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1.0 Preliminary 

1.1 Introduction 
Taylor Burrell Barnett, acting on behalf of Bright Tank 
Property Pty Ltd, has prepared this report in support of 
an application for development approval for the use and 
development of a brewery and restaurant at Lot 201 
(1248) Karnup Road, Serpentine (the subject site). The 
development application has been prepared in 
accordance with the provisions of the Shire of 
Serpentine-Jarrahdale (Shire) Town Planning Scheme 
No. 2 (TPS2), and with consideration given to the draft 
Local Planning Scheme No. 3 (LPS3).  

To assist the Shire with its assessment of this 
application, the following supporting information is 
provided to demonstrate compliance with the Shire of 
Serpentine-Jarrahdale’s planning requirements:  

• Certificate of Title – Appendix A
• Planning Application Forms & Checklist – Appendix

B
• Development Plans – Appendix C
• Transport Impact Assessment – Appendix D
• Site and Soil Nutrient Assessment – Appendix E
• Nutrient Irrigation Management Plan – Appendix F
• Waste Management Plan – Appendix G
• Biological Assessment – Appendix H
• Operational Management Plan – Appendix I
• Environmental Noise Assessment – Appendix J
• Bushfire Management Plan – Appendix K

1.2 Pre-lodgement Consultation 
Bright Tank Brewing Co undertook initial consultation 
with the Shire’s planning and economic development 
staff to discuss the proposal and preliminary concept 
plans for the site in late 2021/early 2022. 

Representatives from Taylor Burrell Barnett and Bright 
Tank Brewing Co met with the Shire’s planning and 
engineering staff on 1 March 2022 to discuss the latest 
concept development plans, as well as the supporting 
investigations and reporting prepared to accompany the 
development application. Matters relating to the 
development proposal, planning framework and 
development application inputs were discussed and 
clarified at this meeting and via subsequent email 
correspondence.  The feedback received through this 
consultation has been taken into consideration in the 
development of the submitted documentation, with 
relevant matters discussed throughout this report.
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2.0 Site Context 

2.1 Location and Site Context 
The subject site is located approximately 54 km south of 
Perth, approximately 27 km south-east of Rockingham 
and approximately 3 km west of the South Western 
Highway. The site is within the municipal boundaries of 
the Shire of Serpentine-Jarrahdale.  

The subject site is currently used for rural-residential 
purposes. It contains an existing dwelling in the north-
eastern corner, two dams within the eastern portion of 
the site, and a number of environmental features as 
detailed in section 3 of this report. The subject site has a 
frontage to Karnup Road along its northern boundary, 
and abuts a drainage line along its western boundary. 
The adjoining properties abutting the eastern, western 
and southern boundaries are also used for rural 
purposes, with a number of horse agistments and racing 
stables surrounding the subject site. As depicted in 
Figure 1, surrounding area contains some stands of 

significant vegetation, but has been predominantly 
cleared to accommodate rural activities operating in the 
vicinity. 

The low-lying areas of the subject site are mapped as a 
Resource enhancement dampland wetland. This wetland 
is 2,562ha and extends across several surrounding 
properties. A Conservation category dampland wetland is 
located along the site’s northern boundary, comprising an 
area of approximately 19.1ha and extends into the 
properties west of the subject site.   

The subject site has a single vehicular access point to 
Karnup Road and is not readily accessible via alternative 
modes of transport including bicycle, pedestrian or public 
transport. The Australind train line its located 
approximately 2.4 km east of the subject site, with 
services operated by TransWA twice a day (primarily for 
tourism purposes) and running between Perth and 
Bunbury. 

KARNUP ROAD 

Figure 1: Subject Site and Surrounds (Landgate, 2022) 
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Based on a detailed analysis of the site’s opportunities and constraints undertaken by the project architect and consultant 
team, it is intended that the proposed development will be located towards the southern end of the subject site, as depicted 
in Figure 2. 

Figure 2: Site Analysis Plan (VIEWTHRU, 2022) 
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There are a number of residential and non-residential 
land uses located within the vicinity of the subject site, 
summarised as follows: 

• The closest dwelling is located at 409 Rapids Road, 
which is located approximately 400 meters south of 
the proposed development site.  

• Other dwellings located in close proximity of the 
development are 410 Rapids Road (approximately 
650 meters south west) and 335 Rapids Road 
(approximately 650 meters north west). 

• The closest non-residential land use is located at 125 
– 145 Walker Road, approximately 620 meters east 
of the proposed development, which is used for 
freighting and transportation purposes (Paul Andrews 
Transport).  

• Also located within close proximity to the subject site 
are the Dog Kennels at 1282 Karnup Road, which is 
approximately 650 meters north east of the proposed 
development.  

2.2 Legal Description and Ownership 
Lot 201 (the subject site) has an area of 43.2242 
hectares and is owned by Bright Tank Property Pty Ltd 
as outlined in table 1 and evidenced by the Certificate of 
Title attached as Appendix A. The landowners have 
authorised the application via their signatures on the 
submitted applications forms contained in Appendix B. 

Lot 
No. Volume Folio Plan Area 

(ha) 
Registered 
Proprietor 

201 1381 971 301718 43.2242 Bright Tank 
Property 
Pty Ltd 

 

  

10.1.2 - Attachment 1

Ordinary Council Meeting - 21 November 2022



 

2 

Section 

3.0 
Development Proposal 

 
 

10.1.2 - Attachment 1

Ordinary Council Meeting - 21 November 2022



 

3 

3.0 Development Proposal 

3.1 Proposal 
The development application is for a ‘Restaurant’ and a 
‘Brewery’ use on the subject site. The existing dwelling 
on site is intended to remain as the Bright Tank family 
home and the head brewer’s residence. In keeping with 
the existing rural nature of the property, the development 
will incorporate the existing livestock grazing and housing 
as well as additional aquaponics systems to produce 
vegetables and herbs on-site to support the farm-to-table 
model proposed for the restaurant. These components 
have been specifically incorporated into the design of the 
overall masterplan to build on the rural aesthetic of the 
property, as well as introducing innovative sustainability 
measures into the way the restaurant and brewery 
operate.  

While this application seeks approval for a Restaurant 
and Brewery use on the subject site, the future vision for 
the site is to incorporate a range of complementary uses 
to establish a development that exemplifies a sustainable 
farming and food production model with a rural aesthetic. 
The development aims to host an array of uses in the 
future including glamping/accommodation, an event 
space, a farmers’ market and a farm-to-table/table-to-
farm dining experience.  

Furthermore, the future development will demonstrate 
best-practice sustainable farming methods potentially 
including the construction of wind and solar power 
facilities to offset energy consumption, rainwater capture 
and re-purpose brewing waste. These additional uses 
are outside the scope of this application and will be 
subject to separate approvals as required.  

3.2 Built form 

3.2.1 Overview 
The subject application is outlined in the plans contained 
in Appendix C and comprises the following 
development: 

• The main restaurant building located toward the rear 
(south) of the site, including a 700m2 eatery and bar 
facility with a further 400m2 of shaded outdoor terrace 
dining area; 

• A 1,400m2 commercial brewing facility with 
approximately 50m2 of ancillary office space, 
attached to the southern side of the restaurant 
building; 

• An outdoor playground area extending from the 
western side of the restaurant; 

• A single two-way crossover to Karnup Road, with a 
6m wide access driveway providing vehicular 
connection to the restaurant and brewery; 

• An entry gate with feature signage at the Karnup 
Road entry point;  

• A vehicle loading bay located to the rear of the 
brewery; 

• 251 marked carparking bays (147 bays within a main 
carpark and 104 overflow spaces, including six 
ACROD bays and eight motorcycle bays) and two 
coach parking bays (15 x 3m); 

• Pedestrian walkways and crossings connecting the 
carparking area to the restaurant; and 

• Landscaping surrounding the areas adjacent to the 
restaurant, brewery and carparking areas. 
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3.2.2 Restaurant 
The main restaurant structure is a repurposed vintage rail 
structure from Collie, made with all Australian steel. The 
design and history of this structure has been specifically 
selected to harmonise with the rural character of the 
property. 

The structure will be repurposed to create a double-
storey restaurant within a rectangular structure that is 
reflective of a rural/warehouse aesthetic. The building 
materials comprise a mix of steel and brickwork, with 
large framed glass windows and timber and brick flooring 
throughout.  

The ground floor of the restaurant will consist of a central 
bar area, front reception and multiple casual dining areas 
in the centre of the building with a kitchen, servery and 
outdoor dining area located to the east of the central 
area. A brewery tasting bar, staff storerooms and toilets 
located in the western part of the restaurant.  

The mezzanine level creates a double height roof over 
the central bar and dining areas that provides additional 
casual dining areas, toilets, a terrace bar and walkways 
for circulation throughout the upper floor.  

The restaurant is accessed via the main entrance, 
located on the northern façade and an additional entry 
point next to the outdoor dining area located on the 
eastern façade.  

3.2.3 Brewery 
The brewery comprises an area of approximately 
1,400m2 and will be constructed perpendicular to the 
proposed restaurant, abutting the southern façade. Both 
the brewery and the restaurant will reflect a 
rural/warehouse aesthetic and will be roughly the same 
scale, with the external façade reflecting similar materials 
and colours. The brewery will be constructed to house 
the equipment and machines required for onsite brewing 
and will be accessed via a loading bay/service yard at 
the rear of the building.  

The brewery will consist of a 25hL four-vessel steam 
fired production brewery, using a mash lauter kettle 
whirlpool layout to maximise batch efficiency as the 
production facility grows into a full-scale operation. Under 
12-hour operation the brewery will be capable of 
producing six brews per day on split shifts, totalling 
150hL of fresh wort to be transferred to conical 
fermenters to create beer.  

The layout of the brewhouse will be linear in nature to 
enhance production capability, allowing each step to 
follow the next. This method allows new batches to start 

and overlap as the previous batch moves into the next 
phase of the brewing process. In following with the linear 
nature of production, the grain holding and milling area 
will be located in a walled off room before the 
brewhouse, which will be rodent proofed with extraction 
fans to allow for mill works to proceed without 
impediment to other brewery operations.  

Grain will be transferred using a closed screw augur 
system from the mill to grain hopper, then from hopper to 
the mash tun for the beginning of the brewing process. 
The ferment farm will be located on the opposite side of 
the warehouse parallel to the brewhouse to allow for 
ease of transfer of fresh wort to the fermenters where 
yeast will be pitched to begin fermentation. Initially the 
ferment farm will hold 2x40hL vessels, 2x50hL vessels 
and 4x100hL vessels, providing sufficient fermentation 
capacity to brew Bright Tank’s core range products for 
both the Serpentine venue, East Perth and the wholesale 
market. Fermented beer will move from the fermenters 
again linearly down the production floor through 
centrifugal separation then into the Bright Tanks, there 
will be 2x100hL and 1x50hL Bright Tanks from 
Centrifuge to Bright Tank, the process of inline 
carbonation will begin, and then final carbonation will be 
topped up in the Bright Tank.  

The packaging line will be located adjacent the Bright 
Tank to limit long lengths of transfer. Three forms of 
packaging will occur, beer will transfer to serving tanks 
located in the restaurant using stainless transfer piping, 
kegging will occur from a nine-head manifold allowing a 
pallet of beer to be kegged per keg run and a Codi 55 
can per minute counter pressure canning line filling a 137 
cubes of beer per hour. At the opposite end of the 
building, a large cool room (final size still to be 
determined) will store all cold store associated products 
for brewing and final packed beer, on the opposite side of 
the building from cool room will sit an office and lab 
space. Externally located to the rear of the building will 
house a 1 MW steam boiler system and 150hL reverse 
osmosis system for water treatment, glycol condensing 
units alongside cool room condensers and external grain 
silos. The indicative layout of the brewery is depicted in 
the development plans (Appendix C).  
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3.3 Access, circulation and parking 
This application includes a comprehensive assessment 
of access, circulation and parking considerations for the 
proposed development, as detailed in the Transport 
Impact Assessment (TIA) contained in Appendix D. The 
following summarises the key matters for consideration 
as a component of this development application.  

3.3.1 Site access 
An existing crossover provides vehicular access to the 
dwelling on site. The proposed restaurant and brewery 
will be accessed via a new two-way crossover on Karnup 
Road, located approximately 20-30m west of the existing 
crossover. The proposed brewery and restaurant will be 
accessed via a 6m wide internal accessway that 
connects the carpark to the new crossover on Karnup 
Road at the northern boundary. The crossover and 
access driveway will be designed in accordance with 
Australian Standard 2890.1, with the geometrical 
requirements of the new intersection assessed against 
Austroads guidelines, as detailed in the TIA (Appendix 
D). 

The site access arrangements will be designed to enable 
a 19m semi-trailer sized vehicle to access the service 
area behind the brewery. All service vehicles servicing 
the brewery and restaurant will deliver or pick up from 
this loading area.  

3.3.2 Car Parking 
Access for passenger vehicles will be gained via a 
crossover from the primary street (Karnup Road) to a 
carparking area located immediately adjacent to the 
development. The brewery will be staffed by up to five 
people when it is in operation during the week. 
Approximately 45 staff will service the restaurant, which 
has a capacity of up to 1,000 patrons.  

In accordance with Clause 7.7.2 and Table 5 of the 
Shire’s Town Planning Scheme No. 2 (TPS2), the 
following carparking is required: 

• Restaurant: 1 bay per 4 persons accommodated 

• Brewery: not listed, to be determined by Council 

As the proposed Brewery land use is not listed under 
TPS2, it is considered logical to ensure adequate car 
parking is provided for the number of staff operating from 
the brewery. An assessment of the proposal against 
these requirements is provided in Table 1. 
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Table 1: Car parking assessment 

Land Use Assumption 
Car Parking 
Requirement 

Restaurant 
(1,000 pax) 

1 bay per 4 
persons 

250 bays 

Brewery (5 staff 
members) 

Based on number 
of staff 

5 bays 

Total bays required 255 bays 

Total bays provided 
251 (inc. 6 
ACROD bays & 8 
motorcycle bays) 

Proposed shortfall 4 bays 

 

The development provides for a total of 251 parking 
bays, including 6 ACROD parking bays, which will be 
used for employees of restaurant and brewery as well as 
visitors attending the site. The restaurant will generate 
parking demand for staff and patrons, while the brewery 
will generate demand for staff only. The number of 
required carparking bays is calculated using the rates 
required for a restaurant use, plus the number of brewery 
staff (noting the required carparking rate is to ultimately 
be determined by Council).  

The total number of bays provided results in an ‘on-
paper’ shortfall of four bays. The brewery is intended to 
operate during standard business hours during the week, 
and in itself would not generate any substantial parking 
demand, operated by just five staff. Whilst there is some 
overlap in the restaurant and brewery weekday operating 
hours, this is not expected to be a peak period for the 
restaurant which would generate excessive parking 
demand. The peak periods for the restaurant are 
expected to be on weekends and weekday evenings.  

In addition to the car parking bays provided, two coach 
parking bays are provided for larger groups or tours 
visiting the restaurant, and provision is made for 
motorcycle and bicycle parking. The proponent is also 
considering the provision of a shuttle bus service to hubs 
such as Rockingham, Byford and Armadale to minimise 
the need for patrons and workers to drive to the site.  

Based on the above, the number of car parking bays 
provided on site is considered to be sufficient to meet the 
demand of the proposed development. The proposed 
carparking is otherwise consistent with the requirements 
of TPS2, including design, access and circulation 
requirements and provision of landscaping.  

3.3.3 Traffic Impact 
An assessment of the traffic generated by the proposed 
development has been undertaken by QTM Works as 
part of the TIA (Appendix D). For the restaurant use, a 
conservative prediction of 100 trips during the peak hour 
is anticipated, based on 10 trips per 100 seats. Based on 
the trip generation and distribution, the proposed 
development will have a moderate impact on the 
surrounding roads, which have adequate capacity to 
accommodate the anticipated additional traffic generated 
by the proposed development.  

Two property damage crashes have occurred on this 
section of Karnup Road between Walker Road and 
Rapids Road, between January 2016 and December 
2020. The two crashes occurred away from the proposed 
crossover location, and caused no casualties. As outlined 
in the TIA, there is sufficient roadway capacity in Karnup 
Road to cater for the proposed development, which is not 
considered to increase the risk of a road crash above 
acceptable levels. 

3.4 Servicing 

3.4.1 Wastewater (Restaurant) 
A Site and Soil Evaluation (contained in Appendix E) 
has been prepared by Water Insights to confirm the site’s 
suitability for onsite wastewater disposal and a 
wastewater management system suited to the proposed 
development, as a reticulated sewerage service is not 
available at the site.  

The evaluation, together with the geotechnical 
investigation undertaken, demonstrates that there are no 
site constraints which prevent the use of an onsite 
wastewater management system. The subject site is in 
the Peel Harvey Catchment and a Sewerage Sensitive 
Area. A secondary treatment unit with nutrient removal 
capabilities will be used at the site to receive and treat 
wastewater generated at the site.  

The restaurant and brewery are proposed to be 
constructed on the most elevated area of the site, which 
has the greatest clearance to groundwater. A minimum 
100m buffer will be provided to the Water Corporation 
and agricultural drain located on site, and all wastewater 
infrastructure will be located outside all wetland areas. 
An Application to Construct or Install an Apparatus for 
the Treatment of Sewerage will be submitted to the shire 
prior to installation of the system.  
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3.4.2 Wastewater (Brewery) 
The brewing process produces a wastewater, however 
this will be managed and treated separately to the 
restaurant. Details regarding the brewery wastewater 
management system is detailed in the Nutrient Irrigation 
Management Plan contained in Appendix F, which has 
been prepared to support the sites Part V Works 
Approval and Licence application, needed to comply with 
the Environmental Protection Act 1986.  

3.4.3 Other Services 
The subject site will be supplied with power, potable 
water and telecommunications via extensions of the 
existing services and infrastructure located within the 
vicinity surrounding the subject site.  

3.5 Site works 
The development site is generally flat and clear of 
buildings or substructures and vegetation. The site 
features sandy soils and is classified as “well drained” 
with no threat of local ponding issues.  The land contains 
some pasture and similar vegetation, which would be 
removed within the area the subject of the development. 

The proposed development requires site works in 
accordance with AS3978-2011, this will entail: 

• Removal of any deleterious material, organics etc. by 
raking down 

• Any construction rubbles, brickbats, subsoil septics, 
old drainage systems are to be removed off site 

• Compact the base of the excavation to achieve a 
classification of dense over a depth of 0.8m 

• Replace the stockpiled sands in layers no exceeding 
250mm lifts, to achieve a dense classification 

• Import filling sands to the current levels or sands pad 
level and compact to achieve “Dense” classification.  

Refer to the Geotechnical Investigation attached to the 
Site and Soil Evaluation in Appendix E. 

3.6 Site drainage and Landscaping 

3.6.1 Site drainage 
The Department of Water and Environmental Regulation 
flood mapping for the area indicates the site is not 
located in the floodplain of any waterways. A Water 
Corporation drain exists adjacent to the site’s western 
boundary however the area of proposed development is 
raised approximately 3m above the height of the drain 
and is unlikely to be impacted by flooding from this drain. 

The boundary of the Resource Enhancement wetlands 
also encompasses the low-lying areas of the site. 
Development is proposed to be located on the elevated 
area in the south of the site, outside the wetland 
boundary. The entrance road is the only component of 
the development which will encroach within the wetland 
boundary, however the alignment of this road has been 
considered based on the outcomes from the ecological 
and flora assessment for the site, in an effort to minimise 
any impacts on existing vegetation. 

Given the low-density nature of the development, it is 
intended to incorporate shallow roadside swales along 
the entrance road and biofiltration swales around the 
brewery to collect and infiltrate stormwater. In addition, 
large rainwater tanks will be installed to harvest rainfall 
from the roofs of the brewery and restaurant, which will 
further reduce the requirement for large stormwater 
infrastructure such as drainage basins. 

The site characteristics demonstrate that stormwater is 
able to be adequately managed on site, and as such, a 
Stormwater Management Plan is intended to be prepared 
and submitted following development approval.  

3.6.2 Landscaping 
The proposal recognises the strong existing rural 
character of the site and the importance of retaining this 
character to the surrounding context. As a result, the 
development and associated landscaping retain and 
incorporate the existing vegetation into the landscape 
design where possible. Notably, no changes are 
proposed to the existing vegetation on and within close 
proximity to Karnup Road meaning there will be no 
changes to the existing streetscape character.  

The landscaping shown on the development plans 
demonstrates the indicative landscape design. Feature 
landscaping is likely to be planted at the restaurant 
entrance and outdoor dining areas, as well as shade 
trees within the carparking areas. Minimal change to the 
existing vegetation is proposed except where required to 
facilitate construction. It is considered that the 
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development will not impact the existing streetscape 
character and seeks to retain the existing vegetation to 
respectfully contribute to the existing rural character of 
the area. As the extent of landscaping and changes to 
existing vegetation are considered to be minor, a detailed 
landscape plan is to be provided post-approval.  

3.7 Waste Management 
A Waste Management Plan (WMP) has been prepared to 
address the waste associated with the proposed 
development. The WMP is addresses the matters 
relating to the waste generated by the restaurant and 
brewery and identifies maintenance and management 
tactics. The WMP is provided in Appendix G.  

The WMP identifies that waste is generated from the 
operations of the restaurant and brewery as well as the 
on-site brewing processes. The plan separates the 
material waste generated into material streams 
(cardboard, commingled, cooking oil, soft plastics and 
glass) and identifies an appropriate number of bins 
required based on the rate at which the waste is 
generated. The separation of material waste into streams 
facilitates the appropriate waste to be recycled to 
minimise landfill. While the brewing process will take 
once a week and will produce spent grain material. 
Harvest bins have been identified to store the spent 
grain. Contractual agreements with local farmers will be 
in place to distribute the spent grain for future rural uses. 
The brewing processes will also generate hops and yeast 
waste that will be side streamed and distributed 
accordingly.  

The bins identified for material and brewing waste will be 
located to the rear of the brewery, which will have a 
loading dock designated to waste collection and dispatch 
of goods. The bin area is located to the rear of the 
brewery to minimise the impact of odours, sounds and 
unsightly views generated by the onsite waste. The 
restaurant and brewery staff will be charged with manual 
transfer of waste throughout the site, while the 
management team will responsible for overseeing the 
implementation and maintenance of waste management 
systems. An external commercial contractor will be 
engaged to service the commercial waste and recycling 
collections.  

3.8 Biological Assessment  
An biological assessment of the subject site has been 
conducted, revealing that the subject site is home to an 
array of flora and fauna. This includes one remnant 
vegetation unit growing in association with the Resource 
Enhancement wetland, five vertebrate fauna species, 
and a number of weed species. None of the defined 
vegetation units within the site are considered to 
representative of any threatened or priority ecological 
communities.  

The Biological Assessment contained in Appendix H, 
recommends remnant native vegetation be retained 
where possible, including isolated trees, especially those 
that provide better-quality foraging, breeding, and 
roosting habitats for Black Cockatoos. To address the 
matters raised in the Biological Assessment, the proposal 
is designed in a manner that avoids the clearing of 
remnant of native vegetation that provides Black 
Cockatoos habitat. The location of the development, 
including the access driveway within the overall site has 
been selected to minimise the removal and impact on the 
existing vegetation. The buildings are to be positioned 
away from existing vegetation and is considered to have 
minimal impact on the flora and fauna.  

3.9 Operation Management of 
Licensed Premises 

The Operational Management Plan contained in 
Appendix I has been prepared by Bright Tank Brewing 
Co. to provide further information on the operational 
details of the restaurant and brewery. The proposed 
development will consist of a restaurant that is publicly 
accessible and will serve up to 1,000 patrons plus 
approximately 45 staff and a brewery that will be 
operated by five staff that does not service the public.  

The proposed hours of operations are as follows: 

Brewery Restaurant 

Monday-Friday: 
TBC 

 

Monday: 11am to 10pm (select 
public holidays only) 

Tuesday-Wednesday: Closed 

Thursday-Friday: 11am to 10pm 

Saturday-Sunday: 8am to 10pm 

The restaurant will operate as a ‘farm to table’ style 
restaurant that utilises produce grown on site to supply 
the restaurant. The future expansion of the development 
is planned to provide further support for this restaurant 
model and increase the ability for fresh produce to be 
grown on site. The onsite brewery will produce brewed 

10.1.2 - Attachment 1

Ordinary Council Meeting - 21 November 2022



 

7 

beverages that will supply the restaurant and will be 
available to purchase and takeaway.   

The restaurant will feature multiple dining areas for bar 
service and casual ‘sit down’ dining. There will be an 
indoor dining area on the ground floor with a central bar 
area surrounded by multiple dining areas with different 
seating options. There will also be a brewery tasting bar 
on the western side of the venue. Additionally, there will 
be outdoor dining areas located on the ground floor 
eastern side of the venue and first floor eastern and 
western sides of the venue.   

3.10 Environmental Noise 
Management  

Environmental noise management measures are in place 
to minimise the potential noise impacts on the adjoining 
properties. The proposed development is located within 
close proximity to existing dwellings on the adjoining lots, 
with the closest dwelling at 409 Rapids Roads 
approximately 350 meters from the subject site.  

To minimise the impact on the sensitive uses within close 
proximity of the subject site, an Environmental Noise 
Management Plan (provided in Appendix J) has been 
prepared that outlines the required noise attenuation 
measures to minimise potential noise impacts. The 
following built form and operational management 
measures have been identified to minimise noise impacts 
to adjoining properties: 

Built form 

• Glazing – external glazing to have a sound reflection 
of Rw31 or greater; 

• Roof construction – Colourbond sheeting with Anticon 
80 insulation installed to the underside; 

• ‘Ceiling’ within the hospitality venue – an acoustically 
absorbent ‘ceiling’ will be provided within the 
hospitality venue. It is suggested that a seamless 
perforated plasterboard or perforated timber ceiling 
are selected; 

• External wall construction – the external walls shall 
achieve a minimum sound reduction of Rw47 and will 
be constructed of cavity masonry, brick veneer or 
concrete panel construction.  

Operational 

• Entertainment in the form of acoustic duos and trios 
are acceptable within the hospitality space at any 
time, including when external windows and doors are 
open; 

• All external windows and doors shall be kept closed 
when loud amplified music greater than 83 dB(A) is 
performed within the venue. This includes DJ 
Entertainment and rock bands with percussion and 
bass guitar; 

• In the event that amplified entertainment occurs 
beyond 10 pm at night within the hospitality venue, it 
shall not exceed 90 dB(A) on the basis of windows 
and doors being closed; 

• Speakers within the external areas shall be 
specified/limited such that the music volume does not 
exceed 65 dB(A) at the outer edges of the first-floor 
external terraces, and does not exceed 65 dB(A) at 
the eastern edge of the ground floor Outdoor Dining 
Area. The outdoor speakers shall be switched off 
prior to 10 pm; 

• Waste Collection vehicles only permitted on site 
between 7 am and 7 pm, Monday to Saturday; 

• Glass shall only be emptied into the outside bins 
between the hours of 7 am and 7 pm (9 am to 7 pm 
on Sundays); 

• Management will maintain a log book for any 
complaints regarding noise and disturbance in the 
area. 

• Any complaint received is entered into the book, with 
the date and time of the complaint, the staff member 
who received the complaint, and the action taken. 
The approved manager will then contact the 
complainant to ascertain whether the action taken is 
sufficient to answer the concern expressed; and, 

• Security staff shall ensure all patrons leave the venue 
in a prompt and orderly fashion. 

The above built form and operational measures are in 
place to minimise the potential noise impacts and ensure 
compliance with the Environmental Protection (Noise) 
Regulations 1997. 
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4.0 Planning Framework 

4.1 State Planning Framework 

4.1.1 Government Sewerage Policy 
(2019) 

The Government Sewerage Policy (GSP) establishes the 
WA Government’s position on the provision of sewerage 
services in the State through the planning and 
development of land. The Site and Soil Evaluation has 
been prepared in accordance with the GSP. 

The GSP includes specific requirements for the onsite 
sewage system and disposal for developments located in 
the sewerage sensitive areas. The subject site is 
identified as being within 1km of significant wetlands.  

The requirements that are relevant to the site include: 

• The discharge point of the onsite sewage system 
should be at least 1.5 metres above the highest 
groundwater level (sewerage sensitive area); 

• The site will require an unencumbered land 
application area for the disposal of sewage in 
accordance with Schedule 2 of the GSP; and 

• Secondary treatment systems with nutrient removal 
are required in sewage sensitive areas. 

4.1.2 State Planning Policy 3.7 – 
Planning in Bushfire Prone Areas 

SPP 3.7 assists in identifying, addressing and reducing 
the risk of bushfire to people, property and infrastructure 
by encouraging a conservative approach to strategic 
planning, subdivision, development and other planning 
decisions within bushfire prone areas.   

As shown in Figure 3, the entirety of subject site and 
surrounding area is identified as ‘Bush Fire Prone’ on the 
Map of Bush Fire Prone Areas (DFES, 2021).  The SPP 
3.7 policy measures require a development application 

for a vulnerable land use to include a Bushfire 
Emergency Plan, to establish the procedures and 
associated actions for management of a bushfire 
emergency to ensure the safety of persons on-site. 

A Bushfire Management Plan (BMP) has been prepared 
for the proposal and is contained in Appendix K.  In 
summary, the BMP determines the potential bushfire 
threat to the proposed development using physical site 
conditions at the time of reporting.  

The Bushfire Attack Level (BAL) assessment determines 
that the proposed buildings will be located in an area that 
achieves a BAL rating of BAL-29 or less, subject to the 
provision of a minimum 20m Asset Protection Zone 
(APZ) being established for the new buildings. The BMP 
identifies that the existing house, sheds and APZ will not 
be impacted by the proposed development and therefore 
no changes are required to the existing structures to 
facilitate bushfire management tactics. Additionally, the 
proposed driveway exceeds 200 meters and passes 
through grasslands beneath an open woodland 
vegetation area, which complies with the State’s 
Guidelines. 

 

Figure 3: Map of Bushfire Prone Areas (DFES, 2022) 
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4.1.3 State Planning Policy 7.0 – Design 
of the Built Environment 

SPP 7.0 is the leading SPP to guide design outcomes in 
the planning system. SPP 7.0 includes 10 principles for 
good design and establishes the framework for 
integrating design review as part of the evaluation 
process. An overview of the 10 design principles and the 
manner in which they are addressed are outlined in 
Table 2 below. 

Table 2: Design Principles Statement 

SPP 7.0 Design Principles 

 

Context and Character 

The proposed design deliberately seeks to complement the surrounding rural character of the area. This is 
achieved through the setback of the development away from the streetscape and adjoining properties, and the 
use of building typologies and materials which reflect a rural aesthetic. The development is sensitively 
integrated into the existing natural features of the site, by intentionally siting the new buildings, carpark and 
access driveway in such a way that any impacts on the site’s environmental attributes.   
 
Notwithstanding the predominantly rural context of the subject site, a number of non-residential and 
commercial land uses exist within close proximity to the subject site, including the neighbouring Paul Andrews 
Transport and dog kennels. Such uses generate a level of amenity impact, particularly relating to noise. 
Appropriate management measures integrated into the design and operation of the restaurant and brewery 
will ensure the existing amenity of the area is maintained. 

 

Landscape Quality 

The existing vegetation within the subject site is intended to be predominantly retained. Clearing will occur 
only where necessary to accommodate the proposed development and access driveway. Importantly, the 
existing landscaping along the Karnup Road frontage of the site will remain in-situ, except where the new 
crossover will be installed. This ensures the existing rural-residential streetscape character remains 
unaffected by the development.  
 
Additional feature landscaping will be incorporated at the entrance to the restaurant and outdoor dining areas, 
and within the carpark to provide shade for parked vehicles. A detailed landscape plan will be prepared for the 
Shire’s consideration following approval of the development, and will incorporate a selection of native tree and 
plant species which integrate into the existing landscape character.  

 

Built Form and Scale 

The restaurant and brewery are proposed to be accommodated within warehouse style buildings, both of a 
similar double-storey height and scale. The restaurant will be housed within a repurposed vintage rail structure 
from Collie, which is entirely compatible with the character of the area.  
 
The built form and scale of the development will have no perceptible impact on the streetscape or surrounding 
properties by virtue of it’s siting within the property.  
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Functionality and Build Quality 

Designed by VIEWTHRU Architects on behalf of a well-established restaurant and brewery operator, the 
layout of the development benefits from a thorough understanding of customer and operator needs. 
 
The restaurant provides a central bar area, surrounded by mix of different seating options, including bar 
seating, indoor and outdoor casual dining areas, a brewery tasting bar and intimate lounges and nooks, 
providing patrons with an array of choices to suit their desired experience. Families with children will be 
welcomed to the venue with the addition of an outdoor playground adjacent to the restaurant. The addition of 
an upper-level maximises the functional space of the restaurant building, with outdoor dining and casual 
seating areas provide views out over the property’s rural landscape.  

 

Sustainability  

The restaurant building is designed to maximise the infiltration of natural light and ventilation, with the north, 
east and western facades of the restaurant building incorporating full-length, operable windows and doors. 
This creates a sense of open space within the restaurant, and the seamless flow of indoor and outdoor dining 
areas.  
 
Innovative sustainability measures will guide the way in which the restaurant and brewery operate. Existing 
livestock grazing on the property, and additional aquaponics systems will be used to grow produce on-site to 
support the farm-to-table model proposed for the restaurant. As part of the brewing process, spent grain 
material will be distributed to local farmers for rural uses. As the activities on the property expand over time, 
consideration will be given to other potential sustainability measures, including wind and solar power to offset 
energy consumption, the capture of rainwater, repurposing of brewing wastewater, and other measures to 
minimise the waste produced by the restaurant and brewery. 

 

Amenity 

The development has been sensitively designed and sited to minimise amenity impacts on surrounding 
properties. Management measures relating to noise and traffic generated by the site will ensure these impacts 
are minimised to retain the existing level of amenity enjoyed in the area. 

 

Legibility 

A single access point to the development is proposed on Karnup Road. Whilst this entrance will be 
appropriately designed to minimise its impact on the existing streetscape, feature signage at the driveway 
entrance will be in place to direct visitors into the site.  
 
A series of pedestrian walkways through the carpark safely connect patrons to the restaurant building. The 
main entry is provided on the northern façade of the restaurant, with landscaping and signage providing visual 
cues to assist wayfinding. Universal access is provided throughout the restaurant, with level surfaces provided 
and a lift to the upper-level bar and dining areas. Access to the brewery will be concealed so as not to give the 
impression it is accessible to the public.  

 

Safety  

Outside of the restaurant operating hours, the property will not be accessible to the public. Access to the 
driveway will be controlled outside of these times so that only staff working in the brewery will be able to enter 
the site. A level of passive surveillance will also be maintained outside of operating hours by virtue of the 
brewer’s homestead being retained in the northern portion of the site.  
 
Appropriate security measures and alarms will be installed to the restaurant and brewery, which will be further 
considered during the detailed design of the development.  
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Community 

The proposal will provide a new and exciting venue for the local community to enjoy, whilst also bringing 
visitors into the area from afar. The design of the restaurant encourages social engagement in an inclusive, 
equitable manner, attracting all different demographics. The development is specifically designed to respond 
to the environmental demands of the site, whilst also responding to the social and market demands of the 
region. 

 

Aesthetics  

The proposal provides a design that reflects the locality’s rural aesthetic. The vintage rail structure housing the 
restaurant is constructed of all Australian steel, together with a complementary mix of natural materials and 
colours. This aesthetic will also translate to the brewery, which will reflect a similar warehouse-style 
appearance to the restaurant.   
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4.2 Metropolitan Region Scheme 
The subject site and surrounding area are zoned ‘Rural’ 
under the Metropolitan Region Scheme (MRS) (refer 
Figure 4). Bush Forever site 74, reserved for Regional 
Open Space exists to the west of the subject site. The 
proposed development is able to be accommodated 
under the current MRS zoning.

 

Figure 4: Metropolitan Region Scheme Extract (PlanWA, 2022)

4.3 Local Planning Framework 

4.3.1 Zoning and Land Use 
Permissibility 

The land is subject to the provisions of the Shire of 
Serpentine-Jarrahdale Town Planning Scheme No. 2 
(TPS2). Under TPS2, the land is zoned ‘Rural’ (refer 
Figure 5), which is also reflected under the Shire’s Draft 
Local Planning Scheme No. 3 (LPS3), which is awaiting 
final approval and gazettal.  

The ‘Restaurant’ use is listed as a ‘SA’ use within the 
Rural zone under TPS2, meaning that Council may use 
its discretion to permit the use after the application has 
been advertised for public comment. The purpose and 
intent of the Rural zone is to allocate land to 
accommodate the full range of rural pursuits and 
associated activities, as outlined under Clause 5.10.1 of 
TPS2.  

The way in which the proposed restaurant will operate 
aligns with the Rural zoning of the property. The ‘farm to 
table’ restaurant model complements the existing rural 
activities (agriculture and grazing) on-site, and connects 

with the sustainable farming and food production model. 
The restaurant will be supplied by fresh produce grown 
on-site in an effort to exemplify sustainable farming 
practices and low food milage. As such, it is considered 
that the proposed restaurant is consistent with the 
purpose and intent of the rural zone, being an associated 
activity to the property’s existing and expanded rural 
pursuits.  

The farm to table restaurant will be paired with an on-site 
brewing facility which will supply the restaurant as well as 
liquor being sold for consumption off the premises. As 
the ‘Brewery’ use is not listed in the zoning table, Clause 
3.2.5 stipulates that Council may determine that the 
proposed use may be consistent with the objectives and 
purposes of the zone and thereafter, consider an 
application for planning approval following a period of 
public advertising.  

The brewery is considered a further associated activity to 
the rural pursuits operating from the property, as an 
additional good being produced on the site. The 
production facilities associated with the brewery are 
entirely suitable within the Rural zone, and are not 
inconsistent with other rural uses operating in the area.  

10.1.2 - Attachment 1

Ordinary Council Meeting - 21 November 2022



 

14 

Figure 5: Town Planning Scheme No. 2 Zoning (PlanWA, 2022) 

The appropriateness of the brewery use within the Rural 
zone is confirmed by the Shire’s draft LPS3, which lists 
Brewery as a ‘D’ use within the Rural zone, meaning the 
local government is able to approve the development 
using its discretion. 

A summary of the land use permissibility under both 
TPS2 and draft LPS3 is provided in Table 3. 

While draft LPS3 is yet to be gazetted, the proposed 
‘restaurant’ and ‘brewery’ uses are consistent with the 
objectives of the Rural zone contained within LPS3, 
being:  

• To provide for lot sizes in the range of 1ha to 4ha 

• To provide opportunities for a range of limited rural 
and related ancillary pursuits on rural residential lots 
where those activities will be consistent with the 
amenity of the locality and the conservation and 
landscape attributes of the land 

• To set aside areas for the retention of vegetation and 
landform or other features which distinguish the land 

• To provide a residential amenity with a rural 
character. 

The use is considered to be consistent with the ‘Rural’ 
zone objectives under both TPS2 and draft LPS3 and 
therefore warrant the Shire’s support. 

Table 3: Land use permissibility  

Land Use 
Permissibility  

Definition 
TPS 2 LPS3  

Restaurant SA 
(discretionary, 
subject to 
advertising) 

A 
(discretionary, 
subject to 
advertising) 

TPS2: means a building wherein food is prepared for sale and consumption within the 
building and the expression shall include a licensed restaurant, and a restaurant at 
which food for consumption outside the building is sold where the sale of food for 
consumption outside the building is not the principal part of the business. 
 
LPS3: premises primarily used for the preparation, sale and serving of food and drinks 
for consumption on the premises by customers for whom seating is provided, including 
premises that are licenced under the Liquor Control Act 1988 

Brewery Not listed 
(discretionary, 
subject to 
advertising) 

D 
(discretionary, 
not subject to 
advertising) 

LPS3: premises the subject of a producer’s licence authorising the production of beer, 
cider or spirits granted under the Liquor Control Act 1988 
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4.3.2  Local Planning Policies 

4.3.2.1 Local Planning Policy 4.11 
Advertising Policy 

LPP 4.11 seeks to ensure the appropriate development 
of signage on private and public land, ensure that public 
safety is maintained and to ensure that the character of 
the area where signage may be proposed is maintained.  

Two advertising signs are proposed as part of this 
application.  

The Bright Tank advertising signage proposed at the 
entrance to the property is classified under LPP 4.11 as a 

“Boundary fence sign”, being an advertisement painted 
or otherwise affixed to a fence along the property 
boundary of the premises. An additional sign is proposed 
above the restaurant entrance, classified a “Wall sign”, 
being an advertisement affixed flat to a building wall or 
painted onto a building wall and/or fascia.  

Both Boundary Fence and Wall signs are listed as ‘X’ 
(not permitted) within the Rural zone. Given the nature of 
the proposed development, an element of signage is 
necessary for advertising purposes, as well as way-
finding and commercial branding. An assessment of the 
proposed signage against the Acceptable Development 
Standards under LPP 4.11 is provided in Table 4 below.  

 

Table 4: LPP 4.11 assessment 

Acceptable Development Standards Response 

Acceptable Development Standards – Boundary Fence Sign 

A boundary fence sign is not to be affixed to a fence unless the 
fence is constructed to withstand the consequent wind or other 
loads. 

The fence will be appropriately designed and constructed to 
withstand the necessary loads. A small brick pillar will support the 
sign, with an gantry-style structure above the entrance gate.  

Is a single faced sign. Compliant.  

The maximum sign face area is 36m2. 
Compliant - The total face area of the sign is 1.44m2 with 
dimensions of 1.25m x 1.15m. 

Acceptable Development Standards – Wall Sign 

A wall sign is to only to display the name, logo or slogan of the 
business premises to which the sign is applied. 

Compliant - The proposed sign displays the business logo ‘Bright 
Tank Brewing Co.’ that identifies the premises. 

The maximum single face area is 10m2, and must not extend 
beyond 12.0m above the ground even if the wall is higher than 
this. 

Compliant - The total face area of the sign is 5.75m2 with 
dimensions of 2.5m x 2.3m, and extends to 8.45m above the 
ground. 

Must not project more than 300mm from the wall and/or fascia to 
which it is affixed. 

Compliant - The proposed wall sign is fixed flush to the wall and 
does not protrude further than 300mm from the wall surface.  

Must not project beyond the edges of a wall and/or fascia. 
Compliant - The sign is wholly contained within the area of wall 
within which it is fixed and does not project past the edges and/or 
fascia 

A wall sign, which extends above a wall, may be considered as a 
roof sign. 

N/A – the sign does not extend above the wall. 

 

As demonstrated above, the proposed signage is entirely 
compliant with the acceptable development standards for 
boundary fence and wall signs under LPP 4.11. The 
signage is appropriately designed and sited to be 
sympathetic to the existing landscape and streetscape.  

into the design to identify the business and buildings to 
patrons. The boundary fence sign is necessary for way-
finding purposes, ensuring visitors are able to identify the 
business when approaching the property and enter in a 
safe and coordinated manner. It is of an appropriate 
scale and design so as not to have any significant impact 
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on the streetscape or existing rural character of the area. 
The wall sign is sufficiently setback so as not to be visible 
from the street and adjoining properties, and 
complements the design of the building. 

Based on the above, the proposed signage is considered 
acceptable and worthy of support. 

4.3.2.2 Local Planning Policy 4.15 Bicycle 
Policy 

The purpose of LPP 4.15 is to encourage cycling and 
improve conditions for bike riders in proposed urban 
developments, ensure the provision of appropriate 
bicycle facilities and provide an alternative to private 
vehicle transport. It provides guidance on the design and 
requirements of bicycle end of trip facilities for both 
commuters and visitors.  

Whilst the policy purpose and background refer 
specifically to ‘urban developments’, LPP 4.15 is taken to 
apply to all development within the Shire. It is noted that 
cycling conditions in the vicinity of the subject site are not 
ideal, with this section of Karnup Road having no existing 
cycling facilities, meaning cyclists would need to use the 
road verge/shoulder. Notwithstanding, the proposal 
includes a series of Class 3 bike racks between the 
carpark and restaurant building. The racks are 
appropriately positioned to maximise their surveillance 
from the restaurant and playground. It is intended that 
the bicycle parking would be shared by employees and 
visitors. There may be potential to provide Long Term 
Class 1 or 2 facilities, together with shower and 
changeroom facilities in the future if demand warrants 
such facilities.  

4.3.2.3 Local Planning Policy 4.20 Licenced 
Premises (Liquor) 

LPP 4.20 applies to all licensed premises within all zones 
of TPS2. Its purpose is to provide guidance for the 
assessment of development applications for licenced 
premises, protect and promote public safety and amenity 
in community centres and to ensure the location, siting, 
design and interface of licenced premises do not 
adversely impact the character of the Shire. Table 5 
provides an assessment of the proposal against the 
policy provisions of LPP 4.20. 
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Table 5: LPP 4.20 assessment 

Policy Provisions – Licensed Premises Response 

Location 

1. Proposals should be located at least 200m from existing or 
proposed sensitive premises.  

Compliant – no sensitive premises located within 200m of the 
premises, with the nearest dwelling located approximately 400m 
south of the proposed development site 

2. Licensed premises should be located in proximity to public 
transport facilities, and be integrated in respect of such 
facilities (linked with safe, well-lit footpaths, good signage). 

The subject site is not located within proximity to any existing 
frequent public transport facilities. As such, adequate car parking 
is provided on site, as well as parking for coaches, motorcycles 
and bicycles. In addition, the proponent is considering a shuttle 
bus service to either Byford town centre (and later Byford Railway 
Station) and/or Armadale Railway Station and Rockingham 
Railway Station.  

Design 

1. Encourage safety in design that: 
- Avoid building design that creates unsafe, dark and/or 

unobserved spaces in the surrounding setting of the 
building, and in pathways to and from the building; 

- Promotes clear and well-defined customer entry and exit 
points, customer car parking areas, public transport 
locations, and surrounding pathway; 

- Encourage the food and beverage components of 
licensed premises as important to bringing a positive 
effect on vibrancy of centres, and the creation of public 
life and enjoyment within centres 

- Promote building orientation and design to create active 
street frontages, to help enlivening centres 

Compliant: 
- The building is designed and sited to prevent the 

creation of unsafe, poorly lit and/or unobserved spaces. 
- The customer entry is well defined using built form, 

landscaping and signage. The entryway is open and 
inviting. 

- The restaurant and brewery bring commercial activity 
and create a positive and vibrant venue for people to 
gather and enjoy the offerings or the restaurant and 
allows patrons to sample beer produced on site.  

- The brewery is located to the rear of the restaurant to 
allow pedestrians easy access to the restaurant while 
separating the brewery and production areas. The 
restaurant provides an active frontage accessible via the 
carparking and access points. 

2. The form and external appearance of buildings should be 
responsive to local character 

Compliant – development uses scale and materiality to respond to 
existing rural character and history of the site. 

3. Discourage large expanse of blank walls on important 
frontages, and instead encourage these buildings to have a 
public face that is organised for the benefit of the street 

Compliant – key frontages are well articulated with using different 
materials, textures and finishes. Furthermore, façades of the 
restaurant are designed to encourage vistas to the surrounding 
rural landscape. 

4. Encourage large expanses of glazing at street level and 
upper levels to promote surveillance of the street, as well as 
upper balconies 

Compliant – ground and upper floor façades consist predominantly 
of glass windows and doors to encourage passive surveillance 
and encourage visual connection with rural surroundings. 

5. Access to the building should be from the active frontage and 
access from back lanes must be avoided. Buildings edged 
should provide at least one full active edge to the street, two 
aesthetic edges and no more than one service 
(loading/unloading/drive-through/waste management) edge.  

Compliant – the restaurant building entry point is located to 
facilitate ease of access from the customer car park and internal 
pedestrian and vehicle access networks. Service access is located 
to the rear of the brewery and concealed from patron sight and 
access 
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6. The location of carparking should not obstruct surveillance of 
the premises. Carparking areas must be lit and have 
pedestrian priority designed into their layout and choices for 
landscaping 

Compliant – whilst the premises is not readily visible from the 
street, both the buildings and carparking areas are designed to be 
open and encourage passive surveillance of one another. The 
carparking area will be well-lit, and is designed with safe with 
pedestrian accessways throughout.  

7. Boundary treatments must be visually permeable where 
there is an urban design imperative for passive surveillance 

N/A 

8. Outdoor seating areas should be suitably located to manage 
noise emissions to residential development/sensitive 
premises, and should seek to be located on the northern 
aspect of a development, in order to promote year-round 
enjoyment and activity 

Compliant – outdoor areas are not located within close proximity 
of residential development or sensitive premises. Outdoor areas 
are located to the east and west of the restaurant to provide 
different settings that can be enjoyed throughout all seasons.  

9. Bin storage areas should be screened and be inaccessible to 
the public 

Compliant – bin areas are appropriately screened behind the 
brewery and are not publicly accessible.  

10. Signage should be integrated into the design of the building 
and be externally illuminated 

Compliant – signage integrated into façade of main entry and will 
be externally lit. 

11. Drive throughs should be integrated into the design of the 
building and be externally illuminated 

N/A – no drive throughs proposed 

Noise 

To address noise impacts from a proposed licensed premises, the 
Shire may require the submission of an acoustic report, (prepared 
by a suitably qualified acoustic consultant), demonstrating that the 
noise likely to be emitted will comply with the Environmental 
Protection (Noise) Regulations 1997 (Regulations).  

An acoustic report is provided in Appendix J and details the built 
form and operational measures which will be incorporated into the 
development to achieve compliance with the Environmental 
Protection (Noise) Regulations 1997 (Regulations). 

 

As outlined above, the proposed development broadly 
complies with the policy provisions of LPP 4.20. The 
proposed restaurant and brewery will not have any 
adverse impact on the safety and amenity of the locality, 
being sensitively and appropriately designed to 
harmonise with the existing context and character of the 
area.  

In accordance with the Development Application 
Requirements of LPP 4.20, this application is 
accompanied by an Operational Management Plan (see 
Appendix I) that details the use and operation of the 
licensed venue.  
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5.0 Conclusion 

This application seeks approval to develop an exciting 
new restaurant and brewery facility in Serpentine, which 
harmonises with the existing rural aesthetic of the area 
and incorporates innovative sustainability measures.  

The proposed development is of an appropriate scale 
and appearance with respect to its rural location, with 
specific design and operational measures in place to 
protect the existing amenity of the area and the 
environmental features of the land. As outlined in this 
report, the proposed development appropriately 
addresses the applicable planning framework, including: 

• The Shire of Serpentine Jarrahdale Town Planning 
Scheme No. 2 and Draft Local Planning Scheme No. 
3; 

• Specific state and local planning policies applicable to 
this site and the form of development.  

We submit that the proposal should be supported by the 
Shire and approved by the Development Assessment 
Panel on the following grounds: 

• The proposed development demonstrates compliance 
with the Shire of Serpentine Jarrahdale’s current and 
draft Local Planning Scheme and local planning 

policies. The development only seeks minor 
variations to the provisions of the policies, based on 
the specific locational context of the proposal and in 
order to foster desirable design and operational 
outcomes.  

• The proposed restaurant and brewery are highly 
suitable for the for the site, designed in such a way to 
be complementary to the existing residential and rural 
pursuits on the property. The development will 
provide a destination attraction for locals and the 
broader population of Perth. 

• The restaurant and brewery have been thoughtfully 
designed and sited with respect to the surrounding 
rural-residential land uses and the environmental 
features of the site. Specialist reports and 
assessments have been undertaken to ensure the 
development has no adverse impacts on the subject 
site or surrounding properties, particularly with 
regards to the natural environment, noise, traffic 
generation, waste and operation.  

We look forward to working with the Shire of Serpentine 
Jarrahdale to achieve a favourable recommendation to 
the Development Assessment Panel.
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