MRS is located approximately 660 metres to the west of Lot 7. 

Figure 4 - Site Context 
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Figure 5 - Lot 7 Aerial Photo 

Planning and Environmental Context 

Current Zoning 

Lot 7 is zoned 'Rural' under the MRS and 'General Rural' under the City of Swan Town Planning 
Scheme No.17 (TPS 17). An extract from the TPS 17 map as applicable to Lot 7 is shown in Figure 
6. 

Figure 6 - Extract from TPS 17 Map 
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Clause 4.2.17 of TPS 17 sets out the planning objectives for the use and development of land in 
the General Rural zone. The objectives are to: 

a) facilitate the use and development of land for a range of productive rural activities, which 
contribute to towards the economic base of the region: 

b) provide for a limited range of compatible support services to meet the needs of the rural 
community, but which will not prejudice the development of land elsewhere which is 
specifically zoned for such development: 

c) ensure the use and development of land does not prejudice rural amenities, and to 
promote the enhancement of rural character: 

d) ensure that development and land management are sustainable with reference to the 
capability of land and the natural resource values. 

Discussion provided in Appendix 2 seeks to demonstrate the consistency of the proposed 
development with the objectives for the General Zone 

Land Use Categorisation 

This application for planning approval is submitted on the basis that the proposed use of the 
existing and proposed structures on the property fall within to the TPS 17 definition of 
'Community Purpose' , which reads as follows: 

"community purpose" means the use of premises designed or adapted primarily for the 
provision of educational, social or recreational facilities or services by organisations involved in 
activities for community benefit; 

TPS 17 provides discretion to the City to approve the use of land for a Community Purpose on 
land zoned General Rural. 

WASG's delivery of rehabilitation services, through 'Shalom House' have been accepted as 
meeting the Community Purpose definition through an extensive legal process in the Supreme 
Court and the State Administrative Tribunal (SAT) . 

This process followed applications made by the WASG to use existing premises on Park Street, 
Brabham and Forest Road, Henley Brook to deliver its rehabilitation programs. The City refused 
both applications, which the WASG referred for review to the SAT. 

In October 2019, the SAT handed down its decision (DR79 of 2019) in relation to these reviews, 
granting approval for both properties to be used to accommodate participants in the Shalom 
House rehabilitation program. 

Categorisation of Shalom House as a Community Purpose under TPS 17 was central to the SAT 
cases. It follows that if the delivery of the rehabilitation program has, through a well-considered 
legal review, been determined as meeting the definition of Community Purpose, so too does the 
activity of administration and coordination of that program, as is proposed in this application. 

Environmental Considerations 

Topography: The site gently undulates, with an elevation varying from 21 m AHD to 29m AHD and 
generally increasing from west to east. 

Geology and Soils: The site is mapped across two poorly drained soil systems: 

• The Yanga System - described as a poorly drained plain with pale sands and saline wet 
soils. 
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• The Pinjarra System - described as poorly drained coastal plain with variable alluvial and 
Aeolian soils (Department of Primary Industries and Regional Development, 2018). 

The geology of the site has been identified as South West Terrone Greenstones described as 
Quartz-mica schist; including sillimanite, andalusite, kyanite, graphite and staurolite-bearing 
varieties (Department of Mines Industry Regulation and Safety, 2016) . 

Groundwater: Depth to groundwater ranges from between 2.5 and 7.5 metres across the site 
and flows from north-west to south-east. 

The site is within the East Swan subarea of the Perth - Superficial Swan Aquifer. No water licences 
exist for the site and the Perth-Leederville and the Perth-Superficial Swan aquifers are both fully 
allocated. The adjacent lot to the north of Lot 7 has a groundwater licence with an allocation of 
19,000 KL. 

The site is not within a Public Drinking Water Source Area. 

{All groundwater-related information sourced from the Department of Water and Environmental 
Regulation, 2018) . 

Surface Water: The Ellen Brook, a major non-perennial watercourse, traverses north-south 
through Lot 7 within Lot 12594. Areas adjacent to the Ellen Brook are mapped within the 100 Year 
ARI Floodway and Flood Fringe areas. The majority of the eastern portion of Lot 7 is mapped 
within a 100 Year ARI Floodplain Development Control Area associated with the Ellen Brook. 

Development within a floodway is generally not supported where it is considered that the 
development may obstruct major river flood flows, however nothing in this application proposes 
any potential obstruction. 

All habitable, commercial and industrial buildings within a Development Control Area should 
have their floor levels above the level of the 100 Year ARI flood event, which will be the case for 
the proposed development. 

A non-perennial lake is located in the north-west corner of the site and appears to be a 
constructed dam. The site is mapped as having two earth dams, located to the north-east of 
the Ellen Brook. 

(All surface water-related information sourced from the Department of Water and Environmental 
Regulation, 2018) . 

Wetlands/Bush Forever: A Conservation Category Wetland (CCW) is mapped on Lot 7 - this 
being associated with the Ellen Brook (UFI: 15734). The Ellen Brook is also mapped as forming 
Bush Forever Site 296. Two CCW's are located on the adjacent lots to the north (UFl:12683 and 
12684) . 

The DBCA recommends a generic buffer distance of 50 metres from a CCW. The EPA also 
recommends a minimum dryland vegetated buffer distance of 50m from any permanent 
watercourse from the edge of riparian vegetation or the edge of the 1 in 100-year floodway 
(Environmental Protection Authority, 2006). 

The Ellen Brook foreshore area mostly aligns with the CCW and Bush Forever boundaries, so the 
foreshore area has been defined as the buffer with the greatest area over the site - buffers 
relevant to Lot 7 are shown on the plan in Figure 7. Development and clearing is not permitted 
within CCWs and their buffers. No new development proposed is located within a buffer. 

A Multiple Use Wetland (MUW) (UFI: 15732) is mapped across the entire site and relates to the 
Ellen Brook floodplain . Development is generally acceptable on a MUW as they have little 
remaining important ecological value. 
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(All wetlands-related information sourced from the Department of Biodiversity, Conservation and 
Attractions, 20 18) . 

The portion of Lot 7 to the east of the Ellen Brook is also mapped as an Environmentally Sensitive 
Area (ESA) (Department of Water and Environmental Regulation, 201 Bb) and within Perth 
Ecological Linkage 27 (PBP 2008) . 

The State Planning Policy (SPP) 2.8 - Bushland Policy for the Perth Metropolitan Region recognises 
the protection and management of significant bushland areas as a fundamental consideration 
in the planning process. Development or clearing is not permitted within a Bush Forever Site It is 
an offense to kill or destroy vegetation within an ESA without a Native Vegetation Clearing 
Permit (NVCP). Under section 51 B of the EP Act, exemptions for clearing native vegetation do 
not apply in ESAs. An NVCP is usually required for any clearing of native vegetation, however no 
vegetation is proposed to be removed to enable the proposed development to proceed. 

Figure 7 - Wetlands and Bush Forever Map 
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Flora and Vegetation: Native vegetation is mapped across both sides of the Ellen Brook 
(Department of Agriculture and Food, 2014). A review of aerial imagery has identified a large 
portion of the site has been historically cleared with some remnant native and planted 
vegetation intact. No clearing of any vegetation is proposed by this application. 

Western Swamp Tortoise Policy Area: Lot 7 is located approximately 660 metres east of Twin 
Swamps Reserve, which is identified as Western Swamp Tortoise Habitat. As a consequence, the 
western portion of Lot 7 (that is west of the Ellen Brook) is included in the Policy Area associated 
with the Environmental Protection (Western Swamp Tortoise Habitat) Policy Approval Order 2011. 
Under this policy, all landowners must manage land uses that minimise or avoid impacts from 
activities that might degrade the western swamp tortoise habitat, which includes the protection 
surface hydrology and wetlands (Environmental Protection Authority, 2011 ). 
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The western portion of Lot 7 is also located within an area that has been identified as 'Rural 
Living Precinct C: Western Swamp Tortoise Environmental Protection Policy' Precinct under the 
City of Swan's Local Rural Planning Strategy (2016). Precinct C has particular consideration of 
the prevailing environmental attributes and sensitive habitat of the Western Swamp Tortoise. 
Allowable lot sizes and land use requirements are influenced by site conditions and the 
endorsement of the Swan River Trust and Environmental Protection Authority (EPA) . Similar to the 
EPP, under this policy all landowners in the policy area must manage land in a manner that 
minimises or avoids impacts on wetland species that may utilise Ellen Brook and surrounding 
riparian vegetation from activities that might degrade the western swamp tortoise habitat. 

The EPA's Guidance Statement No 7 Protection of the Western Swamp Tortoise Habitat, Upper 
Swan/Bullsbrook, sets out that there are minimum buffers to 'Conservation Category' wetlands 
and waterways. A minimum dryland vegetated buffer of 50 m or l m AHD higher than the 
farthest extent of wetland dependent vegetation, whichever is larger, is required. 

Bushfire Risk: The vegetation either side of the Ellen Brook and in the central south portion of the 
site is mapped as Bushfire Prone (Department of Fire and Emergency Services, 2018) - see Figure 
8. 

A bushfire prone area is identified by the presence of and proximity to bushfire prone vegetation 
and includes both the area containing the bushfire prone vegetation and a l 00-metre buffer 
zone immediately surrounding it. Additional planning and building requirements may apply to 
new proposals within bushfire prone areas to ensure future developments are better protected 
from bushfires in accordance with Schedule 2 Part 1 OA of the Planning and Development (Local 
Planning Schemes) Regulations 2015, State Planning Policy 3.7 Planning in Bushfire Prone Areas, 
Guidelines for Planning in Bushfire Prone Areas and the Building Code of Australia. 

No new structures are proposed within the mapped bushfire prone area. FPA Australia, which is 
an accredited BPAD practitioner, has undertaken a Bushfire Attack Level (BAL) assessment (see 
Appendix l) and assigned a BAL rating of BAL-Low to the new building proposed in this 
application 
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Figure 8 - DfES Bushfire Prone Mapping 

Acid Sulphate Soils: The western section of the site is mapped as having 'Moderate to Low' risk 
of Acid Sulphate Soils (ASS) within the first 3 metres of natural soil surface and 'High to Moderate' 
beyond 3 metres (Department of Water and Environmental Regulation, 2018) . If the proposed 
development were to involve any dewatering or drainage works and/or excavation of more 
than 100m3 of soil, then an ASS investigation may be required, however this is unlikely to be the 
case. 

Contamination: No registered contaminated sites are located within one kilometre of Lot 7 
(Department of Water and Environmental Regulation, 2018). 

The landfill and recycling facility located to the south-east of Lot 7 and referred to later under 
the heading of Other Nearby Land Uses is listed as a potentially contaminating land use under 
the (then) Department of Environment's guidelines (2004) . However, this is not anticipated to 
present any impediment to the proposed development of Lot 7. 

There are no known previous uses of Lot 7 that give rise to any concern that the property has 
been subject to any contamination. 

Basic Raw Materials Policy: Lot 7 is located within a Raw Material Buffer and is mapped as a 
Priority Resource Location. These areas contain regionally significant resources that should be 
recognised for future basic raw materials extraction and not be constrained by incompatible 
uses or development. There will be a general presumption against the intrusion of proposed new 
uses which are not compatible with extractive industry operations. The onus is on the proponent 
of a new use to demonstrate that the use will be compatible (Western Australian Planning 
Commission, 2000) . 

The development and uses proposed on the site are not sensitive to the operations of extractive 
industries that may now or in future exist in the locality, nor do those pose any threat to them. 

Heritage: No State, Commonwealth or National heritage places are located within Lot 7. The 
closet registered site is Henry Bull's Cottage (2536) located approximately 6.8 km south west of 
the site (State Heritage Office, 2014) . The entire site is mapped across a Registered Aboriginal 
Site (3525) identified as a mythological site (Department of Aboriginal Affairs, 2018) . It is noted 
that destruction, damage or alteration to an Aboriginal Site without the prior consent of the 
Minister for Aboriginal Affairs is an offence under section 17 of the Aboriginal Heritage Act 1972. 

Other Nearby Land Uses: Under the EPA's Guidance Statement No.3 - Separation Distances 
between Industrial and Sensitive Uses (2005), all new sensitive land uses within the vicinity of 
certain proposed/existing of industrial land uses may require a suitable separation distance. 

The Brajkovich landfill and recycling facility, which is located on a large land parcel (Lot 5 corner 
of Great Northern Highway and Walyunga Road) to the south east of Lot 7 is the only nearby 
land use that has prescribed buffers to sensitive land uses. 

Guidance Statement No. 3 identifies the following generic buffers from uses on Lot 5 that area 
applicable to sensitive land uses, in lieu of accepted scientifically-defined buffers: 

• 
• 
• 

150 m buffer for residential from inert landfill site; 
200 m buffer from waste depot; 
1 ,000 m from crushing of building material. 

At their closest points, there is a horizontal distance of 198m between the north-western corner 
of Lot 5 and the south-east corner of Lot 7. The distance to actual working areas on Lot 5 is 
greater - currently approximately 550m. 

The proposed Stage 2 buildings may if developed, be located within 1 OOOm from where building 
material currently is or may in future be recycled, but they would not be within the minimum 
buffers to the landfill or waste depot areas. The uses of the proposed Stage 2 buildings will not 
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be sensitive to the building material crushing activities that occur on Lot 5 and their existence 
would pose no threat to these activities being able to operate into the future. 

Local Planning Policies 

The City of Swan has adopted various local planning policies under TPS 17, some of which relate 
to development of rural land and related development standards. Relevant policies include: 

POL - TP 126 - Building and Development Standards - Rural Zones 
POL - TP 129 - Vehicle Parking Standards 
POL - E0.2 - Floodplain Management and Development 

Review of the proposed development against the relevant provisions of these policies is 
provided in Appendix 2. 

Strategic Planning 

A number of regional and local strategic plans will shape the future development and land use 
of the Bullsbrook locality, with implications on the land use context that Lot 7 will sit within in the 
future. Details of the key plans of relevance follow: 

North-East Sub-Regional Planning Framework: The North-East Sub-Regional Planning Framework 
aims to establish a long term, integrated planning framework for land use and infrastructure to 
guide future growth across Perth's north-east, including the Bullsbrook locality. 

The Framework proposes several significant land use changes in the general vicinity of Lot 7, as 
illustrated in Figure 9 and described below: 

• 

• 

Northerly expansion of existing urban development in the Ellenbrook/Vines area, including 
land identified as an urban investigation area straddling either side of the future Perth
Darwin Highway. If the plan is ultimately realised, urban development would be located 
within 1.5km to the south-west of Lot 7. 

Proposed industrial development in Bullsbrook and North Ellenbrook (generally to the south 
and west of the Pearce Airbase) and expands upon the Bullsbrook (South) industrial centre 
that is zoned industrial in the MRS. This additional area comprises over 2,500 hectares, is 
strategically located and has efficient connections to the regional freight movement 
network. A portion of this land is classified Industrial Investigation in the Framework as 
further planning is required to confirm its suitability for industrial use in the longer term. 
Planning is underway for this future development - see Figure 8. The southern end of the 
area currently being planned for industrial development is located just 1.6km to the north 
of Lot 7. 

The Framework proposes no land use change for Lot 7 and its immediate surrounds, showing an 
area that generally corresponds with the Policy Area associated with the Environmental 
Protection (Western Swamp Tortoise Habitat) Policy Approval Order 2011 as well as land 
identified as a Basic Raw Materials resource area being retained for rural use. 
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Figure 9 - Extract from North-East Sub-Regional Planning Framework {WAPC 2018} 
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Figure 10 - Bullsbrook Freight and Industrial District Structure Plan Area 

City of Swan Local Rural Planning Strategy 

The City of Swan Local Rural Strategy (2016) forms a component of the City's Local Planning 
Strategy and consolidates various planning strategies applicable to rural zoned areas within the 
City. It is used by the City to guide the consideration of proposals for rezoning , structure 
planning, subdivision and development and the preparation of planning policies, as well as a 
range of organisational planning and business initiatives. 
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Strategies and actions for rural areas within the City are set out, both generally as well_as for 
specific parts. 

General strategies and actions are grouped under the following themes: 
• Protection of Agricultural Land 

• 

• 

• 

• 

• 

• 

Effective Land and Resource Management 

Environmental Protection 

Coordinate Rural Settlement 

Maintain Rural Landscape 

Minimise Land Use Conflict 

Promote Tourism and Recreation 

Protection of Heritage 

The Strategy also identifies nine rural precincts for which various land use expectations are 
identified to guide future review of Planning Scheme provisions for these areas. The location and 
extent of the various precincts is shown in Figure l 0. At the scale of mapping provided in the 
Strategy, it appears that Lot 7 is located within the 'Rural Living C - Western Swamp Tortoise Rural 
Living Precinct' , where particular consideration is to be given to the prevailing environmental 
attributes and sensitive habitat of the threatened tortoise species. 

However the more detailed scaled map indicating the extent of the Precinct shows that only 

the western portion of Lot 7 (that is, the land to the west of the Ellen Brook) lies within this 
Precinct, as shown in Figure 11. 

It follows from Figures l O and 11 that only the western portion of Lot 7 is included in the 'Rural 
Living C - Western Swamp Tortoise Rural Living Precinct' , whereas the eastern portion of Lot 7 is 
within in the 'Rural Landscape' Precinct. 

+ 
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RURAL PRECINCT PLAN 
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Figure 11- Extent of Rural Living C - Western Swamp Tortoise Rural Living Precinct 
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General planning objectives for the Rural Living C - Western Swamp Tortoise Rural Living Precinct 
are: 

a) To provide coordinated rural living opportunities whilst considering and minimizing impacts 
on rural character, biodiversity, natural resources, bushfire threats and agricultural and 
primary production activities. 

b) To ensure Rural Residential and Rural Smallholding developments are comprehensively 
planned and provided with necessary infrastructure. 

c) To ensure development and subdivision takes into account the prevalent surrounding rural. 
agricultural and extractive resource activities. 

d) To support the social and economic viability of the rural townsites of Bullsbrook and 
Gidgegannup through the effective provision of services and infrastructure (including 
community infrastructure). 

e) To minimize risk to life and property by considering the prevailing threat of bushfire hazard 
in determining planning applications, ensuring development is in accordance with current 
best practice for bushfire protection and mitigation. 

Specific subdivision, development and land use guidance, intended to inform future Scheme 
Reviews and as tabulated below, provides the intended long-term planning direction for the 
Rural Living C - Western Swamp Tortoise Rural Living Precinct. 

Lot range between 2 hectares {in EPP precinct 'D' only) to 8 hectares based on site conditions and 
support from Department of Parks and Wildlife . 

Scheme amendments, development and subdivision applications in the EPP area shall complement and 
implement the Environmental Protection (Western Swamp Tortoise Habitat) Policy 2011 {Environmental 
Protection Policy. 

The following future land uses shall not be permitted throughout the entire EPP area: 
- Any land uses associated with residential development at the urban zoned level {i.e. schools, shops or 

any uses that attract a large number of people, cars, pets etc.); 
- Intensive animal husbandry land uses {such as poultry farms, feedlots, dairies, piggeries); and 
- Noxious industry land uses {such as abattoirs) . 

No more than one dwelling per lot shall be permitted. 

Building envelopes to be specified for each lot and located on already cleared land where at all 
possible. 

Dwellings and outbuildings must be located within building envelopes. 

The minimum setback for Infrastructure or development {i.e. building envelopes, sheds, dwellings, 
importation of fill, hard stands, and outbuildings) shall be at least 100 metres from the Twin Swamps and 
Ellen Brook Nature Reserve boundaries. 

The minimum setback for permanent water {i.e. dams, ponds, pools, septic tanks, alternative treatment 
units, disposal areas, irrigation, aquaculture, construction or upgrade of artificial drains-modifications to 
subsurface drainage through large scale excavation) shall be at least 100 metres from the Twin Swamps 
and Ellen Brook Nature Reserve boundaries. 

The number of livestock permitted per lot shall be equal to or less than the base {dry) stocking rate based 
on cleared land as defined in the Western Australian Department of Food and Agriculture document 
titled Stocking Rate Guidelines for Rural Smallholdings-Swan Coastal Plain and Darling Scarp. 

The minimum frontage of lots adjacent to or abutting the Twin Swamps and Ellen Brook Nature Reserves 
shall be 200 metres. Where a road or railway reserve lies between the nature reserve and the lot, the 
minimum frontage also applies to the lots abutting the road or railway reserve. 

A minimum setback for land uses such as, but not limited to, viticulture, market garden, orchards, 
horticulture, that require boom spraying of chemicals on the land, shall be 300 metres from the Twin 
Swamps and Ellen Brook Nature Reserve boundaries. 
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Consideration may be given to reducing the 300 metre setback to development applications for land 
uses identified above, on a case by case basis, such a case could be if a landholder establishes a 
vegetated buffer element that can be satisfactorily implemented and maintained. The landholder must 
seek the approval of the regional office of the Department of Parks and Wildlife for appropriate local 
native plant species and design for the vegetated buffer. The landholder must seek the approval of the 
City of Swan on the future management and maintenance of the buffer. If a vegetated buffer cannot 
be enforced to be maintained and managed then the 300 metre minimum setback applies. 

If at any time an agreed vegetated buffer referred to above becomes ineffective or compromised 
through lack of maintenance, fire, failure to thrive, disease or removal then the 300 metre setback shall 
apply. 

Landholders spraying chemicals for the control of weeds in general land management activities within 
the 300 metre buffer to the Twin Swamps and Ellen Brook Nature Reserves that are not related to land 
uses identified above should take care to manage their activities to prevent drift into the Twin Swamps 
and Ellen Brook Nature Reserves. 

These provisions specifically apply to whole lots of the surface water catchment (Precinct C of EPP area) 
to ensure all potential surface water of the Western Swamp Tortoise habitat is captured : 
- Where a landowner can clearly demonstrate in a development application that part or all of their lot 

is not within the surface water catchment then these provisions would not apply to that part. A 
consultant could provide the evidence (water and hydrological studies) needed to demonstrate the 
surface water catchment of the lot. 

These provisions are in addition to the provisions for the entire EPP area. 
- The minimum lot size in the surface water catchment shall be 8 hectares. 
- The following future land uses shall not be permitted in the surface water catchment in addition to 

the uses listed in the general provisions for the entire EPP area: 
a) Intensive agriculture (i.e. turf farms, floriculture, market gardens and viticulture); 
b) Transport depot; 
c) Industry-light; and 
d) Industry - mining. 

- All land use applications in the surface water catchment shall address the management of the 
following: 
a) Drainage - maintaining water quality and quantity runoff; 
b) Nutrient loads; 
c) Sewage - use of appropriately managed aerobic treatment units (maintained to high standard) 

or reticulated deep-sewerage (septic tanks are not acceptable); 
d) Fill - all placement of fill material (for example, but not limited to , house pads, hard stands, 

general fill) must be free of potential contaminants and source and quality clearly identified or 
certified; 

e) The storage of chemicals - to prevent risk of spillage and runoff; and 
f) Any other relevant issues such as spreading of lime, land uses that use large quantities of water; 

land uses that result in leaching of chemicals through land application and discharge of nutrients 
and pollutants in aquaculture activities. 

Minimum lot sizes for lots within the Western Swamp Tortoise EPP Rural Living Area shall comply with the 
following : 
- The minimum lot size for lots abutting or adjacent to Twin Swamps and Ellen Brook Nature Reserves 

shall be 8 hectares. Where a road or railway reserve lies between the nature reserve and the lot, the 
minimum lot size of 8 hectares applies to the lots abutting the road or railway reserve. 

- The minimum lot size in the surface water catchment (Precinct C of the EPP area) shall be 8 hectares. 
- The minimum lot size in Precinct D shall be 2 hectares except where the general provisions specify 8 

hectares due to setbacks or proximity to the Twin Swamps and Ellen Brook Nature Reserves. 
- Applications for 2 hectare subdivision must be referred to the Department of Parks and Wildlife for 

assessment to ensure nutrient issues into the Ellenbrook catchment are managed. 
- Should a 2 hectare subdivision application be submitted, each dwelling shall be provided with a 

supply of potable water, either from scheme water or an adequately sized rainwater storage system. 
Groundwater abstraction from bores to supply dwellings and gardens is not permitted . 

The Rural Landscape Precinct is intended to protect and enhance biodiversity and the natural 
landscape values of the Swan hills, ensuring that development, land use and subdivision is 
sensitive to the area's natural and biological fabric . General planning objectives for the 
Precinct: 
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a) To conserve biodiversity and ecological systems, recognising the natural landscape as a 
significant metropolitan asset that should be protected in perpetuity from gradual erosion 
of ecological values and character of the rural landscape. 

b) To provide regional ecological linkages and maintain biodiversity values of remnant 
vegetation with an emphasis on poorly represented vegetation, priority and Declared 
Rare Flora and riparian vegetation, in accordance with the City's LBS. 

c) To retain the natural character and visual amenity of the rural landscape, retaining 
remnant vegetation and topography through the appropriate location and design of 
buildings and considering land uses and developments that do not require extensive 
clearing for the purposes of bushfire mitigation. 

d) To minimise risk to life and property by considering the prevailing threat of bushfire hazard 
in determining planning applications, ensuring development is in accordance with current 
best practice for bushfire protection and mitigation. 

e) To facilitate low impact land uses and development at a scale that is compatible with 
environmental and landscape values, considering the cumulative impact of clearing 
requirements under the Bush Fires Act 1954 (as amended) . 

Specific lot size, development and land use guidance, intended to inform future Scheme 
Reviews and as tabulated below, provides the intended long-term planning direction for the 
Rural Landscape Precinct. 

Development: 
The City will have due regard for the following matters when considering developments and land use, 
including extractive industries, in the Rural Landscape Precincts: 
- The likely impact on the visual amenity of the area as seen from public roads, avoiding steep slopes 

and ridgelines, and ensuring any vegetation worthy of retention is considered; 
- Impact of vehicle movements and access to the site and around the site. In this regard, the City 

may require the submission of a traffic impact assessment to be carried out by a suitably qualified 
traffic engineer as part of a development application; 

- Environmental impact such as erosion (including soil erosion) , on site drainage, dieback mitigation 
and plans for rehabilitation of topsoil and on-site vegetation during, and following cessation of 
operations. The City may require the submission of Environmental Management Plans and a 
Landscaping and Rehabilitation Plan to be prepared by a suitably qualified person; and 

- The existing character and amenity of the area shall not be compromised as a result of the 
proposed development. 

Desirable Acceptable with Unacceptable 
Council consent 

Bed and Breakfasts, Home 
based business and 'Single 
Dwelling' 

Intensive and Extensive 
'Agriculture', Industry- 'Rural' 
and 'Cottage', Extractive 
Industries, 'Agroforestry', 
small-scale tourist uses (chalets, 
cabins and camping areas 
etc.) that complement primary 
production of the land and 
address the landscape and 
environmental quali ties of the 
immediate and surrounding area. 
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'Industry- Rura l', Intensive 
'Animal Husbandry', 
commercial and 
predominantly residential 
land uses. Sensi tive and 
hazardous land uses 
(part icu larly in bushfire prone 
areas). 
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Subdivision: 
Lot area range 20 - 50 hectares in the 'Landscape zone ' where the following can be demonstrated 
through the submission of a structure plan: 
- Protection of the regionally and locally significant scenic and natural landscape qualities of the 

Darling Scarp, Dandaragan Plateau and other visually sensitive areas; 
- Avoid development and subdivision which increases fire risk through inappropriate location or 

design or requires significant clearing to maintain an acceptable level of bushfire risk; and 
- Cluster strata-title subdivisions may be supported where there is a benefit to maintain biodiversity or 

landscape values, supported by a Council endorsed Environmental Management Plan and relevant 
State Planning Policies. 

Where in the opinion of the City a structure plan is not required (pursuant to Clause 5A 1.4.2 of LPS 17) 
the following minimum sizes shall apply for any subdivision: 

Horticulture and viticulture subdivision: minimum 20 hectares of soils with high to very high (Class I 
and II) capability for horticulture/viticulture where detailed agronomy and hydrology can 
demonstrate agricultural and environmental sustainability as well as achievement of minimum water 
requirements (groundwater allocation or surface water/dams) needed for anticipated primary 
production; 
Broadacre agriculture subdivision: minimum 50 hectares of soils with high to very high (Class I and II) 
capability for grazing where detailed agronomy and hydrology can demonstrate agricultural and 
environmental sustainability as well as achievement of minimum water requirements; and 
Subdivisions to create 'Conservation' zone allotments: establish a minimum area of l O hectares to 
be set aside specifically for the purposes of conservation or biodiversity retention and the balance 
of lot(s) to retain sufficient usable (arable) areas of land. 

Strata subdivision of tourist development in the 'General Rural ' zone is not supported. Where supported 
in the 'Landscape ' zone, strata subdivision shall be in accordance with WAPC and City of Swan policy 
provisions and guidelines. Strata subdivisions of tourist accommodation are limited to the immediate 
curtilage/footprint of individual chalets or accommodation units. 

Strata subdivisions may be considered in 'General Rural' and 'Landscape' zones where it is necessary to 
group dwellings and outbuildings to avoid negative impacts on native vegetation (i.e. cluster farms) . 

Place specific strategies and octions of the Strategy for Bullsbrook are set out in Figure 12. 
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2.9.2 Rural Areas-Bullsbrook 

Strateg ies Actions 

1. Develop the towns1te in accordance 
with the Bullsbrook Towns1te Land 
Use Master Plan. 

2. Ensure that any proposed 
development 1s adequately serviced 

a) Prioritise and co-ordinate growth in those areas identified in the Council endorsed 
Master Plan. 

a) The City will not support any proposed development which has not proved to the 
satisfaction of the City to be adequately serviced. 

a) The City will favourab ly consider creation of rural living allotments only where 
movement network and emergency access linkages, community facilities and 
infrastructure requirements and other improvements can be achieved. 

b) Ensure Priority Agricul tural Land is protected when considering the location of 
rural living estates, maintaining adequate buffers and/or seperation distances 
such that primary production activities are protected from rural settlement. 

a) Recognise the sensi tivity of the surrounding environment, including the 
Twin Swamps Catchment area and the Twin Swamps Nature Reserve, with 
consideration given to up-to-date advice provided by the Environmental Protection 
Authority in regards to the Western Swamp Tor toise habitat and surrounding land 
uses. 

b) Review the LPS17 measures for Western Swamp Tortoise habitat protection, 
namely through application of a spatial statutory plan (structure plan or similar) 
addressing specific requirements by the EPA such as land use activity, setbacks, 
minimum lot sizes and land management measures in areas abutting or affected 
by the nature reserves containing the habitat. 

c) Establish a range of land uses in the Bullsbrook West Local Priority Agriculture 
precinct which will eventually compliment, rather than conflict. with future 
lntermodal transport and light Industrial land uses anticipated In the vicinity as 
part of EELS. 

Figure 12 - Local Rural Strategy Actions for Bullsbrook 

Discussion on the implications of the relevant provisions of the Local Rural Strategy to Lot 7 and 
the proposed development is provided in Appendix 2. 
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Figure 13 - Landfill and Recycling Facility near Lot 7 

Proposal Justification 

Appendix 2 contains a review of all the planning and environmental guidance that is relevant to 
Lot 7, as set out above, and provides an intended demonstration of the suitability of the 
proposed development in terms of the planning framework that applies to the site and its 
general location and context. 

Conclusion 

Approval of the proposed development of Lot 7, as described in this report and as set out on the 
appended plans, will enable a critically-important community-focussed organisation that 
provides key services to the local community to establish a new base from which to coordinate 
its operations. 

The proposed development is compliant with the local planning framework that applies to the 
subject land, would be compatible with its setting, can be undertaken in a manner that is 
sensitive to the environmental characteristics of the site and the amenity of the local area and 
can be conveniently and safely accessed from the surrounding road network. 

The WASG is committed to undertaking a high-quality development on the site that will provide 
a valuable local community asset and respectfully requests approval for this development to 
proceed. 
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APPENDIX 1 -TECHNICAL SUPPORTING REPORTS 

Appended Documents 

Stage l Transport Statement - GAF Traffic 

BAL Assessment Report - FPA Australia 
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APPENDIX 2 - REVIEW OF PROPOSAL - REGULATORY AND STRATEGIC 
FRAMEWORK 

Review of Proposed Development against Planning Framework 

Framework 
Item/Planning 

Issue 

Relevant Provisions/ 
Requirements 

Metro po Ii ta n Lot 7 is zoned Rural. 
Region Scheme 

Town Planning Lot 7 is zoned General Rural. 
Scheme No.17 - Objectives for the General 
Zoning and Zone Rural zone are to: 
Objectives 

a) facilitate the use and 
development of land for 
a range of productive 
rural activities, wh ich 
contribute to towards 
the economic base of 
the region; 

b) provide for a limited 
range of compatible 
support services to meet 
the needs of the rural 
community, but which 
will not prejudice the 
development of land 
elsewhere wh i ch is 
specifically zoned for 
such development; 

c) ensure the use and 
development of land 
does not prejudice rural 
amenities , and to 
promote the 
enhancement of rural 
character; 

d) e n s u r e t h a t 
development and land 
management are 
sustainable with 
reference to the 
capability of land and 
the natural resource 
values. 

Response 

The Rural zoning poses no impediment to approval of 
the proposed development. 

In respect to points a) and b) , the proposed 
development is for a compatible support service to 
meet the needs of the local community - this being an 
administrative hub to coordinate the delivery of 
programs aimed at restoring the lives and men and 
their families in the community and income-producing 
activities that assist the funding of their delivery. The 
proposed development w ill not prejudice the 
development of land elsewhere that is specifically 
zoned for such development, as the proposal is for 
such a unique use that is not well provided for by 
zoned land elsewhere . 

In respect to point c), the proposed development will 
not prejudice rural amenities in the locality. It will be 
able to harmoniously co-exist with the various rural 
living, rural and non-rural uses that occupy land close 
proximity to the subject property and positively 
contribute to the character of the area with a high
qua Ii t y built form , visually attractive and 
environmentally appropriate landscaping along the 
Great Northern Highway frontage. It is also noted that 
the subject land sits within a broader area that will in 
the future undergo significant land use change. Urban 
development is planned to extend northwards from 
Ellenbrook to within 1 .5km to the south-west of the 
property and land nearby to the north being planned 
for future industrial development . This future 
development will have a far more transformative 
impact on the rural character of the area than what is 
proposed in the application for the subject land. 

In respect to point d) , it is recognised that the western 
portion of the subject land is located within an area 
subject to controls aimed at protecting the Western 
Swamp Tortoise and has an important wetland 
tributary that runs through that requires adequate 
protection of its natural values. No new physical 
development is proposed in this sensitive area, which 
will ensure that the environmental values of the site are 
able to be adequately protected. The WASG is 
committed to enhancing the natural values of the site 
over time through revegetation and appropriate land, 
weed management and water management. 
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Town Planning 
Scheme No.1 7 -
Use Class/ 
Permissibility for 
Zone 

The development 
applicat ion has been 
submitted on the basis that 
the proposed use of the 
subject land is categorised 
as a 'Community Purpose' . 

TPS 17 states that 
Community Purpose means 
the use of premises 
designed or adapted 
primarily for the provision of 
educat ional , social or 
recreational facilities or 
services by organisations 
involved in activities for 
community benefit. 

TPS 17 assigns the use class 
permissibility of ' D' to a 
'Community Purpose' in the 
General Rural zone, which 
means that the use is not 
perm i tted unless the 
responsible decision-making 
authority has exercised its 
discretion by granting 
planning approval. 

'Community Purpose ' is the most appropriate 
classification for the proposed use on the basis that 
the proposed development involves the use of 
premises to coordinate WASG's operations that have 
been designed primarily for the provision of social and 
recreational facilities and services by a properly 
constituted and registered organisation that exists 
solely for the benefit of the local community. 

The SAT, through consideration of reviews of 
applications to delivery rehabilitation services at two 
properties elsewhere in the City of Swan has accepted 
the categorisation of Shalom House as a Community 
Purpose under TPS 17. It follows that if the delivery of 
the rehabilitation program has, through a well
considered legal review, been determined as meeting 
the definition of Community Purpose, so too does the 
activity of administration and coordination of that 
program, as is proposed in this application. 

TPS 17 provides the City with the discretion to approve 
a 'Community Purpose ' on General Rural zoned land. 

It is noted that TPS 17 provides a definition for 'office' , 
which means 'premises used for administration . 
clerical. technical, professional or other like business 
activities '. An office is not permitted in the General 
Rural zone. 

It is submitted that "office ' is not the most applicable 
definition for the land use activities proposed in the 
application for the following reasons: 

• The predominant proposed use of the subject land 
is the coordination of the operations of a 
community purpose organisation . While it involves 
an element of administration, this is incidental to 
broader set of activities that are proposed. which 
includes storage and maintenance of tools and 
equipment and parking of light commercial 
vehicles used in WASG ' s 'Shalom Works' 
construction and maintenance and community
assistance service. 

• The office definition refers to 'other like business 
activities ' . The rehabilitation service provided by 
Shalom House is a unique operation that is not a 
commercial enterprise. It has business-like elements. 
but these only exist to provide funding for support 
of the core intention of providing the rehabilitation 
service. The need for an operations centre to 
coordinate WASG's activities only arises because of 
the rehabilitation program delivered at various 
premises (but not at the property subject of the 
application) throughout the City of Swan and now 
being established throughout other locations in 
regional Western Australia . 

If the City is concerned that approval of the proposal 
development may give rise to offices establishing in 
other Rural zoned properties, it would be open to it to 
issue its approval with a condition that stipulates that 
that the approval is specific to WASG's operations and 
is not transferable to other organisations or individuals. 
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Local Planning 
Policy - TP l 26 -
Building and 
Development 
Standards - Rural 
Zones 
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The Policy sets out various The following responses are provided to the 
provisions, as summarised requirements of the Policy: 
below: 

a) Not relevant - no subdivision is proposed. 
a) I n f o r m a t i o n 

requirements for 
subdivision proposals. 

b) The existing and proposed buildings will occupy 
the following building footprints : 

b) Building Standards: 
- Council will not 

support the total 
area of buildings on 
lot exceeding l 0% of 
a lot area. 
Buildings and 
structures shall be 
constructed of 
external materials 
and colours that do 

Existing Shed l - 432m2 
Existing Shed 2 - 360m2 
Existing Transportable - 84m2 
New Building (inc verandah/porch) - 437m2 
Total Ground Floor Building Area = l ,3 l 3m2 
Total Land Area = l 60,3 l 3m2 
% Land Area to be covered by buildings =0.82% 

A materials and finishes schedule for the proposed 
new building could be required as a condition of 
planning approval. 

c) No building envelopes have been prescribed for 
the subject land. 

not detract from the 
visual amenity of the 
locality - schedule of 
materials and finishes d) 
may be required . 
Dwelling units require 
adequate water 
supply (either mains 
connection, 120,000 
litre tank, acceptable 
alternative 
arrangements or 
combination) -
minimum dwelling 
size of l 30m2 if solely 
reliant on rainwater). 

c) Development to be 
contained within 
Building Envelopes, 

No clearing of vegetation on the site is proposed. 
The proposed development can be 
accommodated without the need to clear 
vegetation . 

e) No livestock is proposed to be kept on the subject 
property. 

f) A fire management plan could be required as a 
condition of planning approval if warranted . 

g) No clustered subdivisional development is 
proposed. 

h) Not relevant given the subject land is zoned 
General Rural. 

w h e r e t h e y a r e i) 
prescribed. 

Not relevant given the subject land is zoned 
General Rural. 

d) Environmental: j) 62 off-street car parking spaces are proposed, 
which will be adequate to cater for the needs of 
the proposed development. Ample room is 
available for any additional parking that may be 
required. 

- No more than l 0% of a 
lot can be cleared 
without approval. 

- Existing vegetation 
within 30 metres of a 
watercourse or areas 
of seasonal inundation 
shall not be modified 
without approval. 

e) Keeping of livestock 

f) Fire Management Plans 
- Council may require a 
management plan to be 
prepared to minimise 
the threat of bush fire to 
residents , fire fighters 
and property as a 
condition of approval for 
development. 

k) The proposed new building meets the required 
minimum boundary setbacks. 
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Local Plann ing 
Policy - TP 129 -
Vehicle Parking 
Standards 

The Policy requires the 
provision of off-street car 
parking in accordance with 
various design standards 
and requirements and at 
rates that depend on the 
form of development and 
type of land use involved. 
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62 car parking spaces are shown on the submitted 
application plans. This number of bays will be sufficient 
to cater for the parking demands of staff and visitors. 
The parking provided should therefore be considered 
compliant with the Policy's requirements. 

There is ample space to provide additional parking in 
the event that demand exceeds the parking supplied . 

A ' Community Purpose ' It is intended that the proposed development site will 
does not have a specified be well-landscaped in excess of the Policy's 
rate of parking provision. It requirements. The requirement for the preparation and 
is noted that the Policy implementation of a landscaping plan outlining the 
ind icates that 'All Other type and extent of landscaping proposed could be 
Uses' have a parking rate imposed as a condition of planning approval. 
that is ' to be negotiated 
with the Council' . 

For developments with more 
than 21 car parking spaces, 
1 m2 of landscaping is 
required for each 1 Om2 
parking area. 

Local Planning The intent of the Policy is to: 
Policy - E0 .2 - • Conserve the 
F I o o d p I a i n environmental features 
Man age men t of the floodplain . 
a n d • Ensure that 
Development d e v e I o p m e n t i s 

compatible with flood 
management in order to 
minimise the risks and 
effects of flooding. 

• Encourage 
developmen t which 
maintains or enhances 
the physical and visual 
amenity of the 
floodplain . 

• Provide guidelines for 
the use and 
de velopment of the 
floodplain . 

The Ellen Brook, a major non-perennial watercourse, 
traverses north-south through Lot 7 within Lot 12594. 
Areas adjacent to the Ellen Brook are mapped within 
the 100 Year ARI Floodway and Flood Fringe areas. The 
majority of the eastern portion of Lot 7 is mapped 
within a 100 Year ARI Floodplain Development Control 
Area associated with the Ellen Brook. 

Development within a floodway is generally not 
supported where it is considered that the 
development may obstruct major river flood flows, 
however nothing in this application proposes any 
potential obstruction. 

All habitable, commercial and industrial buildings 
within a Development Control Area should have their 
floor levels above the level of the 100 Year ARI flood 
event, which will be the case for the proposed 
development. 

The proposed new building will be connected to 
reticulated sewer. Drainage of stormwater from hard 
surfaces wi ll be collected and infiltrated to 
groundwater. No drainage structure will outfall into the 
Ellen Brook or the Great Northern Highway road 
reserve. Detailed drainage plans will accompany 
plans submitted for a building permit. 
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North-East Sub- Applicable content of the 
R e g i o n a I Framework to Lot 7 is 
Planning detailed in the 
Framework development application 

main report. 

Within l .Skm of Lot 7 - on land similarly zoned General
Ru ra I or Landscape and planned under the 
Framework to remain that way - exist various non-rural 
uses including a quarry, salvage yard/recycling plant, 
grain processing plant, truck wreckers and a 
speedway. 

The broader area is set to undergo significant future 
land use change, with urban development planned to 
extend north from Ellenbrook/The Vines, coming as 
close as 2km to Lot 7. In addition, a major new 
industrial area is being planned to the west and south 
of the Bullsbrook townsite, which ultimately could see 
industrial premises built as close as l .Skm to the north 
of Lot 7. 

The proposed development is well-suited to the 
subject site and the existing and future land use 
context that it sits within. It is compatible with the 
Framework and will not negatively impact on either 
existing land uses close to the site, or prejudice future 
land use change planned for the broader area. 
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City of Swan Applicable content of the 
L o c a I R u r a I Strategy to Lot 7 is detailed 
Planning Strategy in the development 

application main report. 
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The proposed development would not be contrary to 
the general planning objectives for the Rural Living C -
Western Swamp Tortoise Rural Living Precinct, as it will: 

a) Not restrict the objective of providing for 
coordinated rural living opportunities on nearby 
properties and can be undertaken in a manner 
that will minimise impacts on rural character, 
biodiversity, natural resources, bushfire threats 
and agricultural and primary production 
activities. 

b) Not deny the ability to ensure Rural Residential 
and Rural Smallholding developments are 
comprehensively planned and provided with 
necessary infrastructure. 

c) Not negatively impact on the prevalent 
surrounding rural, agricultural and extractive 
resource activities. 

d) Support the social and economic viability of the 
rural townsite of Bullsbrook through the effective 
provision of services and infrastructure including 
community infrastructure) . 

e) Minimise risk to life and property by considering 
the prevailing threat of bushfire hazard and 
ensuring current best practice for bushfire 
protection and mitigation. 

The proposed development would not be contrary to 
the general planning objectives for the Rural 
Landscape Precinct, as it will: 

a) Protect biodiversity and ecological systems, 
recognise the natural landscape and be in 
keeping with the existing and future character 
of the rural landscape. 

b) Not negatively impact on regional ecological 
linkages or biodiversity values of remnant 
vegetation. 

c) Not detract from the natural character and 
visual amenity of the rural landscape and will 
retain remnant vegetation and topography 
through the appropriate location and design of 
buildings that do not require clearing for the 
purposes of bushfire mitigation. 

d) Minimise risk to life and property by considering 
the prevailing threat of bushfire hazard and 
ensuring development is in accordance with 
current best practice for bushfire protection and 
mitigation. 

e) Involve low impact land uses and development 
at a scale that is compatible with environmental 
and landscape values. 

The proposed development would not be contrary to 
any of the specific development and land use 
provisions for the Precincts. 
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Environmental 
Protection 
(Western Swamp 
Tortoise Habitat) 
Policy Approval 
Order 2011 & EPA 
Guidance 
Statement No 7 
Protection of the 
Western Swamp 
Tortoise Habitat, 
Upper Swan/ 
Bul/sbrook 

State Planning 
Policy 3 . 7 
Planning in 
Bushfire Prone 
Areas, Guidelines 
for Planning in 
Bushfire Prone 
Areas and the 
Building Code of 
Australia . 

Wetland 
Protection 

Acid Sulphate 
Soils 

Western Swamp Tortoise 
related policy provisions are 
summarised in the 
development application 
main report. 

Bushfire planning policy and 
guideline provisions are 
summarised in the 
development application 
main report. 

Wetland related policy 
provisions are summarised in 
the development 
application main report. 

The western section of the 
subject site is mapped as 
having 'Moderate to Low' 
risk of Acid Sulphate Soils 
(ASS) within the first 3 metres 
of natural soil surface and 
'High to Moderate' beyond 
3 metres (Department of 
Water and Environmental 
Regulation , 2018) . If the 
proposed development 
were to involve any 
dewatering or drainage 
works and/or excavation of 
more than 100m3 of soil , 
then an ASS investigation 
may be required. 

s i t 
Contamination 

e No registered contaminated 
sites are located within one 
kilometre of Lot 7 
(Department of Water and 
Environmental Regulation, 
2018) . 

Only the western portion of Lot 7 {that is the land TO 

the west of the Ellen Brook) is within the Policy Area . No 
new structures are proposed within this area . The 
proposed new structure will be located on land that is 
already cleared and is outside of the Policy Area and 
poses no threat to the Tortoise habitat within the Twin 
Swamps Nature Reserve and the Ellen Brook Nature 
Reserve, or the wetland dependent and other 
vegetation and the drainage catchment associated 
with the Ellen Brook. 

No new structures are proposed within the mapped 
bushfire prone area . 

If a fire management plan is deemed necessary, the 
requirement for its preparation and implementation 
could be imposed as a conditional of planning 
approval. 

No new structures are proposed within 1 OOm of the 
edge of wetland dependant vegetation . 

The new development will be connected to 
reticulated sewer and existing vegetation on the site 
will be protected. 

The proposed development is considered to only have 
Moderate to Low risk of encountering acid sulphate 
soils, as soil will not be disturbed beyond a depth of 
three metres. 

There are no known previous uses of Lot 7 that give rise 
to any concern that the property has been subject to 
any contamination . 
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State Planning 
Policy 2.4 - Basic 
Raw Materials 
Policy 

Heritage 

~------__, 

\ 
Lot 7 is located within a Raw The development and uses proposed on the site are 
Material Buffer and is not sensitive to the operations of extractive industries 
mapped as a Priority that may now or in future exist in the locality, nor do 
Resource Location . These those pose any threat to them. 
areas contain regionally 
significant resources that 
should be recognised for 
future basic raw materials 
extraction and not be 
constrained by 
incompatible uses or 
development. There will be 
a general presumption 
against the intrusion of 
proposed new uses which 
are not compatible with 
extractive industry 
operations. The onus is on 
the proponent of a new use 
to demonstrate that the use 
will be compatible (Western 
Australian Planning 
Commission, 2000) . 

No State, Commonwealth or The applicant notes that destruction, damage or 
National heritage places alteration to an Aboriginal Site without the prior 
are located within Lot 7. The consent of the Minister for Aboriginal Affairs is an 
closet registered site is Henry offence under section 17 of the Aboriginal Heritage 
B u 11 ' s C o t ta g e ( 2 5 3 6 ) Act 1972. 
located approximately 6.8 
km south west of the site 
(State Heritage Office, 
2014) . The entire site is 
mapped across a 
Registered Aboriginal Site 
(3525) identified as a 
mythological site 
(Department of Aboriginal 
Affairs, 2018). 
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EPA Gu idance Under the EPA's Guidance At their closest points, there is a horizontal distance of 
Statement No.3 - S t a t e m e n t N o . 3 - 198m between the north-western corner of Lot 5 a nd 
Separation Separation Distances the south-east corner of Lot 7. The distance between 
D i s t a n c e s between Industrial and Lot 7 and actual working areas on Lot 5 is greater -
b e t w e e n Sensitive Uses (2005), all new currently approximately 550m. 
Indus t ri a I and sensitive land uses within the 
Sensitive Uses vicinity of certain proposed/ 

existing of industrial land 
uses may require a suitable 
separation distance. 

The Brajkovich landfill and 
recycling facility, which is 
located on a large land 
parcel (Lot 5 corner of 
Great Northern Highway 
and Walyunga Road) to the 
south east of Lot 7 is the only 
nearby land use that has 
prescribed buffers to 
sensitive land uses. 

Guidance Statement No. 3 
identif ies the following 
generic buffers from uses on 
Lot 5 that area applicable 
to sensitive land uses, in lieu 
of accepted scientifically
defined buffers: 

150 m buffer for 
residential from inert 
landfill site; 

• 200 m buffer from waste 
depot; 

• 1,000 m from crushing of 
building material. 

The proposed new building may, if developed, be 
located within l OOOm from where building material 
currently is or may in future be recycled, but would not 
be within the minimum buffers to the landfill or waste 
depot areas. The proposed use of this building will not 
be sensitive to the building material crushing activities 
that occur on Lot 5 and their existence would pose no 
threat to these activities being able to operate into 
the future . 
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State Planning The objectives of this policy No noise-sensitive uses are proposed as part of the 
Policy 5.4 - Road are to: application and therefore no noise assessment has 
a n d R a i I • been completed. protect people from 
Transport Noise 

unreasonable levels of 
transport noise by 
establ i shing a 
standardised set of 
criteria to be used in the 
assessment of proposals; 

protect major transport 
corridors and freight 
operations from 
incompatible urban 
encroachment; 

encourage best
practice design and 
construction standards 
for new development 
proposals and new or 
redeveloped transport 
infrastructure proposals; 

fac i litate the 
development and 
operation of an efficient 
freight network; and 

• facilitate the strategic 
co-location of freight 
handling facilities. 

The Policy is supplemented 
by guidelines that assist its 
implementat i on by 
provid i ng supporting 
information on identifying, 
assessing and managing 
transportation noise impacts 
on a proposed 
development. 

The Policy guidelines 
indicate that noise-sensitive 
land uses include: 
• A building occupied 

solely or mainly for 
residential or 
accommodation or rural 
premises; 
Caravan park, camping 
ground or other tourist 
accommodation; 
Hospital , home or 
institution for the care of 
persons requ i r i ng 
medical or rehabilitative 
treatments; 

• Tavern , hotel , club 
premises , reception 
lodge or other premises 
that provide 
accommodation for the 
public; 

• Educational institution; 
• Aged care or child care; 
• Prison or detention 
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Stormwater 
Management 

Management of stormwater 
is an important 
consideration for the 
proposed development 
given the environmental 
values of the Ellen Brook, the 
policy requirements 
associated with protection 
of the Western Swamp 
Tortoise and best practice 
management practices set 
out in documents like the 
State Government's Better 
Urban Water Management 
guideline. 

T r a f f i c The subject land abuts 
considerations Great Northern Highway. 

r-G----- ~ 
I Mi-

i 
Stormwater from roofed and paved surfaces will be 
drained to a series of soakwells. The intention is to 
harvest stormwater collected on site and reuse it for 
reticulating landscaped areas, while ensuring no 
negative impacts of stormwater discharge into the 
Ellen Brook or onto the Great Northern Highway road 
reserve. Civil drawings detailing the number. location 
and capacity of soakwells and the other associated 
areas and apparatus to be used in the intended 
stormwater management approach will be prepared 
for the City's assessment as part of the required 
building permit applications. Appropriate conditions of 
planning approval can be applied in this respect. 

A Transport Statement was prepared in support of a 
previous development proposal for the subject land 
(see Appendix 2) that was subsequently withdrawn by 
the WASG . The previous report assumed the 
development of a building as an administrative hub 
with a floor area of l .425m2. The new proposal is for a 
substantially reduced floor area of 500m2. 

The Statement detailed the following: 

Great Northern Highway is classified as a 
Primary Distributor in the Main Roads WA Road 
Hierarchy, with a desirable maximum traffic 
volume of between 20,000 and 35,000 vehicle 
each day. Recent traffic counts showed the 
Highway near Lot 7 carries a volume of 16.788 
vehicles/day, with peak hour volumes of l ,352 
vehicles for the AM and l ,35 l vehicles for the 
PM peaks. 

A new crossover location is identified with 
improved sight lines to enable vehicles to more 
safely ingress and egress Lot 7 than would be 
the case with the site 's current crossover. Main 
Roads WA criteria stipulate Lot 7 should have 
only a single access point to the Highway. 

Based on l .425m2 of floor space being 
developed, the expected trip generation is 157 
trips/day, with an AM peak (8am-9am) of 23 
trips and a PM peak (4pm-5pm) of 18 trips. Even 
though the proposed development is now for 
only 500m2 floorspace, the expected trip 
generation is still considered to be a reasonable 
estimate. 

SIDRA modelling indicates that the proposed 
development will have a negligible impact on 
Great Northern Highway, with a Level of Service 
A being maintained for through movements. 
Some delay may be experienced for vehicles 
exiting the site in the PM peak, but delays should 
not exceed 45 seconds. 
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APPENDIX 3 - APPLICATION FORMS AND SUPPORTING DETAILS 

Appended Forms & Other Details 

City of Swan - Development Application Form 

Metropolitan Region Scheme - Development Application Form 

Copy of Certificate of Title - Lot 7 
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APPENDIX 4 - PROPOSED DEVELOPMENT PLANS 

Appended Plans 

Plan Reference Details 
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