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SUMMARY 

Aim/ Scope 

The principle aim of the Local Planning Strategy for Activity Centres and 
Neighbourhoods (LPSACN) is to facilitate a network of mutually supportive 
residential neighbourhoods and activity centres that contribute to the 
economic, social and environmental sustainability of the City of Bunbury. 
 
Rather than attempting to define a specific, idealised future outcome for the 
City the LPSACN identifies the fundamental characteristics of a sustainable 
city and deliberately leaves open as many options as possible for achieving 
these characteristics. It is in effect a principles-based general strategy to 
guide town planning scheme zoning, policy development and decision making 
in relation to residential, commercial and mixed use development. 
 

Planning Framework 

It is important to understand the context of the LPSACN within the overall 
planning framework of which it will eventually form a part. In its entirety this 
framework is complex and extensive, involving all three levels of government, 
so only the most relevant aspects are highlighted. 
 
Recent federal government initiatives on Climate Change – notably the 
signing of the Kyoto Protocol and subsequent release of the of the Carbon 
Pollution Reduction Scheme (White Paper) – will ultimately impact across the 
entire spectrum of Australian economic and social activity, as carbon costs 
are incorporated into the price of household goods and services. Effective 
urban planning and design will have a significant role to play by facilitating the 
development of compact and efficient living environments that provide 
practical alternatives to unnecessary car-dependence, long journeys to work 
and energy-intensive temperature control of buildings. The creation of such 
urban environments is the most logical planning response to the Carbon 
Pollution Reduction Scheme, a conclusion supported by the findings of the 
Garnaut Climate Change Review and consistent also with the CSIRO’s 
objectives in the field of urban sustainability. It is this notion of future urban 
form that underpins the LPSACN. 
 
State government planning initiatives that relate most directly to the LPSACN 
are Liveable Neighbourhoods and the Interim Greater Bunbury Commercial 
Strategy. Liveable Neighbourhoods (Western Australian Planning 
Commission (WAPC) 2007) is essentially a design code for the development 
of sustainable urban communities. The key element is the idea of a “walkable” 
mixed-use neighbourhood configured as a highly interconnected street grid 
that enables easy through-movement or “permeability” for pedestrians and 
cyclists as well as motorists. A local activity centre, comprising retail and other 
facilities, is centrally placed within the neighbourhood to create an identifiable 
community focus, with the centre strategically located on the street grid to 
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benefit from some passing traffic as well as serving local residents – the 
neighbourhood area is based on a 400-450m radius, 5-minute walk to the 
centre. Having sufficient residential density is crucial if the concept is to work 
effectively, because the higher the neighbourhood population the greater the 
number of walking and cycling trips to the centre – thus reducing overall car 
dependence – and the greater the likelihood that the centre itself will be 
adequately supported. At the wider level, the neighbourhood units are 
repeated and clustered to form a town. The LPSACN embodies these key 
design principles while recognising the difficulty of applying what is, in effect, 
an idealised model to an urban fabric that is already largely established. 
 
The Interim Greater Bunbury Commercial Strategy (WAPC 2007) is an 
interim “position statement” outlining the Commission’s general expectations 
for commercial development in the Greater Bunbury Region pending the 
completion of a more detailed final strategy report. The main objective is to 
establish a hierarchy of well-located centres in the following categories:  
 

o Bunbury Strategic Regional Centre; 

o Major and Minor District Centres; 

o Neighbourhood Centres; 

o Local and Minor Local Centres; 

o Other Centres – i.e. Mixed Business, Medical and Visitor/ 
Entertainment Centres. 

 
The Interim Commercial Strategy is largely focussed on the classification of 
centres and describes in considerable detail the role/ function of each 
category as dictated by its position in the hierarchy – the interim strategy is 
also fairly rigid as far as floorspace limits are concerned (regional centre 
excepted). The LPSACN advocates a generally more flexible approach in 
determining the size and function of centres, particularly the lower order 
centres that are its main focus. 
 
From the many planning studies and documents pertaining at the local 
government level, the City of Bunbury’s City Vision strategy and certain 
existing planning policies have been identified as having the most relevance 
to the LPSACN. City Vision (City of Bunbury 2007) is a high-level strategic 
plan aimed at achieving sustainable development of the entire City of Bunbury 
community over a 25 year period. Based on the “triple bottom line” 
sustainability ethos, the plan sets out Environmental, Social and Economic 
goals and strategies which are appropriately wide-ranging – clearly City Vision 
represents a broad, principles-based approach which requires all subsequent 
plans and policies to be in alignment. The LPSACN fully endorses the City 
Vision philosophy and is intended to help facilitate its implementation. 
 
Most of the existing local planning policies relevant to the LSPACN are land 
use-oriented with subjects including aged/ dependent persons dwellings, 
home based businesses, bed and breakfast accommodation, office use in the 
Mixed Business Zone and non-residential development in or adjacent to 
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residential areas. Road hierarchy guidelines and residential design guidelines 
are also relevant. Such policies have tended to accumulate in an ad hoc 
manner as particular issues have arisen, and it is intended that they will 
eventually be superseded by the LPSACN and other planning instruments 
currently being prepared by the City. 
 

Housing 

Previous housing strategies have analysed the City’s residential areas in 
considerable detail, with the most recent study – the City of Bunbury Housing 
Strategy (2001) – identifying and describing 23 distinct residential precincts 
within the municipality. This past work is still mostly valid and is not repeated 
in the LPSACN. It basically demonstrates that, while varying in quality, the 
precincts each have their own unique character – generally regarded as an 
attribute to be valued and protected. Increased demand for medium density 
housing in recent years has, however, led in some cases to opportunistic and 
inappropriate redevelopment eroding the character and amenity of existing 
residential areas. This highlights one of the key issues as far as the Housing 
component of the LPSACN is concerned, i.e. how to facilitate further medium 
density development, for which there is likely to be significant future demand 
and which is important for long-term sustainability, without widespread 
negative effects on established residential amenity. 
 
Analysis of recent demographic and housing trends in the City of Bunbury 
reveals: 
 

o Moderate, steady growth in both population and dwellings;  

o Significant ageing of the population; 

o  A substantial increase in the number of one and two person 
households; 

o The continued predominance of separate houses but with both the 
number and proportion of dwellings in this category decreasing while 
semi-detached dwellings and units have increased in significance; 

o A high proportion of one and of two person households in separate 
houses, suggesting an opportunity for many retirees and “empty 
nesters” to relocate into higher density dwelling types. 

 
With regard to future growth, population/ dwelling projections for the City of 
Bunbury have recently been produced by the WAPC and the private 
consulting firm known as .id. A review of these projections confirms the 
commonly held view that the WAPC projections tend to be overly conservative 
while the .id projections are probably too optimistic, particularly in the long 
term. SHRAPNEL URBAN PLANNING has therefore prepared an alternative 
trend-based estimate of the future demand for dwelling units by dwelling type 
in the City of Bunbury to 2026, falling somewhere between the WAPC and .id 
projections. In brief it is anticipated that: 
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o The total number of dwellings in the City is likely to increase by 24% 
from 13,444 in 2006 to some 16,670 in 2026; 

o Although the number of separate houses is expected to increase by 
13.4%, the proportion of separate houses relative to total dwellings is 
likely to continue decreasing, from 74% in 2006 to 68% in 2026; 

o The number of medium and high density dwelling types combined is 
projected to grow by a substantial 57% with their relative importance 
also increasing, from 24% of total dwellings in 2006 to 31% of total 
dwellings in 2026. 

 
It is emphasised that, while this assessment provides a useful input into 
determining required land areas for new housing, the LPSACN is not 
dependent upon any particular estimate of future demand as it will be 
sufficiently flexible to respond to whatever actual situation unfolds. 
 
Having regard to the City of Bunbury’s location within the wider region, it is 
appropriate that future single residential lots in the City be developed to R20 
standards. On this basis, if the actual demand for additional separate houses 
corresponded with the estimated figure of 1,341 new dwellings, approximately 
103 hectares of land would be required for this type of housing (inclusive of 
roads and open space). Allowing for a 10% or 20% (upward) margin of error 
would increase this figure to 114 or 135 hectares respectively. 
 
Deriving average density codes – and hence land area requirements – is 
more difficult for medium and high density residential development due to the 
variety of forms that such development can take, a variable often influenced 
by the characteristics of a particular location. In general, medium density 
residential development (semi-detached, row and terrace housing) will be in 
the R30 to R40 range, while high density (flats, units and apartments including 
those in mixed-use buildings) is likely to be in the R60 to R100 range. Based 
on the number of new dwellings predicted in the demand assessment (1,200 
medium density and 658 high density), the land requirement for the two 
categories combined is anticipated to be between 33 and 47 hectares. 
 

Activity Centres 

In Western Australia – as elsewhere – the recently emerging planning 
philosophy for urban centres has seen a shift in emphasis from retail-oriented 
centres to centres combining retailing with a range of complementary uses 
(e.g. residential, entertainment, educational, medical, cultural). Put simply, a 
change from “shopping centres” to mixed-use “activity centres”. 
 
The LPSACN embraces this concept and seeks to encourage the various 
shopping centres within the City of Bunbury to evolve into a network of more 
complex, interesting and efficient mixed-use activity centres. This is 
considered to be the logical direction for centres planning in the City given the 
groundwork that has already been done in previous commercial strategies 
and plans. A key objective of the LPSACN is that all neighbourhood and local 
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centres prosper, or at least remain economically viable, into the future – at the 
present time some of these smaller centres appear to be quite profitable while 
others struggle to varying degrees. 
 
The Bunbury Regional Centre plays an important role as the main commercial 
centre for the Greater Bunbury Region and, indeed, the wider South West 
region. Reflecting the rapid growth of its hinterland, the regional centre 
generated an increase in total commercial floorspace of almost 30% (from 
167,846 sqm to 216,854 sqm) in the 8 year period from 1998 to 2006, with 
increases of around 20% in the retail sector and a huge 54% in the office/ 
business sector. 
 
The regional centre comprises four components - the CBD and the Strickland 
Street, Spencer Street and Sandridge Road commercial complexes. In 2006 
the four components combined accounted for 70% of the City of Bunbury’s 
total Shop/ Retail floorspace, 96% of its Other Retail floorspace and 92% of its 
Office/ Business floorspace – percentages similar to those evident in 1998. 
Over the eight years, however, the relative position of the components when 
assessed individually has changed. Although the CBD is still the dominant 
Shop/ Retail location in the City it has reduced its share of the total floorspace 
in this category from 50% to 38%, accompanied by a real decrease of nearly 
3,000 sqm. This decline is explained largely by the expansion of Shop/ Retail 
in other regional centre locations, particularly Strickland Street. The change in 
relativities is to some extent inevitable, however, the reduction in actual Shop/ 
Retail floorspace in the CBD is of concern and it is considered that steps need 
to be taken to address this issue if the vitality of the CBD is to be maintained. 
 
While the CBD has also slightly reduced its share of the City’s total Office/ 
Business floorspace, from 62% in 1998 to 57% in 2006, the amount of 
floorspace in this category still increased in real terms in the CBD by 14,000 
sqm. The dominance of the CBD as the Office/ Business centre of the region 
is therefore unlikely to be at risk. Of interest nevertheless is the growth in 
Office/ Business floorspace in the City’s lower order centres – between 1998 
and 2006, Office/ Business floorspace in these centres increased almost 
threefold from 2,020 sqm to 5,939 sqm with their relative share of the citywide 
total in the category expanding from 4% to 7%. This trend actually accords 
with the concept of mixed-use activity centres being promoted in the LPSACN, 
but highlights the need to allow such development whilst also ensuring that 
the CBD remains the preferred location for the majority of Office/ Business 
tenants. 
 
Based on (WAPC) regional population growth projections and established 
(2006) commercial floorspace per capita ratios, the regional centre could 
accommodate an additional 78,000 sqm of commercial floorspace by 2031 – 
comprising 32,500 sqm Shop/ Retail, 16,500 sqm Other Retail and 29,000 
sqm Office/ Business. These estimates are considered conservative, and 
actual future demand could well be up to 50% higher. Estimating land area 
requirements for this level of expansion is not practicable, being dependent on 
both the location and intensity of redevelopment activity. 
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To help determine which of the commercial centres throughout the City are 
best suited to becoming focal points for residential neighbourhoods, a 
computerised Centres Potential Model was used. The model covers the entire 
Greater Bunbury Region, together with the Shire of Collie, to ensure the main 
catchment area is fully accounted for. The model basically assesses the 
existing and future trade potential of all centres – particularly the smaller ones 
– under various scenarios to derive one that comes closest to representing an 
“optimum”. Based on the modelling results, as well as other relevant factors, 
21 centres regarded as most suited to the role of viable “walkable” activity 
centres in the LPSACN were identified – it is recommended that these 
become the foci for medium density residential development. The centres are 
broken down as follows: 
 

o 2 City Centre complexes (CBD and Spencer Street, within the wider 
regional centre); 

o 2 District Centres (Bunbury Forum and Carey Park/ Crosslands); 

o 2 Neighbourhood Centres (Glen Iris and Minninup Forum); 

o 4 Local Centres within an activity corridor (Spencer/ Columbia St, 
Spencer/ Constitution St, Spencer St South, Spencer Sth BP). 

o 11 other Local Centres (Parade Road, Tuart Brook, College Grove, 
Leschenault Quays, Picton Rd Wollaston, Frankel St, Beach Rd, Carey 
Park East, King Rd Gull, Mossop St, Bunning Boulevard). 

 
All but two of the selected centres (Minninup Forum and Leschenault Quays) 
have some estimated potential for future retail expansion, with estimated 
figures given for each in the LPSACN. 
 

The Strategy 

The LPSACN seeks to address four key planning issues distilled from analysis 
of all the relevant background information, as summarised in the preceding 
sections. These issues are: 
 

o How the regional centre can best be planned and managed to 
accommodate future commercial demand; 

o How the viability and attractiveness of the City’s other activity centres, 
particularly the smaller ones, can best be supported and improved; 

o How the integrity and positive qualities of existing residential 
neighbourhoods can be maintained and enhanced; 

o How best to accommodate the increases in residential density 
necessary to satisfy the future demand for townhouses and 
apartments. 

 
As far as the Bunbury Regional Centre is concerned it is clear that there is 
likely to be demand for a significant amount of additional commercial 
floorspace over the next two decades, with a figure of up to 115,000 sqm 
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being quite possible. As future development occurs, maintaining the 
supremacy of the CBD should be a priority. As a general principle, therefore, 
the LPSACN advocates maintaining unrestricted development potential in the 
CBD with appropriate restrictions placed on the nature and intensity of 
development in all other commercial locations – including those elsewhere in 
the regional centre. 
 
Beyond this proviso the LPSACN recognises that a range of more specific 
policies for the CBD (and indeed the regional centre as a whole) are needed, 
but considers that the formulation of such policies should await completion of 
the final version of the WAPC’s Greater Bunbury Commercial Strategy. One of 
that strategy’s fundamental objectives is maintaining and further promoting the 
primacy of the regional centre, while the main focus of the LPSACN – relevant 
to three of the four planning issues it aims to address – is on lower order 
activity centres and residential neighbourhoods. 
 
The Liveable Neighbourhoods design code provides an approach to planning 
activity centres and neighbourhoods in a manner consistent with sustainable 
urban development. The LPSACN embraces the basic philosophy of Liveable 
Neighbourhoods but recognises the inherent difficulties of applying what is 
essentially an idealised model to the City of Bunbury, which has extensive 
existing low density residential development and most activity centres also 
established – many of the latter being in less-than-strategic locations. The 
probability that a considerable proportion of future housing demand will be in 
the medium/ high density sector – involving redevelopment of some existing 
low density areas – does, however, provide the opportunity to apply a 
modified version of the Liveable Neighbourhoods concept. 
 
Putting this idea into practice, it is proposed that the 21 activity centres 
previously identified each become a focal point for medium density 
development or redevelopment within a maximum 400 metres walking radius. 
It is envisaged that the centres themselves would eventually comprise a retail 
core surrounded by a mixed-use frame area. A key element of this proposal is 
that there should ideally be no medium density residential development 
outside the walkable catchments. 
 
Accordingly, residential density codes greater than R20 should be assigned 
only within the walkable catchments of the designated centres. Observing this 
principle will enable future medium density demand to be satisfied – with the 
associated benefits of maximising the number of residential units within easy 
walking distance of centres and providing greater economic/ social support for 
the centres themselves – while also allowing conservation of most existing 
lower density residential environments (i.e. those outside the 400m 
catchments). It is noted that not all areas within the walkable catchments will 
automatically be suitable for medium density development – suitable medium 
density precincts will therefore need to be defined within the catchments 
through future detailed planning. 
 
The Strategy Map diagrammatically illustrates the proposed hierarchy of 
centres and several other key elements of the LPSACN. 
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The hierarchy of centres used in the LPSACN generally reflects the existing 
and currently planned pattern of centre development in the City of Bunbury. 
With regard to floorspace, the LPSACN seeks to do away with the overly 
prescriptive limits set by past commercial strategies, opting instead to provide 
a planning framework within which the market can operate flexibly but which 
still provides some degree of certainty as to what is expected. Recommended 
retail floorspace guidelines are given for the various activity centres, however, 
the figures are not intended as floorspace caps to be rigidly adhered to; nor is 
it anticipated that centres will “automatically” be developed to their guideline 
maximum. Individual market assessments should obviously be made at the 
time of development to determine the actual market potential of a centre. 
 

Centre Category Maximum

Total Retail

Floorspace

(sqm nla)

CBD (Regional) Unlimited

Spencer Street (Regional) 40,000

Bunbury Forum (District) 26,000

Carey Pk/ Crosslands (District) 12,000

All Neighbourhood Centres (each) 6,000

All Local Activity Centres (each) 2,000

Other Mixed Business Areas n/a*

All Other Complexes Cap at Existing
* Retail floorspace guidelines required as part of detailed planning
for each of these areas  

 
In addition to activity centres, three main “Activity Corridors” are proposed in 
the LPSACN: 
 

o Ocean Drive (Tourism Mixed Use): serviced by the recently upgraded 
Ocean Drive, Bunbury’s northern coastal strip is a distinct, attractive 
but under-utilised recreational resource. The LPSACN supports the 
recommendations of the Local Planning Strategy for Tourism, which 
identifies the locality as a Strategic Tourism Location (STL) with the 
potential to become more intensively developed with tourism 
accommodation, medium/ high density residential, dining facilities and 
complementary retail uses. With regard to the latter, floorspace caps 
are not considered necessary for the foreseeable future. 

o Spencer Street (Mixed Use): Spencer Street is a focus for activity, 
subject to development pressure along virtually its entire length. 
Several existing precincts of above-average visual interest offer 
opportunities for mixed-use development, while the nature of the street 
generally is conducive to the creation of a slower speed traffic 
environment and improvements to the public domain – these in turn 
may provide an incentive for private property owners to further upgrade 
the urban fabric. It is recommended that the City carry out a 
comprehensive urban design study of Spencer Street with a view to 
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identifying and prioritising necessary public works and formulating 
complementary planning/ design policies.  

o Blair/ Sandridge (Mixed Business): The Blair Street/ Sandridge Road 
commercial strip is a distinctly car-oriented movement corridor 
providing a frontage for substantial amount of mixed business and 
showroom development which benefits commercially from the high 
level of exposure the strip offers. Whilst economically vital to the City 
and region, it is visually chaotic in its present form. It is recommended 
that the Blair Street Boulevard concept – already initiated with the 
installation of new light poles – be taken a step further with appropriate 
tree planting over the full length of the corridor, and that development 
control measures are put in place to improve the appearance and 
overall quality of adjoining development. Shop/ Retail uses should also 
be limited to the maximum practical degree in this location, so as not to 
undermine the retail floorspace potential of the CBD and Spencer 
Street activity corridor. 

 
To complement recommendations made for the activity centres and the 
Ocean Drive and Spencer Street activity corridors, the LPSACN advocates 
the addition of a Mixed Use Zone to the town planning scheme. In the smaller 
activity centres the Mixed Use Zone could replace the Shopping Centre zone 
entirely, while in other centres it may form a “frame” around the shopping zone 
“core”. As there would be a need to vary the permitted intensity and mix of 
uses according to the particular context, a classification system for the Mixed 
Use zone is recommended for implementation at either the policy or statutory 
level. In an indicative example of how such a system could be structured, four 
classes of Mixed Use Zone are graded in intensity from “A” (high) to “D” (low). 
Aspects such as the allowable proportion of retail floorspace, office plot ratio, 
residential density and preferred uses depend on which of the four classes a 
specific Mixed Use Zone is assigned. It is emphasised that, while the system 
is described in some detail in the LPSACN, it is a suggested concept only and 
would require rigorous analysis before being ready for adoption. 
 
Specifying the actual RCodes to apply in the Residential and (if implemented) 
Mixed Use zones throughout the City is beyond the scope of the LPSACN, 
being instead a matter for the Town Planning Scheme review process. The 
LPSACN does, however, suggest the following general guidelines: 
 

o R160 in the CBD; 

o R30 - R100 in the Ocean Drive and Spencer Street Activity Corridors; 

o R40 - R80 in the walkable catchments of inner activity centres; 

o R30 - R40 in the walkable catchments of outer activity centres; 

o R15 - R20 in all other residential areas. 

 
Preliminary work using aerial photographs has already been undertaken as 
part of the scheme review process, to help physically delineate the walkable 
catchments of centres and hence identify areas well suited to medium density 



SHRAPNEL URBAN PLANNING 

City of Bunbury  x 
Local Planning Strategy for Activity Centres & Neighbourhoods; December 2010 

residential development – areas considered unsuitable, notwithstanding their 
proximity to a centre, are also identified. The results indicate that a total land 
area of more than 160 hectares is suited to this form of development, a figure 
exceeding by several times the amount of land actually likely to be required 
under even the most optimistic estimate of future demand. 
 
The recommendations of the LPSACN will be implemented largely through the 
new Town Planning Scheme and various associated planning policies. As with 
any planning strategy, the content of the LPSACN will need to monitored and 
reviewed at regular intervals. A system of measuring Key Performance 
Indicators (KPI’s) against established benchmarks derived from the stated 
objectives is advocated. 
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1 INTRODUCTION 

1.1 Aim 
The main aim of this Local Planning Strategy for Activity Centres and 
Neighbourhoods (LPSACN) is to help ensure that Bunbury’s residential 
neighbourhoods and commercial centres are mutually supporting and thus 
contribute to making the City economically, socially and environmentally 
sustainable. The fundamental characteristics of a sustainable city include: 
 

o High levels of accessibility and convenience; 

o Economic efficiency; 

o Compatible and beneficial relationships between land uses; and 

o Visual attractiveness. 

 
This LPSACN is intended to contribute directly to the realisation of these 
positive urban characteristics. 
 
A rational, long-term urban planning framework is clearly essential for a 
successful modern city, but a basic premise of this LPSACN is a recognition 
that, in pursuit of the above-listed positive characteristics, it is neither 
necessary nor practicable to try and define in any great detail a perfect or 
even “right” actual future outcome for the city. There are potentially numerous 
possible positive outcomes for any city, but never a single perfect or right one.  
 
It would therefore be poor urban planning strategy to define a future outcome 
in specific detail, and then set about trying to achieve it to the exclusion of all 
other possibilities. This has tended to be the approach of many planning 
strategies in the past. Most such efforts fail, because “failure” of such a 
strategy occurs immediately the original conception is varied in any significant 
way, regardless of how sensible or practical the variation may be.  
 
The only type of strategy that has any chance of sustained success is one that 
defines the future more in terms of sound principles and/ or characteristics, 
such as those listed above, then seeks to ensure that those principles and 
characteristics are consistently achieved over time – by one means or 
another. The aim of this LPSACN is thus focussed on requiring sustainability 
and quality in the urban environment, while deliberately leaving open as many 
options as possible for achievement of this goal.  
 

"Men come together in cities in order to live, but they 
remain together in order to live the good life." 

Aristotle 
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1.2 Objectives 
This LPSACN is an integrated strategy for both activity centres and 
residential neighbourhoods. The strategy’s objectives are both qualitative and 
administrative/ statutory. The qualitative objectives are as follows: 
 

o Promote and facilitate the provision and responsive evolution of a 
viable, convenient, and attractive network of activity centres to serve 
the retail, other commercial and socio/ cultural needs of the regional 
and local population. 

o Encourage and facilitate the provision of more localised business and 
employment opportunities. 

o Ensure that there is sufficient residential land available in appropriate 
locations to accommodate the future demand for housing in the City of 
Bunbury. 

o Preserve and where possible enhance the local character and amenity 
of residential neighbourhoods. 

o Facilitate the provision of more affordable housing. 

o Facilitate the provision of greater variety in housing and lifestyle 
choices. 

 
The administrative/ statutory objectives of the LPSACN are: 
 

o Contribute to the implementation of City Vision, Liveable 
Neighbourhoods and the preparation of the City’s new Local Planning 
Strategy. 

o Guide determination of the Residential R-Codes that will apply in the 
new town planning scheme and any interim scheme amendments. 

o Help determine the location and potential extent of the various 
commercial and mixed-use zones in the town planning scheme and 
any interim amendments. 

o Guide formulation and rationalisation of planning policies relating to 
residential, commercial and mixed-use development. 

o Guide the consideration and determination of residential and 
commercial development applications. 

 

1.3 Scope 
This LPSACN does provide a principles-based general strategy to guide town 
planning scheme zoning, policy development and decision making in relation 
to residential, commercial and mixed use developments. 
 
This LPSACN does not provide precise zoning recommendations, detailed 
policies, or specific design solutions. 
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1.4 Structure of Document 
Introduces the purpose, approach, objectives and 
scope of this LPSACN. 
 
 
 
A brief overview of the current planning framework 
within which the LPSACN is to become a part. The 
current framework in its entirety is extensive, complex 
and contains no clear boundary, so only the most 
relevant aspects of the framework are discussed. 
More detailed background and discussion of the 
planning framework are provided in Appendix A. 
 
Discusses the main component of the residential 
neighbourhood – housing. Previous housing 
strategies for the City of Bunbury have analysed the 
character of the City’s residential precincts in 
considerable detail. This work remains highly relevant 
and is not repeated in this report. It is used, however, 
as the basis for one of the key premises of this 
LPSACN (supported by Bunbury’s “City Vision”), 
which is that most existing residential areas have their 
own unique character, and that this existing character 
has value, which should not be arbitrarily damaged by 
opportunistic, non-strategic redevelopments. 
 
Most of the discussion on housing focuses on the 
future demand for housing in terms of its quantity and 
type. The conclusions of this analysis influence the 
basic strategic approach taken by this LPSACN. 
 
Analyses the City’s activity centres. The highly 
centralised nature of commercial floorspace 
distribution within the Bunbury Regional Centre is still 
evident, with the suburban activity centres – still for 
the most part basically just small local shopping 
centres – being of relatively minor significance in 
comparison. However, if the recommendations of this 
LPSACN are implemented over an extended period 
this situation will change. The regional centre will 
continue to expand and remain dominant, but the 
neighbourhood and local activity centres are destined 
to become better places and assume more 
importance in the life of the community. 
 
Sets out the proposed strategy for activity centres and 
neighbourhoods. The key strategic approach is that 
both housing and local activity centres should, and 

Introduction 

Framework 

Housing 

Activity Centres 

The Strategy 
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can, support one another in a mutually beneficial and 
highly sustainable manner, provided just a few simple 
but very important principles are adhered to over a 
sufficient period of time. This LPSACN has been 
prepared, in accordance with the view that there are 
numerous possible beneficial outcomes for the City 
that could result from adherence to the strategy’s 
principles. Where detailed material is presented it is 
intended for illustrative purposes only, with more 
detailed work being necessary before the 
recommendations of this LPSACN can be 
appropriately expressed in the new town planning 
scheme and appropriate policies. 
 
Describes how it is intended to implement the 
LPSACN. 

 

1.5 Retail Floorspace Definitions 
The following terms are used frequently in this report: 
 

o Retail; 

o Shop/ Retail; 

o Other Retail; 

o Total Retail. 

o Net Lettable Area (NLA) 

 
Retail in its non-technical, common sense meaning is used frequently 
throughout this report in the interests of general readability. 
 
Shop/ Retail specifically refers to one of two Retail categories defined by the 
WAPC (see its Interim Commercial Centres Strategy for details) and includes 
virtually all retail activities normally found within shopping centres. It excludes 
most of the activities normally referred to as “bulky goods” retail. 
 
Other Retail is the other specific Retail category defined in detail by the 
WAPC. It mostly includes those retail activities normally referred to as “bulky 
goods” (e.g. furniture, floor coverings, etc), but also includes hardware. 
 
Total Retail specifically refers to Shop/ Retail plus Other Retail.  
 
Net Lettable Area (NLA) in square metres is the unit of measurement for all 
retail and other commercial floorspace. It includes all internal floorspace 
except stairs, toilets, lift shafts and motor rooms, escalators, tea rooms and 
other service areas, lobbies, and areas used for public spaces or 
thoroughfares. Note that non-public storerooms within large shops (such as 
supermarkets) are not classified as “Retail” NLA, but as “Storage” NLA. 

Implementation 
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2 PLANNING FRAMEWORK 

2.1 Australian Government Leadership 
The rationale for the basic principles underpinning this LPSACN starts at the 
top, with recognition by the Australian Government of key planning and 
environmental imperatives that need to be addressed if Australia is to 
continue to thrive as a nation. In March 2008 Australia became a ratified 
signatory to the Kyoto Protocol, the international agreement linked to the 
United Nations Framework Convention on Climate Change (UNFCCC). The 
major feature of the Kyoto Protocol is that it sets binding targets for 178 
countries to reduce greenhouse gas emissions. Such a formidable agenda 
can only sensibly be addressed across the entire spectrum of economic and 
social activity – with urban planning and development needing to play a 
significant role. 
 

2.1.1 Climate Change 

The main purpose of the Kyoto Protocol is to avert dangerous, human-
induced climate change. There is still a lot of scepticism in the global 
community regarding the potential dangers of climate change, but it is widely 
acknowledged that human-induced climate change is in fact occurring. The 
Australian Government believes that acting on climate change is essential, 
and is implementing a comprehensive strategy built on three main pillars: 
 

o Reducing Australia’s carbon pollution; 

o Adapting to unavoidable climate change; and 

o Helping to shape a global solution. 

 
Urban planning and development activity will need to play its part in realising 
these important goals, particularly the first two.  
 
In December 2008 the Australian Government released its Carbon Pollution 
Reduction Scheme (White Paper), which is scheduled for commencement on 
1st July 2010. The scheme, which incorporates the concept of a global 
emissions trading system, is aimed at delivering substantial reductions in 
greenhouse emissions, while maintaining strong economic growth and 
securing the nation’s future prosperity. This scheme will, for the first time in 
Australia, put a cost on carbon pollution, which will encourage major polluting 
businesses to improve their mode of operation. The scheme will directly 
obligate only about 1,000 of the 7.6 million registered businesses in Australia, 
however, these 1,000 account for around 75% of Australia’s emissions. 
 
Notwithstanding the very high level nature of the Carbon Pollution Reduction 
Scheme, it is clear that the economic impacts of the scheme will filter down to 
all consumers, as carbon costs are incorporated into the costs of household 
goods and services. Although direct financial assistance is planned for low 
and middle-income households, real benefits will flow to all households that 
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can reduce consumption – particularly of energy and/ or energy intensive 
goods. Good urban planning and design can facilitate the creation of compact 
and efficient urban environments that provide genuinely useful alternatives to 
unnecessary car-dependence, long journeys to work and energy-intensive 
temperature control of buildings. Creation of such urban environments is the 
most appropriate response to the Carbon Pollution Reduction Scheme. It is 
intended that this LPSACN will play a significant role in this regard. 
 
As well as embracing a comprehensive plan of action to reduce greenhouse 
gas emissions, the Department of Climate Change is preparing a National 
Climate Change Adaptation Programme to support further research into major 
national risks and areas of opportunity. Aspects relevant to planning and 
development will include the impact of climate change on Australia’s 
demographic and development patterns, the implications for standards setting 
(e.g. building codes, engineering tolerance in infrastructure) and adaptation 
options for highly vulnerable regions – management of the coastal zone will 
be of particular significance in this regard. The programme will ultimately 
produce targeted information for stakeholders such as risk management 
guidelines for factoring climate change into existing management practices, 
regionally based climate change information (trends and projections), maps of 
vulnerable areas, a web-based tool for generating climate change scenarios 
and specific guidance for key sectors of the community including local 
government. 
 
The recently released (September 2008) final report of the Garnaut Climate 
Change Review – commissioned jointly by federal, state and territory 
governments – includes a section on the planning of urban settlements, with 
the emphasis on minimising climate change impacts through improvements to 
the planning system. In particular, a case is made for nationally consistent 
planning guidelines that codify standards of acceptable risk for development 
approvals. Consistency in decision making is seen as especially important for 
coordinated growth management of Australia’s coastline. 
 
With regard to urban form, the Garnaut report notes that while the relative 
merits of different urban structures and transport patterns will vary between 
regions, there are good reasons for governments to improve infrastructure 
and services for public transport, walking and cycling, and to increase urban 
densities to achieve more compact cities. 
 

2.1.2 Urban Sustainability 

“Sustainable Ecosystems” is one of the current major research fields of the 
CSIRO (Commonwealth Scientific and Industrial Research Organisation), a 
statutory authority coming under the umbrella of the federal Department of 
Innovation, Industry, Science and Research. The CSIRO is addressing the 
sustainability issue across many sectors and disciplines – more specific areas 
of investigation are population sustainability, regional sustainability and urban 
sustainability. 
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The CSIRO’s aim as far as urban sustainability is concerned is to “revitalise 
Australia’s cities through the generation of new technologies and integrated 
infrastructure solutions capable of providing a 20% reduction in urban 
ecological footprints”. The three key technological streams being pursued in 
this regard are: 
 

o High performance buildings which allow for adaptable more efficient 
facilities, healthier environments and a better fit with client and user 
requirements. 

o Distribution systems (e.g. water and energy) in which reliable cost-
effective technologies reduce resource use while meeting community 
expectations. 

o Complex city modelling systems that provide a greater understanding 
of regional social, economic and environmental factors and help create 
a pathway to enable cities to transition to more sustainable 
configurations – the resulting database-driven computer modelling tools 
and simulation technology would be refined for use by architects, 
engineers, city planners and regulatory bodies. 

 
CSIRO researchers are apparently in the process of developing pilot projects 
at the scale of individual houses, sub-divisions and entire cities. 
 

2.1.3 Infrastructure Australia 

Legislation passed by the Australian Government early in 2008 established 
Infrastructure Australia, a new independent advisory body charged with the 
task of better coordinating infrastructure planning and investment throughout 
the nation. The main functions of the body will be to: 
 

o Conduct audits to determine the adequacy, capacity and condition of 
nationally significant infrastructure – including transport, water, 
communications and energy. After taking into account expected future 
demand, the audits will also identify gaps, deficiencies, impediments 
and bottlenecks across the various infrastructure networks. 

o Develop an Infrastructure Priority List to guide investment, for 
consideration by the Council of Australian Governments (COAG) – this 
will involve the assessment of infrastructure projects in terms of specific 
goals such as meeting water and energy needs, reducing traffic 
congestion, efficiently moving freight from regional areas to ports, and 
combating climate change. 

o Prepare nationally consistent guidelines for public/ private partnerships 
in infrastructure projects. 

o Advise on measures aimed at reforming and harmonising relevant 
guidelines, legislation and regulation across jurisdictions – thereby 
streamlining the planning and approval processes which facilitate 
investment in, and development of, nationally significant infrastructure. 
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2.2 WA Government 

2.2.1 Greater Bunbury Region Scheme 
Figure 1 Extract from GBRS Map 

The Greater Bunbury Region 
Scheme (GBRS) is the statutory 
region planning scheme covering 
the City of Bunbury and the Shires 
of Harvey, Dardanup and Capel. 
The GBRS (see extract in Figure 1) 
shows the future use of land divided 
into broad zones and reservations. 
Local governments are required to 
ensure the GBRS is reflected in 
their more detailed town planning 
schemes. With the exception of the 
Bunbury CBD, which is zoned 
“Regional Centre” in the GBRS, all 
residential and commercial areas 
that are of most interest in this 
LPSACN are zoned “Urban”. 

 

2.2.2 Liveable Neighbourhoods 

The Liveable Neighbourhoods initiative (2007, WAPC) operates as a neigh-
bourhood design code, intended to facilitate the development of sustainable 
communities. Its major aims are: 
 

o To provide for an urban structure of walkable mixed-use 
neighbourhoods in order to reduce car dependence; 

o Provide an interconnected network of streets to facilitate safe, efficient 
and pleasant walking, cycling and driving; 

o Foster a sense of community and strong local identity in 
neighbourhoods; 

o Facilitate mixed use urban development, which is capable of adapting 
over time as the community changes; and, 

o Provide an innovative approach to sustainable urban development in a 
bid to create better neighbourhoods. 

 
The Liveable Neighbourhoods initiative has been more influential on urban 
form in WA, including the design of neighbourhoods and centres, than any 
other planning policy in recent times. Due to the long lead times between 
urban planning and established development, however, its overall results 
have not yet been comprehensively assessed. 
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2.2.3 Interim Greater Bunbury Commercial Strategy (April 
2007) 

This report provides an “interim position statement” outlining the WAPC’s 
expectations relating to commercial development within the Greater Bunbury 
area, pending the preparation of a comprehensive final strategy (currently in 
progress) during which the proposed floorspace limits and other elements of 
the interim strategy may be further refined. The Bunbury strategy is similar in 
purpose and content to the Metropolitan Centres Policy Statement for the 
Perth Metropolitan Region, with relevant modifications to suit the regional 
context. Its main objective is to establish a hierarchy of well-located centres in 
the Greater Bunbury area. This hierarchy is: 
 

o Bunbury Strategic Regional Centre 

o Major District Centres 

o Minor District Centres 

o Neighbourhood Centres 

o Local and “Minor” Local Centres 

o “Other” Centres. 

 
Bunbury Strategic Regional Centre 
This is comprised of the Bunbury Central Business District and Central 
Bunbury Mixed Business Area, and is to be promoted and maintained as the 
dominant centre for retail and commercial activity in the South West Region 
with no limit on shopping floorspace. The CBD is the intended location for 
Shop/ Retail uses as well as major offices, entertainment, cultural and tourist 
facilities. The Mixed Business Area is intended to accommodate larger scale 
retail uses together with service industries and similar activities. 
 
Major District Centres 
These centres are intended to meet the weekly shopping and service needs of 
their respective suburban catchments in terms of retail, entertainment, 
recreation, business and community facilities. Existing centres can expand up 
to 20,000 sqm of Shop/ Retail floorspace, subject to various assessments. 
New centres can only expand to 7,500 sqm of Shop/ Retail floorspace unless 
supported by an endorsed local strategy or centre plan. Major District Centres 
are proposed at Sandridge Park (i.e. Bunbury Forum), Dalyellup in the Shire 
of Capel and Treendale in the Shire of Harvey. 
 
Minor District Centres 
Centres in this category are designed to meet the major weekly household 
shopping requirements. They would also accommodate various non-retail 
uses (e.g. district level offices) to meet the service needs of the community. 
Existing centres can expand up to 7,500 sqm of Shop/ Retail floorspace, 
subject to various assessments. New centres can expand to 4,500 sqm of 
Shop/ Retail floorspace. Minor District Centres are proposed at Australind 
(Shire of Harvey), Eaton (Shire of Dardanup) and Parks (Carey Park/ 
Crosslands) in the City of Bunbury. 
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Neighbourhood Centres 
These centres provide mainly for weekly food and grocery shopping needs –  
retail uses are essentially supermarkets and convenience stores. Centres may 
also include small offices, local service uses and community facilities. The 
interim strategy proposes a floorspace limit of 4,500 sqm of Shop/ Retail 
floorspace for neighbourhood centres. Listed centres are Austral Parade 
(Leschenault Keys), Bunbury City Plaza and Withers (Minninup Forum), which 
are all in the City of Bunbury; as well as South Treendale and Kingston in the 
Shire of Harvey. 
 
Local Centres and Minor Local Centres 
These centres cater primarily for the day-to-day convenience shopping needs 
of the local community. The interim strategy proposes a 1,000 sqm Shop/ 
Retail floorspace limit for Local Centres (7 of which are listed) and a 300 sqm 
Shop/ Retail limit for Minor Local Centres (13 of which are listed). 
 
Other Centres 
In addition to the main centre categories already outlined, the interim strategy 
identifies three types of “other centres”. Within all such centres, shopping 
floorspace must be incidental to other uses and generally under 300 sqm of 
Shop/ Retail floorspace. The centre types are: 
 

o Mixed Business Centres – six identified in the City of Bunbury (i.e. 
outside Bunbury Central Mixed Business Area). 

o Medical Centres – one identified in the City of Bunbury and three in the 
Shire of Harvey. 

o Visitor/ Entertainment Centres – five identified in the City of Bunbury, 
two in the Shire of Harvey and one in the Shire of Dardanup. 

The Interim Strategy is heavily based on the classification of centres and 
focussed on their proper role and function according to their classification. 
While this approach might have its merits, this LPSACN seeks to vary the 
specified floorspace limit for neighbourhood and local centres, favouring a 
more flexible and responsive approach on the issue of their potential size. 
 

2.2.4 New Draft Planning Policies (June 2009) 

At the time of writing, the WAPC had recently released two important new 
strategic planning documents: 
 

o Directions 2031 – Draft Spatial Framework for Perth and Peel; and 

o Draft State Planning Policy – Activity Centres for Perth and Peel. 

 
Both draft documents are evolutionary rather than revolutionary in nature, with 
their foundations strongly rooted in similar previous works. “Directions 2031” 
represents a more focussed revision of its predecessor – Network City, while 
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the activity centres policy will become the replacement for existing Statement 
of Planning Policy 4.2. 
 
Although the main focus of these documents is on the Perth Metropolitan and 
Peel regions, such policies always have an influence throughout Western 
Australia, as they indicate the WAPC’s latest strategic thinking, which is to 
varying degrees applicable or adaptable outside the Perth and Peel regions. 
 
At the time of writing, the documents are in a draft form, and are being 
advertised for public comment. It is highly likely that there will be some 
changes made in response to the comments received. It is, however, unlikely 
that the main thrust of the final documents will have changed much, if at all.  
 
The new draft plans and policies have been reviewed in relation to the 
recommendations of this LPSACN, almost all of which was prepared prior to 
their release. However, the underlying analysis, main strategic approach, and 
more detailed recommendations of this LPSACN are clearly consistent with 
the new draft policies. 
 

2.3 City of Bunbury 

2.3.1 City Vision (September 2007) 

The City Vision strategy is a high-level strategic framework that, since its 
adoption by Council, is now “the principle plan for the sustainable 
development of Bunbury’s whole community for the next 25 years”. City Vision 
is discussed in detail in the working paper presented in Appendix 2 to this 
report. The following sub-sections concisely summarise the aspects of the 
City Vision strategy that are of most relevance to this LPSACN. 
 
Environmental Goals & Strategies 

o Value & protect the environment whilst achieving an ecological, 
economic and social balance. 

o Implement energy conservation measures through subdivision/ building 
design/ orientation to facilitate natural heating, cooling & lighting. 

o Reduce motor vehicle dependence through improved urban design 
which facilitates convenient accessibility for pedestrians, cyclists, and 
users of public transport. 
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A temporary digression... 
 

Such high level, goals are 
important to everyone with 
common sense, not just 
environmentalists. As an 
example, the adjacent 
photograph illustrates a 
ridiculous situation in a 
Perth suburb where people 
living directly opposite a 
local centre are unable to 
simply walk across the 
street to visit it, but must 
either walk a relatively long 
distance, or use their cars. 
Such car dependence, 
which is characterised by a 

lack of choice of practicable transport modes, has been built into much of our 
urban environment. A little-recognised dimension to car dependence has also 
been highlighted through the recent global financial crisis which has revealed 
that the entire Western economy is so highly car dependent that the prospect 
of General Motors in the USA going bankrupt is an economic horror too 
terrible to contemplate. It is certainly in the interests of the environment, 
society and the entire economy to start weening ourselves off cars to the 
maximum practicable extent. 
 
 
Social Goals and Strategies 

o Plan & develop cohesive communities, a strong sense of place, 
accessibility to services and diverse housing. 

o Facilitate development of a range of housing types through preparation 
of a housing strategy. 

o Develop and maintain a sense of community and local identity through: 
 Implementing liveable neighbourhoods principles; 
 Reinforcing the character & amenity of existing areas; 
 Facilitating pedestrian & cycle use. 

 
Economic Goals and Strategies 

o Promote Greater Bunbury’s regional advantage and support the 
conditions for sustained prosperity. 

o Maintain & develop key infrastructure that supports industrial & 
commercial development through: 
 An integrated land use/ transport strategy. 
 Sufficient land for commerce & industry. 
 Compatible land uses. 

Rear 
property 

boundaries 
fronting 
street 

opposite 
centre 
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o Promote Tourism through: 

 A tourism marketing strategy. 
 Ensuring the CBD is an arrival point to be proud of. 
 Providing for a range of accommodation types. 

o Attract & facilitate commercial development in the Bunbury Strategic 
Regional Centre (SRC). 

o Reinforce the role and function of Bunbury SRC through a commercial 
centre strategy endorsed by the WAPC. 

 
City Vision is clearly a principles-based strategy that requires all subsequent 
urban strategies, plans and policies to be in alignment. This LPSACN seeks to 
facilitate and support implementation of the City Vision strategy. 
 

2.3.2 Existing Planning Policies 

Over time the City of Bunbury has developed a significant number of local 
planning policies in response to specific issues. The majority of these are to 
assist in the exercise of planning discretion under the Scheme. There has 
been a tendency for these policies to accumulate in a somewhat ad hoc 
manner, in many cases to compensate for a lack of more coherent strategic 
planning instruments. The existing local planning policies considered to be of 
most relevance to this LPSACN are: 
 

o Design Guidelines for Residential Development 

o Aged or Dependent Persons Dwellings 

o Home Based Businesses 

o Bed and Breakfast Accommodation 

o Non-Residential Development in or Adjacent to Residential Areas 

o Office Use Within The Mixed Business Zone 

o Mixed Business Zone, Areas of Commercial Primacy 

o Commercial Development Along Australind Bypass 

o Road Hierarchy Guidelines. 

 
Each of these policies has been considered during the preparation of this 
LPSACN and is summarised in Appendix A. It is intended that the LPSACN, 
and several other strategic policies currently being prepared by the City, will 
eventually replace many of the existing ad hoc policies. 
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3 HOUSING 

3.1 Existing Housing Character and Amenity 
Previous housing strategies have analysed the character and amenity of the 
City’s residential areas in considerable detail. Appendix A contains a summary 
of the most recent of these strategies1. A general visual survey of residential 
areas carried out for the purposes of this LPSACN has indicated that the 
description and analysis of the housing stock within the 23 defined residential 
precincts presented in the previous strategy remains essentially valid. 
 
The various existing residential areas or “precincts” throughout the City have 
their own distinct character, much of which is highly valued by residents. This 
is recognised in City Vision, with one of its objectives being to “reinforce the 
character & amenity of existing areas”. The series of images to follow provides 
a general indication of the variety and quality of the City’s existing residential 
areas. 
 
Notwithstanding the existing character and amenity of many of the well 
established residential areas, arbitrary and ad hoc medium density residential 
redevelopments are starting to negatively impact upon aspects of this 
amenity, many without a sufficient rationale. It is, however, essential to 
facilitate the development of medium density residential development within 
the City. The analysis presented later in this LPSACN will demonstrate that 
there is significant future demand for medium density housing in Bunbury, 
which is expected to continue for many years. It is therefore important to have 
a sound strategic rationale in place so that this demand can be met within 
existing residential areas, without widespread and/ or random negative 
impacts upon existing residential amenity. 
 
Attractive Older Housing SW of CBD 

 
 
                                            
1 City of Bunbury Housing Strategy; SLB Town Planning and Urban Design and GHD Pty Ltd; July 2001 
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New Housing in Marlston Hill 

 
 
New Apartments in Prinsep Street 

 
 
Tree Street Precinct 

 
 
Older Housing South of Strickland Street 

 
 
New Redevelopment on Strickland Street 

 

 
Carey Park 

 
 
Near Minninup Forum Shopping Centre 

 
 
Immediately South of Parks Centre 

 
 
New Housing, College Grove 
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Established Housing Area, Usher 

 
 
 

3.2 Demographics and Housing Trends 

3.2.1 Population 

The Estimated Resident Population (ERP) of the City of Bunbury in 2006 was 
31,421 persons, which was 928 persons (3%) up on the 2001 ERP of 30,493 
persons (ABS). Figure 2 shows the Age/ Sex Profile of the 2006 population. 
 

Figure 2 City of Bunbury Age/ Sex Profile 2006 

Age/ Sex Profile 2006  Bunbury % Compared to WA %
Age Male Female Persons Prop.
85+ 176       350         526         1.8%

80-84 294       411         705         2.4%
75-79 403       520         923         3.1%
70-74 414       510         924         3.1%
65-69 553       569         1,122       3.8%
60-64 695       712         1,407       4.7%
55-59 938       952         1,890       6.4%
50-54 1,010     1,047      2,057       6.9%
45-49 1,133     1,220      2,353       7.9%
40-44 1,028     1,026      2,054       6.9%
35-39 977       1,045      2,022       6.8%
30-34 979       922         1,901       6.4%
25-29 1,083     927         2,010       6.8%
20-24 1,063     1,062      2,125       7.2%
15-19 1,146     1,077      2,223       7.5%
10-14 1,043     961         2,004       6.7%
05-09 911       821         1,732       5.8%
00-04 861       863         1,724       5.8%

Total 14,707  14,995    29,702    100.0%
Source: Australian Bureau of Statistics 2006 Census

Male Female WA-M WA-F

10% 10%0%

 
 
As indicated in Figure 2, Bunbury’s age/ sex profile is fairly similar to that for 
WA as a whole, albeit with slight under-representation in young children and 
the younger middle-aged; and slight over-representation in teenagers and 
young adults, as well as the 70 years+ groups. Recent trends in Bunbury’s 
age profile are illustrated in Figure 3.  
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Figure 3 City of Bunbury: Population Age 1996-2006 
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Points to note from Figure 3 include: 
 

o Between 1996 and 2006 the numbers of Bunbury’s children and 
teenagers have decreased fairly significantly. 

o Over the same period, the numbers of the population aged 45 and over 
have increased significantly. This is particularly evident in the 45-64 
and 75 years+ age groups. 

 

3.2.2 Dwellings 

According to the ABS, in 1996 the City of Bunbury contained a total of 10,927 
dwellings, of which 961 (8.9%) were unoccupied. By 2006, the total number of 
dwellings had increased to 13,444, of which 1,390 (10.3%) were unoccupied. 
Over the 1996-2006 decade the number of occupied dwellings therefore 
increased by 2,088 (21%). The recent trends in dwelling occupancy are of 
considerable interest (see Figure 4). 
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Figure 4 City of Bunbury Dwelling Occupancy Trends 

Total Occupied Dwellings 1996 - 2006
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Notable trends from Figure 4 include: 
 

o Between 1996 and 2006 the number of dwellings containing only one 
or two persons increased by 30% from a total of 5,671 in 1996 to 7,375 
dwellings in 2006. 

o The total number of dwellings containing three or more persons has 
reduced very slightly between 1996 and 2006, with a slight increase in 
those accommodating three residents, but a larger off-setting decrease 
in those containing five or more residents. 

o Accordingly, between 1996 and 2006, the proportion of total dwellings 
containing only one or two residents has increased from an already 
fairly high 58% to a rather surprising 65%. 

 
In relation to the last point it is interesting to note that, in 1996, the proportion 
of dwellings containing only one or two residents in WA as a whole was 56%, 
which was fairly similar to the Bunbury figure of 58%. However, by 2006, the 
Bunbury figure had increased to 65%, which is significantly higher than the 
equivalent figure of 59% for WA as a whole. 
 
Information on dwelling occupancy, type of dwelling and dwelling type trends 
is presented in Figure 5 and Figure 6 on page 20, which are considered 
together. Points worthy of note are: 
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o Between 1996 and 2006 the separate house has remained the 

predominant dwelling type in Bunbury. It represented 79% of total 
occupied dwellings in 1996, reducing to 76% of total occupied 
dwellings in 2006. 

o Interestingly, after increasing fairly significantly between 1996 and 
2001, the total number of separate houses in Bunbury actually 
decreased between 2001 and 2006. 

o In contrast, over the same period, the number of semi-detached 
dwellings and units increased significantly. 

o It is clear from Figure 6 that semi-detached houses and units/ 
apartments are mostly favoured by one and two person households, 
with only very small numbers being occupied by households containing 
three or more people. 

o This is particularly relevant when considered in relation to Figure 4 on 
page 18, which shows that it is dwellings occupied by only one and two 
persons that are growing rapidly in number, with those containing three 
or more persons actually reducing, albeit very slightly. 

o It is notable, however, that 54% of single person households are 
accommodated in a separate house, rather than a unit or apartment. 
More detailed analysis indicates that some 60% of these are three 
bedroom houses. This can perhaps be partly explained by the fact that 
some 35% of the population aged 55 and over are either widowed, 
separated or divorced, and may therefore have remained in a house 
that better suited their earlier life. 

o Some 80% of dwellings accommodating two persons are also separate 
houses. This is a high figure that, in the case of empty nesters and 
retirees, represents an opportunity for these to relocate into semi-
detached housing or units/ apartments. In the case of young couples 
who have yet to have children, however, occupying a separate house is 
the more rational choice. 
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Figure 5 City of Bunbury Dwelling Type Trends 

Dwellings by Type 1996-2006
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Figure 6 City of Bunbury Dwelling Occupancy by Dwelling Type 

Occupied Dwellings by No. Residents (2006)
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3.2.3 Housing Trends Summary 

Based on the preceding analysis, population and housing trends in Bunbury 
can be briefly summarised as follows: 
 

o Moderate, steady population and dwellings growth over time. 

o Significant ageing of the population. 

o Rapidly increasing numbers of 1 and 2 person households. 

o The dominance of the separate house type to remain, but 

o Flats, units, apartments, semi-detached & townhouses should be the 
main focus of future housing demand. 

 

3.3 Future Housing Demand 
The most recent WAPC population projection for the City of Bunbury is 
presented in Figure 7. 
 

Figure 7 City of Bunbury - DoP Population Projection 2004-2021 

 
Source: Western Australia Tomorrow; WAPC; 2005 

 
As indicated in Figure 7, the WAPC anticipates a continuation of modest, 
steady population growth within the City of Bunbury. The 2006 actual 
Estimated Resident Population (ERP) for Bunbury was 31,421 persons, 
indicating that the WAPC’s projection was very close, if mildly optimistic. 

Actual: 31,421 
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Notwithstanding this result, the WAPC’s projections are regarded in some 
quarters as being too conservative, with a much higher growth potential 
having been identified through several new development opportunities in the 
City of Bunbury that may not have been taken into account by the WAPC. 
 
The obvious rapid urban expansion in the outer suburbs of the Greater 
Bunbury Region may also have added to the perception that the WAPC was 
being too conservative. The WAPC’s population projections for the four Local 
Government Areas (LGA’s) comprising the Region are presented in Figure 8. 
 

Figure 8 Population Projections for Greater Bunbury Region 
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Points to note from Figure 8 are: 
 

o The WAPC’s projected 2006 total for all regional LGA’s of 71,800 
persons was exceeded by 1,489 persons overall, thus confirming 
perceptions that the WAPC’s projections were slightly conservative. In 
fact, WAPC under-estimated the growth in the Harvey and Dardanup 
LGA’s, and over-estimated the growth in the Capel and Bunbury LGA’s. 

o Significant additional population growth is anticipated within the wider 
region. Between 2001 and 2031 the population is projected to increase 
from a combined total of 65,007 to some 97,700 persons. 

o The population of the City of Bunbury is projected to increase steadily 
by an average of 145 persons per year until 2026, after which a slight 
decline is anticipated. 

Proj: 97,700 

Proj: 71,800 

Actual: 73,289 
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o For the Shire of Capel, the most significant growth period is currently in 
progress and will remain so through to 2016, after which it will start to 
taper off. 

o Dardanup’s main growth phase is also underway, with population 
projected to increase by 94% between 2006 and 2031. 

o The rate of population increase in the Shire of Harvey is projected to 
accelerate from 2006 onwards, and reach 26,300 persons by 2031. 

 
A more optimistic population projection for the City of Bunbury has been 
prepared by consulting firm .id (Figure 9). The projection in Figure 9 is directly 
comparable to the DoP projection for Bunbury presented in Figure 8 and in 
Figure 7 on page 21. 
 

Figure 9 City of Bunbury Population Projection by .id 
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Points worthy of note in Figure 9 include: 
 

o The .id projection for 2016 of 34,808 persons is somewhat higher than 
the WAPC projection for the same year of 33,400 persons. 

o The gap between the two projections increases further by 2031, with .id 
projecting 44,355 persons, and the WAPC projecting a significantly 
lower 33,800 persons, which is a slight decline from the 2026 figure of 
34,600 persons. 

o It can be seen on the .id graph that, after about 2012, the rate of 
population growth is expected to accelerate, then steadily maintain the 
higher level until 2031. 

o The .id projections envisage the average household size decreasing 
from 2.36 persons per household in 2006 to 2.21 pph in 2016 and 2.16 
pph in 2031. 

o The .id projections also anticipate the number of dwellings increasing 
from 13,524 in 2006 to 15,836 in 2016 and 20,492 by 2031. The 
number of households is expected to increase at approximately the 
same high rate. 

 
It is concluded that the .id projections are in all probability too optimistic, 
particularly in the long term, while the WAPC projections may indeed be 
overly conservative. For the purposes of this LPSACN SHRAPNEL URBAN 
PLANNING has also prepared a trend-based estimate of the future demand for 
dwelling units by dwelling type for the City of Bunbury to 2026.  
 
This projection is a little more optimistic than indicated by the WAPC 
population projections, but not as optimistic as the .id projections. The 
SHRAPNEL URBAN PLANNING estimate is presented in Figure 10. A detailed 
description of how this estimate was arrived at is included in Appendix B. 
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Figure 10 City of Bunbury: Estimated Demand for Dwelling Units to 2026 

Total Dwelling Units - Indicative Demand to 2026
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Figure 10 indicates that: 
 

o Between 2006 and 2026, demand for the total number of dwellings2 in 
the City of Bunbury is expected to increase by 24% from the 2006 
actual figure of 13,444 to 16,673 dwellings by 2026. 

o Although the total number of separate houses is projected to increase 
by 1,341 units (13.4%) between 2006 and 2026, the percentage of 
separate houses is expected to decrease from 74% of total dwellings in 
2006 to 68% by 2026. 

o The number of dwellings that are either semi-detached/ row/ terrace 
houses, or flats/ units/ apartments is projected to increase fairly 
significantly from 3,233 units (24% of the total) in 2006 to 5,091 units 
(31% of the total) by 2026. 

 
This demand assessment should be reviewed and updated every five years 
after detailed results from each Census are released. Until the first review, the 
assessment can be used as an indication of likely demand for new dwellings 
development in the City of Bunbury. Demographic and economic projections 

                                            
2 It should be noted that the demand estimate for dwellings is for total dwellings, i.e. it includes estimates for both 

occupied and unoccupied dwellings. See Appendix B for more details. 

13,444 14,213 
15,062 

16,673 
15,902 
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are notorious for turning out to be wrong. It is also obvious that the various 
projections which have been presented above vary greatly, so it is important 
to note that this LPSACN is not dependent upon any particular projection 
or estimate of future demand. Being principles-based rather than 
deterministic and prescriptive will ensure that the flexibility to respond to the 
actual situation as it unfolds is maintained. 
 

3.3.1 Land Area Requirements 

Separate Housing 
Because the City of Bunbury is the centre of the wider region, and there are 
significant opportunities for the development of single houses in the 
developing suburbs outside the City, it is important for the demand for 
separate housing within Bunbury itself to be satisfied in a more compact and 
efficient manner than might be reasonable elsewhere. For this reason, it is 
recommended that all future single residential lots produced within the City of 
Bunbury are developed to R20 standards – i.e. with a minimum lot size of 440 
sqm, whilst maintaining an average lot size of 500 sqm. The land area 
required to satisfy the estimated demand for single houses to 2026 is 
estimated in Table 1. 
 

Table 1 Estimated Future Land Requirements 2026 (Single Residential) 

Demand Plus…
As Estimated 10% 20%

Residential Units (R20) 1,341                    1,475       1,743       
Net Residential Land Area (ha) 67.05                    73.76       87.17       
Subdivisional Roads (ha)* 26.08                    28.68       33.90       
Public Open Space (ha)** 10.35                    11.38       13.45       
Gross Residential Land Area (ha)*** 103.47                113.82   134.51   
NOTES:

* Assumes 28% of net subdivisible area used for local roads 

** 10% of gross residential land area

*** Excludes all non-residential land uses (shops, schools, etc)  
 
As indicated in Table 1, if the actual demand for new separate houses 
between 2006 and 2026 matches the estimate, and the demand is met 
through land development at a density of R20, approximately 103 additional 
hectares will be required. It should be noted that this figure only includes the 
housing lots themselves, local access roads and public open space. It does 
not include any other components of residential neighbourhoods such as 
shops and schools. 
 
Table 1 also presents estimates for the amount of land that would be needed 
for new separate housing if demand proved to be stronger than estimated. 
The figures for a 10% and 20% higher level of actual demand are 114 ha and 
135 ha respectively. 
 
Medium and High Density Housing Types 
Medium density housing, such as semi-detached, row and terrace housing is 
frequently referred to as “town house” development and often takes the form 
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of strata-titled grouped housing. It can also take the form of attached houses 
on their own titles fronting a local street. For the purpose of estimating 
additional land requirements, it is assumed that such housing will be 
developed at densities ranging between R30 and R40. 
 
Higher density housing forms such as flats, units and apartments usually take 
the form of multiple dwellings, so that individual titles can occur above one 
another on different floor levels. Multiple dwellings also include dwellings 
above commercial space in mixed use developments. For the purpose of 
estimating the additional land requirements for this type of development, it is 
assumed that such housing will be developed at densities ranging between 
R60 and R100. 
 
The various forms and densities that medium and high density development 
can take can affect land requirements significantly. The location of a specific 
development is also a significant factor in its most appropriate form and 
density. For this reason, the additional land requirement estimates that follow 
(see Table 2) must be regarded as a general indication only. 
 

Table 2 Additional Land Requirements: Medium and High Density Housing Types 

Housing Type Demand at average RCode…
S-D/ Row/ Terrace Total Units 1,200 R30 R35 R40

Avge Site Area/ Unit 300         260         220         
Total Site Area (ha) 36           31           26           

Flat/ Unit/ Apartment Total Units 658    R60 R80 R100
Avge Site Area/ Unit 166         125         100         
Total Site Area (ha) 11           8             7             

All Medium/ High Density Total Site Area (ha) 47         39          33           

 
As indicated in Table 2, the total land required to accommodate the additional 
medium and high density housing types ranges between 33 ha and 47 ha. If 
either or both the housing demand and land area assessments under-
estimated requirements by (say) 20%, then the range for the additional 
medium and high density land area would increase to between 40 ha and 56 
ha. 
 
As new medium and high density housing is often established through 
redevelopment of older single housing, there is an issue sometimes raised 
about whether or not the demand estimates need to account in some way for 
what is lost in this process. On balance, it is not considered necessary for the 
following reasons: 
 

o Not all future medium and high density development will be created 
through redevelopment. A considerable amount is planned on as yet 
undeveloped land within the City of Bunbury (e.g. parts of Glen Iris and 
Tuart Brook). 

o There is potential for significant medium and high density housing 
forming part of mixed use projects to occur through the redevelopment 
of commercial sites in parts of the CBD and several other inner areas. 
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o It is likely that much of the residential redevelopment that does occur 
will represent “demand replacement”, i.e. where under-occupied single 
housing is replaced with medium or high density housing and the 
former residents occupy the newer housing (or an equivalent form 
elsewhere) themselves, rather than generate demand for an additional 
single house. 

o The trend-based future demand estimates for housing, on which the 
additional land requirements have been based, include within 
themselves the dynamics of partial dwelling type replacement. 

o In any event the future land demand estimates can only act as a 
general guide to future additional land requirements and are not in 
themselves precise enough to warrant such fine tuning. 

 
The issue of available land, and the extent to which the future demand for 
additional housing can be met, will be addressed further after the areas most 
suitable for development of the various housing types have been identified. To 
do this in a strategic manner requires associating housing with activity 
centres, which is the subject of the next section of this report. 
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4 ACTIVITY CENTRES 
In recent years the focus of town planning for urban centres has shifted from a 
primary emphasis on retail to a greater recognition of the value of encouraging 
a wider range of complementary activities within centres. The term “activity 
centre” (as distinct from “shopping centre”) recognises this shift in emphasis. 
The recently released draft Activity Centres Policy3 for the Perth Metropolitan 
and Peel Regions defines activity centres as follows: 
 

Activity Centres are “community focal points for people, services, 
employment and leisure that are highly accessible. Key 
characteristics include their levels of diversity, accumulation of 
activities and access to public transport. Commercial, retail, higher-
density living, entertainment, tourism, civic/ community, higher 
education, and major or specialised medical services are just a few 
such activities”. 

 
Network City4, the existing planning strategy for the Perth Metropolitan and 
Peel Regions also defines activity corridors, which are described as follows5: 
 

Activity corridors are “connections between activity centres that 
provide excellent, high frequency public transport. These corridors 
are not designed to be high-speed through traffic routes and have a 
variety of land uses that support public transport.” 

 
This LPSACN embraces the activity centre concept and seeks to encourage 
the various shopping centres within the City of Bunbury to evolve into a range 
of more complex, interesting and efficient activity centres. In Bunbury: 
 

o The location & role of centres have already been identified in previous 
commercial strategies and other plans. 

o All but a few centres are already well established, and those that are 
not have already been identified in structure plans. 

o The Regional Centre (comprising Bunbury CBD and adjacent 
commercial precincts) is clearly predominant, and will remain so, 
becoming larger and more diverse as it continues to expand to serve 
the entire growing Region. 

o Most of Bunbury’s neighbourhood/ local centres are relatively small. 
Some appear to be prospering, while others appear to struggle to some 
extent. However, they could all benefit from increases in trade. 

 
It is an important objective of this LPSACN that all neighbourhood and local 
centres prosper, or at least remain viable into the future. 

                                            
3 Draft State Planning Policy – Activity Centres for Perth and Peel; WAPC June 2009 
4 Network City Framework; WAPC; September 2004 
5 The new Directions 2031 also supports residential activity corridors, with commercial development in activity centres 
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Identification and classification of activity centres in Bunbury is not 
straightforward. The only recent commercial floorspace data available is that 
obtained from the Department of Planning and Infrastructure (DoP). This data, 
which includes all the retail floorspace figures, is grouped according to various 
commercial and industrial “complexes”. Some of these are considered to be 
“centres” in the DoP’s Interim Greater Bunbury Commercial Centres Strategy, 
while others are not. The City’s existing commercial strategy is not entirely 
consistent with this system of complexes either.  
 
As the complexes are the means by which the retail floorspace data 
necessary for modelling purposes, is presented, they need to be used as the 
main activity centres reference. The complete list of complexes used in the 
centres modelling (which extends to the wider region) is presented in 
Appendix C. The existing and potential future commercial and industrial 
complexes in the City of Bunbury are shown on the following map (Figure 11).  
 

Figure 11 City of Bunbury: Commercial and Industrial Complexes 
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In Figure 11, the DoP commercial complexes are shown in blue, and the 
industrial complexes are shown in pink. The red squares depict proposed new 
centres. Only the commercial complexes and selected DoP floorspace 
categories are listed in Table 3. It should be noted that this list contains all of 
the DoP commercial complexes, several of which are unsuitable for 
consideration as activity centres (e.g. motels, caravan parks, etc). 
 

Table 3 City of Bunbury: Retail and Office Floorspace (Commercial Complexes only) 

Id Complex Name Class Shop Other Total Office/ Vacant
Retail Retail Retail Business

1127 CBD CITY 48,642     2,682     51,324     49,822      35,148   
1028 STRICKLAND ST CITY 19,423     25,313   44,736     7,263        8,205     
1133 SPENCER ST CITY 13,650     10,227   23,877     21,130      5,803     
1139 SANDRIDGE RD CITY 8,348       7,672     16,020     2,682        3,887     
1136 BUNBURY FORUM DISTRICT 20,523     45          20,568     757           131        
1144 CAREY PK/CROSSLANDS DISTRICT 8,208       190        8,398       -            300        
104 GLEN IRIS NHOOD -           -         -           -            -         
1024 PARADE RD NHOOD -           -         -           -            -         
1143 MINNINUP FORUM NHOOD 3,584       200        3,784       100           440        
102 TUART BTOOK LOCAL -           -         -           -            -         
103 COLLEGE GROVE LOCAL -           -         -           -            -         
1128 KOOMBANA DRIVE LOCAL 80            -         80            180           -         
1129 OCEAN DVE/SCOTT ST -na- -           -         -           -            -         
1130 WELCOME INN -na- 200          -         200          -            -         
1131 CHATEAU LA-MER -na- -           -         -           -            -         
1132 OCEAN DRIVE MOTEL -na- 150          -         150          71             -         
1135 LESCHENALT QUAYS LOCAL 1,541       -         1,541       562           145        
1137 SPENCER/COLUMBA ST LOCAL 231          -         231          100           155        
1138 SPENCER/CONSTITUTION LOCAL 180          60          240          1,620        -         
1140 PICTON RD-WOLLASTON LOCAL 298          360        658          190           93          
1141 SPENCER ST SOUTH LOCAL 60            -         60            140           95          
1142 FRANKEL STREET LOCAL 390          -         390          22             370        
1149 BUNBURY VILLAGE -na- -           -         -           40             30          
1150 USHER MEDICAL CENTRE -na- 120          -         120          370           -         
1151 BUNBURY GLADE -na- -           500        500          122           -         
1152 PUNCHBOWL C/PARK -na- -           -         -           150           -         
1153 OCEAN DVE/BALDOCK ST -na- -           -         -           -            -         
1177 TUART ST/FRANCIS ST -na- 230          -         230          671           -         
3821 CHARLES ST BUNBURY -na- -           -         -           1,501        -         

11001 BEACH ROAD LOCAL 400          -         400          -            -         
11002 CAREY PARK E LOCAL 1,100       -         1,100       -            -         
11003 SPENCER STH BP LOCAL 100          50          150          -            -         
11004 KING RD GULL LOCAL 50            100        150          -            -         
11005 SHELL GATEWAY LOCAL 200          100        300          -            -         
11372 MOSSOP STREET LOCAL 200          100        200          100           -         
11006 PELICAN PT LOCAL -           -         -           -            -         

Total 127,908 47,599 175,407 87,593      54,802   
Source: Department for Planning and Infrastructure

 
Some Shop/ Retail and Other Retail floorspace is located within industrial 
complexes, but this is small in quantity and not particularly significant to the 
current analysis. This floorspace has nevertheless been accounted for in the 



SHRAPNEL URBAN PLANNING 

City of Bunbury  32 
Local Planning Strategy for Activity Centres & Neighbourhoods; December 2010 

model. The following set of photographs illustrates the complexes that have 
been considered for inclusion within activity centres or corridors as they 
currently exist. 
 
1127 Central Business District 

 
 
1127 Central Business District 

 
 
1028 Strickland Street 

 
 
1133 Spencer Street (Blair St. Frontage) 

 
 
 
 

1136 Sandridge Park (Bunbury Forum) 

 
 
1133 Spencer Street (North) 

 
 
1133 Spencer Street (Bunbury Plaza) 

 
 
1137 Spencer/ Columbia Street 

 
 
1138 Spencer/ Constitution Street 

 
 
1141 Spencer Street South 
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11003 Spencer St South BP 

 
 
1139 Sandridge Road 

 
 
1144 Carey Park/ Crosslands (Parks) 

 
 
1143 Minninup Forum 

 
 
1140 Wollaston 

 
 
1135 Leschenault Quays 

 
 
 
 
 
 

1142 Frankel Street 

 
 
11001 Beach Road 

 
 
11372 Mossop Street 

 
 
11002 Carey Park E 

 
 
11004 King Road Gull 

 
 
11005 Shell Gateway 
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4.1 Bunbury Strategic Regional Centre 
The regional centre is just that – the main centre for the entire Greater 
Bunbury Region and beyond. As such, its size, complexity and future potential 
will depend more on the population living outside the City of Bunbury than on 
the population living within it. This situation will intensify in the future as most 
of the Region’s future population growth will occur outside the City of Bunbury. 
 
As indicated in Table 3 on page 31, Bunbury CBD contains over 51,000 sqm 
of retail floorspace, most of which is Shop/ Retail floorspace. But the regional 
centre contains more than just the CBD – it also contains the Strickland 
Street, Spencer Street and Sandridge Road commercial complexes. Table 4 
shows how much of Bunbury’s commercial floorspace is contained within the 
complexes comprising the regional centre (district centre floorspace is also 
shown). 
 

Table 4 City of Bunbury Commercial Floorspace (2006) 

Id Complex Name Class Shop Other Total Office/

Retail Prop. Retail Prop. Retail Prop. Business Prop.

1127 CBD CITY 48,642       38% 2,682         6% 51,324        29% 49,822          57%

1028 STRICKLAND ST CITY 19,423       15% 25,313       53% 44,736        26% 7,263            8%

1133 SPENCER ST CITY 13,650       11% 10,227       21% 23,877        14% 21,130          24%

1139 SANDRIDGE RD CITY 8,348         7% 7,672         16% 16,020        9% 2,682            3%

Sub-Total Regional Centre 90,063      70% 45,894      96% 135,957     78% 80,897         92%

1136 BUNBURY FORUM DISTRICT 20,523       16% 45              0% 20,568        12% 757               1%

1144 PARKS/CROSSLANDS DISTRICT 8,208         6% 190            0% 8,398          5% -                0%

Sub-Total District Centres 28,731      22% 235           0% 28,966       17% 757              1%

All Other Centres/ Complexes 9,114        7% 1,470        3% 10,484       6% 5,939           7%

GRAND TOTAL 127,908     100% 47,599       100% 175,407      100% 87,593          100%

Source: Department for Planning and Infrastructure

 
Points worthy of note in Table 4 include: 
 

o 70% of the total 127,908 sqm of Shop/ Retail floorspace in the City of 
Bunbury occurs within the regional centre complexes. 

o 96% of the total 47,599 sqm of “Other Retail” floorspace (i.e. mostly 
bulky goods retail) occurs within the regional centre complexes, with 
the Strickland Street complex containing 53%. 

o 92% of the 87,593 sqm of Office/ Business floorspace occurs within the 
regional centre complexes, with 57% occurring within the CBD and 
24% within the Spencer Street complex. 

 
It is useful to compare the 2006 figures presented in Table 4 with the 
equivalent figures recorded in 1998 (Table 5). 
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Table 5 City of Bunbury Commercial Floorspace (1998) 

Id Complex Name Class Shop Other Total Office/

Retail Prop. Retail Prop. Retail Prop. Business Prop.

1127 CBD CITY 51,435       50% 3,426         8% 54,861        38% 35,454          62%

1028 STRICKLAND ST CITY 9,820         9% 15,639       38% 25,459        18% 3,191            6%

1133 SPENCER ST CITY 11,570       11% 14,436       35% 26,006        18% 14,215          25%

1139 SANDRIDGE RD CITY 2,150         2% 5,051         12% 7,201          5% 1,459            3%

Sub-Total Regional Centre 74,975      72% 38,552      94% 113,527     78% 54,319         95%

1136 BUNBURY FORUM DISTRICT 17,646       17% 100            0% 17,746        12% 825               1%

1144 PARKS/CROSSLANDS DISTRICT 3,896         4% -            0% 3,896          3% 135               0%

Sub-Total District Centres 21,542      21% 100           0% 21,642       15% 960              2%

All Other Centres/ Complexes 7,388        7% 2,410        6% 9,798         7% 2,020           4%

GRAND TOTAL 103,905     100% 41,062       100% 144,967      100% 57,299          100%

Source: Department for Planning and Infrastructure

 
Comparison of Table 4 and Table 5 indicates that: 
 

o When considering the regional centre complexes as a whole, their 
share of the total in each of the main commercial floorspace categories 
remained very similar between 1998 and 2006. 

o However, within the complexes themselves there have been some 
quite significant shifts. In 1998 the Bunbury CBD contained 50% of the 
total Shop/ Retail floorspace. By 2006 this proportion had reduced to 
38%, accompanied by a real decline of 2,793 sqm. 

o The main shift occurred in the Strickland Street complex, which in 1998 
(when it was an industrial zone) contained 9,820 sqm (9%) of Shop/ 
Retail floorspace. By 2006 its Shop/ Retail floorspace had increased by 
nearly 10,000 sqm to 19,423 sqm; in the process its share of the total 
increased to 15%. 

o Shop/ Retail floorspace in the Sandridge Road complex also increased 
very significantly in percentage terms from 2,150 sqm in 1998 (a 2% 
share of the total) to 8,348 sqm in 2006 (a 7% share of the total). 

o There has also been a significant shift between 1998 and 2006 in the 
concentrations of Other Retail floorspace. In 1998 the Strickland Street 
complex contained 15,639 sqm of Other Retail floorspace, which 
represented 38% of the City’s total. By 2006 the total amount of Other 
Retail floorspace had increased by nearly 10,000 sqm to a 53% share. 

o The amount of Other Retail floorspace in the Spencer Street complex 
declined in real terms between 1998 and 2006 and this, together with 
the significant increase in Strickland Street, saw its share of the total 
decline from 35% in 1998 to 21% in 2006. 

o The total amount of Office/ Business floorspace increased quite 
significantly by more than 30,000 sqm between 1998 and 2006. The 
CBD was the main beneficiary, with the 1998 figure of 35,454 
increasing to 49,822 sqm in 2006. Even so, the overall share of the 
CBD declined from 62% in 1998 to 57% in 2006. 

o This was due to significant percentage increases in Office/ Business 
floorspace in the other regional centre complexes, as well as the “All 
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Other Centres/ Complexes” group, which nearly tripled its total amount 
of Office/ Business floorspace, in the process increasing its overall 
share from 4% in 1998 to 7% in 2006. 

 
The implications of this analysis are quite important. Although the Bunbury 
CBD is still by far the dominant retail centre in the City, it is clearly becoming 
less significant in relative terms. This reduction in significance is in contrast to 
the situation in all the other retail destinations, including the other regional 
centre complexes, particularly Strickland Street – the former inner industrial 
area. This process is to some extent “natural” in an expanding region, where 
significant outer-suburban population growth necessitates the establishment 
of more suburban retail facilities of greater size and complexity. It is 
nevertheless of some concern that the total amount of retail floorspace in the 
CBD has actually reduced during a period when the total for the regional 
centre as a whole has increased quite significantly. A strategy is needed to 
address this issue. 
 
The Bunbury CBD continues to perform strongly as the dominant Office/ 
Business centre. Its share of the total Office/ Business floorspace in the City 
reduced by a relatively small 5% between 1998 and 2006, but the total 
quantity in the CBD increased significantly by 40% over this period. Office 
development seems to be buoyant in all centre categories except the district 
centres, where it diminished slightly off an already low base. Although the 
dominance of the CBD as the Office/ Business centre of the region appears 
not to be at risk, the significant proportional increases in all the other 
complexes cannot be ignored. However, it is important that mixed use activity 
centres (which are recommended in this LPSACN) are allowed to contain 
offices as well as shops. For this reason a strategy will be needed that 
facilitates such development, but which also ensures that the CBD remains 
the preferred location for the majority of Office/ Business tenants, and that 
office developments in the CBD are appropriately economically rewarding, 
compared to the alternative locations. 
 

4.1.1 Regional Centre Future Commercial Floorspace Demand 

It is interesting to note how the ratios of regional population to regional centre 
commercial floorspace have changed between 1998 and 2006. A comparison 
of the two is presented in Table 6 
 

Table 6 Regional Centre Floorspace per Capita Ratios 1998 & 2006 

1998 2006 1998-2006
Actual Actual Change

Regional Population 59,509           71,800           12,291           
Shop/Retail sqm 74,975           90,063           15,088           

sqm/ capita 1.26               1.25               (0.01)              
Other Retail sqm 38,552           45,894           7,342             

sqm/ capita 0.65               0.64               (0.01)              
Office/ Business sqm 54,319           80,897           26,578           

sqm/ capita 0.91              1.13             0.21              
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As indicated in Table 6, between 1998 and 2006 the floorspace per capita 
ratio for Shop/ Retail floorspace and Other Retail floorspace hardly changed 
at all, while the ratio applicable to Office/ Business floorspace increased by 
24%. This increase is likely to be a function of both the buoyant economic 
conditions in the recent past, as well as the increasing significance of the 
Bunbury CBD as the main business centre of the South West. 
 
In 2006 the population of the Greater Bunbury region was 71,800, projected 
by DoP to increase to 97,700 by 2031. If the ratio of floorspace in the major 
commercial categories to regional population that applied in 2006 was 
maintained through to 2031, then the amount of additional floorspace required 
in the regional centre by 2031 would be as depicted in Table 7. 
 

Table 7 Regional Centre: Projected Commercial Floorspace Demand 2006-2031 

2006 2031 2006-2031 2031 2006-2031
Actual Projected (1) Change (1) Projected (2) Change (2)

Population 71,800  97,700              25,900          110,000            38,200          
Shop/Retail sqm 90,063  122,551            32,488          137,980            47,917          

sqm/ capita 1.25      
Other Retail sqm 45,894  62,449              16,555          70,311              24,417          

sqm/ capita 0.64      
Office/ Business sqm 80,897  110,079            29,182          123,937            43,040          

sqm/ capita 1.13      

 
Points to note from Table 7 are: 
 

o Assuming that future regional population growth reflects the DoP 
projections, then the regional centre could accommodate an additional 
32,500 sqm of Shop/ Retail floorspace, 16,500 sqm of Other Retail 
floorspace and 29,000 sqm of Office/ Business floorspace by 2031. 

o If the DoP projections did prove to be too conservative, assuming a 
2031 population of (say) 110,000 instead of the currently projected 
97,700, then the regional centre could accommodate an additional 
48,000 sqm of Shop/ Retail floorspace, 24,500 sqm of Other Retail 
floorspace and 43,000 sqm of Office/ Business floorspace by 2031. 

 

4.2 Other Activity Centres 
In addition to the commercial complexes that comprise the regional centre, 
there are numerous other activity centres within the City of Bunbury, most of 
which are fairly small. A key issue in this LPSACN is to determine which 
activity centres are best suited to become the main focal points for residential 
neighbourhoods. In order to help resolve this important issue, a computerised 
centre model was used. 
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4.2.1 Centres Potential Model 

The Centres Potential Model covers the entire Greater Bunbury Region, plus 
the Shire of Collie, in order to ensure that the main catchment area of the 
regional centre itself is fully covered (Figure 12). The total population and 
Total Retail floorspace within the commercial and industrial complexes in this 
region are accounted for in the model. 
 

Figure 12 Geographic Extent of Centres Potential Model 

 
 
The retail floorspace data in the model is from the DoP 2006 commercial and 
industrial survey. A complete listing of these complexes is provided in 
Appendix C. Those complexes within the City of Bunbury itself are shown in 
Figure 11 and listed in Table 3 on pages 30 and 31 of this report respectively. 
 
Population/ household projections for each LGA have been disaggregated into 
numerous smaller projections for various residential areas. Those areas in the 
City of Bunbury are illustrated in Figure 13. 
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Figure 13 Centres Potential Model - Residential Population Projection Areas 

 
 
The model was used to help assess the existing and future trade potential of 
the activity centres, particularly the smaller ones. Numerous scenarios were 
modelled. The scenario that came closest to representing a reasonable 
“optimum” is presented in Figure 14. 
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Figure 14 Centres Modelling Output Summary Sheet (Total Retail Floorspace 2026) 

 



SHRAPNEL URBAN PLANNING 

City of Bunbury  41 
Local Planning Strategy for Activity Centres & Neighbourhoods; December 2010 

 
In Figure 14 “Food” floorspace (i.e. food & groceries, including supermarkets) 
is modelled separately from “Non-Food” floorspace (i.e. all other retail 
floorspace) to reflect the difference between convenience and comparison 
shopping patterns. The centres model relates each centre, and the amount of 
each main floorspace category within each centre, to the residential 
population.  
 
As several factors other than geographic location and floorspace quantity 
affect the performance of centres, the results presented in Figure 14 should 
be regarded only as a general guide for planning purposes, and not as a 
prediction of the actual retail turnover potential of the centres. 
 
Key points to note from Figure 14 are: 
 

o A total of 244,507 sqm of retail floorspace has been projected and 
modelled as at 2026, which is 69,100 sqm more than the total of 
175,407 sqm recorded by the DoP in its 2006 commercial land use 
survey (see Table 3 on Page 31). 

o Of this, 185,577 sqm (76%) is classified as “City” (i.e. Regional in this 
application), with 37,692 sqm (15%) classified as “District” and 21,238 
sqm (8.7%) classified as “Neighbourhood/ Local”. 

o The modelled City/ Regional centre floorspace increase of 49,620 sqm 
closely approximates the projected retail floorspace demand (Scenario 
1) presented in Table 7 on Page 37. 

o Of this projected increase, the modelled allocation between the various 
components of the City/ Regional complexes is: 

 1127 CBD   16,250 sqm 
 1028 Strickland Street 16,500 sqm 
 1133 Spencer Street 16,870 sqm 
 1139 Sandridge Road     zero sqm 

 
It should be noted that this allocation represents only one of many possible 
feasible distributions of the projected retail floorspace demand amongst the 
various regional centre commercial complexes. The allocation is therefore not 
intended to be enforced. 
 
Based on a range of factors such as their location, physical appearance, 
existing or proposed size and classification, as well as the modelling results, 
the centres regarded as being most suitable for designation as activity 
centres within the context of this LPSACN were identified. These centres 
are illustrated in Figure 15. Their existing and calculated future retail 
floorspace potential (as presented in the model) is listed in Table 8. It is 
emphasised that the selected activity centres are those considered most 
suitable as foci for medium density residential development. Selection for this 
purpose does not necessarily imply any commercial superiority over other 
(non-selected) centres. 
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Figure 15 Selected Activity Centres (Future Foci for Medium Density Residential) 

 
Table 8 Selected Activity Centres Existing and Potential Total Retail Floorspace 

Id Complex Name Class Existing Potential
Retail (sqm) Retail (sqm)

1127 CBD CITY 51,324            67,600            
1133 SPENCER ST CITY 23,877            40,700            
1136 BUNBURY FORUM DISTRICT 20,568            25,700            
1144 CAREY PK/CROSSLANDS DISTRICT 8,398              12,000            
104 GLEN IRIS NHOOD -                  4,500              
1024 PARADE RD NHOOD -                  850                 
1143 MINNINUP FORUM NHOOD 3,784              3,800              
102 TUART BROOK LOCAL -                  350                 
103 COLLEGE GROVE LOCAL -                  1,800              
1135 LESCHENALT QUAYS LOCAL 1,541              1,500              
1137 SPENCER/COLUMBIA LOCAL 231                 700                 
1138 SPENCER/CONSTITUTION LOCAL 240                 600                 
1140 PICTON RD-WOLLASTON LOCAL 658                 700                 
1141 SPENCER ST SOUTH LOCAL 60                   400                 
1142 FRANKEL STREET LOCAL 390                 660                 
11001 BEACH ROAD LOCAL 400                 600                 
11002 CAREY PARK E LOCAL 1,100              1,500              
11004 KING RD GULL LOCAL 150                 350                 
11372 MOSSOP STREET LOCAL 300                 750                 

City Centres 75,201         108,300       
District Centres 28,966         37,700         
Neighbourhood Centres 3,784           9,150           
Local Centres 5,070           9,910           
Grand Total 113,021       165,060        
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It can be seen from Table 8 that all but two of the selected activity centres 
(1143 Minninup Forum and 1135 Leschenault Quays) have some calculated 
potential for expansion in the future. Other points worthy of note include: 
 

o A potential increase of some 33,000 sqm (44%) of retail floorspace in 
the two “City” complexes of the CBD and Spencer Street. Although this 
increase has been apportioned between the two complexes, it is not 
intended that this apportionment should necessarily be enforced. 

o A potential increase of some 8,700 sqm (30%) in the two district 
centres. Because these two centres are well separated, there will be a 
greater need to ensure that the estimated apportionment is enforced. 

o A significant future increase of some 5,400 sqm (142%) in 
neighbourhood floorspace, due mainly to the future Glen Iris/ 
Moorlands neighbourhood centre. (It should be noted that Parade Road 
has been designated as a neighbourhood centre here, largely for 
historical reasons although, at the floorspace recommended, it would 
only function as a Local Centre). 

o An increase of some 4,800 sqm (95%) in local centre floorspace, 
including two completely new ones (Tuart Brook and College Grove). 

 
How this estimated additional retail floorspace potential should be regarded 
and planned for in the future is one of the main considerations of this 
LPSACN. 
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5 THE STRATEGY 

5.1 Strategic Approach 
With reference to the preceding discussion in relation to the existing planning 
framework and objectives, the residential demand assessment and the 
analysis of activity centres, the strategic approach adopted for this LPSACN is 
to address four key issues: 
 

1. How the regional centre can best be planned & managed to 
accommodate its future demand and maximise its opportunities. 

2. How the viability, usefulness and attractiveness of the other activity 
centres – particularly the smaller ones – can best be supported and 
enhanced. 

3. How the integrity and positive qualities of existing residential 
neighbourhoods can be preserved or improved. 

4. How best to accommodate the increases in residential density 
necessary to satisfy the future demand for townhouses and 
apartments. 

 

5.1.1 Regional Centre 

In relation to the first of these issues, it is clear from the discussion in section 
4.1 (starting page 34) that there is significant potential future demand for 
additional retail and office floorspace in the regional centre, that will need to 
be accommodated. Our projections are fairly conservative compared to some 
others (e.g. the various SGS projections). Even so, it is estimated that up to 
48,000 sqm of additional Shop/ Retail floorspace, 24,500 sqm of Other Retail 
floorspace and 43,000 sqm of Office/ Business floorspace could be required in 
the regional centre by 2031. 
 
Estimating the additional land requirements for this expansion is not 
practicable. Most of the expansion will need to occur through redevelopment 
of some kind, and redevelopment opportunities abound right throughout the 
regional centre, particularly in the CBD. During redevelopment, the intensity 
and mix of land uses can be manipulated to a fairly high degree, so overall 
land requirements to meet the demand will depend on the location and 
intensity of the redevelopment that will occur. For example, in the CBD it 
would be appropriate to create multi-storey office buildings, thus contributing 
significantly to satisfying the demand for office floorspace; whereas such 
intense office development would not be appropriate elsewhere in the regional 
centre. 
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As a general principle this LPSACN favours maintaining unrestricted 
development potential in the Bunbury CBD, with appropriate restrictions 
placed on the type and intensity of development in all other commercial 
locations, including those elsewhere in the regional centre. 
 
These restrictions are not intended to extend to Other Retail (i.e. bulky goods) 
development, as this is better suited to designated non-CBD Mixed Business 
areas. Within these areas the quantum of Other Retail floorspace 
development can simply be left to market forces. 
 
Due to its geographic location, the Bunbury CBD is vulnerable to opportunistic 
commercial development occurring elsewhere. This was the case in 1993 
when SHRAPNEL URBAN PLANNING produced the first Local Commercial 
Strategy for the City, and it remains the case today. Experience since 1993 
has clearly shown, however, the benefits of maintaining CBD supremacy 
through planning policy and action. This approach should continue, because 
no other centre in the region has the potential – short or long term – to match 
the Bunbury CBD in providing the community with a large, complex, dynamic, 
main street city centre. 
 
However, it would be very easy through injudicious commercial development 
approvals elsewhere in the City to let the dynamism and power of the CBD 
slip into a kind of struggling mediocrity. Unfortunately, the competing centres 
that might cause this decline would never be able to muster anywhere near 
the capacity to make good what would have been lost. The City and the entire 
region would therefore suffer if such a decline in CBD power and influence 
was allowed to happen. 
 
Of particular relevance in this regard is the potential for Bunbury to eventually 
accommodate a full line department store, such as a David Jones or a Myer. 
These store types currently represent the highest order of Shop/ Retail 
floorspace available, and it will be absolutely essential for any full line 
department store to be located within the Bunbury CBD. To do otherwise 
would almost guarantee subsequent and obvious CBD decline. 
 
The WAPC has commissioned preparation of a final Greater Bunbury 
Commercial Centres Strategy to replace the interim one currently in operation. 
Although this LPSACN recognises the need for specific policies aimed at 
maintaining the on-going supremacy of the Bunbury CBD, its main focus is on 
the lower order activity centres and residential neighbourhoods. Much of the 
strategy for these lower order centres has regard for the needs of the CBD.  
 
Clearly, however, proposals for the CBD (and the regional centre as a whole) 
will need to operate under the umbrella of the WAPC strategy, so it is 
recommended that more detailed plans for the CBD and the rest of the 
regional centre should await substantial completion of the final WAPC 
strategy. 
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5.1.2 Liveable Neighbourhoods 

The key to addressing issues 2, 3 and 4, which involve relating activity centres 
to residential neighbourhoods, is the Liveable Neighbourhoods policy. As 
stated previously, the main rationale for this LPSACN is sustainable urban 
development. Although this has now become something of a glib catchphrase, 
objective analysis of current economic, social and environmental trends 
highlights the need for urban planning practice to treat the issue seriously 
because planning decisions have long term implications and consequences. 
 
Liveable Neighbourhoods has many detailed aspects to it, but a fundamental 
principle is the idea of walkable mixed-use neighbourhoods. in order to 
reduce car dependence. This envisages each residential neighbourhood 
configured as an interconnected  “responsive” network of streets (as distinct 
from the “rigid” grid, which typifies many older urban areas, and the 
“spaghetti” cul-de-sac mazes typical of many recently developed areas); thus 
facilitating easy and intuitive through movement or “permeability” for 
pedestrians and cyclists as well as motorists. 
 
Neighbourhood or local activity centres should be strategically located on the 
grid, preferably where they can benefit from some passing traffic (the so-
called “movement economy”), as well as serving the needs of the local 
residents, many of whom should be within easy walking distance. In this 
regard, residential density is of critical importance, because the more 
people living close to the activity centres, the greater the number of potential 
walking and cycling trips to the centres, in preference to using cars. Activity 
centres should be adaptable “mixed-use” centres, not just retail centres, in 
order to provide more urban interest and a sense of identity, improve local 
employment opportunities, and foster a sense of community at the local level. 
Figure 16 illustrates an example of a Liveable Neighbourhoods unit, and how 
such neighbourhoods are envisaged as being repeated and tightly associated 
to create a wider district or “town”. 
 

Figure 16 Extract from Liveable 
Neighbourhoods 

 
Source: Liveable Neighbourhoods; October 2007 
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Whilst being sound in principle as far as the individual neighbourhood is 
concerned, the concept of a wider network of walkable neighbourhoods is one 
area where implementation within the Western Australian context has to date 
been less than successful. The main reason is that, even though it is relatively 
easy to identify a pattern of closely spaced neighbourhood centres within a 
structure plan, the numerous centres will not be commercially viable unless 
there is sufficient residential density in the walkable catchments to ensure the 
provision of sufficiently large numbers of households to support each centre. 
The residential densities necessary to support the many neighbourhood 
centres identified in some structure plans to comply with the standard Liveable 
Neighbourhoods model are not being delivered in most areas, due to the 
economic realities of housing demand and supply, which still require provision 
of a significant proportion of relatively low density residential development. 
 

5.1.3 The Approach in Bunbury 

As discussed previously in this report, most of the City of Bunbury has already 
been developed at relatively low residential densities, and most of the activity 
centres have also been established. For this reason, creation of a particularly 
tight pattern of walkable neighbourhoods focussed on activity centres would 
not be practicable, even if such an approach accorded with all other planning 
requirements (which it does not). The housing demand assessment indicates 
that a considerable amount of relatively low density residential development 
will still be required in the future, even in the yet to be developed urban areas 
within Glen Iris, College Grove, and Tuart Brook. 
 
Nevertheless, the main growth in residential demand is clearly going to be in 
medium and higher density housing, much of which will need to be provided 
through redevelopment of existing lower density residential areas. As 
previously mentioned, this is currently tending to occur through ad hoc 
redevelopment, which can adversely affect existing residential environments 
without contributing to the realisation of an overall strategy for the promotion 
of sustainable urban development. Thus there is a clear need to balance the 
following important factors: 
 

o Maintenance of the character and amenity of existing residential areas; 

o Satisfaction of the future demand for medium density residential 
development; 

o Improved support for, and intensification of, activity centres. 

 
In order to properly integrate these objectives in a manner that reflects the 
principles of Liveable Neighbourhoods applicable to the Bunbury context, a 
modified conceptual neighbourhood model has been defined (Figure 17). As 
indicated in Figure 17, it is proposed that well located and accessible activity 
centres, comprised of (as a minimum) some form of retail core and potentially 
a mixed-use frame area, will be the focal point for medium density residential 
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development or redevelopment within a maximum of 400 metres walking 
distance from the activity centre. 
 
 Ideally, there should be no medium density residential development 
outside of the walkable catchments.  

This strategy of limiting medium density development to the walkable 
catchments of activity centres is a vital element of this LPSACN. Only by close 
observance of this fundamental principle will satisfaction of the future demand 
for medium and high density residential demand result in the following 
benefits being obtained: 
 

o Protection/ conservation of most of the existing residential 
environments (i.e. those areas outside the activity centre catchments); 

o Development of a larger number of residential units within easy walking 
distance of centres; 

o As a consequence, greater economic and social support for the activity 
centres. 

 

Figure 17 Adaptation of Liveable Neighbourhoods Principles to the Bunbury Context 

 
 
The activity centres highlighted in Figure 15 on page 42 and listed in Table 8 
on page 42 all have the potential to be viable “walkable” activity centres (even 
though they are clearly not all local centres). In most cases residential density 
codes greater than R20 should be assigned only within the walkable 
catchments of these centres. However, not all areas within the walkable 
catchments will automatically be suitable for medium density development – 
there are other considerations to take into account. Accordingly, suitable 
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medium density redevelopment precincts are to be defined within the 
walkable catchments of existing centres and planned within the walkable 
catchments of future centres, through the structure planning processes of the 
relevant new residential areas. 
 

5.1.4 A Framework for the Market 

Robust strategic planning recognises that rapid change is a significant 
characteristic of the modern world and that a responsive attitude is necessary 
to deal adequately with it. Many commercial centre strategies of the past have 
tended to be too prescriptive and controlling, particularly in relation to the 
sizes of centres. The need for good, sustainable urban outcomes is, however, 
even more acute than it has been in the past. 
 
A key approach of this LPSACN is to create an effective, principles-based 
strategic planning framework within which the market can operate flexibly but 
still with some degree of certainty in relation to what is expected. As 
mentioned previously, this approach recognises the following realities: 
 

o In urban planning there really is no single, specific “right” or “perfect” 
outcome; 

o Rather, there are often multitudes of potentially good outcomes, 
provided certain key principles are strongly adhered to. 

 
Therefore, this LPSACN does not seek to determine specific outcomes, or 
encourage a prescriptive approach to development control. It simply seeks to 
ensure that all residential and commercial development is in alignment with 
the key principles being identified. Implementation of the LPSACN should 
therefore be “open-minded” in relation to concepts or development proposals 
not previously contemplated, provided (simply) that all medium and high 
density residential development (including aged persons housing) occurs 
close to activity centres; and provided that the design of development in 
activity centres contributes to a high quality urban environment. Where 
possible incentives, as well as restrictions, should be used to ensure that the 
principles of the LPSACN are implemented. 
 

5.2 Strategy Map 
The Strategy Map diagrammatically illustrates several key elements of this 
LPSACN. These, and various other features of the strategy, are discussed 
below. 
 

5.2.1 Hierarchy of Centres 

The hierarchy of centres defined in this LPSACN, which largely reflects the 
existing and currently planned pattern of development in the City of Bunbury is 
as follows (list numbers refer to the numbers shown on the Strategy Map). 
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o Regional Centre (one), comprising the following four complexes: 

1. CBD 
2. Spencer Street (includes Bunbury Plaza) 
3. Strickland Street mixed business area*** 
4. Sandridge Road mixed business area*** 

o District Centres (two) 
5. Bunbury Forum 
6. Carey Park/ Crosslands 

o Neighbourhood Centres (two) 
7. Glen Iris/ Moorlands 
8. Minninup Forum 

o Local Centres – within an Activity Corridor (four) 
9. Spencer/ Columba St 
10. Spencer/ Constitution St 
11. Spencer St South 
22. Spencer Sth BP 

o Local Centres – outside an activity corridor (fifteen) 
12. Parade Road (prior to the assessments of this LPSACN 

regarded as a future neighbourhood centre) 
13. Tuart Brook 
14. College Grove 
15. Leschenalt Quays 
16. Picton Rd-Wollaston 
17. Frankel Street 
18. Beach Road 
19. Carey Park E 
20. King Rd Gull 
21. Mossop Street 
23. Bunning Boulevard6 
24. Koombana Drive*** 
25. Shell Gateway*** 
26. Pelican Point*** 
27. College Grove Campus*** 

o Other Mixed Business Areas (three) 
28. Future Picton Mixed Business Area*** 
29. Future Gateway Commercial Precinct*** 
30. Racecourse Mixed Business Area*** 

 
Note: ***denotes centres or complexes that, even though they may be 
significant in other ways, are not considered suitable as activity centres for 
walkable catchments. In the case of the potential College Grove Campus 
centre, it will have a walkable catchment, albeit fundamentally different in 
nature and policy intention than the others. 

                                            
6 The potential for a new local centre at this location is dependent upon the vacant Lot 71 at the SE corner of Picton 

and Sandridge Roads being developed for medium/ high density residential purposes. The local centre could then 
be integrated at an appropriate location within this development. 



SHRAPNEL URBAN PLANNING 

City of Bunbury  51 
Local Planning Strategy for Activity Centres & Neighbourhoods; December 2010 

 
Table 8 on page 42 provides an indicative guide as to the estimated future 
retail floorspace potential of the various activity centres. It is emphasised that 
these figures should not be regarded as floorspace caps to be rigidly adhered 
to. The modelling process indicated that there were many possible 
combinations of retail floorspace allocation that would represent a satisfactory 
outcome, so it would not be appropriate to adopt and seek to implement any 
particular one. For this reason, more general guidelines have been defined for 
this LPSACN, and these are presented in Table 9. 
 

Table 9 Recommended Retail Floorspace Guidelines 

Centre Category Maximum

Total Retail

Floorspace

(sqm nla)

CBD (Regional) Unlimited

Spencer Street (Regional) 40,000

Bunbury Forum (District) 26,000

Carey Pk/ Crosslands (District) 12,000

All Neighbourhood Centres (each) 6,000

All Local Activity Centres (each) 2,000

Other Mixed Business Areas n/a*

All Other Complexes Cap at Existing
* Retail floorspace guidelines required as part of detailed planning
for each of these areas  
 
As indicated in Table 9, the recommended Total Retail floorspace guidelines 
are fairly tight in relation to the Spencer Street complex (which includes 
Bunbury Plaza) and the two district centres, being basically the same as the 
calculated potential due to the need to ensure the continued supremacy of the 
Bunbury CBD. However, for the CBD and the Neighbourhood/ Local centres, 
the guidelines have been deliberately set much higher than the calculated 
floorspace potential would suggest. There are several reasons for this: 
 

o While some additional Shop/ Retail floorspace is reasonable within the 
Spencer Street complex and the district centres, these are not the most 
desirable locations for Shop/ Retail expansion as far as the LPSACN is 
concerned. Conversely, new Shop/ Retail floorspace is wanted in the 
CBD and in the neighbourhood and local activity centres, so a more 
generous approach in these locations is appropriate. 

o It is the market that will eventually deliver medium density housing in 
the designated precincts within the walkable catchments of the 
nominated activity centres. The pace, location and timing of such 
residential development cannot be predicted, but when and wherever it 
occurs there needs to be scope for potential developers of the relevant 
activity centres to respond relatively quickly and easily. The 
recommended approach will maintain this freedom for the activity 
centres to respond to the dynamic evolving market, whilst still ensuring 
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that a fundamentally sensible hierarchy of centres and urban structure 
is maintained into the future.  

o By potentially allowing local centres to exceed their existing sizes and 
calculated potential by (in some cases) a considerable margin, the City 
of Bunbury is facilitating a situation where it may be able to exert some 
leverage on centre developers to provide mixed use developments in 
the activity centres, rather than just retail developments. 

It is definitely not anticipated that centres will “automatically” be developed to 
their guideline maximum retail floorspace. Individual market assessments 
should obviously be made at the time of development to determine the actual 
market potential of a centre. 
 
It should also be noted that only two of the four DoP commercial complexes 
comprising the Bunbury Regional Centre (Bunbury CBD and Spencer Street) 
are included in Table 9. These two complexes are in effect “walkable” centre 
complexes, whereas the other two (Strickland Street and Sandridge Road) 
are, for the most part, significant car-oriented mixed business areas. The four 
complexes comprising the Regional Centre are indicated diagrammatically on 
the Strategy Map; however, in the interests of clarity, their exact boundaries 
are illustrated in Figure 18. 
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Figure 18 Commercial Complexes within Bunbury Regional Centre 

 
 
While Strickland Street and Sandridge Road are ideal locations for showroom 
based Other Retail floorspace, additional Shop/ Retail floorspace and Offices 
should generally be discouraged in order to better facilitate the establishment 
of these uses within the CBD and proposed mixed use areas7. There are also 
local character and interface issues associated with the mixed business 
areas. In order to properly address/ manage these under the Scheme, a 
single “mixed business” category or zone is clearly not sufficient, based on 
past experience in the established mixed business areas. 
 

                                            
7 State planning policy position expressed in the Interim Greater Bunbury Commercial Centres Strategy (April 2007) 

produced by the Department of Planning for the WAPC. 
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For example, the older established areas immediately south of the Bunbury 
CBD and west of Blair Street, along the Spencer Street axis southwards to 
Forrest Avenue, are typically smaller sized lots that have historically been 
used for housing and cottage industries alongside small business enterprises. 
Since the introduction of the present Mixed Business Zone under TPS7, with 
its broad range of discretionary uses which replaced the former commercial 
and light industry zonings of TPS6, this area has experienced a degree of 
under-capitalisation and land use conflict. The City has attempted to 
ameliorate these conditions by introducing Local Planning Policies8 which 
attempt to provide guidance on where commercial uses have primacy over 
residential development. However, the need for such instruments indicates 
that the existing Mixed Business Zone is too broad in the range of its 
discretionary uses, and does not provide sufficient guidance to the market and 
certainty for landowners in relation to land use and the desired character and 
built form of this distinct precinct within the zone. 
 
It is therefore recommended that more detailed consideration be given to 
appropriate differentiation within the existing Mixed Business Zone in relation 
to (for example): 

o Larger lot sizes with typical showroom and warehousing along with other 
light and service industry activities that should be buffered from housing; 
and 

o Smaller lots with a finer grain of urban form, with commercial uses that 
include a broad mix of Other Retail uses, as well as small scale 
commercial activity that would be compatible with adjacent housing, and 
other sensitive uses, as a buffer or transition to more intensive uses. 

 

5.2.2 Other Mixed Business Areas 

In addition to the existing Strickland Street and Sandridge Road mixed 
business areas, three other future mixed business areas are proposed: 
 

o Picton Mixed Business Area; 

o Gateway Commercial Precinct; and 

o Racecourse Commercial Precinct. 

 
These additional mixed business areas, which are outside the Strategic 
Regional Centre, are proposed in order to help cater for the future demand for 
Other Retail floorspace and, to a limited extent, Office/ Business floorspace, 
as indicated in Table 7 on page 37. It is important to appreciate that, given the 
primacy of the CBD for regionally significant business activities (e.g. head 
offices), it is intended that any Office/ Business floorspace outside the CBD 
should mainly cater for local-serving small9 and medium-sized businesses10. 

                                            
8 Local Planning Policy: Mixed Business Zone - Areas of Commercial Primacy, and Local Planning Policy: Office Use 

Within the Mixed Business Zone. 
9 A "small business" is defined in Commonwealth legislation and for statistical purposes by the ABS as one that 

employs up to 19 people. 
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With the exception of the Gateway Commercial Precinct, it will be the mixed 
use areas outside the CBD that will be the preferred location for more 
affordable office floorspace opportunities for the small to medium sized 
businesses that service the local population. 
 
The Picton Mixed Business Area will, in addition to Other Retail floorspace, 
provide an alternative location for large display areas, such as car yards. 
Hopefully, over time, the availability of this alternative will reduce the number 
of car yards in the Spencer Street activity corridor, thus enabling more 
intensive urban mixed uses to be established in the section of Spencer Street 
north of the Bunbury Plaza. Establishment of Shop/ Retail floorspace and 
Offices within the Picton Mixed Business Area should be discouraged. 
 
The Gateway Commercial Precinct is intended to provide a distinctive mixed 
business area at a strategic location on one of the main approaches into 
Bunbury. It is intended that this area will provide alternative opportunities for a 
range of Other Retail and low intensity Office/ Business uses. As indicated on 
the Strategy Map, it is intended that the Gateway precinct will form the 
northern section of a small activity corridor that will transition into a more 
urban-intensive mixed use area towards the south, where it will terminate 
within the future Glen Iris/ Moorlands neighbourhood centre. 
 
The Racecourse Commercial Precinct reflects an existing Special Use zone 
which facilitates development of a wide range of mainly commercial uses that 
are predominantly “mixed business” in nature. Designating the precinct as a 
mixed business area under this LPSACN recognises the prominence of the 
site and its existing zoning, within the main strategic framework currently 
being established by the City. However, this LPSACN recommends that 
establishment of Shop/ Retail floorspace and Offices within the Racecourse 
Commercial Precinct should be discouraged. 
 
These new mixed business areas will also require more detailed planning in 
order to determine their exact nature, size and composition; and the extent to 
which the concept of “mixed business” may need to be differentiated in each 
particular case. At the time of writing this more detailed planning was already 
in progress.  
 

5.2.3 Activity Corridors 

In addition to the activity centres discussed above, three main “Activity 
Corridors” are proposed, which are illustrated diagrammatically on the 
Strategy Map: 
 

o Coastal Recreational (“Ocean Drive” – Tourism Mixed Use) 

o Spencer Street (Mixed Use) 

o Blair/ Sandridge (Mixed Business – i.e. non-residential) 

                                                                                                                             
10 A "medium business" also known as a "small and medium businesses" (SMB) or "small to medium sized 

enterprise" (SME) is more loosely defined, but is generally accepted as employing between 20 to 199 people 
according to the ABS business register (2004). 
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The main rationale for the proposed activity corridors lies in recognising three 
existing urban situations with various characteristics and issues that require a 
planning response. The need to rationalise these situations provides the 
opportunity to create more interesting and sustainable elements of the overall 
urban environment. Each of the proposed activity corridors has a different 
character and purpose; and each will therefore need to have its own land use 
and design/ development guidelines aimed at: 
 

o Controlling the design and function of this particular type of market-
driven development form (often referred to in its unplanned state as 
“ribbon development”). 

o In the two mixed use activity corridors, inclusion of a variety and mix of 
land uses, including (importantly) medium density residential in a low-
speed traffic environment. 

o Facilitating public transport. Although there are only limited public 
transport services available in Bunbury at the present time (including 
along Spencer Street), this could well change in the future. 

 
The three proposed activity corridors are discussed in the following sub-
sections. 
 
Ocean Drive 
The Indian Ocean coast adjacent to the northern part of Bunbury is an 
attractive but underutilised recreational resource. It is served by Ocean Drive, 
which has recently been upgraded, and is punctuated by several motels and 
other facilities along its length (Figure 19 presents some indicative images). 
These facilities are fairly spread out along Ocean Drive and there is currently 
little visual coherence, apart from the newly upgraded road, which is now 
attractively lit. 
 

Figure 19 Motel and Restaurant - Ocean 
Drive 

 

 
 

 
 

 
The Local Planning Strategy for Tourism (summarised in Appendix A) 
identified the Ocean Drive strip as a “Strategic Tourism Location” (STL) with 
the potential to become more intensively developed with tourism 
accommodation and recreational retail services. This LPSACN simply seeks 
to reflect and support the recommendations of the Tourism Strategy in relation 
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to Ocean Drive. In particular, planning policies will be needed to encourage 
the desired types of development, namely: 
 

o Tourist Accommodation; 

o Medium and/ or high density residential development (not necessarily 
for tourists); 

o Restaurants/ coffee shops, etc; 

o Complementary retail services. 

 
At this stage, given the coastal location of the Ocean Drive strip, and the 
pattern of development in the northern part of Bunbury, restrictions or caps on 
the provision of retail floorspace in the Ocean Drive activity corridor are not 
considered necessary. If circumstances change, and the absence of retail 
floorspace caps ever becomes a cause for concern, then this initial position 
can be reviewed and if necessary changed. 
 
Blair/ Sandridge 
The rationale for designating the Blair Street/ Sandridge Road commercial 
strip as an activity corridor in this LPSACN is simply to recognise the existing 
situation as a distinct phenomenon and thus provide a foundation for future 
urban design and development control. Blair/ Sandridge is a distinctly car-
oriented movement corridor, providing frontage for extensive showroom and 
other mixed business development. The corridor is economically vital to the 
City and the region, but is visually chaotic, notwithstanding the light poles 
which now provide the beginnings of a consistent urban design theme (Figure 
20). 
 

Figure 20 Blair Street 
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Part of the rationale for its activity corridor status is the need for properties 
fronting Blair Street and Sandridge Road to be subject to different 
development controls than the balance of the abutting precincts (including 
most of complexes 1133 Spencer Street, 1028 Strickland Street, and 1139 
Sandridge Road). Specific recommendations for Blair/ Sandridge are: 
 

o Maintain the Blair Street Boulevard concept – complement the lighting 
with appropriate avenue tree planting in order to create a pleasant 
looking and distinctive spine road running the length of the corridor. 

o Control the appearance of development fronting Blair Street and 
Sandridge Road through the development control process. An 
insistence upon higher quality development is warranted due to the 
visual prominence of development along this corridor. Developers must 
get the message that, in order to benefit from the visual exposure 
offered in this prominent corridor, the (perfectly reasonable) price will 
be a requirement for higher quality development. 

o Limit to the maximum practicable degree the establishment of more 
Shop/ Retail uses in the commercial premises fronting the corridor. The 
car-oriented nature of the corridor is not conducive to Shop/ Retail 
uses, although this will still remain one of the best locations in Bunbury 
for “Other Retail” (i.e. bulky goods retail) uses. Allowing Shop/ Retail 
uses to continue to establish in the Blair/ Sandridge corridor will 
continue to undermine the retail floorspace potential of the CBD and 
the proposed Spencer Street activity corridor. 

 
Spencer Street 
The rationale for defining the Spencer Street activity corridor is based on: 
 

o The obvious current development pressure occurring along its entire 
length; 

o The fact that several of the “activity centres” identified in this LPSACN 
occur along the street (see Figure 15 on page 42); 

o One of Bunbury’s few bus services runs along Spencer Street 
northwards from Minninup Road. 

o Several existing precincts of above-average visual interest offer 
opportunities for mixed use development, including residential 
development. 

o The nature of the street is conducive to the creation and maintenance 
of a slower speed traffic environment. 

 
A good example of a mixed use activity corridor with a character that could be 
emulated in Spencer Street over time is Beaufort Street where it passes 
through the Perth suburb of Inglewood (Figure 21). 
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Figure 21 Beaufort Street Inglewood 

 

 

 

 
 

 
Beaufort Street Inglewood used to exemplify uncoordinated ribbon 
development before improvements to the street, including a consistent street 
lighting theme, a landscaped median strip, a clearly marked bus lane and 
policies aimed at facilitating mixed use development all contributed to the 
current much improved urban environment. Today, there are interesting and 
useful concentrations of commercial, recreational, residential and civic 
facilities along its entire length. Much of the older unattractive development 
still remains, but its prominence is reduced by virtue of other attractive works, 
including those in the public domain. Several buildings comprising mixed 
commercial and residential uses have been constructed in recent years. 
 
The appearance and function of Bunbury’s Spencer Street could be greatly 
improved in a similar manner – led by significant improvements to the public 
domain. Such improvements are attractive in themselves, and serve as a 
major incentive for property owners to further upgrade the urban environment. 
The City of Bunbury already has an excellent example of street re-vitalisation 
initiated by works in the public domain. It was the street improvements in 
Victoria Street in the CBD that resulted in the attractive café strip that is there 
today. 
 
The opportunity for major positive change in Spencer Street is given further 
impetus by the expressed need of many car dealerships north of the Bunbury 
Plaza for more land. If viable alternative locations for car dealerships could be 
identified, there would be an incentive for the existing dealerships to relocate, 
thus enabling a finer grain of mixed use urban development to replace the car 
yards. A potential alternative area for car dealerships has been identified 
along South Western Highway in Picton (see Strategy Map), and 
encouragement should be provided for their relocation. Alternative site 
opportunities identified by dealers themselves should also be given serious 
consideration. There is no doubt, however, that much of the push for car 
dealerships to relocate (and upgrade in the process) has been lost for the time 
being, as a result of the global financial crisis. 
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It is recommended that the City carries out a major urban design study of the 
Spencer Street activity corridor with a view to identifying and prioritising the 
necessary public works, and formulating the planning policies, urban design 
guidelines and development controls necessary to implement the activity 
corridor concept. 
 

Bunbury Plaza 

Bunbury Plaza, located at the corner of Forrest Avenue and Spencer Street, is 
a clearly identifiable shopping centre embedded within the Spencer Street 
commercial complex and the proposed Spencer Street activity corridor. It has 
been estimated that the Spencer Street complex could potentially (in the long 
run) support up to 40,000 sqm of retail floorspace – over 16,000 sqm more 
than currently exists (see Table 9 on Page 51). 
 
However, it is considered that this potential should not be realised through a 
major expansion of the Bunbury Plaza shopping centre. Rather, the intention 
is for most of the expansion potential to be realised over time through the 
creation of numerous smaller retail outlets integrated within mixed use 
developments throughout the complex, preferably within the Spencer Street 
corridor itself. 
 
Considered on its own, the Bunbury Plaza is and should remain a 
Neighbourhood Centre, as is diagrammatically indicated on the Strategy Map. 
As such, it has the potential to expand up to 6,000 sqm. This figure should not 
be exceeded within an identifiable single shopping centre development. If, 
however, the owners of the Bunbury Plaza shopping centre were keen to 
develop more extensively, then this should be encouraged, provided the 
additional development over and above a 6,000 sqm expanded Plaza centre 
is in an adjacent, complementary, mixed use, main street urban form, and not 
obviously part of a larger single Plaza shopping centre, as such. 
 

5.3 Mixed Use Development 
The term “mixed use development” appears frequently in the preceding 
sections of the LPSACN. The purpose of this section is to explain this concept 
more fully. Mixed Use development: 
 

o Contains some combination of: 
 Shops; 
 Offices; 
 Dwellings (essential, otherwise the area is simply “Commercial”); 
 Other appropriate uses (e.g. Child Care, Civic, Clubs, Medical). 

o The mix of uses can be: 
 Horizontal (i.e. separate sites); and/ or 
 Vertical (i.e. same site) 
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o Mixed Use areas should be zoned as such in the Town Planning 
Scheme. 

Mixed Use areas are different to Mixed Business areas, which are more car-
oriented and generally unsuitable for the inclusion of residential development. 
Mixed Use development has many advantages. It: 
 

o Provides enhanced safety of streets and security of property through 
extended hours of activity and occupation. 

o Enhances the urban experience through increased activity and diversity 
on streets. 

o Optimises the use of and economic return from land. 

o Creates local employment opportunities, thus providing opportunities 
for living very close to work (sometimes in the same building). 

o Encourages social interaction. 

o Contributes to housing variety, choice and affordability. 

Some examples of mixed use development are provided in the following 
series of photographs (Figure 22). The pictures indicate how mixed use can 
occur vertically (e.g. residential units above shops), or horizontally (e.g. 
residential buildings and office buildings side by side or on opposite sides of 
the road in a wider mixed use area). 
 

Figure 22 Mixed Use Development 

 
Residential above shops (Subiaco) 
 
Residential above Offices (Subiaco) 

 

 
Residential above Offices (Bunbury) 

 
 
Residential above Offices & Shops 
(Subiaco) 
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Residential Opposite the above 

 
 
 
 

 
Residential with Offices Opposite 

 

Residential units above Offices and Shops (Bunbury) 

 
 
 
It is recommended that a Mixed Use Zone be created in the town planning 
scheme and applied to the selected activity centres, the Spencer Street 
activity corridor and (potentially) the Ocean Drive corridor. 
 
While in some of the smaller activity centres, the Mixed Use zone could 
replace the Shopping Centre zone entirely, it is envisaged that the Mixed Use 
zone would generally form a “frame” around the Shopping Centre zone, which 
would form the retail core of the activity centre. There will still be a need to 
control to some extent the permitted intensity of development in different 
mixed use areas to reflect the particular context. It is therefore recommended 
that a classification system for the Mixed Use zone be implemented at either 
the statutory or policy level. 
 

5.3.1 Categories of Mixed Use 

The following table is intended as an example of how such a classification 
system for mixed use development might be structured. An ‘A’ classification 
would provide the highest level of development intensity, graduating 
downwards to a ‘D’ classification. 
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Table 10 Classes of Mixed Use Zone Proposed (Indicative Example Only) 

Class Retail 
(% Total 

Floorspace)

Offices 
(Plot Ratio) 

Dwellings
(RCode)

Other Uses Notes/ Other Requirements 

A Up to 50% .20 no Res/ 
.40 with 

Res 

R80/ R100 Most non-retail 
commercial uses

Retail allowed only if part of a 
mixed use development. 
 

B Up to 40% .20 no Res/ 
.40 with 

Res 

R50/ R80 More limited 
non-retail 
commercial uses

Retail allowed only if part of 
mixed use development. 
 

C Up to 25% .15 no Res/ 
.25 with 

Res 

R30/ R50 As per existing 
Frame Area 
Policy 

Retail and/ or offices allowed 
only if part of mixed use 
development. 

D 0% Nil with no 
Res/ .15 
with Res 

R20/ R30 Limited to 
Accommodation 
uses only 

Offices allowed only if part of 
mixed-use development. 

 
Table 10 is based on the following principles: 
 

o Although retail floorspace would be permitted within Classes ‘A’ to ‘C’, 
it couldn’t comprise 100% of the floorspace – a choice will need to be 
made to also incorporate some offices, dwelling units or a combination 
of the two in any retail development in the Mixed Use zone. 

o Offices could potentially be developed on their own, but only at a 
relatively unattractive plot ratio (e.g. 200 sqm of office floorspace on a 
1,000 sqm site in ‘A’ and ‘B’ areas). If the office development was 
incorporated within a mixed use development containing residential, 
however, the office floorspace potential would more than double. 

o All the office plot ratios are nevertheless relatively low, to achieve the 
right balance between encouraging offices within mixed use 
development in activity centres, yet ensuring that such development 
potential will not threaten the CBD as the primary office location in the 
region. 

o In Classes ‘B’ to ‘D’ a split RCode is recommended to further 
encourage “vertical” mixed use development in the Mixed Use zone. 
Whilst residential development on its own would be permitted to the 
extent of the lower RCode, including it within a mixed use development 
would result in a higher potential number of units. 

 
It is very important to note that Table 10 presents one suggested concept for 
controlling development within a new Mixed Use zone. The specific provisions 
in Table 10 should not be adopted until they have been subjected to a 
rigorous critical review during the statutory planning process. 
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5.4 Medium Density Residential 
Specification of the actual RCodes to apply in both the Residential and Mixed 
Use zones will occur during preparation of the new Town Planning Scheme 
maps, however, in general terms, the following guidelines are suggested: 
 

o R160 in the CBD. 

o R30-R100 in the Ocean Drive Activity Corridor. 

o R30-R100 in the Spencer Street Activity Corridor (depending on the 
particular classification). 

o R40-R80 in walkable catchments of inner activity centres + adjacent to 
CBD. 

o R30-R40 in walkable catchment of outer activity centres. 

o R15-R20 in all other residential areas (i.e. status quo supported by 
selective local enhancement programmes). 

 

5.4.1 Areas Identified for Medium Density Development 

As previously stated, using the principles and recommendations of this 
LPSACN as a guide, detailed definition of the areas suitable for medium 
density development will occur as part of the process of producing the new 
town planning scheme – indeed this work has already commenced. The 
following aerial photographs (Figure 24) illustrate the process that is being 
adopted for this task showing: 
 

o Red circles with a 400 metres radius depicting the maximum 
reasonable “walkable” distance to the centre around which the circle is 
drawn. (The extent of these areas is shown on the Strategy Map); 

o A yellow line representing a (very) approximate 250 metre distance 
from the centre, based on the actual physical potential for walking (i.e. 
available routes and paths). 

o In some cases, green shading can be seen where, notwithstanding 
their proximity to a centre, areas have been identified as unsuitable for 
medium density development, at least within the timeframe of the next 
town planning scheme. 

 
Areas for medium density RCodes in the next town planning scheme will be 
selected from within the yellow borders, where they are not affected by the 
green shading. Medium density residential in the future urban areas will be 
defined through structure plans. 
 
Tree Street Character Area 
The first of the following photographs shows the walkable ped-shed relating to 
the Beach Road local centre. It should be noted that the green shading is part 
of the commonly recognised Tree Street character area (Figure 23) where it 
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has previously been determined by Council that the R-Code should not 
exceed R15 in recognition of its long established character and amenity. 
 

Figure 23 Tree Street Character Area 
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Figure 24 Areas Suitable for Medium 
Density Housing near activity centres 

 
Beach Road 

 
 
Minninup Forum 

 
 
Bunning Boulevard 

 
 
 

 
 
 
Bunbury CBD 

 
 
 
 
 
Frankel Street 
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Carey Park East 

 
 
Leschenalt Quays 

 
 
Mossop Street 

 
 
 
 
 

Spencer Street (Bunbury Plaza) 

 
 
Spencer/ Constitution 

 
 
Spencer St South 
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Carey Park/ Crosslands 

 
 
 
 
 
King Road Gull and Bunbury Forum 
 
 

Picton Road Wollaston 

 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

5.4.2 Land Area 

The total land area defined by the yellow lines, excluding the areas defining 
the CBD and the Bunbury Forum, is in excess of 160 hectares. This exceeds 
by several times the land area estimates for medium density development 
presented in Table 2 on page 27. 
 
It should also be noted that land designated for future medium density 
development in the various structure plans that have been prepared for future 
urban areas is not included in this 160 hectares. It is therefore clear that, even 
accounting for areas that are unsuitable for residential redevelopment within 
the yellow boundaries, there is ample suitable land available for the 
foreseeable future.  
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6 IMPLEMENTATION 
It is intended that this LPSACN will inform and provide guidance in the 
preparation of the main implementation instruments – the new Town Planning 
Scheme and various associated planning policies. This process has already 
begun, with a review of zoning and residential RCodes based on this LPSACN 
now well advanced. Specific implementation measures will include: 
 

o Where necessary, review and update the LPSACN following finalisation 
of the Greater Bunbury Region Commercial Centres Strategy currently 
being prepared by consultants appointed by the WAPC. 

o Review and partial revision of Scheme definitions. 

o Identify medium density RCodes on the Scheme map. 

o Devise a suitable category system and statutory provisions for the 
proposed Mixed Use zone, and identify land accordingly in the 
Scheme. 

o Review and rationalisation or removal of the following existing policies: 

 Design Guidelines for Residential Development 
 Aged or Dependent Persons Dwellings 
 Home Based Businesses 
 Bed and Breakfast Accommodation 
 Non-Residential Development in or Adjacent to Residential 

Areas 
 Office Use Within The Mixed Business Zone 
 Mixed Business Zone, Areas of Commercial Primacy 

o The City and (if necessary) DoP to remain ready and willing to allow 
expansions of activity centres within the category maximums specified 
in Table 9 on Page 51 (if necessary through Scheme amendments) in 
response to market demand. 

 

6.1 Monitoring and Review 
It is essential to monitor plans, and review and change them as frequently as 
necessary. Every five to eight years, fairly substantial reviews need to be 
carried out, coinciding with town planning scheme reviews. More frequent 
reviews should, however, occur whenever they are perceived to be 
necessary. These need not be full reviews, but partial reviews designed to suit 
the requirements. Such on-going reviews do not need to be particularly 
complicated – more in the nature of adjustments along the way. It is much 
better to embrace a responsive system of constant review and updating than 
persist with an unsatisfactory situation until such time as a scheduled 
comprehensive review falls due. 
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6.1.1 Measuring Performance 

In order to properly assess the effectiveness of the LPSACN over time, it will 
be necessary to systematically assess relevant change against established 
benchmarks defined in relation to the objectives. The City of Bunbury favours 
the use of defined Key Performance Indicators (KPI’s) as the basis for 
establishing benchmarks and then assessing change. Some examples of 
benchmarks and KPI’s relevant to the stated objectives of this LPSACN are: 
 

o The physical characteristics and urbanity of the defined activity centres 
and corridors. Although defining and assessing these qualities will 
necessarily be subjective, the established methodology can be 
consistently applied to all activity centres. 

o Total number and types of dwelling units throughout the City related to 
key household demographic indicators. 

o The number of medium density dwelling units and associated 
household characteristics within... 

 The CBD; 
 Other activity centres; 
 Designated mixed use zones; 
 The activity corridors; 
 Defined walkable catchments. 

Data necessary to define and measure the above can be derived from the 
Census and tracked by the City of Bunbury. Following each Census, the inter-
Censal tracking can be reconciled. 
 

o The number of business establishments, land use mix, floorspace and 
employment located... 

 Within activity centres; 
 Within designated mixed use zones; 
 Within the activity corridors; 
 Within defined walkable catchments; 

 
Data necessary to define and measure the above can be derived from the 
DoP Commercial and Industrial land use surveys. In order for this data to be 
used more effectively, it will be necessary for the DoP’s current approach to 
defining “complexes” to be slightly modified to more usefully record data within 
the defined activity centres. 
 
Prior to finalisation of the LPSACN and the new Town Planning Scheme, it will 
be necessary to compile the available data into a form that will serve as the 
required KPI benchmarks and set up the systems for internal tracking. 
 


