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TABLE OF SUBMISSIONS - PUBLIC

Submitter Submission Officer Comments
1. Nearby resident Support Acknowledged
2. Nearby resident Support Acknowledged

3. Nearby resident

How will our privacy be retained?

Requesting a meeting with the land owners from the submitters
property to share their vision and get a better understanding.

Emailed submitter on 12/09/22 requesting permission to
give their contact details to applicant. Submitter requested
the applicants details instead.

Applicant has provided details and agreed to meet with the
neighbours — 4/10/22.

The submitter was given an extension until 31/10/22 to
provide a written submission. No further response was
received.

4. Nearby resident

Objection

e Future accommodation and car parking — in close proximity
to existing house / future house.

¢ Noise.

e Line of sight.

e Access/ egress off Thompson Road — not designed as a
high traffic area.

¢ Blind spots and undulating road.

o Driveway access to existing properties being directly
opposite.

e Submissions dealing with development standards will be
taken into account at the future detailed design stage.

e The planning assessment processes will adequately
address visual amenity and buffer distances for short
stay accommodation and car parking facilities etc from
lot boundaries.

e Supporting studies will need to be provided to determine
appropriate noise buffers and mitigation measures.

5. Nearby resident

Obijection

¢ New entrance feature — Riverdale Road is a narrow, heavily
tree lined, potholed road this is currently used by a number
of trucks and during peak periods (Christmas, Easter, Public
Holidays) and is used heavily by tourists going to Cookernup
Store from Logue Brook Dam.

¢ Road would need upgrading.

e Access driveway comes straight past the rear of our
property.

e Does it include weddings?

e The property has been used for weddings before and you
would expect more than 6 per year.

e The Scheme Amendment report states that Riverdale
Road is potentially a secondary access point only, and
the main entrance is from Thompson Road.

¢ Riverdale Road intersection with South Western
Highway has been upgraded recently by Main Roads
WA.

o The Shire is supportive of having multiple access points
to separate different traffic generating activities, e.g.
accommodation users may enter off Riverdale Road,
and customers for the potential day-use activities may
be from Thompson Road only. Further detailed
assessment would be required at development
application stage as the scale of development proposed
will guide any recommended upgrades to the road
network.

6. Nearby resident

Objection

Acknowledged




Submitter

Submission

Officer Comments

Strongly disagree with the proposal.
Lives very close to the site.

Wants to retain quiet life.

Doesn’t want brewery noise and traffic.

7. Nearby resident

OO...O

bjection

Only to the location of future accommodation and car
parking.

Access only from Thompson Road, which has multiple blind
spots.

¢ The Traffic Technical Note recommends that the
intersection of Thompson Road and South Western
Highway is upgraded irrespective of the scale of activity
that is proposed. At present it is stated that the current
intersection treatment would support a venue of 50

 Direct line of sight from my property (Thompson Road). people maximum.
e Thompson Road is not designed as a busy thoroughfare. o Different levels of treatment are recommended pending
e Thompson Road is used by pedestrians and horseback on the intensity of development proposed and ranges in
riders, and livestock trucks. recommendations that accommodate both 250 and 500
e Accommodation could be re-located to the west of the small people plus up to 50 accommodation units.
event space with access from South West Hwy or Riverdale
Road.
8. Nearby resident Objection If Riverdale Road access becomes a legal requirement, it
e The proposal is significant and inconsistent with current will be secured via an easement over the Estate’s remaining
zoning. land holdings via Lot 6 Salisbury as required.
e Additional value or benefit should not be transferred from
outside the subject area.
e Legal access from Riverdale Road to the precinct should be
a condition of approval.
9. Nearby resident Obijection o The event spaces would require further noise modelling
o We object to large event space due to noise and increased and restrictions on capacity and frequency would need
traffic on Riverdale Road and Salisbury Road which is in to be set dependent on facilities such as parking,
poor condition. access and ablutions.
¢ Moved to Cookernup for peace and quiet. e At this stage of planning for the land use capability,
¢ No other objections to proposal. Officers’ are satisfied that these issues can be mitigated
adequately at detailed design stage if an approval is to
be granted.
¢ It is recommended by Officers’ that the event spaces
are adequately assessed with the LDP so that the
number of events is not determined by the Scheme, as
facilities are adequately supplied for patrons and that
external impacts are addressed to the Shire’s
satisfaction.
10. Nearby resident Object Acknowledged

We moved to the country for peace and quiet.




Submitter

Submission

Officer Comments

e We also had a tourist centre in Harvey what was closed

down.
11. Nearby resident Support Acknowledged
e The proposal should support and complement interest and
support for other development in the area i.e. Yarloop and
Logue Brook Dam, Harvey.
o Stem the flow of tourists heading further south.
e Lead to business and employment opportunities.
12. Nearby resident Support Acknowledged
e The project will support interest and development in the area
and will complement existing projects and development and
expanding agriculture.
e Stem the flow of tourists heading further south.
13. Nearby resident Support Acknowledged
e As long as the noise levels are not too high.
14. Nearby resident Support Acknowledged
15. Nearby resident Support Acknowledged
16. Nearby resident Support Acknowledged

e Project will support and complement other development in
the area i.e. Yarloop and Logue Brook Dam, Harvey.

e Stem the flow of tourists heading further south.

e Renew an interest in the nearby coastal areas.

e Lead to business and employment opportunities.




TABLE OF SUBMISSIONS - AGENCIES

Agency

Submission

Officer Comments

1. Department of Fire and
Emergency Services

1. Policy Measure 6.3 a) (i) Results of a BHL assessment
The BMP has excluded Plots 3 and 4 as low threat under
AS3959. The Photographic evidence provided in the BMP does
not support these areas as managed low threat. Furthermore,
DFES does not always consider olive groves to meet the intent
of exemption due to the high oil content.
An enforceable mechanism is required to provide certainty that
the proposed vegetation exclusion can be achieved in
perpetuity and is enforceable. If unsubstantiated, the vegetation
classification should be revised to consider the vegetation as
per AS3959, or the future BAL ratings may be inaccurate.

2. Policy Measure 6.3 c) Compliance with the Bushfire Protection
Criteria

A 3.1 — Public Road - not addressed
DFES acknowledges no new roads are proposed as part of this
proposal, however the BMP is required to validated that the
relevant public road network meets the technical requirements
of the Guidelines. The decision maker to be satisfied that the
broader public road network meets the full technical
requirements of the Guidelines.

Recommendation — supported subject to modifications

The scheme amendment and BMP have adequately identified
issues arising from the bushfire hazard level assessment and
considered how compliance with the bushfire protection criteria can
be achieved at subsequent planning stages.

However, minor modifications to the BMP are necessary to ensure
it accurately identifies the bushfire risk and necessary mitigation
measures. These modifications are detailed in the table above.

Vegetation exclusions: Modification
required at subsequent stage of planning.

Vehicular Access: Modification required at
subsequent stage of planning.

Recommendation: Minor modifications
required to BMP.
No further referral to DFES required.

2. Department of Education

No Comments

Acknowledged

3. Department of Health

In relation to the management of wastewater, the DOH supports the
proposal, subject to the following important issues that will be
required, further clarified or demonstrated:

e A reassessment of the Site and Soill
Analysis is required in the wettest time
of the year.




Agency

Submission

Officer Comments

1.

The supporting documentation for the proposal makes reference
to a site and soil evaluation (SSE) undertaken ‘as per AS/NZS
1547:2012 requirements. Although this was a preliminary
assessment, this was undertaken on 20 January 2022 and
provides little confidence of the site’s ability to manage onsite
wastewater treatment and disposal because this was undertaken
during one of the driest times of the year. The Standard refers to
the SSE needing to be undertaken during the wettest time of the
year (July/August) only, to determine accurate water tables,
areas of perched water and accurate permeability findings.
These assessments also need to be undertaken in locations
where disposal areas are proposed as the two test pit locations
vary in permeability considerably.

The proposal referred to the Description of Development as a
three-stage proposal. The first stage — Existing Winery appears
to be underestimated with low patronage numbers and
associated volumes. All development proposals and stages will
be required to provide more accurate patronage numbers and
associated volumes for the type of development including
‘winery, food production, tavern, brewery, cooking
(restaurant/café), reception centre, major events and tourist
accommodation’.

To comply with all aspects of the Government Sewerage Policy.
The land may be subject to high seasonal perched/water tables
and fill may be required to ensure the 1.5 metre separation are
met from the highest winter water levels to the base of the effluent
disposal sources and 100 metres from winter drains, creeks,
rivers, wetlands, lakes and dams.

As the land is located within a sewerage sensitive area,
secondary wastewater treatment systems will be required. These
will also need to meet the WA Health legislative criteria for
volumes, water quality criteria and disposal. It is also
recommended the proponent seeks qualified consultants for the
design and disposal of wastewater systems supported by
appropriate engineering Certification in water quality criteria for
industrial type processes such as wineries and breweries.

Plans detailing proposed building envelopes, all trafficable areas,
parking bays and land application area/s with setbacks, exclusion
zones and measurements shown for the proposal.

e This has been addressed in the
Officer's Recommendation.




Agency

Submission

Officer Comments

6. Submit a formal application for each onsite wastewater treatment
system to the Local Government for assessment prior DOH
approval.

4. Department of Primary
Industries and Regional
Development

DPIRD objects to the proposed amendment for the following
reasons:

The proposed amendment does not address the policy
positions of the Western Australian Planning Commission
(WAPC) in State Planning Policy 2.5 Rural Planning (SPP2.5)
and the Greater Bunbury Region Scheme (GBRS) Priority
Agricultural Land Policy 2017.

Lots 11 and 12 Thompson Road are identified as Priority
Agricultural Land in the WAPC’s Greater Bunbury Region
Scheme (GBRS) Priority Agricultural Land Policy 2017 (Figure
1 Page 9 — Attachment 1).

DPIRD was consulted when the GBRS Priority Agricultural
Land Policy was reviewed and has provided advice to the Shire
of Harvey that its Local Planning Scheme rural zones, planning
objectives and zoning table should align with the GBRS policy.
The proposed additional uses, which in this scheme
amendment include short stay accommodation (chalets, holiday
accommodation, tourist development, hotel and motel), are
‘sensitive land uses’ under SPP2.5. The application refers to
glamping, a form of camping, also a sensitive land use.
Section 5.2 of SPP2.5 states the WAPC policy is to support
small scale tourism opportunities, such as bed and breakfast,
holiday house, chalet, art gallery, micro-brewery and land uses
associated with primary production, within the rural zone.
DPIRD supports the WAPC position on small scale tourism in
rural areas.

DPIRD supports Section 5.6 in the GBRS Priority Agricultural
Land Policy which sets out the WAPC position of a
‘presumption against rezoning, subdivision and development
that would result in the establishment of sensitive land uses on
land within, adjacent to, or in close proximity to the priority
agricultural land areas, which could prejudice current or
potential agricultural activities and production.’ For this reason,
DPIRD does not support these additional uses being listed as
Permitted (P) uses on Lots 11 and 112 Thompson Road.
Other additional land uses listed in Amendment No 129 include
an art gallery, brewery, exhibition centre, market, reception

This has been addressed in the Officer’s
Recommendation.




Agency

Submission

Officer Comments

centre, restaurant/café, special events, tavern and winery
(noting a winery already exists on the property). As these
proposed uses will bring visitors onto the property, they will
require careful planning to avoid land use conflict adversely
restricting the farming operations of adjacent agricultural land
and should not be listed as Permitted (P) uses.

Additional tourism or short stay accommodation (e.g. camping
or chalets) proposed for Lots 11 and 112 Thompson Road,
should be small scale and incidental to the primary purposes of
the land, being its current uses for agriculture, vineyard and
winery.

The number and type of tourism and related uses listed in the
amendment is consistent with uses permitted in a Tourism
zone. However, DPIRD would strongly object to rezoning Lots
11 and 112 Thompson Road to a Tourism zone.

Servicing

Neither lot is serviced by reticulated water or sewerage and
therefore any tourism or short stay accommodation use needs
to be self-sufficient for potable water supplies and have a
suitable approved secondary treatment system for sewerage.
Irrigation water supplied by Harvey Water is not potable and
would require treatment before being used for these purposes.
The lots are in a sewerage sensitive area (being an estuary
catchment of the Swan Coastal Plain) and in the Peel-Harvey
coastal plain policy. The discharge point for an onsite sewerage
system should be at least 1.5 metres above the highest
groundwater level.

The pits for the site and soil evaluation were dug in January
2022 and shallow groundwater was not observed within 1.5
metres.

DPIRD notes the statements in the Site and Soil Evaluation
Report which raise concerns about the suitability of the land for
onsite disposal of treated sewerage, specifically the low
suitability of the two test pits.

‘Although desktop investigations indicate suitable separation to
groundwater, further site specific groundwater investigations
including the installation of piezometers to confirm maximum
groundwater levels should be undertaken prior to the final
design stage.’

‘Test pit 1 (Category 2 sandy loam)




Agency

Submission

Officer Comments

The presence of sandy soils may result in a risk to groundwater
quality through the flow of nutrients from treated effluent into
adjacent wetlands and groundwater.’

e ‘Test pit 2 (Category 3 loam)
The presence of low permeability soils may restrict the flow of
effluent through the soil resulting in surface ponding on or
subsurface saturation of the disposal area.’

o To obtain more accurate and relevant information on
groundwater levels, several appropriately located piezometers
should be regularly monitored over at least a year to get an
indication of seasonal and longer-term groundwater trends.

o The amendment report refers to springs on the property
indicating shallow groundwater is present on the property.

¢ Land based disposal of treated sewerage and treated trade
waste from an expanded winery or a brewery, will require
investigation of seasonal depth to shallow groundwater over the
course of a year to determine whether suitable disposal areas
are available on the property. Trade waste must be disposed of
separately to onsite sewerage disposal systems.

5. Department of Planning, Lands
and Heritage

To be assessed when the amendment is forwarded to the WAPC
for consideration.

Acknowledged

6. Department of Water and
Environmental Regulation

The Department does not support Amendment 129 in its current
form.

In previous communications (3 August 2022) the Department

referred to matters related to onsite wastewater disposal, given that

the above unsewered properties are located within:

o the area of the ‘Environmental Protection (Peel Inlet - Harvey
Estuary) Policy 1992’,

¢ a Sewage Sensitive Area (an estuary catchment on the Swan
Coastal Plain).

The Department does not support Amendment 129 on the basis
that trade waste, potentially generated from the land uses proposed
in the amendment - i.e. Winery and Brewery - is unlikely able to be
managed onsite.

It is noted that reference has been made to a Local Development
Plan (LDP) being required as a condition of Amendment 129, to

This has been addressed in the Officer’s
Recommendation.




Agency

Submission

Officer Comments

assess matters of wastewater management at a later planning
stage: “Servicing principles including approach to wastewater
management”. The Department considers the proposed LDP
condition to be insufficient in terms of addressing the probable
cumulative impact of domestic and trade wastewater management
(disposal) on the site.

In consultation with the Department’s Industry Regulation Division,
this is seen as a fatal flaw and further study and justification is
required to support the inclusion of ‘Brewery’ and ‘Winery’ as land
uses in the amendment.

Although the supporting documentation includes a site and soll
evaluation (SSE) report for management of domestic waste, it
makes no reference to the management of trade waste.

Beverage manufacturing in unsewered rural areas is proving to be
a significant issue in terms of risk to the environment from the
disposal of trade waste generated from wineries and breweries.

It is also noteworthy that the SSE associated with Amendment 129
was assumedly based on the full areas of Lots 6 and 112 being
available for wastewater apparatus and land application areas
(LAA).

A current proposal to subdivide (boundary realignment) Lot 11
would reduce the area to dispose of wastewater, particularly trade
waste, possibly further inhibiting the opportunity to develop
(processing) industry.

It can be added that the documentation associated with
Amendment 129 failed to mention this proposed subdivision.

A reduced area to dispose of wastewater in the form of trade waste
may inhibit the possibilities of establishing the beverage
manufacturing industries, hence the permitted uses in Amendment
129 may be misleading.

The Department considers that unreasonable expectations will be
created at the amendment stage and the matter of wastewater
(trade waste) generated from the proposed activities needs to be
addressed as early as possible in the planning process.




Agency

Submission

Officer Comments

7. Main Roads WA

Main Roads has no objection to the proposed Scheme Amendment
in principle, subject to the following comments and requirements.

The proposed Scheme Amendment includes a number of land uses
which will generate significant traffic demands which could impact
on local road intersections with South Western Highway.

Some of the possible minor uses may not warrant upgrading of
existing intersections, however more significant uses such as major
events and hotels will likely generate significant traffic

demands which will warrant traffic management and or upgrading of
local road intersections with South Western Highway.

The proponents suggest that Main Roads will be undertaking
improvements at the intersection of Thompson Road and South
Western Highway which will facilitate access to the site. Main
Roads is currently investigating upgrading of South Western
Highway which may include minor improvements at the
intersection, however, there is no current program for upgrading the
intersection.

Future development of the site will likely, however, require more
significant upgrading and improvements depending on traffic
demands. On this basis, any development proposals for the
property will need to assessed and will need to address traffic
management and any necessary intersection upgrading or
improvements.

To address future traffic impacts it is recommended that a scheme
provision be included requiring a Traffic Impact Assessment to be
prepared at the development approval stage to determine
requirements for traffic management and or upgrading
improvements to local road intersections with South Western
Highway.

The following Scheme provision is recommended;

“At the Development Approval stage the proponent will be required
to submit a Traffic Impact Assessment for the development to the
satisfaction of the Shire of Harvey in consultation with Main Roads
WA to determine requirements for traffic management and or

This has been addressed in the Officer’s
Recommendation.
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upgrading improvements to local road intersections with South
Western Highway”.

8. Water Corporation

Water Corporation does not provide water or wastewater services
to the subject land and have no plans to in the future. Therefore, we
don’t have any objections to this proposal.

Acknowledged

9. Department of Mining, Industry
Regulation and Safety

DMIRS has determined that this proposal raises no significant
issues with respect to mineral and petroleum resources, geothermal
energy, and basic raw materials.

However, the proponent should be made aware that this
development proposal is located over identified titanium-zircon
mineralisation and there is a possibility mining may be proposed in
the future.

Acknowledged

10. Department of Biodiversity,
Conservation and Attractions

No comments

Acknowledged




TABLE OF APPLICANTS RESPONSE TO SUMMARY OF ISSUES

Issues

Public submissions

Applicant Comments

e Future Accommodation and car parking — near
existing houses on Thompson Road.
e Direct visual line of sight to Thompson Road.

Harvey Springs Estate is a substantial property, comprising some 178ha.

The Estate is considerably larger than all the surrounding, much smaller landholdings.
This scale creates flexibility and scope to position, design and screen at a distance,
new uses sensitively. The proponent does not seek to inconvenience or impact
neighbours. Resolving this next level of detail is not however the purpose of this
Scheme Amendment but the manner in which it has been drafted does seek to
provide some reassurances around what might eventuate.

The provided Opportunities Plan is a concept, and as set out in the proposed
Additional Use provisions, the proponent is obligated to refine this through a Local
Development Plan process. Further to this, the DA process will compel considered
detailed design, with the added ability to regulate / mitigate impacts through
conditions.

This said, the accommodation aspect of the development, like the scope of other
Additional Uses set out, may or may not advance, the amendment simply creates
discretion to consider it.

The Additional Use provisions proposed deliberately identify the need to consider in
the LDP “ Use, built form and layout obligations suited to the rural location. This may include
presentation and screening of development as necessary to Thompson Road and Salisbury
Road”

It is noted that the Accommodation uses have been included because it is apparent
the scale of the Harvey Springs Estate lends itself to this. Accommodation is a natural
adjunct to the other Additional Uses set out.

Significantly, the inclusion of accommodation was encouraged by the Shire of Harvey
as part of its broader “Economic Development Strategy” & “Region Tourism Road




Map Implementation Plan” aspirations. This is for this same reason, it is a logical
adjunct to the other uses proposed on this large estate, but also because of the
present lack of tourist accommodation in the Shire. Accommodation is realistically
required to support the Shire’s desire to increase tourism and grow an events-based
employment and tourism offer here.

The proposal is significant and inconsistent with
current zoning.

The proposal is not considered to be inconsistent with the current zoning given the
primary agricultural function of the property remains and can continue unhindered.
This will continue to be an operational agricultural property, consistent with its Priority
Agriculture and exiting P — permitted use status in the underlying zones.

This said the type of uses proposed are also often found in rural areas, including as
incidental to agricultural and rural pursuits. The South Western Highway is a tourist
route, and the Harvey Springs Estate is a strategic asset that has potential to deliver
significant agri-tourism and employment benefits to the broader community.

The purpose of the amendment is to create discretion, and to carefully allow for select
additional uses, tailored to the subject land. The proposed Additional Use provisions
set out conditions to be met, particularly regulated through preparation of a Local
Development Plan, followed by Development Approval/s.

Noise from a brewery use.
Compromises the quiet way of life in Cookernup
Moved to Cookernup for peace and quiet.

Noise is typically regulated via third party legislation however, sensitive siting and
design, but also the significant distance of any commercial use from neighbours, will
assist through the planning process to mitigate noise impacts.

Given the scale of this property, much of the proposed activities will not be visible or
heard from the surrounding properties, or at levels beyond those presently
experienced in this active agricultural area.

The property has been used for weddings before
and you would expect more than 6 per year.

” LT3

The Additional Use seeks to permit “Reception Centre”, “Restaurant”, “Tavern” and
“‘Winery” and these uses may include regular events such as weddings. It is highly
unlikely though that all these uses will eventuate. The nature of these new uses
requires scale regulation, for example within a maximum guest number threshold, for
amenity as well as servicing demand.




The reference to 6 events/year set out in the Additional Use is different to this. This
relates to special one-off events, which would be large scale temporarily set up events
such as concerts, which is proposed to be limited to a maximum of 6/year. These
would occur in the nominated small and large event spaces.

Accommodation could be re-located to the west of
the small event space with access from South
West Hwy or Riverdale Road.

Close proximity to many homes

No access is permitted from South Western Highway.

As set out in the proposed new Scheme provisions, there is potential for other access
to be provided from Riverdale Road, however Thompson Road is and will remain the
primary legal access. The primary Thompson Road access exists and it is well
positioned away from the Highway intersection but also removed from other existing
driveways.

The Amendment, as reflected in the Opportunities Plan, seeks to preserve the primary
agricultural operations of this property. The Additional Uses are in areas not used for
active agriculture and the accommodation has been located away from the other
commercial uses, as well as neighbours.

The nearest neighbour at 28 Thompson Road is already well screened and their home
is not visible given the dense vegetation on their property. The small and large event
spaces are more natural and scenic amphitheaters, especially the large event space
which is why they have been nominated.

In any event, and as set out in the proposed Additional Use text, further screen
planting and careful design plus separation, will also mitigate privacy issues — for
neighbours as well as guests — with these measures readily achievable within the
subject land. It is noted that there is considerable opportunity to refine the
Opportunities Plan through the LDP process, followed by detailed design in the DA
process.

New Entrance feature — Riverdale Road is a
narrow, heavily tree lined, potholed road this is
current used by a number of trucks and during
peak periods (Christmas, Easter, Public Holidays)

Riverdale Road and its intersection with the South Western Highway intersection has
recently been upgraded, as has the surface of Thompson Road, both of which are to
manage existing traffic circumstances. Further, MRWA are proposing other upgrades
along the South Western Highway, including at the intersection with Thompson Road.




is used heavily by tourists going to Cookernup
Store from Logue Brook Dam.

e Access driveway comes straight past other
property boundaries.

e Access/ Egress off Thompson Road - not
designed as a high traffic area, there are blind
spots and its undulating road.

e Thompson Road is used by pedestrians and
horseback riders, and livestock trucks.

Regardless of this project, the Thompson Road / South Western Highway intersection
compels safety improvements, and the proponent has also long been advocating for
these to MRWA.

The Transcore Traffic statement adequately evaluates traffic impact of this proposal,
confirming various thresholds and the likely upgrades the proponent would be
required to undertake, including upgrades and/or add alternative access via Riverdale
Road.

It is expected that most traffic will come to the Estate via the Highway and the existing
legal access from Thompson Road. Limited other traffic dispersal is anticipated given
the nature of the uses proposed. Largely however, traffic that could be generated is
easily absorbed or readily managed in the existing network and will not have a
discernable impact.

e Objection to large event space due to noise and
increased traffic on Riverdale Road and Salisbury
Road which is in poor condition.

No access to the Additional Uses are proposed via Salisbury Road. The Additional
Use locations are all away from the Cookernup township, with the intervening areas
also used for active agricultural pursuits.

There is potential for secondary access at certain thresholds from Riverdale Road, or
during a large, one-off event, however the standard of Riverdale Road and the South
Western Highway intersection here readily caters for this. The Transcore report also
supports this approach.

Issues

Agency Submissions

Applicant Comments

Bushfire Management Plan:

The BMP is a strategic assessment prepared by a reputable and

e The BMP has excluded Plots 3 and 4 as low threat under AS3959. | qualified assessor. It duly anticipates further detailed, development
The Photographic evidence provided in the BMP does not support | specific fire risk evaluation (and obligation on the landowner) in later
these areas as managed low threat. It is not always considered | stages, as is due process.

that olive groves meet the intent of exemption due to the high oil

content.

The plots referenced are managed garden landscape, ornamental
olive grove and operational vineyard surrounded by cleared areas.




Issues

Agency Submissions Applicant Comments

e An enforceable mechanism is required to provide certainty that | Some of these comments are not particularly helpful and should be
the proposed vegetation exclusion can be achieved in perpetuity | dismissed.
and is enforceable. If unsubstantiated, the vegetation
classification should be revised to consider the vegetation as per
AS3959, or the future BAL ratings may be inaccurate.

e Even though no new roads are proposed as part of this proposal,
the BMP is required to validated that the relevant public road
network meets the technical requirements of the Guidelines.

Wastewater The site constraints around wastewater and water are well
e The supporting documentation for the proposal makes reference | understood by the proponent and this is reflected in the way the
to a site and soil evaluation (SSE) undertaken ‘as per AS/NZS | Scheme Amendment has been deliberately drafted.
1547:2012 requirements. Although this was a preliminary
assessment, this was undertaken on the 20 January 2022 and | It is uneconomical however to undertake any (expensive) detailed
provides little confidence of the site’s ability to manage onsite | level of assessment until such time as there is discretion to apply
wastewater treatment and disposal because this was undertaken | for a DA.
during one of the driest times of the year.
The Accendo assessment is clearly set out only as a preliminary
o Existing Winery appears to be underestimated with low patronage | assessment, which is suited and acceptable given the strategic
numbers and associated volumes. All development proposals | hature of this amendment.
and stages will be required to provide more accurate patronage
numbers and associated volumes for the type of development | As per due process, more detailed evaluation, including during
including ‘winery, food production, tavern, brewery, cooking | wetter months, will be undertaken to determine the wastewater
(restaurant/café), reception centre, major events and tourist | solution ultimately implemented. This will also influence the patron
accommodation’. numbers / types of activities that will ultimately occur on the land.

e To comply with all aspects of the Government Sewerage Policy. | Although there is an operational vineyard on the subject land, the
The land may be subject to high seasonal perched/water tables | winery building is an empty shed, with no processing occurring on
and fill may be required to ensure the 1.5 metre separation are | site. This is not presently an operational winery for tastings open to
met from the highest winter water levels to the base of the effluent | the public. Itis understood by the proponent that recommencement
disposal sources and 100 metres from winter drains, creeks, of this former winery use will also be required to comply with current
rivers, wetlands, lakes and dams; standards.
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e As the land is located within a sewerage sensitive area,
secondary wastewater treatment systems will be required. These
will also need to meet the WA Health legislative criteria for
volumes, water quality criteria and disposal. It is also
recommended the proponent seeks qualified consultants for the
design and disposal of wastewater systems supported by
appropriate engineering Certification in water quality criteria for
industrial type processes such as wineries and breweries;

It is expected that subsequent design and planning processes will
establish patron thresholds and use obligations. The proponent is
cognisant of their considerable wastewater obligations in this
regard.

¢ Neither lot is serviced by reticulated water or sewerage and therefore
any tourism or short stay accommodation use needs to be self-
sufficient for potable water supplies and have a suitable approved
secondary treatment system for sewerage.

e Irrigation water supplied by Harvey Water is not potable and would
require treatment before being used for these purposes.

e The lots are in a sewerage sensitive area (being an estuary
catchment of the Swan Coastal Plain) and in the Peel-Harvey coastal
plain policy. The discharge point for an onsite sewerage system
should be at least 1.5 metres above the highest groundwater level.

o The pits for the site and soil evaluation were dug in January 2022
and shallow groundwater was not observed within 1.5 metres.

e The statements in the Site and Soil Evaluation Report which raise
concerns about the suitability of the land for onsite disposal of treated
sewerage, specifically the low suitability of the two test pits.
‘Although desktop investigations indicate suitable separation to
groundwater, further site specific groundwater investigations
including the installation of piezometers to confirm maximum
groundwater levels should be undertaken prior to the final design
stage.’

‘Test pit 1 (Category 2 sandy loam)

See comments above
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The presence of sandy soils may result in a risk to groundwater
quality through the flow of nutrients from treated effluent into adjacent
wetlands and groundwater.’

‘Test pit 2 (Category 3 loam)

e The presence of low permeability soils may restrict the flow of effluent
through the soil resulting in surface ponding on or subsurface
saturation of the disposal area.’

e To obtain more accurate and relevant information on groundwater
levels, several appropriately located piezometers should be regularly
monitored over at least a year to get an indication of seasonal and
longer-term groundwater trends.

o Trade waste potentially generated from the land uses proposed in
the amendment - i.e. Winery and Brewery - is unlikely able to be
managed onsite.

e It is noted that reference has been made to a Local Development

Plan (LDP) being required as a condition in A19, to assess matters
of wastewater management at a later planning stage: “Servicing
principles including approach to wastewater management’.
The proposed LDP condition is insufficient in terms of addressing the
probable cumulative impact of domestic and trade wastewater
management (disposal) on the site. This is seen as a fatal flaw and
further study and justification is required to support the inclusion of
‘Brewery’ and ‘Winery’ as land uses in the amendment.

e Beverage manufacturing in unsewered rural areas is proving to be a
significant issue in terms of risk to the environment from the disposal
of trade waste generated from wineries and breweries.

The matter of wastewater (trade waste) generated from the proposed
activities needs to be addressed as early as possible in the planning
process.

These are somewhat misleading statements.

This is a significant landholding with ability to plan and address all
servicing matters early and upfront before any operations begin on
the land.

This proposal should not be compared to certain other wineries and
breweries in farming areas that evolve and grow from a small
startup into a larger operation gradually over time, sometimes with
infrastructure needs playing catch up or found insufficient after the
fact.

Unregulated and poorly designed beverage making in unsewered
rural areas may well be an issue, but it is unrealistic to extend this
statement and potential ban to all beverage making, claiming the
entire industry is problematic. Each proposal must be assessed on
its own merit.

Third party legislation clearly sets out a legislative framework for
wastewater systems, for trade and residential uses, and these
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obligations will need to be adequately resolved at later stages,
before any development can advance.

The LDP provisions are adequate because regardless, third party
health and water legislation will apply, and it is well understood
these solutions may well be key influences in determining which
land uses ultimately advance.

Rural Land

The proposed amendment does not address the policy positions of
the Western Australian Planning Commission (WAPC) in State
Planning Policy 2.5 Rural Planning (SPP2.5) and the Greater
Bunbury Region Scheme (GBRS) Priority Agricultural Land Policy
2017.

The proposed additional uses, which in this scheme amendment
include short stay accommodation (chalets, holiday accommodation,
tourist development, hotel and motel), are ‘sensitive land uses’ under
SPP2.5. The application refers to glamping, a form of camping, also
a sensitive land use.

Section 5.2 of SPP2.5 states the WAPC policy is to support small
scale tourism opportunities, such as bed and breakfast, holiday
house, chalet, art gallery, micro-brewery and land uses associated
with primary production, within the rural zone.

There is a ‘presumption against rezoning, subdivision and
development that would result in the establishment of sensitive land
uses on land within, adjacent to, or in close proximity to the priority
agricultural land areas, which could prejudice current or potential
agricultural activities and production.’

Other additional land uses listed in Amendment No 129 include an
art gallery, brewery, exhibition centre, market, reception centre,
restaurant/café, special events, tavern and winery (noting a winery

If required, further comment against the listed State Planning
Policies can be provided however minimal comment was included
in the Amendment report given there is no change to the existing,
ongoing land use proposed. There is no loss of agricultural land
because the Additional Uses are proposed in the parts of the site
not used for active agriculture. The primary agricultural function of
the Harvey Springs Estate is preserved and does not change.

The uses proposed are commensurate to the scale of the Harvey
Springs Estate. The Additional Uses are intended to complement,
if not supplement, the existing agricultural operations on the land,
which lend themselves to agri tourism as much as general tourism
uses.

Given the large scale of the Estate, there is opportunity to separate
the intended land uses from the active, productive areas of the site,
whilst still enabling farming activities to occur unhindered.

Whilst a range of Additional Uses are set out, realistically not all
uses will occur on the land. This list of uses simply provides some
flexibility to investors to selectively co-locate, as they see fit,
complementary, and economically viable uses, likely delivered on a
staged basis.
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already exists on the property). As these proposed uses will bring
visitors onto the property, they will require careful planning to avoid
land use conflict adversely restricting the farming operations of
adjacent agricultural land

e More significant uses such as major events and hotels will likely
generate significant traffic demands which will warrant traffic
management and or upgrading of local road intersections with South
Western Highway.

o Future development of the site will likely, however, require more
significant upgrading and improvements depending on traffic
demands. On this basis, any development proposals for the property
will need to assessed and will need to address traffic management
and any necessary intersection upgrading or improvements.

The Transcore report satisfactorily addresses threshold matters.
Infrequent, temporary major events compel different, often
temporary traffic management compared to ongoing, permanent
land uses that generate traffic beyond capacity of the road network.

e The proponent should be made aware that this development
proposal is located over identified titanium-zircon mineralisation and
there is a possibility mining may be proposed in the future.

This is understood




