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EXECUTIVE SUMMARY
This Application seeks subsequent approval for the property located at Lot 134 Swan Street,
Henley Brook for it to continue to be used for the purpose of an ‘Animal Establishment’, which
business commenced operating on the property in 2020.
The business is known as Wookie Dogs, which provides members of the local and wider
community with a day care service for dogs as well as group training programs and individual
behavioural and rehabilitation training programs.
The land is zoned ‘Priority Agriculture’ in the Swan Valley Planning Scheme No. 1 (SVPS).
The land use category of ‘Animal Establishment’ is identified as being an ‘A’ land use on land
zoned ‘Priority Agriculture’. It is therefore able to be considered for approval by the WA Planning
Commission (WAPC), after the advertising of the Application.
The land and project details are described in the following Summary Table (Table 1).

TABLE 1: SUMMARY TABLE
Landowners:
Property Description:
Area:
Certificate of Title:
Approval Authority:
Planning Scheme:
Zoning:
Proposal:

Icarus Hugh Charles and Nicola Mercey Josephine Wilkinson
Lot 134 Swan Street, Henley Brook
2.3573 hectares
Volume 1672, Folio 762
WA Planning Commission
Swan Valley Planning Scheme No. 1
Priority Agriculture
This Application seeks subsequent approval to use the land as an
‘Animal Establishment’ for the purposes of a day care service for dogs
and dog training programs as well as providing clients with the
opportunity for private bookings for dog exercise when the day care and
training program is not operating on the land.
The land was not utilised for any formal use prior to the commencement
of the dog day care program.
The use involves the retention of the open fields of the property, for its
continued functioning as part of the floodway system associated with the
Swan River. Noting that during flooding events the business closes and
reopens when the water subsides.
A transportable unit and three (3) converted sea containers are internally
connected and arranged in a ‘U’ formation, being located at the point of
the highest ground level on the land. These converted structures are
used for administration purposes and resting spaces for the dogs. A
secure gated entrance is provided for the dogs to be delivered by their
owners as well as internal space for administration purposes and
secured resting areas for the dogs during the day. The transportable unit
and sea containers are not visible from Swan Street, being positioned
behind mature trees and therefore suitably screened from view.

Vehicle Access:

The existing crossover to the site from Swan Street is to be retained.
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1.0

INTRODUCTION

Peter Webb and Associates (PWA) acts for Wookie Dogs, which Company leases the property at
Lot 134 Swan Street, Henley Brook (the subject land) from the landowners, Mr Icarus Hugh
Charles and Mrs Nicola Mercey Josephine Wilkinson.
The land is currently utilised by Wookie Dogs, which provides a dog day care and behavioural
training service to the local and wider community.
Wookie Dogs is most appropriately classified under the land use category of ‘Animal
Establishment’, which is identified as a discretionary (A) land use in the ‘Priority Agriculture zone’
of the SVPS.
As the use of the land has already commenced, this Application seeks subsequent approval for
this use and development to allow for Wookie Dogs to continue to utilise the land for this purpose.
The Application also seeks approval for the existing transportable unit and converted sea
containers on the land. The transportable building and sea containers are arranged in a ‘U’ shape
formation on the land and are required for use as part of the overall operation of Wookie Dogs.
These structures are appropriately positioned behind a cluster of matures trees of substantial
height and are therefore screened from view from the primary street (Swan Street).
The existing use and development on the land is entirely appropriate in the context of this site,
which is a privately owned freehold lot and zoned to facilitate its use for agricultural and rural
purposes in a manner which complements the rural character and amenity of the location, in
accordance with the specific requirements of the Swan Valley Planning Scheme No. 1 (SVPS).
Accordingly, please find attached the completed Application for Development Approval Form,
which is signed by Mr and Mrs Wilkinson.
The following report details the relevant background, design, and planning justification in support
of this proposal.
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2.0

LOCATION AND SITE PARTICULARS

The landholding the subject of this Application is described on Certificate of Title Volume 1672,
Folio 762 and Plan 3830 as being Lot 134 Swan Street, Henley Brook comprising an area of 2.3573ha.

(Refer to Annexure 1: Certificate of Title.)
The subject lot is located on the western side of Swan Street at its southern most end. Its southern
side boundary is shared with the Henley Brook (unmade) local road reservation.

Figure 1:

Location Plan

(source: SLIP/Landgate, 2021)

The site has an eastern frontage to Swan Street of 96.52 metres; a secondary southern frontage
to the (unmade) Henley Street of 222.09 metres; a northern side boundary length of 221.28 metres
and a western rear boundary width of 110.78 metres.
A portion of the Henley Brook traverses over the western (rear) portion of the land.
The land is retained in its natural state to accommodate its occasional (seasonal) function as part
of the floodway associated with the 1:10 and 1:100 storm events. The business plan for Wookie
Dogs includes ceasing to operate during flood events, due to the potential for access to the site
becoming restricted.
The existing improvements on the land include one (1) transportable building and three (3)
converted sea containers, which are connected and utilised for administrative purposes and for
indoor space and secure areas for the dogs in their care. There are clusters of existing mature
vegetation along the frontage of the property as well as substantially sized mature trees within the
site. The structures have been strategically positioned behind a cluster of mature trees which
allows the built form to absorb and suitably blend into the site so as to have no adverse impact on
the rural character and amenity of the location, when viewed from the street. (Refer to Figure 2:
Aerial Photograph)
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Figure 2:

Aerial Photograph

(source: SLIP/Landgate 2021)

The structures and the on-site car park are sited at the highest ground level point on the land. The
ground at the site of the structures comprises of compacted earth which works have been
undertaken to the appropriate rural standard in order to accommodate the structures as well as to
provide for adequate vehicle manoeuvrability to and from the site. The location of the transportable
unit and containers at this point of the land ensures that the structures are located at the furthest
distance possible from the Henley Brook, being the source of flooding during major flows in the
Brook.
Vehicle ingress and egress to the site and the car parking area is obtained via the existing
crossover on Swan Street. (Refer to Photograph 1)

Photograph 1:

Looking in a north westerly direction towards crossover to
site, from Swan Street. (Note: substantial mature vegetation
along street frontage, providing screening of the built form to
ensure the rural character and amenity is maintained.)
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Photograph 2:

Standing at the crossover to Swan Street, looking in a north westerly direction
towards central cluster of trees screening the built form from view.

The property is connected to electricity, which extends within the road reserve, along Swan Street.

Photograph 3:

Standing on Swan Street, looking in a northerly direction. Subject property is to
the left of the photograph. (Note: rural character of the site is to be retained as
seen in this photo. Water visible in photograph is temporary pooling, following
the recent flood event.)

The site is not serviced by reticulated water or reticulated sewer. Potable water is delivered to the
site twice a week for use by employees and the dogs in their care. In addition, drinking water is
delivered and installed in the water filter stations.
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Photograph 4:

Looking in a northern direction towards entrance to administration building. Note potable water
tanks on roof of building.

A transportable toilet is provided on site for staff, which is serviced each month by Instant Products.

Photograph 5:

Standing in dog training area, looking in an eastern direction towards buildings and shaded
outdoor area.
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Photograph 6:

Looking in an easterly direction towards shaded outdoor space and dog cleaning basin, which
uses the potable water stored in the tanks on the roof of the building.

A bore is located on the property. It cannot be used for any watering function as it has a high
content of salt.

Photograph 7:

Photograph 8:

Looking in a westerly direction towards internal fencing.
(Note: unmade Henley Street to left of photograph.)

Looking north across site at an example of the secured areas and gated
access to the fields on the site, divided by rural post and wire fencing.
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3.0

PLANNING FRAMEWORK

3.1

STATE PLANNING POLICY 3.7: PLANNING IN BUSHFIRE PRONE AREAS

The subject land is identified as being located within a bushfire prone area on the Department of
Fire and Emergency Services (DFES) Map of Bushfire Prone Areas 2021.
A Bushfire Management Plan (BMP) has been prepared by Lush Fire and Planning, in accordance
with the requirements of the WAPC State Planning Policy 3.7 – Planning in Bushfire Prone Areas
(SPP 3.7). (Refer to Annexure 2: BMP.)
The BMP concludes that the proposed development is compliant with all applicable bushfire related
legislation, policy, standards, and guidelines, including the Bushfire Protection Criteria of SPP 3.7.
In summary, the findings of the BMP are listed below.
-

The existing buildings on the land are identified as having a BAL 12.5 rating.

-

The use is deemed low intensity as only four (4) staff attend the site each day.

-

The use on the land is not deemed to be a vulnerable use as the staff members are familiar
with the area, traveling to and from the site each day. They do not require assistance to
evacuate the site, in the event of a bushfire.

-

The surrounding area is developed for viticulture, tourism and commercial use and general
farming. The vegetation along Swan Street is a mosaic of grassland and areas of low
threat vegetation including vineyards and managed land.

-

The main section of Swan Street is not identified as being bushfire prone land.

-

The BMP concludes that the overall low intensity of the use on the land is similar to that of
a residential dwelling being constructed and used on the land, and is therefore capable of
compliance, as detailed in the attached BMP.

3.2

SWAN VALLEY PLANNING SCHEME NO. 1

The subject land is zoned ‘Priority Agriculture’, pursuant to the WAPC Swan Valley Planning
Scheme No. 1 (SVPS).
This Application seeks subsequent approval to use the land for the purpose of an ‘Animal
Establishment’, in accordance with cl. 61 in Part 10 of the SVPS.
Wookie Dogs provides day care services and training programs for dogs. The use therefore
comfortably fits within the land use category of ‘Animal Establishment’ which is defined in the SVPS
as meaning:
‘Premises used for the breeding, boarding, training or caring of animals for
commercial purposes but does not include animal husbandry – intensive or
veterinary centre.’
The use does not involve the breeding or boarding of animals.
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At Table 3 – Land use permissibility table of the SVPS, ‘Animal Establishment’ is identified as an
‘A’ land use within the ‘Priority Agriculture’ zoning of the land. The use is therefore able to be
considered for approval by the Commission, following the advertising of the Application.
The existing use and structures on the land are compliant with the requirements of the SVPS, in
accordance with Part 1: All Zones and Part 2: Priority Agriculture Zone of Schedule 5 – Additional
Site and Development Requirements. The justification against each of the relevant requirements
is provided below in Table 2 (Part 1) and Table 3 (Part 2).
TABLE 2: COMPLIANCE WITH PART 1: ALL ZONES, SCHEDULE 5 OF SVPS
SVPS Requirement

Planning Justification

Compliant

ALL ZONES
1.

Subdivision

This Application does not propose to
subdivide the land.

N.A.

2.

Development

2.1

No more than one dwelling/single
house (excluding ancillary
dwellings and caretaker’s
dwellings) is permitted on any lot in
any zone, except in the Residential
zone subject to compliance with all
relevant Scheme requirements.

This Application does not seek
approval for a residential dwelling.

N.A.

2.2

All development is to minimise
impacts on native vegetation
and include adequate buffers
from bushland, wetlands and
waterways, in accordance with
any relevant planning policies and
State planning policies.

The use ensures the vegetation is
retained on the land. The small
development footprint associated
with the use is located adjacent to
Swan Street, being setback a
distance of approximately 145m
from the Henley Brook.

Yes

2.3

All development is to be
consistent with the rural character
of the Swan Valley, in accordance
with any relevant Scheme
provisions and planning policies.

The use is entirely appropriate for
this particular land parcel which is
unviable for any form of productive
agricultural pursuit due to its
functioning as part of the floodway
associated with the Henley Brook.
The operational characteristics of
Wookie Dogs has proven to be a
suitable low impact alternative use
which is capable of being
considered for approval on land
zoned Priority Agriculture. This use
ensures that the land: is maintained
in its natural rural state for its
continued seasonal functioning as
part of the floodway; has no risk in
terms of nutrient run-off into the
Henley Brook (particularly in
comparison to the more intensive
agricultural pursuits capable of
being permitted on the land); and
that Wookie Dogs has NIL impact
on the existing rural amenity and
character of the Swan Valley.

Yes
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(cont.) TABLE 2: COMPLIANCE WITH PART 1: ALL ZONES, SCHEDULE 5 OF SVPS
SVPS Requirement

Planning Justification

Compliant

2.4

All development must
include landscaping,
fencing, access and car
parking in accordance
with relevant planning
policies or may be
conditioned as part of
development approval.

The use is already operating on
the land. The site is to retain the
existing fencing and natural
landscaping together with the car
parking provided on site. Refer to
Photographs 1 to 3.

Yes

2.5

On-site effluent
disposal is to be in
accordance with the
Government Sewerage
Policy, including any
buffers to the SwanCanning Development
Control Area and
special requirements
for nutrient
management within
sewage sensitive
areas.

The use seeks to retain the
existing transportable toilet which
is serviced on a weekly basis, as
detailed at Section 4 of this
Planning Report.
The use of the portable toilet is
considered most appropriate in
the circumstances of this
particular use as it removes any
risk of nutrient loading in this
sewage sensitive area and noting
the close proximity of the Henley
Brook. The portable toilet is
utilised by up to four (4) staff at
any one time and is serviced
every week. The servicing of the
facility is increased in frequency
during the winter months, to
remove any risk of leaks as a
result of damage which might be
caused during a flood event.
In addition to this, Wookie Dogs
receives a three (3) day warning
of upcoming flood events. In
these circumstances, the
business plan requires additional
emptying and cleaning of the
transportable toilet being
organised to ensure no risk of
leaking during a flood event.

Yes

2.6

Transportable buildings
and sea containers
(unless fully enclosed
within a building) are
not permitted in any
zone without
development approval,
subject to the following
requirements:
a. no more than two
(2) sea containers
on any lot; and

The existing transportable
building and sea containers are
generally compliant with the
requirements, as noted below.
a. The administration and
indoor areas for use by the
dogs during the day
comprise of one (1)
transportable unit and three
(3) sea containers which are
connected to form a single
‘U’ shape, with the internal
space being shaded with
cloth for outdoor group
training programs. This area
is fenced and separated from
the segregated open fields.

a. Minor variation is
sought to grant
approval for 3 sea
containers (in lieu
of 2) which are
connected
together with a
transportable unit
to form a single,
non-imposing,
screened, rural
built form on the
land. The
connected
containers include
2 x 20ft containers
and 1 x 40ft
container.
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(cont.) TABLE 2: COMPLIANCE WITH PART 1: ALL ZONES, SCHEDULE 5 OF SVPS
SVPS Requirement

Planning Justification

b. to be situated
behind the primary
street setback or the
minimum setback of
existing buildings on
site, whichever is
greater; and

b. The buildings are set behind the
primary street setback
requirement of 30m, being set
back approximately 35 metres.
c. The buildings are screened by a
cluster of substantially sized
mature trees. The colours
blend with the rural surrounds,
which together with the
vegetated screening, ensure the
structures visually absorb into
the site.
d. The buildings are screened by
existing vegetation to ensure
the structures blend into the site
so as to not detract from the
rural character of the setting.

c. not to be visible
from primary or
secondary streets
through location,
design, appropriate
screening with
vegetation or other
mechanisms; and

Compliant
b. Yes

c. Yes

d. Yes

d. screened so as not
to be visible from
adjoining side and
rear properties
through
landscaping,
decorative panels or
other treatments.
3.

Keeping of Livestock

The Application does not propose
the keeping of livestock.

N.A.

TABLE 3: COMPLIANCE WITH PART 2: PRIORITY AG. ZONE, SCHEDULE 5
SVPS Requirement

Planning Justification

Compliant

PRIORITY AGRICULTURE ZONE
This Application does not
propose to subdivide the land.

N.A.

No development may occur within
the Priority Agriculture zone without
development approval of the
Commission (unless exempted
under Clause 56 of this Scheme).

The existing use and buildings
the subject of this Application is
submitted for the subsequent
approval of the Commission as
the land is zoned Priority
Agriculture and is located within
the area defined as being Flood
Prone Special Control Area.

Yes

All applications for development
approval must satisfactorily
demonstrate how the proposed
development is consistent with the
aims of the Scheme, objectives of
the zones, any other relevant
provisions of the Scheme, planning
codes and planning policies.

This report provides the
necessary justification in support
of the use and development
being consistent with the
relevant Planning Framework.

Yes

1.

Subdivision

2.

Development

2.1

2.2
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(cont.) TABLE 3: COMPLIANCE WITH PART 2: PRIORITY AG. ZONE, SCHEDULE 5
SVPS Requirement

Planning Justification

Compliant

PRIORITY AGRICULTURE ZONE
2.3

All outbuildings and rural structures
a. The existing buildings have a
combined floor area of
are to comply with the following:
approximately 85m2.
a. Floor area not to exceed
b. The justification provided in
200m2 for an individual
this planning report
building or structure, or a total
satisfactorily demonstrates
2
of 300m on the lot for nonthat the existing buildings on
commercial uses, hobby farms,
the land are able to be used
lifestyle properties and similar
for rural commercial
uses;
purposes, in a manner which
b. Floor area of outbuildings
is consistent with the
and rural structures for
objectives of the zone and
commercial rural uses to be
the development
at the discretion of the
requirements applicable to
Commission based on
the Priority Agriculture zone.
satisfactory demonstration of
c. The retention of the native
commercial justification as
remnant vegetation on the
part of a development
land which provides the most
application.
appropriate form of
c. Location, design and
landscaping for this low
landscaping to be in accordance
impact land use accords with
with any relevant planning
the relevant requirements of
policy.
the Planning Framework.

Yes

2.4

An ancillary dwelling - rural is to be
located behind the single house
and screened from view from
primary and secondary (where
applicable) streets, in accordance
with any relevant planning policy.

This Application does not
propose an ancillary dwelling.

N.A.

2.5

Development associated with nonrural uses such as tourism and
hospitality must be located and
designed so as to avoid impacts or
interruption to existing or possible
future use of rural land for
agriculture. Adequate buffers
and/or management plans may be
required as conditions of approval
to prevent land use conflict.

This Application dose not
propose a non-rural land use.

N.A.

2.6

All development is to be in
accordance with the minimum
setbacks, maximum site coverage
and maximum building height
outlined in Table 1, unless
otherwise specified in a planning
policy prepared under this Scheme.

The existing buildings on the
land are set back in accordance
with the requirements of Table
1, as referenced below.

Yes
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(cont.) TABLE 3: COMPLIANCE WITH PART 2: PRIORITY AG. ZONE, SCHEDULE 5
PRIORITY AGRICULTURE ZONE
Table 1 of SVPS: Setbacks, site coverage and building height
SVPS Requirement
2

Minimum
setbacks
Lots greater
than 2000m2

Maximum
site coverage

Lots of
5000m2 or
greater

Maximum
building
height

Proposal

Primary
setback

street

Compliant

30m

The existing buildings are setback
from Swan Street a distance of
35m.

Secondary
street setback

20m

The buildings on the land are set
back a distance of 6.0m from the
secondary street setback to
Henley Street, which is an
unmade local road reserve. This
reduced setback is necessary to
ensure the built form is
constructed on the highest point
of the land in response to the
flood prone nature of the land. It
should also be noted that Henley
Street is an unmade road and
gated to prevent public access to
it.

Side and rear
boundary
setbacks

15m

The buildings are set back a
distance of approximately 175m
from rear (western) boundary of
the land and approximately 80m
from the side (north) boundary.

Aggregate
total building
footprint

N/A

Yes

Variation
requested,
based on
justification
provided.

Yes

Agricultural building footprint

300m2 floor area or
greater than 300m2 at
the discretion of the
Commission having
regard for:
a) Existing and
approved
development on
the lot;
b) Impact of the
proposed
development on
land under vines or
orchards;
c) Purpose for which
the proposed
agricultural building
is proposed;
any other matters the
Commission deems
relevant.

Wall height (pitch roof above) – 6 m
Wall height (roof concealed) – 7 m
Roof pitch height – 9 m

The proposal does
not seek approval
for an agricultural
use.
The land does not
include any existing
agricultural use, nor
has it ever been
used for agricultural
production.

N.A.

The existing
buildings on the
land have a height
of 2.45m.

Yes
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The subject land is identified as being located within the Flood Prone Special Control Area due to
the Henley Brook crossing over the western rear portion of the land. The use and development are
therefore subject to the provisions listed at Schedule 7 of the SVPS. The justification against each
of the relevant requirements of Schedule 7 is provided below at Table 4.
TABLE 4: COMPLIANCE WITH PART 2, SCHEDULE 7: SPECIAL CONTROL AREAS OF SVPS
Name: Flood Prone Special Control Area
Purpose: To minimise the potential for flood damage resulting from decisions relating to land
use and development on defined river floodplains
Objectives

Additional provisions

Proposal

Compliant

To identify land within the
Scheme area at risk of
being affected by flooding
consistent with the 1 in
100 (or 1%) Annual
Exceedance Probability
(AEP) flood levels defined
by mapping shown on the
Department of Water and
Environmental Regulation
Western Australian
floodplain mapping tool.

The Flood Prone Special
Control Area is defined
on the Scheme Map in
accordance with the 1 in
100 (1%) AEP flood
levels defined by the
Department of Water
and Environmental
Regulation.

The land is located within the
Flood Prone Special Control
Area.

Yes

To assist in the
protection of life,
property and
community
infrastructure from
flood hazard.

In addition to
development which
otherwise requires
planning approval under
the Scheme,
development approval
of the Commission is
required for any
development within the
Flood Prone Special
Control Area, which
includes the construction
or extension of any
building or earth works,
but does not include
demolition of buildings.

This Application seeks
subsequent approval for the
use of the land by Wookie
Dogs under the land use
category of ‘Animal
Establishment’ and the use
of the existing transportable
and converted sea container
buildings for the operation of
the business.
The owner of Wookie Dogs
recognise that the buildings
are subject to flood damage
during major flows in the
Henley Brook. In the recent
flooding event, the business
was closed until the water
had subsided. This practice
is to be continue going
forward.

Yes

To assist the natural
flood carrying capacity
of floodplains by
ensuring any use or
development maintains
the free passage and
temporary storage of
flood waters.

Such development is to
be subject to the
discretion of the
Commission,
notwithstanding that the
use may be designated
as 'P' in the Zoning
Table.

The land use is identified in
the SVPS as a discretionary
(A) land use in the Zoning
Table.
The owners of Wookie Dogs
intend to continue to manage
the land to ensure the use
and development does not
obstruct major flows in the
Henley Brook which runs
through the rear portion of
the property. Further, it is
recognised that the existing
structures on the land are
subject to flood damage
during major flow events.

Yes
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(cont.)
TABLE 4: COMPLIANCE WITH PART 2, SCHEDULE 7: SPECIAL CONTROL AREAS OF SVPS
Name: Flood Prone Special Control Area
Purpose: To minimise the potential for flood damage resulting from decisions relating to land
use and development on defined river floodplains
Objectives

Additional provisions

Proposal

To protect water quality
and waterways as
natural resources in
accordance with State
Planning Policy No. 2 Environment and
Natural Resources
Policy.

The Commission may
refuse any application for
planning approval or
impose conditions on any
development approval so
as to:
a) constrain the location
or level of
development;
b) require the registration
of notifications on title
advising of the
potential risk
associated with flood
events.

The use operates in a
manner which ensures NIL
impact in terms of nutrient
loading on the nearby
waterway.

3.3

Compliant
Yes

Car Parking Requirements

The WAPC is yet to finalise a policy detailing the car parking requirements for land use and
development proposed under the new SVPS.
In the interim, the DPLH has advised that car parking requirements for development proposals in
the Swan Valley will be assessed on the merits of the Application. The DPLH assessment will also
rely on recommendations and advice provided by the City as part of the referral process.
In this regard, the number of car bays provided on site meets the parking requirements stated in
Table 1 of the City’s Vehicle Parking Standards Policy (POL-TP-129). The land use category of
Animal Establishment is stated at Table 1 as being required to provide a minimum parking ratio of
1 space per employee plus a minimum of 3 spaces for visitors.
The car parking provision is described in detail at Section 4.0 of this report.
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4.0

THE PROPOSAL

The land is proposed to be retained in its current natural state for the continued use by Wookie
Dogs as a doggy day care and behavioural training service to the local and wider community. The
layout of the property for its continued use for the full range of services offered at Wookie Dogs is
illustrated on the attached Site Plan.
Wookie Dogs provides dog owners throughout the metropolitan area with a dog day care service;
separate dog training programs and options for clients to use the land for dog exercise on the days
that it is not operating its training and care services.
The existing transportable units and converted sea containers are used for administrative
purposes; as well as providing secured indoor resting spaces for the dogs under their care.
For the purpose of dog safety and management, the land is divided into seven (7) areas which are
separated using rural post and wire fencing and accessed by secured gates at two (2) different
locations. The separated areas of the land allow for the safe and orderly operation of the services
offered by Wookie Dogs. This includes: the safe delivery and collection of dogs by clients at the
start and end of the day (for those not choosing to use the collection and delivery transport service);
safe spaces for individual training sessions for dogs undergoing rehabilitation; and training in order
to address specific behavioural issues which are accessed and separated from the other open field
areas occupied by the dogs attending the standard day care service. These areas are listed below
and identified on the attached Site Plan.
Area 1: Car Park.
Area 2: Office Administration, Indoor Spaces for Dogs and Dog Training Area.
Area 3: Open Field.
Area 4: Open Field Corridor
Area 5: Open Field
Area 6: Open Field Corridor
Area 7: Henley Open Field
OPERATIONAL CHARACTERISTICS:
Dog Day Care
The dog day care service operates from Tuesday to Friday, between the hours of 6:30am and
6:00pm. On average, approximately 12 dogs attend the day care each day.
For clients delivering and collecting their dogs from the site, the dogs are dropped off at the site
between 6:30am and 9:00am and collected between 3:00pm and 6:00pm.
Dog Training Programs
Wookie Dogs also provide dog training programs from Monday to Saturday.
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A range of training options are provided, including: group training and obedience; individual
training; puppy pre-school (8-16 weeks old); and puppy school (4-6 months).
In regard to the individual training programs, approximately three (3) dogs are trained on site per
day throughout the week. These dogs are not socialised with the day care dogs and are trained
in separate areas on the land, which are separated by the internal rural fencing within the property
boundaries as depicted on the attached site plan.
Maximum number of employees at any one time:
A maximum of four (4) employees work at the premises, at any one time.
The staffing ratio is based on one (1) staff member for every ten (10) dogs. There is no industry
standard in this regard. However, this ratio is recognised by Wookie Dogs as the benchmark to
apply in order to assure the individual needs of the dogs under their care are able to be met.
This might include two (2) employees working with the dogs attending day care. In addition to this,
between three (3) and five (5) dogs might attend the site for an allocated amount of time for
individual rehabilitation and behavioural training programs. One (1) employee will be responsible
for these individualised training programs.
Private hire for dog exercise:
The property is able to be booked for private hire for dog exercise purposes on Saturday, Sunday
and Monday.
Each booking provides access to the property for one (1) hour at a time.
This service is used regularly by dog owners seeking a safe space to exercise their own dogs
(typically for two (2) dogs) over the weekend period.
Car Parking Area:
The existing car parking area comprises of compacted ground, being constructed to the required
rural standard. An internal driveway which loops around the central cluster of trees. The driveway
has a width of 3.0m and connects to the crossover to Swan Street. This driveway allows vehicles
to enter the site and drive up to the entrance gate to the administration room to deliver and collect
dogs before continuing in forward gear to exit the site via the crossover to Swan Street.
Wookie Dogs also provides a transportation service for the dogs, which are collected and returned
to clients’ homes. This service is popular with clients and reduces the demand on parking facilities
in the morning and afternoon.
The on-site car park provides space for the parking of approximately four (4) vehicles. In addition,
two (2) tandem bays are provided in a separately fenced area of the property adjacent to the
building. The total of six (6) bays provided on site are more than sufficient to accommodate this
use.
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The internal driveway is designed for clients to drive their vehicles up to the gated entrance of the
building to deliver their dogs. The client then drives continue in forward gear on the driveway which
loops around the central cluster of trees to exit the site at the crossover on Swan Street.
Essential Servicing Management
A portable toilet is provided for the four (4) staff on site. The toilet is serviced by Instant Products
every month, with that frequency being increased as required.
Potable water is delivered to the site and stored in water tanks, with 3000 litres being stored on
site at a time. The water is provided for drinking purposes for staff and dogs as well as washing
the dogs at the end of the day at the wash basin before being collected or returned to their homes
by the transportation service.
Firefighting equipment attaches to the bore on the land for firefighting purposes.
In regard to dog waste, staff collect all waste and dispose of it in the bins. No waste is left on the
ground, it is collected immediately and placed in the designated bins. These bins are collected
each week as part of the standard roadside rubbish collection service provided by the City of Swan.
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5.0

CONCLUSION

The land use and existing built form is consistent with the requirements of the SVPS and other
relevant policy requirements.
Wookie Dogs is a well suited land use for this particular site and noting its incapability of being
used for more traditional agricultural type pursuits due to the environmental sensitivities of the
Henley Brook, which runs through the rear (western) part of the lot. The continued risk of flood
damage during major flows of the Henley Brook further renders the site impractical for traditional
forms of agricultural use.
The use of the land for the existing doggy day care and dog training programs requires minimal
infrastructure for it to operate. It has proven it is capable of operating without any adverse impact
to the natural environment and is consistent with the rural character and amenity of the locality.
Accordingly, we respectfully seek the support of the Commission in granting approval for this
Application, with reasonable conditions attached.

Peter Webb and Associates

19 | P a g e

SITE PLAN

133

HE
N

Y

221.21

AREA 4

BR

4

LE

ST

OO

AREA 7

AREA 5

134
AREA 3
96.49

2.3573ha
2

3
PARKING
AREA

2

HENLEY

2.5

AREA 2

AREA 1

6.0

6.0

6.01

AREA 6

3.0

77.94

5.5

4

SWAN

110.75

K

144.07

ST

2 x TANDEM BAYS

note: water corporation base mapping
all lot areas, dimensions including car bays are subject to final survey.

3

SITEPLAN
LOT 134 SWAN STREET, HENLEY BROOK
WOOKIE DOGS

PETER WEBB AND ASSOCIATES
0

5

10

20

100

1:1000 @ A3/P2471-01/21.02.22
CONSULTANTS IN TOWN PLANNING & URBAN DESIGN

40FT
SEA CONTAINER
L: 12.2m
W: 2.44m
H: 2.6m

20FT
TRANSPORTABLE
L: 6.06m
W: 2.44m
H: 2.6m

2

1

4

3

EAST ELEVATION

PORTABLE TOILET
W: 1.12m
D: 1.18m
H: 2.35m
REFER TO ATTACHED
PRODUCT DETAILS.

20FT
SEA CONTAINER
L: 6.06m
W: 2.44m
H: 2.6m

2 X 20FT
1 TRANSPORTABLE
1 CONVERTED SEA
CONTAINER
L: 6.06m
W: 2.44m
H: 2.6m

40FT CONVERTED
SEA CONTAINER
L: 12.2m
W: 2.44m
H: 2.6m

6

6
WEST ELEVATION

5
4

3
2

1

2 X 20FT
1 CONVERTED SEA
CONTAINER
1 TRANSPORTABLE
L: 6.06m
W: 2.44m
H: 2.6m

5
PETER WEBB AND ASSOCIATES

ELEVATIONS
LOT 134 SWAN STREET, HENLEY BROOK
WOOKIE DOGS

NOT TO SCALE/P2471-03/16.05.22

CONSULTANTS IN TOWN PLANNING & URBAN DESIGN

ANNEXURE 1
Certificate of Title

REGISTER NUMBER

134/P3830
WESTERN

AUSTRALIA

DUPLICATE
EDITION

DATE DUPLICATE ISSUED

1

RECORD OF CERTIFICATE OF TITLE

30/4/2020
VOLUME

1672

FOLIO

762

UNDER THE TRANSFER OF LAND ACT 1893
The person described in the first schedule is the registered proprietor of an estate in fee simple in the land described below subject to the
reservations, conditions and depth limit contained in the original grant (if a grant issued) and to the limitations, interests, encumbrances and
notifications shown in the second schedule.

REGISTRAR OF TITLES

LAND DESCRIPTION:
LOT 134 ON PLAN 3830
REGISTERED PROPRIETOR:
(FIRST SCHEDULE)
ICARUS HUGH CHARLES WILKINSON
NICOLA MERCEY JOSEPHINE WILKINSON
BOTH OF 83 BUTTERMERE GRANGE AVELEY WA 6069
AS JOINT TENANTS
(T O398027 ) REGISTERED 30/4/2020
LIMITATIONS, INTERESTS, ENCUMBRANCES AND NOTIFICATIONS:
(SECOND SCHEDULE)
Warning:

A current search of the sketch of the land should be obtained where detail of position, dimensions or area of the lot is required.
* Any entries preceded by an asterisk may not appear on the current edition of the duplicate certificate of title.
Lot as described in the land description may be a lot or location.

----------------------------------------END OF CERTIFICATE OF TITLE---------------------------------------STATEMENTS:
The statements set out below are not intended to be nor should they be relied on as substitutes for inspection of the land
and the relevant documents or for local government, legal, surveying or other professional advice.

SKETCH OF LAND:
PREVIOUS TITLE:
PROPERTY STREET ADDRESS:
LOCAL GOVERNMENT AUTHORITY:
NOTE 1:

O366515

1672-762 (134/P3830)
1541-684
LOT 134 SWAN ST, HENLEY BROOK.
CITY OF SWAN

SECTION 138D TLA APPLIES TO CAVEAT L022475

LANDGATE COPY OF ORIGINAL NOT TO SCALE 21/02/2022 10:37 AM Request number: 63220838
www.landgate.wa.gov.au

Superseded - Copy for Sketch Only
LANDGATE COPY OF ORIGINAL NOT TO SCALE 21/02/2022 10:37 AM Request number: 63220838
www.landgate.wa.gov.au

Superseded - Copy for Sketch Only
LANDGATE COPY OF ORIGINAL NOT TO SCALE 21/02/2022 10:37 AM Request number: 63220838
www.landgate.wa.gov.au

ANNEXURE 2
Bushfire Management Plan
Lush Fire and Planning

Bushfire Management Plan
(Development Application)
Lot 134 Swan Street
Henley Brook

Ref 20-064
Ver A
February 2022

LUSHFIRE & PLANNING
3 Paterson Rd
Pinjarra WA 6208
0418 954 873
ABN 74 232 678 543

Site Address / Plan Reference:
Suburb:

Lot 134 Swan Street

Henley Brook

Local government area:

State:

WA

P/code:

6055

Swan

Description of the planning proposal:

Animal Establishment

BMP Plan / Reference Number:

21-064

Client / Business Name:

Wookie Dogs

Version:

A

Date of Issue:

17/02/2022

Reason for referral to DFES

Yes

No

Has the BAL been calculated by a method other than method 1 as outlined in AS3959 (tick no if
AS3959 method 1 has been used to calculate the BAL)?

☐

☒

Have any of the bushfire protection criteria elements been addressed through the use of a
performance principle (tick no if only acceptable solutions have been used to address all of the BPC
elements)?

☐

☒

☐
☐
☐
☐
☐

☒
☒
☒
☒
☒

Is the proposal any of the following special development types (see SPP 3.7 for definitions)?
Unavoidable development (in BAL-40 or BAL-FZ)
Strategic planning proposal (including rezoning applications)
Minor development (in BAL-40 or BAL-FZ)
High risk land-use
Vulnerable land-use

If the development is a special development as listed above, explain why the proposal is considered to be one of the above
listed classifications (E.g. considered vulnerable land-use as the development is for accommodation of the elderly, etc.)?
Note: The decision maker (e.g. the local government or the WAPC) should only refer the proposal to DFES for comment if
one (or more) of the above answers are ticked “Yes”.

BPAD Accredited Practitioner Details and Declaration
Name
Geoffrey Lush
Company
Lush Fire & Planning

Accreditation Level
Level 2

Accreditation No.
BPAD 27682
Contact No.
0418 954 873

Accreditation Expiry
28/02/2023

I declare that the information provided in this bushfire management plan is to the best of my knowledge true and correct.

Signature of Practitioner

Date

17/02/2022

Lot 134 Swan Street - Executive Summary
This bushfire management plan is prepared for the existing dog care centre (Wookie Dogs) on Lot 134
Swan Street, Henley Brook. The subject land is located approximately 9kms north of the Midland city
centre.
The site has an area of 2.3573 hectares with a frontage of 96.52 metres to Swan Street and a depth of
222m. Henley Street (unconstructed) extends along the southern boundary.
The business provides a day care service for dogs as well as group training programs and individual
behavioural and rehabilitation training programs. The existing development is comprised of (2) joined
transportable buildings and two (2) converted sea containers. There is a maximum of four (4) persons
on-site at any one time, being the manager and three (3) employees.
The buildings are located in the south eastern corner of the site with the balance of the land being used
for exercise areas. Consequently, this bushfire assessment focuses on the area of the existing building
in the south eastern corner of the site while being mindful of the balance of the subject land.
Access to the site is from Swan Street which extends for 1.7kms from West Swan Road. The surrounding
area has been developed for rural, rural residential, viticulture and tourist/commercial uses. There is no
reticulated water service along Swan Street.
All of the subject land is designated as being bushfire prone land
A Bushfire Attack Level (BAL) Assessment / BAL Contour Plan has been prepared and the existing buildings
have a BAL-12.5 rating. It is noted that as these are not residential structures then the construction
provisions of AS3959 Construction of Buildings in Bushfire Prone Areas do not apply to them under the
National Construction Code.
As the proposal only has four persons in attendance it is considered to be relatively low intensity. The
proposal is not considered to be a vulnerable land use as the employees travel to the site day by cars and
so are familiar with their surroundings and do not require assistance to evacuate in the event of a bushfire.
The surrounding area has been developed for viticulture, tourist/commercial uses and general framing.
The vegetation along Swan Street is a mosaic of grassland and areas of low threat vegetation including
vineyards and managed land. The major portion of Swan Street is not designated as being bushfire prone
land. To the south of the site there is more woodland vegetation which is still fragmented and
interspersed with grassland areas.
The single access to the site does not comply with the Bushfire Protection Criteria. In the event of a fire
from the north, there is potential for people at the site not to be able to evacuate out to West Swan Road.
However, at a speed of 60km per hour it would take less than 5 minutes to reach West Swan Road.
Given the relative low intensity of the proposal, the high mobility of the employees, and low threat nature
of the vegetation along Swan Street, the proposal does not constitute any greater level of intensity or
risk that would constructing a dwelling on the property or which exits with the surrounding properties.
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Disclaimer
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1.0

Proposal Details

1.1

Introduction

This bushfire management plan is prepared for the existing dog care centre (Wookie Dogs) on Lot 134
Swan Street, Henley Brook. The business provides a day care service for dogs as well as group training
programs and individual behavioural and rehabilitation training programs.
The subject land is located in Swan Street, Henley Brook being approximately 9kms north of the Midland
city centre as shown in Figure 1. The property details are referenced in Table 1.
The aim of this Report is to support the proposed development application for the continued operation
and to demonstrate that there are appropriate bushfire management measures consistent with State
Planning Policy SPP3.7 Planning in Bushfire Prone Areas; and the associated Guidelines for Planning in
Bushfire Prone Areas (Version 1.4 December 2021).

Table 1 Land Details
No

1.2

Lot

Plan

Vol

Folio

Registered Proprietor

Area(ha)

134

3830

1672

762

I.H.C. and N.M.J. Wilkinson

2.3573

Existing Conditions

The existing site conditions are shown in Figures 2, 3 and 4.
The site has an area of 2.3573 hectares with a frontage of 96.52 metres to Swan Street and a depth of
222m. Henley Street (unconstructed) extends along the southern boundary connecting to West Swan
Road.
Henley Brook crosses the western rear portion of the subject land and the Swan River is located
approximately 170m to the south and east of the site.
The existing development is comprised of (2) joined transportable buildings and two (2) converted sea
containers. These are connected and utilised for administrative purposes and for secure indoor space for
the dogs.
The subject land is parkland cleared pasture with some scattered trees in the south eastern corner and
also along Henley Brook. It has an elevation of approximately 2m AHD, being relatively low compared to
the surrounding area.
Access to the site is from Swan Street which extends for 1.7kms from West Swan Road. Swan Street is
a 20m wide road reserve with a sealed carriageway of between 4 and 6m.
There is no reticulated water service along Swan Street.
The surrounding area has been developed for rural, rural residential, viticulture and tourist/commercial
uses. Tourist/commercial uses generally are more focussed along West Swan Road, although there are
several on Swan Street. The prevailing lot size is 2 hectares. Lot 10 to the south west of the site is 15
hectares in size and contains the Oasis Resort, Mini Golf, Combat Laser Sports and Mash Brewing.
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Figure 1 Location and Context
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Figure 2 Existing Conditions
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Figure 3 Site Conditions
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Figure 4 Development Site
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1.3

Bushfire Prone Land

All of the subject land is designated as being bushfire prone land as shown in Figure 5. The designation
of bushfire prone areas triggers:
•

The application of Australian Standard AS3959 Construction of Buildings in Bushfire Prone Areas
under the Building Code of Australia;

•

The provisions of the Planning and Development (Local Planning Schemes) Regulations 2015;
and

•

The application of State Planning Policy SPP3.7 Planning in Bushfire Prone Areas.

State Planning Policy SPP3.7 Planning in Bushfire Prone Areas requires that any development application
must be accompanied by a bushfire management plan which includes:
a)

a Bushfire Attack Level (BAL) Assessment or a BAL Contour Map to show the expected BAL ratings
for the developed site. The BAL Contour Map shows the proposed BAL ratings based upon any
clearing or landscaping;

b)

the identification of any bushfire hazard issues arising from the BAL Contour Map or the BAL
assessment; and

c)

an assessment against the bushfire protection criteria requirements contained within the
Guidelines demonstrating compliance within the boundary of the development site.

Version 1.4 of the Guidelines clarifies that the ‘development site’ means that part of a lot on which a
building that is the subject of development stands or is to be constructed. Consequently, this bushfire
assessment focuses on the area of the existing building in the south eastern corner of the site while being
mindful of the balance of the subject land.

1.4

Firebreak Notice

The City’s 2021 - 2022 Fire Season Guide requires that on land with an area of between 0.5 and 2.5
hectares shall:
❖ Install and maintain an asset protection zone.
❖ Install firebreaks immediately inside and adjacent to all external property boundaries. Firebreaks
need to be 3 metres wide with a 4 metre vertical (height) clearance free from flammable materials
and overhanging branches.
❖ Maintain all grass to a height of no greater than 10cm.
❖ Natural vegetation within 100 metres of buildings including attached and adjacent structures and
essential infrastructure shall be maintained at or below 8 tonnes per hectare.
❖ Where a property is affected by an approved bushfire management plan, property owners must
still comply with all requirements in this notice and with any additional requirements outlined
within that plan.
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Figure 5 Bushfire Prone Land
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1.5

Proposed Development

The application is to recognise the existing development as described in Section 1.2 and shown in Figures
2, 3 and 4 as well as the photographs below.
Wookie Dogs provides a dog day care service with animal pick-ups. On average, approximately 12 dogs
attend the day care each day.
There is a separate dog training program from Monday to Saturday. This includes a range of training
options including: group training and obedience; individual training; puppy pre-school (8-16 weeks old);
and puppy school (4-6 months).
There is a maximum of four (4) persons on-site at any one time, being the manager and three (3)
employees.
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2.0

Environmental Considerations

State Planning Policy 3.7 (SPP3.7) policy objective 5.4 recognises the need to consider bushfire risk
management measures alongside environmental, biodiversity and conservation values.
There are no documented environmental issues affecting the development site based on a search of the
SLIP data base (www.data.wa.gov.au). The area to the west of the subject land (see Figure 2) is and
Environmentally Sensitive Area for the purpose of the Environmental Protection (Clearing of Native
Vegetation) Regulations 2004.
There is no proposed clearing of vegetation for either the development or use of the site.

3.0

Bushfire Assessment Results

3.1

Assessment Inputs - Vegetation Classification

All vegetation within 150m of the subject land has been classified in accordance with:
•

Clause 2.2.3 of Australian Standard AS3959 Construction of Buildings in Bushfire Prone Areas;

•

The Visual Guide for Bushfire Risk Assessment in Western Australia; and

•

Applicable Fire Protection Australia BPAD Practice Notes.

The vegetation plots are shown in Figure 6 and described in Table 2. The location of the vegetation
photographs is shown in Figure 7.

Table 2 Vegetation Summary
Plot
1

Vegetation Class
Class G Grassland

Description
Grassland pasture on adjacent lots

2

Class B Woodland

Eucalyptus woodland to 25m with grazed grassland
understorey. Foliage coverage less than 30% with
canopies often not continuous.

3

Class A - Forest

4

Class B Woodland

5

Excludable – Clause 2.2.3.2(f)

Subject land managed as low threat vegetation less than
50mm in height.

6

Excludable – Clause 2.2.3.2(f)

Vineyards with managed grassland.

7

Class G Grassland

Small area of Eucalyptus approximately 2,000sqm along
Swan Street. Could be considered as a windbreak. Up
to 25m high with foliage coverage of more than 30%.
Eucalyptus woodland to 25m with grazed grassland
understorey. Foliage coverage less than 30% with
canopies often not continuous.

Grassland pasture on adjacent lots to the south
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Figure 6 Vegetation Classification
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Figure 7 Photograph Locations
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Photo No 1

Plot No 1

Vegetation Classification
Class G Grassland – Sown pasture
G-26
Description
Grassland pasture on adjacent lots
being actively grazed by stock.

Photo No 2

Plot No 1

Vegetation Classification
Class G Grassland – Sown pasture
G-26
Description
Grassland pasture on adjacent lots
being actively grazed by stock.

Photo No 3

Plot No 2

Vegetation Classification
Class B Woodland - Woodland B-05
Description
Eucalyptus woodland to 25m with
grazed grassland understorey. Foliage
coverage less than 30% with canopies
often not continuous.
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Photo No 4

Plot No 2

Vegetation Classification
Class B Woodland - Woodland B-05
Description
Eucalyptus woodland to 25m with
grazed grassland understorey. Foliage
coverage less than 30% with canopies
often not being continuous.

Photo No 5

Plot No 3

Vegetation Classification
Class A Forest - Open forest A-03
Description
Small area of Eucalyptus
approximately 2,000sqm along
Swan Street. Up to 25m high with
foliage coverage of more than
30%. Has windbreak
characteristics.

Photo No 6

Plot No 4

Vegetation Classification
Class B Woodland - Woodland B-05
Description
Eucalyptus woodland to 25m with
grazed grassland understorey. Foliage
coverage less than 30% with canopies
often not being continuous.
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Photo No 7

Plot No 4

Vegetation Classification
Class B Woodland - Woodland B-05
Description
Eucalyptus woodland to 25m with
grazed grassland understorey. Foliage
coverage less than 30% with canopies
often not being continuous.

Photo No 8

Plot No 4

Vegetation Classification
Class B Woodland - Woodland B-05
Description
Eucalyptus woodland to 25m with
grazed grassland understorey. Foliage
coverage less than 30% with canopies
often not being continuous.

Photo No 9

Plot No 4

Vegetation Classification
Class B Woodland - Woodland B-05
Description
Eucalyptus woodland to 25m with
grazed grassland understorey. Foliage
coverage less than 30% with canopies
often not being continuous.
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Photo No 10

Plot No 5

Vegetation Classification
Excludable - 2.2.3.2(f) Low Threat
Vegetation
Description
Henley Street road reserve as
managed land adjacent to the site
with grass less than 50mm height.

Photo No 11

Plot No 5

Vegetation Classification
Excludable - 2.2.3.2(f) Low Threat
Vegetation
Description
Subject land with well maintained
lawn, grass areas less than 50mm
in height.

Photo No 12

Plot No 5

Vegetation Classification
Excludable - 2.2.3.2(f) Low Threat
Vegetation
Description
Henley Road reserve and the
subject land with well maintained
lawn, grass areas less than 50mm
in height.
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Photo No 13

Plot No 5

Vegetation Classification
Excludable - 2.2.3.2(f) Low Threat
Vegetation
Description
Subject land with well maintained
lawn, grass areas less than 50mm
in height.

Photo No 14

Plot No 5

Vegetation Classification
Excludable - 2.2.3.2(f) Low Threat
Vegetation
Description
Subject land with well maintained
lawn, grass areas less than 50mm
in height.

Photo No 15

Plot No 5

Vegetation Classification
Excludable - 2.2.3.2(f) Low Threat
Vegetation
Description
Subject land with well maintained
lawn, grass areas less than 50mm
in height.

17

Lot 134 Swan Street

Photo No 16

Plot No 6

Vegetation Classification
Excludable - 2.2.3.2(f) Low Threat
Vegetation
Description
Vineyard on Swan Street with
maintained lawn areas.

Photo No 17

Plot No 6

Vegetation Classification
Excludable - 2.2.3.2(f) Low Threat Vegetation
Description
Vineyard on Swan Street with maintained lawn areas.
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Photo No 18

Plot No 7

Vegetation Classification
Class G Grassland – Sown pasture
G-26
Description
Grassland pasture on adjacent lots
being actively grazed by stock.

Photo No 19

Plot No 7

Vegetation Classification
Class G Grassland – Sown pasture
G-26
Description
Grassland pasture on adjacent lots
being actively grazed by stock.

Photo No 20

Plot No 7

Vegetation Classification
Class G Grassland – Sown pasture
G-26
Description
Grassland pasture on adjacent lots
being actively grazed by stock.
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3.2

Assessment Outputs - BAL Contour Map

A BAL Contour Map is a plan of the subject lot/s illustrating the potential radiant heat impacts and
associated indicative BAL ratings in reference to any classified vegetation remaining within 100 metres of
the assessment area after the development is completed. They may be subject to change arising from
alterations to site conditions, amendments to AS3959, practice notes, or methodology. Individual BAL
Assessments may vary depending upon the characteristics of the vegetation when the BAL Assessment
is undertaken.
The BAL Contour Map for the subject land is shown in Figure 8 and an enlargement for the development
site is shown in Figure 9.
The existing buildings on the development site have a BAL - 12.5 rating as documented in Table 3.

Table 3 BAL Setbacks
Veg Plot

Vegetation
Classification

Slope

Separation
Distance

Assigned
BAL Rating

1

Class G Grassland

Upslope

80m

BAL – LOW

2

Class B Woodland

Upslope

100m

BAL – LOW

3

Class A - Forest

Upslope

>100m

BAL – LOW

4

Class B Woodland

Upslope

30m

BAL – 12.5

5

Excludable – Clause 2.2.3.2(f)

N/A

N/A

BAL – LOW

6

Excludable – Clause 2.2.3.2(f)

N/A

N/A

BAL – LOW

7

Class G Grassland

Upslope

22m

BAL – 12.5

Determined Bushfire Attack Level

BAL-12.5
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Figure 8 BAL Contour Map
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Figure 9 BAL Contour Map Development Site
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4.0

Identification of Bushfire Hazard Issues

Bushfires occur regularly within the district and the proposed development will introduce substantial
values (property and people) which must be protected from the risk posed by the potential bushfire
hazard.
The level of intensity for the development is four (4) persons being on the site at any one time. By
comparison a single dwelling is recognised as being able to accommodate up to 6 persons as the
Residential Design Codes define a ‘residential building’ as being habituated permanently by seven or more
persons, who do not comprise a single family.
The proposal is not considered to be a vulnerable land use as the employees travel to the site day by cars
and so are familiar with their surroundings and do not require assistance to evacuate in the event of a
bushfire.
The context of the site is shown in Figure 1 and the land along the river corridor between West Swan
Road and the Great Northern Highway is predominantly cleared land being developed for viticulture.
There is a relatively narrow corridor of bushland along the river and Henley Brook.
Figure 10 shows the mosaic of grassland and areas of low threat vegetation including viticulture and
managed land along Swan Street, including existing tourist/commercial uses. Figure 11 shows the extent
of bush fire prone land which does not include the majority of Swan Street.
To the north of the site is a Woodland area being approximately 3 hectares in size, which is upslope from
the development site and 100m distance from the existing buildings. Further north along Swan Street,
the vegetation is either grassland/pasture (moderate hazard) or viticulture (low hazard).
The Woodland vegetation to the west of the site extends into the subject land, but is fragmented with
interspersed areas of grassland/pasture. Similarly, to the south of the site there is grassland and then
Woodland vegetation which extends further south with a section Forest 300m south of the site being
adjacent to the river. There is also Woodland vegetation on the eastern side of the river at the end of
Padbury Avenue.
This is not to say that the site cannot be impacted by a fire from the north, but rather its characteristics
and intensity are likely to be different to a fire from the south. This is also clearly indicated in Figure 11
as most of Swan Street is not designated as being bushfire prone.
Swan Street extends from West Swan Road for 1.7kms to the subject land. In the event of a fire from
the north, there is potential for people at the site not to be able to evacuate out to West Swan Road.
Smoke and embers from a fire from the north or north east, will impact on Swan Street well in advance
of the actual fire front. However, at a speed of 60km per hour it would only take approximately 2 minutes
to reach West Swan Road.
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Figure 10 Local Access
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Figure 11 District Bushfire Prone Land
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5.0

Assessment Against the Bushfire Protection Criteria

5.1

Compliance Table

The requirements of the Bushfire Protection Criteria as contained in Version 1.4 (Dec 2021) of the
Guidelines for Planning in Bushfire Prone Areas are referenced in the following Table 4.

Table 4 BPC Compliance
Acceptable Solution

Compliance

Element 1 Location
A1.1 Development location
The strategic planning proposal, subdivision and
development application is located in an area
that is or will, on completion, be subject to either
a moderate or low bushfire hazard level, or BAL–
29 or below.

The development footprint will have a BAL 12.5
rating. The vegetation surrounding the site is
predominantly grassland/pasture and managed
vineyards. While there are nearby areas of
woodlands these are relatively small and
physically separated from the development site.

Element 2 Siting and Design of Development
A2.1 Asset Protection Zone
Every habitable building is surrounded by, and
every proposed lot can achieve, an APZ depicted
on submitted plans, which meets the following
requirements:
• Width: Measured from any external wall or
supporting post or column of the proposed
building, and of sufficient size to ensure the
potential radiant heat impact of a bushfire does
not exceed 29kW/m² (BAL-29) in all
circumstances.

The asset protection zone is based upon a BAL29 setback which is 8m for grassland and 14m
for woodland. The City’s Fire Season Guide
requires a 20m asset protection zone around all
buildings and this will extend on to the Henley
Street road reserve, which is presently being
managed by the applicant as a low fuel zone.
The balance of the subject land (Figure 6 Plot 5)
is being managed as an asset protection zone.

• Location: the APZ should be contained solely
within the boundaries of the lot on which the
building is situated, except in instances where
the neighbouring lot or lots will be managed in
a low-fuel state on an ongoing basis, in
perpetuity.
• Management: the APZ is managed in
accordance with the requirements of
‘Standards for Asset Protection Zones’.
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Acceptable Solution

Compliance

Element 3 Vehicular Access
A3.1 Public road
The minimum requirements under this
acceptable solution are applicable to all proposed
and existing public roads.
Public roads are to meet the minimum technical
requirements in Table 6, Column 1.
The trafficable (carriageway/pavement) width is
to be in accordance with the relevant class of
road in the Local Government Guidelines for
Subdivisional Development (IPWEA Subdivision
Guidelines), Liveable Neighbourhoods, Austroad
standards and/or any applicable standards for
the local government area.
A3.2a Multiple access routes
Public road access is to be provided in two
different directions to at least two different
suitable destinations with an all-weather surface
(two-way access).
If the public road access to the subject site is via
a no-through road which cannot be avoided due
to demonstrated site constraints, the road access
is to be a maximum of 200 metres from the
subject lot(s) boundary to an intersection where
two-way access is provided.
The no-through road may exceed 200 metres if it
is demonstrated that an alternative access,
including an emergency access way, cannot be
provided due to site constraints and the following
requirements are met:

The vehicular access technical requirements (BPC
Table 6) require a 6m trafficable surface with a
6m horizontal clearance to vegetation.
Swan Street has a pavement of 6m in the north
and 4m in the south all with 1m shoulders. It
also has a 6m horizontal clearance of at least 6m
on both sides of the pavement.

The site does not have access on two directions
as Swan Street only provides single access to
West Swan Road as indicated in Section 4.0.
Version 1.4 of the Guidelines now recognise that
a single access can be longer than 200m where it
is on land with a BAL-Low rating or within a
residential built-out area.
While Swan Street does not technically meet this
specification, much of its length connecting to
West Swan Road is not designated as being
bushfire prone and much of the adjoining
vegetation is low threat vegetation is vineyards.

• the no-through road travels towards a
suitable destination; and
• the balance of the no-through road, that is
greater than 200 metres from the subject
site, is wholly within BAL-LOW, or is within a
residential built-out area.
A3.2b Emergency access way
Where it is demonstrated that A3.2a cannot be
achieved due to site constraints, or where an
alternative design option does not exist, an
emergency access way can be considered as an
acceptable solution.

Not applicable
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Acceptable Solution

Compliance

A3.3 Cul-de-sac or dead-end road
A cul-de-sac and/or a dead end road should be
avoided in bushfire prone areas. Where no
alternative exists (i.e. the lot layout already exists
and/or will need to be demonstrated by the
proponent), the following requirements are to be
achieved:

Swan Street is a dead end road extending
1.7kms from West Swan Road as outlined in the
previous sections.

• Requirements in Table 6, Column 2;
• Maximum length: 200 metres (if public
emergency access is provided between cul-desac heads maximum length can be increased to
600 metres provided no more than eight lots
are serviced and the emergency access way is
no more than 600 metres); and
• Turn-around area requirements, including a
minimum 17.5 metre diameter head.
A3.3 Through-roads
All public roads should be through-roads. Nothrough roads should be avoided and should only
be considered as an acceptable solution where:

Swan Street is a dead end road extending
1.7kms from West Swan Road as outlined in the
previous sections.

• it is demonstrated that no alternative road
layout exists due to site constraints; and

It meets the constructions standards for a public
road including having an 18m diameter turn
around area at the end of the road.

• the no-through road is a maximum length of
200 metres to an intersection providing two-way
access, unless it satisfies the exemption
provisions in A3.2a of this table.
A no-through road is to meet all the following
requirements:
• requirements of a public road (Table 6, Column
1); and
• turn-around area as shown in Figure 24
A3.4a Perimeter roads
A perimeter road is a public road and should be
provided for greenfield or infill development
where 10 or more lots are being proposed
(including as part of a staged subdivision).

This does not apply to the development.

A3.4b Fire service access route
Where proposed lots adjoin classified vegetation
under AS3959, and a perimeter road is not
required in accordance with A3.4a, a fire service
access route can be considered as an acceptable
solution to provide firefighter access, where
access is not available, to the classified
vegetation.

This does not apply to development
applications.
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Acceptable Solution

Compliance

A3.5 Battle-axe access legs
Where it is demonstrated that a battle-axe cannot
be avoided due to site constraints,
it can be considered as an acceptable solution.

This does not apply to the development.

A3.6 Private driveway longer than 50 metres
There are no private driveway technical
requirements where the private driveway is:
• within a lot serviced by reticulated water;
• not greater than 70 metres in length between
the most distant external part of the
development site and the public road measured
as a hose lay; and

The subject land is not serviced by reticulated
water and hence the driveway is to meet the
specifications.
The existing driveway is a circular driveway
extending for 30m from Swan Street with a 4m
trafficable surface.

• accessed by a public road where the road speed
limit is not greater than 70 km/h.
• within a lot serviced by reticulated water.
In circumstances where all of the above
conditions are not met, or the private driveway is
in a non-reticulated water area, the private
driveway is to meet all the following:
• requirements in Table 6, Column 4;
• passing bays every 200 metres with a minimum
length of 20 metres and a minimum additional
trafficable width of two metres (i.e. the
combined trafficable width of the passing
bay and constructed private driveway to be a
minimum six metres); and
• 18m diameter turn-around area as shown in
Figure 28 and within 30 metres of the habitable
building.
Element 4 Water

Compliance

A4.1 Identification of future water supply
Evidence that a reticulated or sufficient nonreticulated water supply for bushfire fighting can
be provided at the subdivision and/or
development application stage, in accordance
with the specifications of the relevant water
supply authority or the requirements of Schedule
2.

This does not apply to the development.

A4.2 Provision of water for firefighting purposes
Where a reticulated water supply is existing or
proposed, hydrant connection(s) should be
provided in accordance with the specifications of
the relevant water supply authority.
Where these specifications cannot be met, then
the following applies:

Hydrant connection(s) will be provided in
accordance with the specifications of the
relevant water supply authority and the National
Construction Code.
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Acceptable Solution

Compliance

• The provision of a water tank(s), in accordance
with the requirements of Schedule 2; and

Schedule requires a 10,000L water tank for a
habitable building. This is to be accessible by
fire fighting appliances and have appropriate
fittings including:
• Commercial land uses: 125mm Storz fitting;
or
• Standalone water tanks: 50mm male
camlock coupling with full flow valve.

• Where the provision of a strategic water tank(s)
is applicable, then the following requirements
apply:

Not applicable

5.2

Additional Management Measures

5.2.1

Bushfire Survival Plan

Before the start of the fire season landowners need to decide what to do in the event of a bushfire
including:
•

Property preparation and maintenance;

•

Knowing the bushfire warning levels and triggers for when to leave;

•

Knowing where to go; and

•

Knowing which way to go.

This can be accomplished by the preparation of a Bushfire Survival Plan and Preparedness-Toolkit is
available online at:
❖ https://mybushfireplan.wa.gov.au/ or can be downloaded from;
❖ https://www.dfes.wa.gov.au/safetyinformation/fire/bushfire/BushfireManualsandGuides/DFESFire-Chat-Bushfire-Preparedness-Toolkit.pdf

5.2.2

Boundary Firebreaks

It is noted that the City’s 2021 - 2022 Fire Season Guide requires 3m wide firebreaks to be constructed
immediately inside and adjacent to all external property boundaries. These need to have a 4 metre
vertical (height) clearance free from flammable materials and overhanging branches.
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6.0

Responsibilities for Implementation and Management of the Bushfire
Measures

The management of the risk posed by bushfires is a shared responsibility between landowners,
government and industry. These responsibilities are documented in Table 5.
The management measures listed below should not be construed to assure total bushfire protection and
do not guarantee that a building will not be damaged in a bushfire. The severity of a bushfire will depend
upon the vegetation fuel loadings; the prevailing weather conditions and the implementation of
appropriate fire management measures.

Table 5 Implementation
No

MANAGEMENT ACTION

1.0 Developer Ongoing
1.1

Preparing a notification be included on the certificate of title for the subject land advising that
the land is in a bushfire prone area and subject to a Bushfire Management Plan.

1.2

Include bushfire safety measures as far as is reasonably practical in the design and
construction of any building by incorporating AS3959 construction standards consistent with
the assigned BAL rating.

1.3

Provision of a 10,000L static water supply tank for firefighting with:
a) A 50mm male camlock couplings with full flow valves;
b) The fittings positioned at the base of the tank so that the total tank capacity is available
for firefighting purposes at any time;
c) An adequate hard standing access must also be provided adjacent to such connection/s
and must be readily identifiable; and
d) A nonelectric firefighting pump (normally 5.5hp) with sufficient hose to protect the
dwelling and the surrounding low fuel zone.

1.4

Provision of 3m wide boundary firebreaks in accordance with the City’s Fire Season Guide.

1.5

Preparation of a bushfire survival plan and review of this each year prior to the
commencement of the fire season.

1.6

Undertaking regular maintenance of their property in preparation for the annual fire season.
Maintaining the subject land and portion of Henley Street (Plot 5) within the BAL setback as
an Asset Protection Zone in accordance with the following specifications:
1) Fences should be constructed from non-combustible materials (for example, iron, brick,
limestone, metal post and wire, or bushfire-resisting timber referenced in Appendix F of
AS 3959).
2) Fine fuel loads (combustible, dead vegetation matter <6 millimetres in thickness) should
be managed and removed on a regular basis to maintain a low threat state at less than 2
tonnes per hectare (on average). Mulches should be non-combustible such as stone,
gravel or crushed mineral earth or wood mulch >6 millimetres in thickness.
3) Trees (>6 m in height) should:
➢ Be a minimum distance of six metres from all elevations of the building and branches
at maturity should not touch or overhang a building or powerline.
➢ Have lower branches and loose bark removed to a height of two metres above the
ground and/or surface vegetation.
➢ Have a canopy cover pf less than 15 per cent of the total APZ area.
➢ Have canopies at maturity being at least five metres apart to avoid forming a
continuous canopy. Stands of existing mature trees with interlocking canopies may be
treated as an individual canopy provided that the total canopy cover within the APZ
will not exceed 15 per cent and are not connected to the tree canopy outside the APZ.
4) Shrub and scrub (0.5 m to 6m in height) should not be:
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No

MANAGEMENT ACTION
➢ Located under trees or within three metres of buildings.
➢ Planted in clumps >5 square metres in area. Clumps should be separated from each
other and any exposed window or door by at least 10 metres.
5) Ground covers (<0.5 m in height) can be:
➢ Planted under trees but must be maintained to remove dead plant material, as
prescribed in ‘Fine fuel load’ above.
➢ Located within two metres of a structure, but three metres from windows or doors if
>100 millimetres in height.
6) Grass should be maintained at a height of 100 millimetres or less, at all times. Wherever
possible, perennial grasses should be used and well-hydrated with regular application of
wetting agents and efficient irrigation.
7) A defendable space should be provided within three metres of each wall or supporting
post of a habitable building, the area is kept free from vegetation, but can include ground
covers, grass and non-combustible mulches as prescribed above.
8) LP Gas Cylinders should:
➢ Be located on the side of a building furthest from the likely direction of a bushfire or
on the side of a building where surrounding classified vegetation is upslope, at least
one metre from vulnerable parts of a building.
➢ Have the pressure relief valve pointing away from the house.
➢ Not have flammable material within six metres from the front of the valve.
➢ Sit on a firm, level and non-combustible base and be secured to a solid structure.

2.0 Local Government Ongoing Management
2.1

Enforce compliance with its annual Fire Season Guide.
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