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I.0 Introduction

1.1 Background

The Swan Valley is an important regional attraction for Western Australian. Since the first viticulture
activity began around 180 years ago, the Swan Valley has evolved through a rich history as the
State's oldest wine region. The expansion of the Swan settlement during the gold rushes of the
I 880s and I 890s saw the growth and expansion of viticulture in the Swan Valley. It also precipitated

the expansion of the important railway town of Midland Junction with the construction of the new
railways and the establishment of this area as an industrial and market centre. From the turn of the
century settlement of the area accelerated with immigrants from Europe and the British Isles. During
the Second World War the industrial base was strengthened by works involving military and munitions
supplies.The post-War period brought further settlement and agricultural activity into the Valley.

Over the years, the Swan Valley has contributed expertise as well as the provision of vine stock to
viticulture production in the Margaret River sub-region the other well-recognised wine region of
WA. In 1971, the Swan Valley was designated in the Corridor Plan for Perth as one of the rural areas
that should be preserved as open space between four proposed urban corridors. More recently, the
Valley has developed into an important tourism destination that not only caters for metropolitan
visitors but is also a significant attractor of interstate and international visitors.

The viticulture industry has been a dominant public, social and economic force in the Swan Valley,
encompassing both table and wine grape varieties. High profile wine grape industry participants
include Houghton, Oakover and Sandalford, with others such as Sittella, Pinelli and Windy Creek
also performing strongly. Most viticulture operations are small, family run businesses some in their
third or fourth generation of family ownership and operation. There is both a heritage and a local
sentimental attachment to the viticulture industry, which is reflected in the unique position the Valley's
viticulture industry holds as a popular driver of tourism, especially for Perth region day-trippers, making
this area unique to WA.

The main non-viticulture industries include specialist food and beverage related businesses, retail
outlets, function/event centres and accommodation establishments. Together with viticulture, these
industries provide both food and amenity for the region and beyond.The value of the Valley's amenity
will increase as population pressure and food security issues develop.

The relationship between a landscape of authentic agricultural production and tourism's dependency
on this landscape as an attractor of tourist visitation is not well understood. Tourist visitation and
experience in the Valley is strongly dependent on the maintenance of viticulture and rural character.
However, managing the balance between the type, scale and number of development opportunities
and their impact on the amenity value of the Valley's rural character is difficult. Ft is this balance that
decision-makers seek to maintain when considering applications for development and change of land
use and/or activity.
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1.2 Purpose and approach of the discussion paper

This investigation into the land use and management of the Swan Valley was undertaken by the Swan
Valley Planning Committee (SVPC) in collaboration with the City of Swan and the Department of
Planning (DoP). The DoP produced the Discussion Paper for the Minister so that it could be released
for public comment.This initiative arose from a view expressed by stakeholders that the management
of land use and activities within the Valley had been less than optimal. This discussion paper has been
undertaken within the context and intent of the current regulatory framework, presided over by the
central legislative provision, namely the Swan Valley Planning Act (1995) as amended.

It is important to note that this initiative is not a review of the Act such as that undertaken in 2000-
2004. For this discussion paper, the wider regulatory framework and governance provisions of the
Swan Valley and its key land uses and activities have been subject to extensive investigation. This
has involved the collection and analysis of a large and complex body of information and spatial data.
The discussion paper has covered such aspects as: land use and activities; landscape assessment; land
capabilities and capacity; economic underpinnings of the Valley, such as enterprise specific opportunities
and constraints; the existing regulatory framework; and, an examination of decision-making by the
Swan Valley Planning Committee in this context. The findings of this discussion paper are intended to
provide direction concerning the future of the Swan Valley.

1.3 Previous review of the Swan Valley Planning Act

The Swan Valley policy area covers approximately 7,070 hectares and is subject to unique legislation
in WA the Swan Valley Planning Act I 995.The Valley is divided by that legislation into three planning

areas:

Area A covering approximately 550 hectares;

Area B being the largest at approximately 5,400 hectares; and

Area C covering approximately 1,100 hectares.

The Act was subject to a major review from 2000 to 2004, with amendments made in 2006.The main
amendments were the:

removal of Area D in Caversham from the SVPA plan and the reclassification of the other
Area D precincts in Herne Hill and Middle Swan into Area C;

strengthening of the SVPC by conferring it with a proactive role for the sustainable use and
development of land in the Valley;

strengthening of planning objectives to preserve the Valley for rural and tourist based
activities; and

expansion of the SVPC membership to make it more representative.

The amended Swan Valley Planning Act has two elements:

I . the SVPC, as established, advises on land-use planning and land development in the Swan
Valley; and

2. to prescribe planning and development objectives for the plan area generally and specifically
for the planning areas A, B and C.
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Figure I: Swan Valley Metropolitan Region Scheme
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The Act has four general planning objectives:

The encouragement of the traditional agricultural and other productive uses of the area that
complement its rural character;

- The protection of the environment and the character of the area;

- The reduction of nutrient levels in the Swan River; and

The promotion of tourism that complements the rural character of the Swan Valley.

There has been some progress in the first objective agricultural production, in particular for
beverages/wineries and table/wine grapes (Table 1). However, for both the first and second objectives,
the rural character of the Valley and its agriculture are experiencing pressure from development, even
though subdivision is restricted by minimum lot sizes under the Act. For the third objective, nutrient
levels in the Swan River remain an issue, although not solely due to Swan Valley sources.The fourth
objective needs to be more closely tied to agritourism for further progress.

Each of the three planning areas within the Valley is subject to area specific objectives:

Area A is focussed on rural character but is more aligned to rural residential use;

Area B is focussed on the protection of viticulture; and

- Area C is focussed on the maintenance of the rural character of the area.

A principal objective of the SVPA is the encouragement of traditional agricultural and other productive
uses of the area (i.e. primarily viticulture) that complement its rural character. An important adjunct is
the promotion of a type and scale of tourism that complements the rural character of the Swan Valley.
Land use activities within the Valley include lifestyle, mainstream agriculture, equestrian and a wide
range of tourism-related activities.

However, the experience in the years since the SVPA was revised has demonstrated that the Act is
limited in its capacity to deliver the general and area specific planning objectives. This is particularly
evident in the context of social economic changes affecting the Valley and the emergence of new
challenges. A view expressed by key stakeholders is that attempts to manage rural land use and
activities within the Valley under the current regulatory and policy framework, with its urban planning
focus, have been less than optimal.

1.4 The Swan Valley 1995-2012

Viticulture continues to be the primary economic driver of the Swan Valley (SGS, 2010; Pracsys, 201 I).
Economic analysis (SGS, 2010) demonstrates that agriculture, food and beverage manufacturing,
tourism related services (accommodation, cafes and restaurants) and cultural and recreational services
are the primary economic drivers in Swan Valley. The Valley supported business activity with a gross
income of $161 million per annum in 2006 (SGS, 2010:ABS National accounts data, 2006) expanding
to approximately $ 187 million for 2010- I I (Pracsys, 2011; Swan Valley & Regional Wine Makers

Association, 2012).
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The estimated value of Swan Valley industry output from the agriculture, agritourism and
manufacturing sectors is illustrated in Table I.

Table I: Swan Valley viticulture/agriculture statistics

Swan Valley 1 994 -95 2010-11

1995 dollars 2011 dollars

Acreage Total Valley 7,325 ha 7,070 ha

Viticulture
671 ha
(55%in wine grapes)

1,065 ha
(54% in wine grapes)

Number of
Wineries

22 > 40

Number of
Growers

Wine grapes 75 120 150

Table grapes 150 127

Tonnes
produced

Wine grapes 2,309 3,300

Table grapes 2,285 4,760

Sectoral
values

Wine grapes $1.2 million $1.8 million $3.3 million

Table grapes $3.7 million $5.7 million $19 million

Wine $9.4 million $14.4 million $32 million

Wineries $40 million $61.1 million $92 million

Eggs $3.6 million $5.5 million

Fruit &Veg. $8.1 million $12.4 million

Agriculture
(incl. Fruit &Veg.)

$30.1 million $46 million $35 million (2006)

Agritourism $49 million $75 million

Total value $88 million $134.5 million $187 million

Note: The information in Table I is based on the following reports:

I. Dept. of Agriculture (1991) Land Capability Study for Horticulture in the Swan Valley.

2. JPS Consulting (1997) Realising the Future of the Swan Valley. Utilised ABS 1994-95 data and a submission to the

Winegrape & Wine Industry Inquiry 1994.

3. Swan Valley Planning Committee (1998) Encouraging Viticulture in the Swan Valley.

4. The West Australian Consultancy Centre (1998) A Regional Branding & Marketing Strategy: The Swan Valley Wine,
Tourism, Table Grape and Food Produce Industries.

5. SGS (2010) Economic Study for the Swan Valley Final Report.

6. Swan Valley & Regional Winemakers Association (2012) Swan Valley Vision 2012: Securing the Future of Perth's Swan
Valley. Dept of Agriculture statistics were also utilised in this report.

7. 2011 dollar values were determined by using the Reserve Bank of Australia inflation calculator.
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Employment statistics are difficult to interpret due to the categories used; however,ABS data for 2006
shows an estimated 1,980 jobs in the Swan Valley (SGS, 2010). These jobs are distributed across the
main sectors as follows (Figure 2):

agriculture, forestry and fishing, including poultry and egg production (14.7 % of local
employment);

manufacturing including ceramic (brick and tile) and beverage manufacturing (22.8 %);

accommodation and food services (18.8 %); and

arts and recreation services (2.8 %).

25%

20%

15%

10%

5%

_ 110%

,`b ,4,\(,° <4.0 %,4' ,c,16'

sp4 <cb e'93.

P44.
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-\ ,zO

Swan Valley

® East Metropolitan Region

Western Australia

Source: Economic Study for the Swan Valley, SGS 2010

Figure 2: Employment by industry, Swan Valley, 2006

The viticulture industry and its associated landscape underpins a wide range of tourism-related
sectors in the Swan Valley and is a foundation for the Valley's economic growth and development.
Consequently, the future economic prosperity of the Swan Valley lies in nurturing and protecting the
viticulture industry, as well as value-adding to this industry via agritourism to further strengthen and
diversify the area's economic base. The importance of employment in the agriculture, agritourism and
manufacturing sectors is illustrated in the context of the Eastern Metropolitan Region (Figure 3).
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Figure 3: Estimated value of industry output, Swan Valley, 2006

Arguably the most significant change to affect the Swan Valley in the past two decades has been a
gradual shift in its primary economic function from being principally an agricultural production area
to a broadening of the economic base to include the development of the Valley as an agritourism
destination for visitors looking to experience a range of food, wine and leisure activities,

Agritourism refers to the act of visiting a region for the purpose of experiencing authentic agricultural
productive activities, wineries, food or fibre related operation, or other cottage industries and craft
activities (i.e. small scale), including restaurants, fresh produce markets or outlets and scenic attractions
for leisure, education or active recreation purposes (ABARE, 2010). By contrast, general tourism
involves larger scale uses and activities such as hotels, general recreation/leisure and services and
restaurants that are not ancillary to agriculture.

An important distinction between these two broad types of tourism is that agritourism is ancillary to
agriculture and typically of a smaller scale that does not detract from either agricultural production or
rural character. If the locale and scale is appropriate, agritourism development could occur throughout
the Valley, whereas certain general tourism uses and activities may only be permitted within specifically
identified nodes. A vision for the future of the Swan Valley lies in the enhancement of agritourism,
based on the protection of priority agricultural land and the rural character of the Valley.
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The establishment of incompatible land uses, activities and development could have a significant effect
on the sustainability of agribusiness and agritourism in the Valley. This becomes more of an issue if
agricultural land is lost to other land uses and/or if new activities and developments are adjacent
to existing agribusiness/agritourism. These new pressures, such as subdivision and general tourism
facilities/activities, then impact on both the viability of business and the rural character of the Valley.

IfValley businesses are to remain viable, the mix of conflicting land uses, activities and development
needs to be carefully managed, especially as pressure increases to capitalise on lower rural land
valuation. A retrospective examination of land uses, activities, economic production and development
approved since the inception of the SVPA show that some uses and activities do not always sit
comfortably in the context of the Act's intent, namely the protection of the Valley's rural character
and/or the protection of agriculture, particularly viticulture.
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2.0 Economic, Land Use and Regulation and Governance:
Findings

2.1 Background

2.1.1 Regulation and governance

The Valley's future is reliant on both agricultural production and agritourism, yet the future of these
operations can be threatened by inappropriate land use and/or development.A widely held view in
the Valley is that the existing regulatory controls and governance provisions of the Swan Valley are ill-
equipped to manage the contemporary challenges facing the Valley.These challenges include pressures

to:

accommodate a wide diversity of existing non-rural land uses (e.g. large lot residential,
lifestyle, agritourism and general tourism, retail, large scale industrial and community uses,
such as religious, education, health and recreation);

manage conflict between rural and non-rural uses (e.g. productive agriculture businesses in
close proximity to general tourism and urban land use);

manage a wide diversity of land use and activities on small lots (note that the median lot size
is only 2.1 hectares);

manage applications to subdivide rural land;

deliberate on applications for planning and development and other matters within the Valley;

accommodate a population of approximately 5,600 residents within approximately 7,070
hectares;

accommodate a day-trip visitor volume of over 500,000 per annum;

manage a growing tourism industry in the Valley;

differentiate between agritourism and general tourism land use and activities;

operate within constraints relating to the availability of water, waste water, power and road
infrastructure;

protect viticulture in the face of competing land uses and activities; and

protect the rural character in the face of competition for non-rural uses and a desire to
increase intensity of development.

In some cases the Act's general planning objectives in s6 and the area specific planning objectives in s7,
8 and 9, as amended, have not been achieved, due primarily to:

a deficiency in terms of an agreed vision for the Valley both within the SVPC and among key
stakeholders;

a deficiency in terms of a formal communication and decision-making process to ensure a
coordinated response by all key stakeholders, including the advisory role of the SVPC and
the State and local government decision-makers (DoP, WAPC,WAPC committees such as
Metropolitan Region Scheme Planning Committee, and City of Swan);

September 2012 10



SWAN VALLEY LAND USE and MANAGEMENT
DISCUSSION PAPER

a deficiency in terms of State and local government communication and consideration to
ensure due regard for the advice of the SVPC.When decisions by such bodies precede
SVPC advice due to meeting schedules, the Committee's advice may not be fully considered
in terms of s 13 ( I) (a) and (ab) of the SVPA;

a deficiency in terms of ready access by the SVPC and other State and local government
decision-making authorities to, and consideration of, the existing extensive body of
information, both spatial and non-spatially represented, and to the body of regulatory
provisions(i.e. acts, regulations, policies, strategies, schemes and guidelines). Knowledge and
consideration of this information could better inform the understanding and response to
planning and development proposals or matters;

- the compliance of development applications against SVPA objectives has not been applied
consistently. However, there are no specific criteria or guidelines for this process;

inadequate resources for the SVPC to undertake its functions, although staff and facilities may
be made available by arrangement with the DoP and WAPC through s 17 of the SVPA;

in the past the SVPC has shown a lack of strategic vision and alignment to guide the planning
of land use and infrastructure in the Valley, consistent with the SVPA's objectives;

some inadequacy and inconsistency in the terms, definitions and provisions contained within
the various acts, regulations, policies, strategies, planning schemes and guidelines.

Terms such as traditional agriculture, rural character, tourism, traditional activities and practices
detrimental to the amenity of the area are not defined in the SVPA's general and area specific
planning objectives. Few policy provisions exist that could guide the application of these
terms in any planning and/or development proposal;

advice by the SVPC to the Minister and/or to the City of Swan in terms of s I 3 ( I ) (aa) and
(ab) of the SVPA, namely "coordination and promotion of sustainable use and development
of land", has been limited, even though this was provided for in amendments to the Act in
2006; and

land use and development within the Valley has not always been guided and managed
effectively. Coordination between the key stakeholders in the Valley, including the SVPC, DoP,
Western Australian Planning Commission (WAPC), Department of Agriculture and Food
WA (DAFWA), Department of Water (DoW), Swan RiverTrust,WaterCorp, Main Roads
WA,Tourism WA and key private stakeholders, such as those representing the various
business interests and community associations in the Valley could be improved.
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The SVPA area of jurisdiction is divided into planning areas A, B and C totalling approximately 7,070
hectares. The actual lot area is 6,680 hectares with the balance 390 hectares being road, rail and
river reserves. The area utilised for productive agriculture is difficult to estimate since large areas are
utilised as hobby farms and broad acre rural lifestyle activities, including the keeping of livestock, while
viticulture and other horticulture are more obvious forms of productive agriculture. Approximately
1,065 hectares are under viticulture (actual area as opposed to lot area); 665 hectares under public
open space and recreation reserves; 63.5 hectares under active tourism related activities that includes
food and beverage manufacturing; and 43.5 hectares under industrial activity. Declared heritage areas
within the Valley measure 580 hectares, with some of these areas also being used for agricultural
production.

Planning Area A is mostly occupied by land use associated with residential lifestyle activities, with
little productive agriculture, no viticulture and little in the way of tourism or food and beverage
manufacturing. Area A forms an important land use transition between the adjacent conventional
urban development of the Swan urban growth corridor to the west and the agricultural production in
the Swan Valley to the east.The bulk of the value to the Valley's local economy derives from activities
located within Planning Area B.

Area B has 990 hectares under viticulture, the majority of general tourism and agritourism land use,
and most of the food and beverage manufacturing, poultry and egg production, as well as a large
number of properties active in equine related activities. Area C consists of large areas of generally
agricultural (fallow) land, with 75 hectares under viticulture, a number of poultry and egg production
units and an undetermined area engaged in small scale animal husbandry, predominantly relating to
hobby farms or the equine industry.

2.1.3 Economic

Viticulture is the primary economic driver of the Swan Valley (SGS, 2010; Pracsys, 201 I). Economic
analysis (SGS, 20 10) demonstrates that agriculture, food and beverage manufacturing, tourism related
services, such as accommodation, cafes and restaurants, and cultural and recreational services are the
primary economic drivers in Swan Valley. As shown in section 1.2, the Valley supports a significant
degree of business activity, and while the full contribution of the equestrian industry and lifestyle
activities to this economy has not been determined, this would add to these totals.

Viticulture is therefore at the heart of the authentic visitor experience.The Valley's economy is
dependent on combining specialised high-value manufacture and export activity with the productivity
of the viticulture and agritourism industries. Authenticity will increasingly be supported by and flow
from enhancing the commercial success of food and beverage manufacturing (e.g. wineries and
breweries) and well-designed and operated agritourism facilities, set in the historic context of the
Valley's viticultural landscape (Pracsys, 201 I).

The viticulture industry and landscape provide an important foundation for tourism related activities
in the Swan Valley. The importance of employment in the agriculture, agritourism and manufacturing
sectors has been demonstrated in economic studies undertaken to inform this discussion paper
(SGS, 2010; Pracsys, 201 I). Value adding to such industries to further strengthen and diversify them is
fundamental to the future viability of the Valley's economy.
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22 Review of the governance and regulatory framework

Governance in the context of this study encompasses the arrangements (i.e. committee structure and
its reporting and recommendation requirements) and the exercise of decision-making powers (i.e.
the Minister; the State Government and local government) of the Swan Valley's statutory regulatory
mechanisms (i.e. relevant legislation, statutory policy and principles, schemes and regulations).To
be effective, the governance structure needs to operate in a framework of a clear set of goals and
objectives. A good governance framework should guide decision-making entities, irrespective of
whether they operate in the public or private sector, by providing clarity of direction for them within
a transparent set of regulations and guidelines. Such governance also needs to have oversight over the
implementation of actions, to ensure that outcomes are achieved that fit with the goals and objectives.

2.2.1 Overview

A report commissioned by the City of Swan in 2007 to review the degree to which the
decisions of the SVPC have been consistent with the objectives of the SVPA recommended
ways to strengthen the decision making process of the SVPC (Dykstra, 2008). The report
identified a wide range of key issues that are referenced in this discussion paper. It is
important to note that the SVPC has subsequently addressed many of the issues raised in
that report.

Unlike other committees guided by independent Acts, such as Redevelopment Authorities,
the SVPA does not contain additional detailed planning mechanisms, such as a master plan
with supporting statutory and strategic planning, or regulations. As a result, the planning
policies prepared by the City of Swan under Local Planning Scheme 17 (the LPS) and the
DoP through the WAPC, are relied upon to further interpret and apply the provisions of the
Act (SGS, 20 I 0).

There is a need for a strategic planning framework to interpret and apply the provisions of
the Act. This would include guiding the achievement of the Act's objectives and the future
positioning of key land use, activities and infrastructure within the Valley.

- There are deficiencies in the current regulatory framework relating to the application of
planning and development measures, including the:

consideration and management of non-rural applications, such as for tourism related facilities
and activities; and

consideration of issues relating to economic viability that are at the centre of challenges facing
the Swan Valley.

There are deficiencies in the SVPC's function relating to the coordination, across a number of
areas, that have the potential to negatively impact on the achievement of the Act's objectives,
including:

in the coordination of planning and development decisions between the SVPC and a number
of authorities, namely, the City of Swan, the SVPC, the WAPC and some of its committees and
other entities, such as the Swan RiverTrust; and

in the coordination and promotion of sustainable use and development of land.This may
involve effective collaboration between the SVPC and State agencies, authorities and service
providers, such as in a senior officers group (with the DoP,WAPC, DAFWA, DoW, Swan River
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Trust, WaterCorp, Main Roads WA and Tourism WA participation) as well as liaison with local
government and key private stakeholders, such as those representing the various business
interests and community associations in the Valley.

The relationship between productive agriculture and agritourism is not fully understood
in the Valley, yet this relationship is normally beneficial. Given the strong inter-relationship
between the agricultural and related tourism sectors, it is considered essential to protect and
maintain the Valley's physical agricultural operations and the rural character of the land base.
This intent is expressed in the objectives of the SVPA, but these have not been given clear
regulatory force.

While the SVPA provides land subdivision minimum areas to protect the rural character of
the Valley (i.e. two hectares for Area A; four hectares for Area B and Area C), this legislation
alone cannot adequately protect and support all aspects of productive agricultural business
and ensure the successful integration and viability of productive agriculture and agritourism.

An overarching challenge for the decision-makers is therefore to identify and implement
policies, strategies and governance arrangements that can best manage this transition by
facilitating the economic success of these new and expanding interests, while protecting
the productive agricultural base that provides the underpinnings of a successful food and
beverage agritourism precinct in the heart of the Valley.

2.2.2 Governance and regulatory control

Dykstra (2008) considered the involvement of up to three decision-makers in terms of the
governance framework to be inefficient and ill-suited to the contemporary challenges facing
the Valley, since this sometimes caused frustration, lack of communication and inconsistency in
the final outcome.

Dykstra (2008) also recognised that on occasions the SVPA's primary objectives were not
given due regard by SVPC members and that their advice appeared inconsistent (i.e. on the
protection of viticulture, maintenance of the rural character, encouragement of the traditional
agricultural and other productive uses), whereas this is a specific requirement of s 14 of the
SVPA.

Dykstra (2008) further recognised the need for SVPC members to determine a strategic
direction and to access sufficient resources to implement these plans.

Initially, all development planning and development applications where referred to the SVPC
in accordance with section 13 of the Act. Dykstra (2008) recognised the need to improve
the management and consideration of development applications. During 201 I, the SVPC
exercised its powers in terms of section 15 of the Act and referred certain applications and
decisions to the City of Swan and to the WAPC in terms of clause 30B of the Metropolitan
Region Scheme. This action has freed the Committee to determine and action strategic
planning aimed at improved coordination and promotion of sustainable use and development
of land to guide the future of the Valley.

The SVPC has raised concerns relating to the need for resources to undertake its functions
including accessing information and advice on land use planning and land development and
other matters. It is noted that staff and facilities may be made available by arrangement with
the DoP and WAPC through s 17 of the SVPA.
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The SVPA is not fully aligned with the existing planning and regulatory instruments such as
the City of Swan Local Planning Scheme, which can result in some confusion and possibly in
an unsatisfactory development outcome.

Current State Government policies and strategies could be better utilised by the SVPC and
State and local government in support of decisions regarding development applications, such
as SPP 2.5 Agricultural and Rural Land Use Planning, SPP 3.4 Natural Hazards and Disasters,
SPP 4.1 State Industrial Buffer, EPA Guidance Statement No. 3 Separation Distances between
Industrial and Sensitive Land Uses and Swan River Trust Development Control Procedures.

2.2.3 Swan Valley Planning Act 1995: Areas for improvement

The SVPA recognises the value of the unique qualities of the attractive rural agricultural
landscape in the Swan Valley which, if protected will likely increase over time due to its
scarcity value as the population of Perth increases.

There is a need, however, to improve statutory mechanisms to protect and enhance the
unique characteristics of the Valley so that this value can be better realised.

The SVPA does not contain a clear statement or vision that outlines its long-term purpose.

The 2006 SVPA amendments strengthened the functions of the SVPC by including the
'promotion of sustainable use and development of land in the Swan Valley' (from s13 of the
Act). However, no policy guidelines are provided to support the planning objectives (either
per Planning Area or precinct) in the SVPA.

The SVPC does generally consider the compliance of applications against the current
objectives. However, there are no specific criteria or guidelines for this process. To this
end, the SVPC, the DoP and City of Swan staff reviewed a draft set of such guidelines in
a workshop in late 201 I. These materials were later updated by the DoP with the view
to ensuring consistent and transparent decision-making in the interim.These need to be
considered further by the SVPC, City of Swan planners and the WAPC.

Ancillary legislation and supporting policies as approved by the WAPC are utilised by the
SVPC,WAPC, DoP and City of Swan planning staff to interpret and support provisions
of the SVPA. However, since this legislation and the policies, particularly those relating to
agricultural practice and water use, are not integrated with the SVPA, the referral to and
application of these policies remains optional.

A key principle of the SVPA is the maintenance of the rural character of the Valley. Indeed,
the character of the rural landscape is a critically important attractor of visitation to tourist
related activities and land use. However, the definition of what constitutes the 'rural character
is not provided in either the SVPA or LPS.

Other key terms within the SVPA are similarly undefined and certain provisions are vaguely
framed and therefore subject to wide interpretation.This includes:

terms such as 'traditional agriculture', and 'traditional activities'. In addition, clarity is not provided
on the range of activities permitted under the land use descriptions:'cottage industry','tourism',
'viticulture' and 'horticulture': and

conditions under which the provisions of the SVPA are to be applied for its first general
planning objective (i.e.'to encourage traditional agricultural and other productive uses in the
area') are not defined.
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2.2.4 City of Swan Local Planning Scheme

The City of Swan's LPS objectives, permitted land-use categories and definitions are not fully
aligned with the objectives of the SVPA.Therefore, the LPS is less aligned with the SVPA in
the case of Area A due to the wider application of Rural Residential zoning, both within and
outside of the Swan Valley (SGS, 2010).

A 'general rural' zone within the south of Area C is anomalous and will require investigation
to equip and inform the SVPC regarding possible future considerations.

Building and development standards (POL-TP-126) for rural zones are deficient in providing
landscape protection within the Valley. There is a need to develop enforceable policy
provisions that address wider matters, such as those relating to visual impact and landscape
requirements within the Valley (SVPC, 1998; SGS, 2010; Pracsys, 201 I ;Visual Assessment,

2011).

2.3 Review of agricultural production

2.3. I Overview

The importance of agricultural production from the Swan Valley to food security will
become heightened as the Valley is on the edge of metropolitan Perth and offers a variety
of products, with the potential for more production.This is a strong argument for retaining
priority agricultural land in the Valley, even land that is presently fallow.

The visually attractive rural setting of the Swan Valley offers a quality visitor experience, which
has the potential to attract increased economic performance in both the agritourism and the
general tourism industries.

However, it is important to ensure that increased economic activity and development does
not unduly affect or alter the attractiveness of the Valley or its rural character.Therefore, it is
necessary to minimise and effectively manage visual or noise intrusion, dust, excessive traffic,
and the like in the Valley through development controls.

The buffer requirements for viticulture are EPA guidelines and are not as enforceable, except
perhaps through the WA Health regulations (see below), whereas poultry farms are subject
to protection by the introduction of mandatory buffers via State Planning Policy 4.3 Poultry
Farms Policy (2003). That State Planning Policy provides for buffers of 300 metres (rural-
residential) and 500 metres (residential). There was an attempt by the SVPC in 1997 to
introduce similar buffers requiring the licensing of viticulture producers in a similar manner
to that applicable to the poultry and egg production industry, licensed by the Dept. of
Environment and Conservation (DEC), but this was unsuccessful.

EPA Guidance Statement No. 3 provides for buffers of 500 metres around viticulture
operations; DEC advice in Environmental Management Guidelines for Vineyards (201 I) is
for at least 300 metres buffers downwind from the release point of pesticides, after they
considered modelling for spray drift.
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- However Department of Health advice in May 2012 to Environmental Health Officers
for pesticides is for buffers of at least 500 metres, with reference to Health (Pesticides)
Regulations 2011 Reg 84. In that advice, the Department of Housing states that 'any person
applying a pesticide that they now face potential prosecution [under those regulations] if they
apply a pesticide in such a manner that might reasonably be expected to be dangerous or
pose a threat to the health or safety of any individual or of the public'.

The SVPC recommended the licensing of commercial viticulture land and providing further
incentives in association with such licensing to protect grape growers and wine makers,
while improving the confidence of new and existing viticulturists to invest and remain in the
industry (SVPC, 1998).

2.3.2 Special rural character of the Valley

The Swan Valley covers a designated area of approximately 7,070 hectares, which is
approximately eight kilometres wide by 10 kilometres long, with the Caversham part of the
Valley to the south measuring an additional two kilometres wide by four kilometres long.

This relatively small area makes the Valley particularly vulnerable to negative impacts such
as visual intrusion, noise, dust and traffic and due regard should be given to minimising
such impacts. In addition, there is a need to actively improve the presentation of the Valley's
agricultural landscapes to reclaim, protect and enhance the original rural character of the
Valley and to create attractive rural streetscapes (SVPC, 1998; SGS, 2010; Pracsys, 201 I ;Visual
Assessment, 201 I ).

The agricultural core or heart of the Valley is located between West Swan Road and the
north-south railway line, measuring approximately 4,000 hectares and is approximately three
kilometres wide and 14 kilometres long, including the Caversham area.

Land use mapping indicated that much of the Valley is still in agriculture that is either
in production or is fallow.A total of 1,088 hectares is under horticulture, of which
approximately 96 per cent is viticulture.

In the late 1940s, about 4,000 hectares of the Valley was in viticulture, contracting to 671
hectares by 1995 (DAFWA, 1991; )PS Consulting, 1997).There are presently 1,065 hectares
in viticulture, of which 54 per cent is in wine grapes and 46 per cent in table grapes. Most of
the viticulture is in Area B (990 hectares), with the remainder in Area C (75 hectares); of the
1,065 hectares, there are 213 hectares in viticulture east of the railway line.

Most of Area C has soils more suitable for other agricultural use, including the agistment of
horses and livestock grazing, even though some of that land (75 hectares) is in viticulture.
However, if the entire area east of the north-south railway line was allowed to subdivide
below four hectares, 20 per cent (i.e. 213 hectares) of the total viticultural area could be
jeopardised.
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This vulnerability to negative impacts on agriculture is exacerbated by the small lot sizes
within the Valley (median lot size: two hectares).Table 2 shows the totals per lot size. Note
that the total area does not include gazetted roads.

Table 2: Lot sizes in the Swan Valley

Lot Size Number of Lots Total Area (ha) Per cent of Total Area

Less than 2 ha 1,231 753 I 1.5

2 to 2.99 ha 487 1,114 17.0

3 to 3.99 ha 327 1,146 17.5

4 to 5.99 ha 336 1,552 23.7

6 to 7.99 ha 103 668 10.2

Greater than 8 ha 73 1,313 20.1

Total lots 2,557 6,547 100.0

Smaller lots are spread throughout the Valley, with observable concentrations in Henley
Brook and Herne Hill; 28.5 per cent of the Valley's area is in lots less than three hectares.

The small extent of the Valley (as a viticulture region) and small average lot sizes counters
efforts to achieve economies of scale within the Swan Valley.

Area A has poor soils, with its focus being rural residential and consisting mainly of small
lifestyle lots, including hobby farms; 75 per cent of its lots are less than three hectares.

Analysis shows that only 20.5 per cent of viticulture in the Valley occurs in lots less than three
hectares. It may be concluded that agricultural production for viticulture is less likely to occur
once lot sizes fall below three hectares.

As noted in Table 2, lots below three hectares in size are less likely to be used for
horticulture/viticulture.Therefore, the subdivision of lots to sizes below three hectares could
counter one of the Act's general objectives,to encourage traditional agricultural and other
productive uses that complement its rural character.

Subdivision down to two hectares is allowed in Area A and four hectares for Areas B and C,
as long as such subdivision is consistent with the SVPA's planning objectives for those Areas (as per

the SVPA). If such subdivision were to be allowed, it should be targeted to land less suitable
for agriculture, particularly land that is not currently in viticulture /horticulture production.
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2.3.3 The viability of agriculture

There is a need to investigate ways in which agricultural land may be better managed for a
combination of agricultural production and compatible tourism activities to deliver a viable
economic return, including the development and application of specific guidelines, rules and
regulations from relevant planning authorities (Pracsys, 2011).

The table grape industry faces an uncertain future due to the potential lifting of
Commonwealth quarantine restrictions on outside competitors in the future, particularly
competition from eastern Australia. Given that the table grape industry is a major contributor
to both the Swan Valley economy and to its visual amenity, there is a need to incentivise the
table grape industry towards a transition to other similar industries (Pracsys, 201 I).

This transition should be conditional upon the desirability of the new land use, such as leasing
the land for wine grapes or encouraging a transition into an operation more reliant on
agritourism, food or beverage production. This objective could be achieved through the use
of a mixture of positive and negative interventions, and where possible should be aimed at
the retention of existing vines.

Many of the table grape producers are at or nearing retirement age, with some expressing
a desire to withdraw from their business, without handing on their operations to family
members.There is thus a danger that these farms will go out of production and/or be further
fragmented (Pracsys, 201 I ).

In 1995 the highest and best use of the fertile Swan Valley area was described in the SVPA to
be in agricultural production, particularly viticulture, and not in urban development.

Opponents charge that this has destroyed land values, which has penalised those wishing
to subdivide and then exit the Valley. Other detractors argue that the land value is too
high to permit a fair return on investment from agricultural production alone. More
recent experience suggests that the economic realities of agricultural land ownership and
production is far more complex than past models suggest, with the potential for increased
returns from enhanced agritourism often neglected.

2.3.4 The spatial fragmentation of land

The spatial fragmentation of land use by activity/type particularly affects agricultural
production.

Returns on investment in agricultural production are characteristically low in relation to
capital invested and are generally only realised over the long-term.

There is a lack of incentives or schemes to limit the pressure on the further fragmentation
of rural land; Dykstra (2008) recommended a Master Plan to examine settlement patterns
and the possible clustering of small lots as a trade off to the fragmentation of larger farming
enterprises.

An important requirement for investment in agricultural land development and/or
infrastructure is that there is a reasonable certainty of receiving a profitable return, either in
the short or long term, to justify such investment in horticultural/viticultural production.

September 2012 21



SWAN VALLEY LAND USE and MANAGEMENT
DISCUSSION PAPER

The current perception is that existing planning regulations provide little certainty for
investors in long-term agricultural production. In addition, the dominant viticulture activities

both winemaking and table grape production are experiencing fragility in terms of
economic viability due to costs and competition, which amplifies the need for remedial action
to support such enterprises to enable a better economic future for the Valley.

As demonstrated in the case of the Hawkesbury Harvest in NSW, Napa Valley in California,
and examples in British Columbia (Canada) and South Africa, there is a need to explore
and implement ways to counter the low economic returns experienced by some of those
engaged in agricultural production within the Swan Valley (see sub-section 2.3.8).

For example, non-farming land owners could be encouraged to free capital that is tied
to their land by leasing a portion of their land for agricultural production, especially for
viticulture. Moreover, consolidation and expansion of farming enterprises, such as in tied lots,
could provide greater economies of scale and thus result in the retention of professional
farmers who are able to remain commercially viable, providing greater opportunities and an
attraction for labour into the Valley

The current situation in the Valley is exacerbated by the small size of the lots that diminish
opportunities to achieve economies of scale. For example, the minimum lot size within the
Area A of the Swan Valley Planning Act (zoned Rural Residential zone in the LPS) is two
hectares, and four hectares within Areas B and C, which are zoned Swan Valley Rural and
Rural Living, respectively. While the minimum four hectare subdivision policy is considered to
be a positive initiative to counteract a trend to a conversion to hobby farms and lifestyle lots,
this policy alone is not adequate to support the long-term viability of agriculture.

Conflict between existing productive agriculture and adjacent lifestyle and/or general tourism
uses threatens to compromise agricultural operations on the grounds that agricultural activity
creates a disturbance that impairs lifestyle and general tourism amenity (i.e. by noise, dust,
hour of operation, spray drift, etc. Pracsys, 20 I I ).

2.3.5 The protection of agricultural land for production

Rural land on the urban fringe of the City of Swan is characterised by pressures to expand
the urban estate. This condition is not unique to the City of Swan or to metropolitan Perth,
since this is a worldwide phenomenon affecting fertile agricultural land around the urban
fringe.

In the case of the Swan Valley, the land is specifically set aside for rural purposes in terms of
the SVPA and the LPS, with much of this land zoned to enable agriculture.

Most of this land is also identified as 'priority agricultural land' in terms of State Planning
Policy 2.5, due to it being classified as possessing a high or very high land capability for
horticulture/viticulture or grazing. Notwithstanding the SVPA's planning objectives', emphasis
on 'the encouragement of the traditional agricultural and other productive uses' and 'the
protection of viticulture', DAFWA does not currently play a direct role in the extension
support and administration of either the SVPA or SPP 2.5.

If the SVPA's planning objectives are to be better supported, there is a need to identify
more effective ways to protect priority agricultural land within the Valley, including the direct
involvement of the State government, particularly DAFWA and the DoW, in conjunction
with the DoP and the City of Swan.
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Dykstra (2008) recommended a Master Plan in the Valley to show priority agricultural areas
and preferred areas for non-rural uses, so that traditional agriculture would not be further
displaced.

Conflict between existing productive agriculture and adjacent lifestyle and/or tourism,
particularly general tourism uses, threatens to compromise the long term viability of
viticulture due to incompatible activities that impair tourist safety and amenity (i.e. by noise,
dust, hour of operation, spray drift, etc).

There are difficulties associated with the retention of land for viable agricultural production
due to competition with more lucrative lifestyle and tourist opportunities.

- Neighbouring development allowed up to the border of productive agricultural land (versus
using adequate buffers), together with the small lot sizes, makes the introduction of buffers
problematic for the existing situation. Adequate buffers are therefore needed around any
proposed development that abuts productive land.

- Increasing limitations on a sustainable water supply, particularly due to the sale of water
allocations and no carry over provisions of annual water allocations for existing users, creates
difficulties for agricultural operations.

Measures to limit the further subdivision of land that could reduce viticulture production
have been called for (Winemakers, 2012).

The provisions of SPP 2.5 aim to protect priority agricultural land from development and, as
such are applicable to the high quality agricultural land identified in the Swan Valley.

2.3.6 Investment and taxation/levies issues

There are difficulties associated with the retention of agricultural land within and adjacent to
metropolitan Perth, due especially to urbanisation pressures, resulting in land values that do
not justify investment in horticultural production, coupled with a land rating and tax regime
that are not aligned to support productive agricultural activities.

The high value of agricultural land (assessed for real estate value) and land tax issues can
negatively affect investment decisions for agriculture.

There is a call by many agricultural producers for State and local government to investigate
the use of land tax relief and/or development levies to incentivise the viability of agricultural
enterprise in the Valley (e.g. the provision of relief from the FESA levy, as well as a lowering
of land taxes for agricultural production that is above a specified value). In 1998, the SVPC
recommended the investigation of total rates relief for licensed commercial grape growing
properties (SVPC, 1998).

The rate relief initiative was coupled with a proposal to relieve the Shire of the responsibility
for services, such as verge and riverbank maintenance, by transferring responsibilities for
such services to those who would directly benefit from rates relief (i.e. to land and business
owners; SVPC, 1998).

Note that s6.35 of the Local Government Act I 995 makes provision for differential rating.The
Grape Growers Association of WA (201 I) also advocates that 'farmers who retire on their
farms and lease their land for agricultural production should be exempt from paying Land
Tax'.
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Contrary to the expectation that land values will remain low where returns on its use are
perceived as being low, the close proximity of the Swan Valley to urban zoned and developed
areas has contributed to an expectation that this area could be converted for urban use
in the future. However, further subdivision of priority agricultural lands, particularly existing
virticultural land, should be strongly discouraged (Pracsys, 201 I).

High financial returns from such subdivision are also unlikely, with any subdivision likely to
take 10-15 years.There would be a need for increased infrastructure services for subdivision
such as sewerage, scheme water and road upgrades. Private landholdings in small lots make
the coordination of such development difficult (Valuation Advice, 2012).

Returns on investment in agricultural production are characteristically low in relation to
capital invested and are generally only realised over the long term. Consequently, little
investment in land development and/or infrastructure is likely without reasonable certainty of
a viable return.

There is a need to provide long-term certainty for investors in the Swan Valley, particularly
for those productive agricultural activities that create both the ambience and the authentic
experience necessary to support agritourism and similar business-related activities.

The SVPC recommended that DAFWA be approached to support the preparation of
business plans as a basis for finance applications for commercial vineyard expansion (SVPC,
1998).

2.3.7 Influences on the rural character of the Valley by development

The visual landscape character assessment of the Valley demonstrated that traditional
agricultural industries lend the landscape a level of authenticity that is essential for the
maintenance of its rural character, which is a key attractor for visitors. This visual and
operational landscape, particularly the landscape associated with viticulture, encourages
tourist visitation (SVPC, 1998; Pracsys, 20 I I ;Visual Assessment, 20 I 1).

A central consideration of the SVPA is the protection and maintenance of the Swan Valley's
rural character. This rural character is the basis of the identity of the Valley, comprising a
visual landscape that is compatible with the use of the land for traditional agricultural and
other productive uses, for viticulture in particular.The continuation of such a landscape
has regard to its current and historical land use configuration, physical characteristics,
environmental context and heritage values.

The small size of the Swan Valley (7,070 hectares in total), with the inner zone between
West Swan Road and the railway line measuring 4,000 hectares(of which 852 hectares or 21
per cent is in viticulture), makes it necessary to minimise negative impacts, particularly visual
impacts.

There is a direct relationship between a visually attractive rural setting, offering a quality
visitor product and experience, and an increase in the economic performance of the
agribusiness and agritourism industries.

The increased development of non-rural structures and the conduct of non-rural activities,
particularly along both West Swan Road and the Great Northern Highway, have diminished
the rural character of the Valley to an extent (Visual Assessment, 201 I).
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- In addition, there is a general lack of design rules for structures of any type, whereas the
streetscape along the major roads within the Valley is increasingly of urban-style ribbon
development. There are no specific landscaping requirements being implemented adjacent
to such roads (Visual Assessment, 2011).

There is increasing pressure from proponents, both from within and from outside the Valley,
for the introduction of urban services and facilities to permit non-rural uses under the guise
of general tourism and related tourist facilities (Pracsys, 201 I).

2.3.8 Approaches in other jurisdictions to protect agriculture from development

Legislation is being advanced since 201 I in South Australia to protect the viticulture areas
of the Barossa Valley and McLaren Vale. This legislation is modelled on the SVPA, but is
more prescriptive in restricting any new residential or industrial development in these areas.
Schedules to these Bills specify several general district objectives, as well as ones for built
form and recreation/tourism.

The Napa Valley Agricultural Preserve was created by Napa County (California) in 1968,
covering 91 per cent of the county (195,000 hectares). The Preserve enabled further
development of the wine industry in that area, with restrictions brought in from 1990 on
tourist facilities that are not derived from viticulture.

The Napa Valley Vintners instituted in 2003 the Napa Green Farm Certification Program to
improve the practices for vineyards and winemaking processes. Napa Green Winery is a set of
sustainable and green business practices to protect the environmental quality of the region.
More recently, this approach has been extended to energy saving innovation, such as the use
of solar energy and biogas, as well as improving energy efficiency on farms.

British Columbia (Canada) protected its prime agricultural land through legislation, the
Agricultural Land Reserve Act I 973(ALR) and associated Regulations. In this manner, four per
cent of the Province has been protected, particularly in the Fraser Valley, the lowlands of
south Vancouver Island and the Okanagan Valley. These areas were facing urban development
pressure, yet they have fertile land with the longest growing season in Canada. Because of
the ALR, very little of this agricultural land has been converted to other uses since 1973.

A study by TPG (2008) for the SVPC on Swan Valley Tourism PolicyApproaches investigated
several wine regions in Australia and New Zealand to examine planning mechanisms used
by local authorities to manage lot sizes, landscaping, land use and bulk/scale. They concluded
that the Swan Valley needed 'to protect the rural vista, protect the existing viticulture and
agriculture uses and appropriately manage the infrastructure and development needs of new
industry and tourist activities: I-PG added that 'encroaching residential development needs to
also be considered and addressed.'
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2.4 Review of tourism development

2.4.1 Overview

The primary tourism attraction in the Swan Valley is its rural character, with its traditional
viticulture- related landscape and activities.

The rural ambience of the Valley underpins a wide range of tourism-related activities,
including food and beverage production; equestrian opportunities; arts, crafts and culture
venues; and the hosting of events, functions and outdoor activities. There is also a variety of
heritage sites, including those associated with wineries and for Indigenous heritage such as
the Yagan Memorial Park, which are unique to WA (Pracsys, 201 I).

There has been increased visitor interest in the Valley as a destination, especially for day-
trippers, to experience a range of food, wine and leisure activities. The growth in this tourist-
related market has attracted food and beverage industries and other cottage industries of a
scale compatible with the small size of the agricultural holdings in the Valley (i.e. often using
four to 10 hectare land holdings).

WATourism data in 2008 indicated that there were about 590,000 annual visitors to the
Valley, of which about 500,000 (85%) were day-trippers (SGS, 2010).Tourism revenue at that
time was about $90 million per year. A new visitor survey by the City of Swan confirms that
600,000 adults visit the region each year. A recent report estimates $167 million per year in
revenue from 150 businesses in 201 I -2012, with 40 wineries accounting for $92 million of
that total (Winemakers, 2012).

Individual tourism operators (Elmars, Sandalford), the City of Swan and the Swan Valley
Visitor Centre (located in Guildford) have recently won WATourism Awards. The City of
Swan is currently studying moving the Visitor Centre into the Valley proper (as defined by the
SVPA).

Traditional agricultural activities, together with a developing equine industry and the riverside
environment, add to the picturesque setting which is a key driver of visitation to the Valley
(Pracsys, 201 I). Most of the principal tourism facilities are situated along West Swan Road,
the upper and lower reaches of the Swan River or are ancillary to wineries.

General tourism involves hotels, general recreation/leisure and services and restaurants (i.e.
those facilities not associated with agriculture). As such, their scale and location are at issue.
New proposals for such tourism need careful consideration by planners and decision-makers,
as the protection of both viticulture and rural character are required under the SVPA.

Agritourism refers to the act of going to a region for the purpose of visiting a working farm,
winery or other food or fibre related operation (including restaurants, markets, produce
outlets and natural attractions) for enjoyment, education or active participation in activities
and events. (ABARE, 2010, p2). Facilities and activities in support of agritourism are ancillary
to agriculture and are typically of a scale that does not detract from either agricultural
production or the rural character. The enhancement of such tourism is therefore appropriate
throughout the Valley, provided the scale and locale of the development is ancillary to
agriculture.
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The demand for tourism-related land use and activities is increasing and in some cases
negatively impacts on the rural character of the Valley. General tourism development
threatens to overwhelm the traditional agricultural purpose of the Valley, especially viticulture
operations, which underpin the key attractor of tourist visitation (i.e. its rural character and
agricultural productive capacity).

Consequently, there is a need to manage the transition from a dominant agricultural
production focus to accommodate an increasing aertourism focus, and it is important to
ensure that, during this transition (and afterwards), general tourism land use and activities
remain separate from agricultural land use and activities and at a scale that is appropriate for
the Valley.

Currently, many agricultural producers, particularly for viticulture, have their operations
compromised by the approval of adjacent (general) tourism uses that subsequently prevent
conventional agricultural operations from operating on the grounds of the impairment of
their amenity (i.e. by noise, dust, hour of operation and spray drift). If such uses are approved,
adequate buffers need to be provided for such producers (Pracsys, 2011).

There is a need to balance the scale, location and type of development applications for
general tourism and business operations to mitigate potential conflicts with the productive
agricultural industries that create both the ambience and the authentic productive agricultural
activities, which in turn underpins most visitors' experiences.

There is a lack of tourism management guidelines in WA, particularly to apply to land use
planning matters, such as in the Swan Valley.The WAPC has produced Planning Bulletin
83/2009 Planning for Tourism Recommendations for Planning and there is some useful
guidance in SPP 6.1 Leeuwin-Naturaliste Ridge Policy (2003).

There are many inappropriate and uncoordinated general tourism-related and other
developments undermining agricultural operations on the one hand and visitor experience
on the other, resulting in negative impacts on the rural character of the Valley.

2.4.2 The management of tourism development

- There is a deficiency in managing tourism development in the Valley, especially with regard to
development applications since few guidelines and performance criteria exist for application
within the Valley (Dykstra, 2008).

- Feedback from industry participants suggests that tourism in the Swan Valley suffers from a
lack of coordination and consistent product definition. It is a widely held view that currently
the most effective marketers of Swan Valley tourism are the tour operators themselves, and
that the formal tourism organisations contribute little to the marketing or branding of the
Valley (Pracsys, 20 I 1).

There is a perception in the market that the majority of the Swan Valley products are
sub-premium, including primary agricultural produce, such as horticultural produce and/or
processed food and beverage products (Pracsys, 2011).

- There is poor marketing strategy/coordination of tourism for the Valley, especially compared
to similar initiatives for the Margaret River region (SGS, 2010; Pracsys, 20 I 1).

Branding Swan Valley products is also important, as well as using a sustainable development
approach, as in Hawkesbury Harvest (Mason, 2011; Pracsys, 20 I I ).
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Focal points for tourism are needed in the Swan Valley, especially the delimitation of a river-
focussed central tourism node. There is also limited local tourist accommodation available in
the Valley.

- General tourism facilities and related retail services are clustered along West Swan Road and
portions of the Great Northern Highway, with other agritourism businesses often associated
with viticulture and beverage production; only a small portion of land in the Valley is utilised
for these facilities (i.e. 63.5 hectares).

There is a lack of good signage at the entrances to the Valley indicating its location/attractions
(Movement Network, 20 12).

- Liquor licensing in the Valley is poorly aligned to support the viability of agribusiness and
agritourism businesses (SGS, 2010). There are significant deficiencies evident in this regard.

There is a need for a broader, holistic, metropolitan-wide tourism marketing and destination
management strategy that includes the Swan Valley as a principal attractor which is effectively
implemented. Importantly, it should be tied to and leverage off wider metropolitan and
statewide tourism promotion through Tourism WA, and be linked to Planning Bulletin 83.

The consultation with Tourism WA was prior to May 2010. Since that time, their new
strategic direction and restructure was announced as part of the 2010/1 I State Budget. As a
result,Tourism WA's direction and resourcing has changed significantly.

2.5 Review of broad economic development

2.5.1 Overview

- No overarching economic strategy exists for the Valley.

- Despite various attempts over the years by members of the Valley's business community,
limited success has been achieved in attempts to better coordinate and integrate the many
business activities within the Valley.

The existing regulatory and policy framework does little to recognise, support or enable
economic activity within the Valley.

An examination of economic viability, land use planning and governance in terms of the SVPA
(Pracsys 20 I I) suggests that while the Act aims to guide decision-making on land use and
development, it is not intended to address issues relating to the Valley's economy.

Arguably the most significant change to affect the Swan Valley has been a gradual transition
in its primary economic function from being principally focussed on agricultural production
(especially table and wine grapes) to a broader base that includes the growth of industries
compatible with and complementary to the productive agricultural activities of the Valley.

An analysis of the economic performance of various industries in the Swan Valley shows
that the industries that traditionally (and by statute) define its character often provide its
proponents with the lowest economic return, except for brewery and winery production.
Yet these traditional agricultural activities are essential to provide the authentic ambience and
experience required to support the more profitable tourism and business related interests in
the Valley.
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A large section of the community within the Valley have expressed the view that its future
role could be as a destination for food and wine tourism set in the historical context of its
viticultural underpinnings (Pracsys, 2011).

Manufacturing (beverages, ceramics and chocolate) is also important, accounting for over 20
per cent of employment and significant revenue ($40 million in 2006: SGS, 2010).

- Other manufacturing includes operations for bricks in Caversham and concrete forms in
the east of the Valley. DEC advises that Austral Bricks, in Caversham since 1967 (clay bricks/
tiles), as per EPA Guidance No 3, the buffer should be 300-1000 metres. Delta Corporation
has been operating crushing and screening activities since 1978 and it holds a registration for
Concrete Batching or Cement Products Manufacturing; the recommended buffer distance for
crushing and screening operations is 1000 metres.

Many stakeholders recognise that the future of the Valley lies in its role as a destination for
food and wine visitation. The key challenge is therefore to develop and implement strategies
that protect and retain the economic viability and essential aesthetic qualities of traditional
agricultural industries, while at the same time providing mechanisms to accommodate a
diversification of and/or an orderly transition to other viable uses, should the need arise
(Pracsys, 2011).

Development nodes should be investigated in Herne Hill, Caversham and West Swan,
since these nodes are listed as appropriate for service expansion (for retail and community
facilities) in s8 of the SVPA.

There are difficulties for further subdivision development due to: the need for adequate
buffers; floodplain, Bush Forever and priority agricultural land development restrictions; the
cost of providing physical infrastructure; the need to change the SVPA/LPS for a reduction to
the minimum size of lots; the difficulty of adjacent private landowners agreeing to a collective
development proposal; and, the timeframe for development, coupled with uncertainties in
the financial and property market

Two of the general planning objectives in s6 of the SVPA are concerned with the protection
of the environment' and 'the reduction of nutrient levels in the Swan River. The draft Swan
River Protection Strategy (2012) details actions, assigned to agencies, to improve the status of
the Swan and Canning Rivers as part of a five year integrated management plan.

- Such actions need to be part of sustainable development in the Valley and incorporated in a
new economic development strategy.

There is no overarching strategy to address the shortage of skilled labour and casual
labourers required by productive agriculture in the Valley.

The small scale of the Swan Valley viticulture operations makes it vulnerable to national/
international markets and competition.
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2.5.2 The availability of a sustainable water supply

Ensuring sufficient water is made available to secure the future of agricultural production
in the Valley, including allowing for an expansion in the area planted, is a matter of critical
importance. This issue was raised by the SVPC's investigation into the future viability of
agricultural production in the Valley (1998), and has since been identified as a key factor
limiting agricultural production and investment in agricultural infrastructure in the Valley
(SVPC, 1998; SGS, 2010; Pracsys, 201 1; Urban Aesthetics, 201 1).

The DoW's Gnangaro Groundwater Areas Allocation Plan (2009) outlines the management
strategies and approach for managing the water resources that are covered by the Valley.
This Plan aims to ensure that sufficient water is available to secure the future of agricultural
production within the Valley, including allowing for expansion in the areas planted.

Expansion can be facilitated by the provisions within the Gnangara Groundwater Areas
Allocation Plan that allow for water trading on a permanent or temporary basis between
water licensees. A further option to allow for future growth and expansion is for licensees to
implement best practice water efficiency measures. Water saved through this process is not
subject to recouping.

There is no mechanism for water carryover by licensed water users.Therefore, growers tend
to hold water in reserve in case of a dry autumn. If it is wet, there is often the need for a
carryover of unused water allocation. A carryover facility, as occurs in South Australia, would
thus enable growers to average water use over wet and dry years (Urban Aesthetics, 201 1).

There remains a lack of confidence in the security of future water supply, especially for
agribusiness and agritourism, which potentially compromises the future of viticulture/
horticulture in the Swan Valley (Urban Aesthetics, 2011).

This in turn can significantly reduce further private investment, including exploring more
innovative and water efficient practices, which are critical to enable the viticulture/
horticulture industry to evolve (Urban Aesthetics, 201 I ).

Other water sources, such as options to use recycled water, would also be an alternative to
allow for future expansion. The higher cost of recycled water above that paid historically
for groundwater pumping costs will not be attractive to growers while less expensive
groundwater is readily available (Urban Aesthetics, 2011).
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2.5.3 Other infrastructure issues

An infrastructure consultancy report that considered gas, sewer, water and electricity
demonstrated that there were few areas that had scheme water or sewerage and that areas
reserved for electricity transmission (high capacity) grid lines and the gas pipeline restricted
development (Urban Aesthetics, 20 I I ).

Floodplain and Bush Forever mapping highlighted difficulties in developing land adjacent to
the Swan River and its major tributaries.

There is a need for a coherent services infrastructure plan to address service-related issues
within the Valley (Urban Aesthetics, 2011).

2.5.4 The movement network

The Valley is experiencing considerable traffic conflict and accessibility issues that threaten
both the safety of commuters and tourist traffic and the viability of business enterprise within
the Valley.There are conflicts between heavy vehicles, commuter traffic and tourist traffic

especially on the Great Northern Highway, with a lack of public transport (Movement
Network Report, 2012). Heavy vehicle traffic on the major roads is increasing and travelling
on and across these roads is potentially hazardous.

The existing road network exhibits poor connectivity overall, restricting movement within
and across the Valley, particularly for arterial roads. This is exacerbated by three main road
bridges across the Swan River, with one other bridge crossing restricted to pedestrians. More
low traffic volume road bridges would be useful in the central portion of the Valley, which
could include the upgrading of this pedestrian bridge.

Approximately nine per cent of the Valley (665 hectares) is in some form of parks and
recreation. However, additional parks, trails and picnic sites are needed along the Swan River.

There are a few of these picnic sites along the Swan River, with public access there also
limited (i.e. there are no established trails, with private landholdings making these difficult
to establish); also there are no established bridle paths in the Valley, although the State
Equestrian Centre is nearby in Brigadoon.

The Movement Network Report notes that trails and cycle paths could be extended and/or
improved throughout the Valley.

The development of the proposed Swan Regional Riverside Park by the City of Swan and
WAPC, although outside the Valley, could help strengthen this aspect of the movement
network.
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2.5.5 Economic development strategy to guide decision-making

The Swan Valley lacks a clear vision, translated into an overarching strategic economic
development framework and led by Valley business, to guide investment and planning
decisions.

Marketing and branding the Swan Valley and its inherent activities through agricultural
producers' associations needs to be at the forefront of such a strategy.

The Hawkesbury Harvest (NSW) approach could be applied, utilising such activities as a
Farm Gate trail; farmer's markets (inside and outside the Valley); buy local campaign; online
marketing; community gardens/pick your own produce; updated festival of events (year
round) and signature events; organic farming/green energy; open farm days/links to schools-
universities; wellness programs; and better landscaping and signage (into the Valley).

Viticulture remains at the heart of the authentic visitor experience, but authenticity will
increasingly flow from the commercial success of tourism and food and beverage industries,
set in the historical context of the Valley's viticukural underpinnings.

In the absence of a strategic economic development framework or strategy to guide such
a vision, land use controls alone cannot address the economic viability challenges that are at
the heart of the challenges facing the Valley.
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3.0 Conclusion

The future of the Swan Valley as a metropolitan attractor (Directions 203 I ), sustained by agribusiness,
agritourism business, lifestyle and recreation activities for greater Perth is under pressure and requires
attention.This conclusion is based on the foregoing and the following overarching findings:

that the Swan Valley supports an integrated economy with a gross income in the order of
$200 million per year;

that a substantial portion of the overall economic activity is underpinned by a common asset:
agri-business, particularly agritourism based on viticulture and the associated vineyards;

that the viticulture industry defines the heritage, ambience and landscape that underpin
the second key element of the Valley's economic activity, namely agritourism business.
This includes activities that are ancillary to, complement and rely on viticulture to create the
aesthetic environment that attracts and sustains agritourism;

that the current regulatory instruments do not fully address the integrated nature of the
Swan Valley's economy;

that the objectives of the SVPA have only been partially achieved, due largely to the limited
scope of the Act, as well as problems in its application and resourcing;

that land use and development within the Valley has not always been guided and managed
effectively in terms of its governance and the application of the regulatory and policy
framework;

that any proposed intervention in the Valley should be broader than addressing land
use planning and revising the regulatory framework and related governance provisions.
It should also address matters affecting the current and future viability of the Valley's
economy, especially adequate water provision and increased support for agriculture; and

that any proposed intervention should include a whole of government response, particularly
the active involvement of the Department of Water, the Department of Agriculture and
Food WA and Tourism WA, in conjunction with local government, business interests and the
wider community.

Options for the planning and development of the Valley need to be prepared and considered, both
spatially (e.g. as part of a strategic plan) and via strategic policy, to identify the desired key outcomes,
derived from the current objectives of the SVPA, and the actions and mechanisms to guide their
achievement.

The desired outcomes identified in the discussion paper are:

greater protection and support for agricultural production, including ensuring a sustainable
water supply;

effective management of tourism throughout the Valley with an emphasis on tourism that is
supplementary to and supports agriculture (i.e. agritourism);

establish defined development nodes to accommodate retail land use, community facilities
and general tourism development; and

maintain the rural character of the Valley through landscape protection.
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To effectively achieve these outcomes, a number of key factors need to be addressed. The first among
these is inappropriate land use and related activities, such as:

general tourism (i.e. hotels, general recreation/leisure and services and restaurants) that is not
associated with agriculture and that could be allowed to locate anywhere in the Valley, at any
scale;

subdivision of priority agricultural land that then takes such land out of production;

subdivision and other non - agricultural land uses in close proximity to agricultural production,
without due regard to the provision of adequate buffers; and

inadequate control over landscaping along arterial roads and around non-agricultural
development, so that the rural character of the Valley is eroded.

These pose a serious threat to the future viability of agricultural operations in the Valley, including
agritourism, by reducing the capability of its priority agricultural land and diminishing the rural
character of its landscape.

The findings suggest that this is primarily due to deficiencies in the regulatory framework that
rely predominantly on land use controls to address the integrated nature of the Valley's economy.
Addressing land use controls alone will not fully achieve the principal objectives of the SVPA.

There are other important factors that need attention, involving the Valley's vision, better support
for agritourism, a strategic economic development framework and a whole of government response.
These are:

the intent of these instruments needs to fit with the vision for the Swan Valley, which involves
the enhancement of agritourism and the protection of priority agricultural land and the rural
character of the Valley;

while based on traditional agricultural production, the future success of the Valley increasingly
depends on the ability to diversify into complementary activities, especially agritourism, which
can enhance the viability of agribusiness. These new uses however, must not compromise the
agricultural operations and rural character of the landscape on which these activities depend;

the direction for the Valley should also be guided by an overarching strategic economic
development framework, led by Valley business, to guide investment and planning decisions; and

to address matters affecting the current and future viability of the Valley's economy, a whole
of government response, linked to related land use planning matters, is also needed. This
response needs the active involvement of other State agencies, particularly the Department
of Water, Department of Agriculture and Food WA and Tourism WA, and to be coordinated
with local government, business interests and the wider community.
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The principal mechanisms to guide the achievement of these key outcomes identified above are:

I . review and revise the regulatory and policy framework, as well as governance provisions, at
both the State and local level;

2. improve the coordination of State government agencies and utilities;

3. articulate and identify a community vision for the Valley;

4. prepare an economic development strategy, led by Valley business interests;

5. careful assessment of development applications (including landscape protection concerns)
to ensure alignment with the Swan Valley Planning Act's objectives and revised regulatory
framework, with enhanced consideration by decision makers during the period prior to
substantive changes to the regulatory and policy framework (i.e. during the interim period);

6. improvements to Valley roads (and related movement network);

7. a strategic infrastructure plan, coordinated between State and local governments, followed by
improvements to physical infrastructure;

8. appropriate water allocation, especially for agricultural production and tourism facilities,
including water carryover provisions and rewards for improved efficiencies; and

9. update City of Swan Local Planning Scheme 17 and planning controls at the local level, which
could include a new strategic plan, ensuring alignment with State provisions.

During the interim period, additional planning guidance is needed to assist in the preparation of
planning advice and then guide decision-makers on their determinations of development applications.
Draft planning materials have been developed for this purpose, for confirmation and then use by the
SVPC and planning staff at the Department of Planning and the City of Swan.
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4.0 The Way Forward
This discussion paper involving an examination of land use and management of the Swan Valley under
the current Swan Valley Planning Act 1 995 has been prepared via a coordinated process that has
been informed by a wide range of both published and internal reports, materials and inputs.This has
included:

the examination of existing information and reports by consultants and staff of various State
and local government agencies;

maps and data that have been spatially represented;

information that has been prepared during workshops, briefings, and presentations with
and to the SVPC and statutory and strategic staff of State and local government agencies,
including a folio of detailed planning materials; and

a wide range of regulatory materials, such as schemes, policies and strategies. Most of this

work has been referenced.

You are encouraged to comment on the findings and to provide your views on determining a way
forward for the Valley.

Your comments and views will be comprehensively considered and will be included in the preparation
of a draft Way Forward document by the DoP which will detail the findings of the consultation period
and provide recommendations to the Minister for Planning regarding the way forward for the Swan
Valley. Members of the public are invited to make written submissions on this Discussion Paper.

A public comment form is included on the web site for your convenience.

September 20 12
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