Southern Joint Development Assessment Panel
Agenda
Meeting Date and Time:
Meeting Number:
Meeting Venue:

29 January 2019, 11:00am
SJDAP/42
City of Busselton Council Chambers
2 Southern Drive
Busselton

Attendance
DAP Members
Mr Robert Fenn (Presiding Member)
Mr Vernon Butterly (A/Deputy Presiding Member)
Mr Andrew Mack (A/Specialist Member)
Mayor Grant Henley (Local Government Member, City of Busselton)
Cr John McCallum (Local Government Member, City of Busselton)
Officers in attendance
Ms Joanna Wilson (City of Busselton)
Ms Lee Reddell (City of Busselton)
Minute Secretary
Ms Maureen Dolan (City of Busselton)
Applicants and Submitters
Mr Scott Vincent (Planning Solutions) – 10 minutes
Mr Chris Abery (Deep End Services)
Mr Alan Erceg (Realview Holdings Pty Ltd)
Members of the Public / Media
Nil
1.

Declaration of Opening
The Presiding Member declares the meeting open and acknowledges the past and
present traditional owners and custodians of the land on which the meeting is being
held.

2.

Apologies
Mr Geoffrey Klem (Deputy Presiding Member)
Ms Shelley Shepherd (Specialist Member)

3.

Members on Leave of Absence
Nil
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4.

Noting of Minutes
Signed minutes of previous meetings are available on the DAP website.

5.

Declarations of Due Consideration
Any member who is not familiar with the substance of any report or other information
provided for consideration at the DAP meeting must declare that fact before the
meeting considers the matter.

6.

Disclosure of Interests
Nil

7.

Deputations and Presentations
7.1

Mr Scott Vincent (Planning Solutions) presenting in support of the application
at item 8.1. The presentation will address the planning merits of the proposal
having regard for the nature of proposed market activities as applied for.

7.2

Mr Chris Abery (Deep End Services) presenting in support of the application at
item 8.1. The presentation will address the merits of the proposal with respect
to economic/retail sustainability considerations.

The City of Busselton may be provided with the opportunity to respond to questions of
the panel, as invited by the Presiding Member.
8.

Form 1 – Responsible Authority Reports – DAP Applications
8.1

Property Location:
Development Description:
Applicant:
Owner:
Responsible Authority:
DAP File No:

9.

Lot 182 (No 86) West Street, Busselton
Mixed Use - Market and Tavern
Mr Ross Underwood, Planning Solutions
Realview Holdings Pty Ltd and
West Street Nominees Pty Ltd
City of Busselton
DAP/18/01519

Form 2 – Responsible Authority Reports – Amending or cancelling DAP
development approval
Nil

10.

Appeals to the State Administrative Tribunal
Nil

11.

General Business / Meeting Closure
In accordance with Section 7.3 of the DAP Standing Orders 2017 only the Presiding
Member may publicly comment on the operations or determinations of a DAP and
other DAP members should not be approached to make comment.
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Form 1 – Responsible Authority Report
(Regulation 12)

Property Location:
Development Description:
DAP Name:
Applicant:
Owner:
Value of Development:
LG Reference:
Responsible Authority:
Authorising Officer:
DAP File No:
Report Due Date:
Application Received Date:
Application Process Days:
Attachment(s):
1.
2.
3.
4.
5.
6.

Lot 182 (No 86) West Street, Busselton
Mixed Use - Market and Tavern
Southern JDAP
Mr Ross Underwood, Planning Solutions
Realview Holdings Pty Ltd and
West Street Nominees Pty Ltd
$5 million
DA18/0736
City of Busselton
Paul Needham, Director Planning and
Development Services
DAP/18/01519
17 January 2019
16 October 2018
90 Days
1. Location Plan
2. Development Plans and Elevations
3. Bushfire Management Plan
4. Retail Sustainability Assessment
5. Retail Sustainability Assessment Peer Review
6. Land Use Concept Plan
7. Busselton City Centre Conceptual Plan
8. Copies of responses received from statutory or
public authorities

Officer Recommendation:
That the Southern JDAP resolves to:
1.

Refuse DAP Application reference DAP/18/01519 and accompanying plans
(Attachment 2) in accordance with Clause 68 of the Planning and Development
(Local Planning Schemes) Regulations 2015 and the provisions of the Clauses
3.2.3, 4.8, 4.10, 4.21, 4.22, 4.23, 5.3 and Schedule 3 of the City of Busselton
Local Planning Scheme No. 21, for the following reasons:
1.
2.
3.
4.

It will significantly detract from the commercial primacy of the Busselton
City Centre;
It will have a detrimental impact on surrounding commercial centres;
It would allow for the creation of an ad hoc, unplanned activity centre; and
It creates significant risks of unacceptable impacts on the amenity of
nearby and adjacent residential development.

Details: outline of development application
Insert Zoning
Insert Use Class:
Insert Strategy Policy:

MRS:
TPS:

N/A
Restricted Business
Mixed Use - Market and Tavern
Busselton Local Commercial Planning Strategy 2010
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Insert Development Scheme:
Insert Lot Size:
Insert Existing Land Use:

Local Planning Scheme No.21
3.5387 Ha
Vacant

The application proposes the development of a single-level pavilion style building to
host a series of market stalls and adjacent dining and licensed areas providing for the
preparation, sale and consumption of food and alcohol on and off the premises. The
application material indicates the provision of up to 27 stall holder tenancies for fresh
food and produce, art & crafts and prepared foods as well as associated storage and
cool room facilities. The adjacent dining and licensed areas incorporate a significant
open floor area intended to cater for additional stalls and displays, which may include
local alcoholic products, dining and food trucks (within the building), as well as back
of house facilities such as a kitchen, servery, cool room etc.
The application was submitted as a single land use ‘Market’. The applicant has
described the business as operating similar to the Fremantle Market, however limited
detail has been provided on the particulars, notably for the licenced area where the
sale and consumption of alcohol is proposed. The plans submitted delineate
approximately a third of the building to be used as a ‘licenced area’. In light of the
scale of this area and the incorporation of a large kitchen, servery/bar area and cool
room, the licensed area is not considered to be incidental to the ‘Market’ use, rather it
is of a scale that it could be considered a separate and distinct land use, particularly
given the ability to close off this part of the building with the proposed bi-fold doors.
The applicant has noted in their covering letter that “if the decision-maker does not
agree and considers the licensed area constitutes its own land use, similar activities
would fall under use class definitions (for example, restaurant/café) for which there is
discretion to approve under LPS21” however the application has been assessed by
the City as Mixed Use - Market and Tavern. Tavern is a more appropriate land use
definition than ‘Restaurant/Café’ given the sheer scale and flexible nature of the
proposed licensed area floor plan.
‘Market’ is defined in the Scheme text as; “premises used for the display and sale of
goods from stalls by independent vendors” and ‘Tavern’ is defined as “premises the
subject of a tavern licence granted under the Liquor Control Act 1988”. In the
Restricted Business Zone, Market is a ‘D’ or discretionary use and Tavern is an
‘A’ or advertising required use. Both use class permissibilities allow consideration
and potential approval subject to an exercise of discretion by the responsible
authority.
A “Tavern licence” granted under the Liquor Control Act 1988 authorises:



The sale and supply of liquor for consumption on the premises;
The dale and supply of packed liquor to patrons for consumption off the licences
premises.

Permitted trading hours for a tavern licence are:
Monday to Saturday 6.00am – Midnight
Sunday
10.00am – Midnight
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Other licence classifications such as ‘small bar’ and ‘restaurant’ are not likely to be
applicable to this proposal. For example, a small bar licence includes a maximum
capacity of 120 patrons at any one time (which, given the size of the licenced area,
could be easily exceeded) and a restaurant licence includes a number of conditions
which do not fit the use as described, such as tables being required to be set up at all
times, liquor only being able to be consumed by patrons seated as a table, the venue
not being able to be advertised as anything other than a restaurant etc. Another
licence classification that has been suggested by the applicant is a ‘Special Facility’,
of which there are 14 sub-types, the only one of which that might conceivably apply
to this application is ‘Foodhall’, but ordinarily that only allows consumption of alcohol
seated at a table and ancillary to a meal. A further classification suggested the
applicant is ‘Producer’, but the plans do not show any production equipment or area
to accommodate such equipment.
Specifically, the proposal comprises the following:





A single-level building with:
- Gross floor area of 3,170m²;
- Maximum height of 14.2m;
- Verandah (outdoor dining) with bi-fold doors along the northern elevation;
- Painted concrete walls;
- Bifurcated metal roof with highlight windows;
- Gable-end to the western side of the roof with circular feature window;
- Gable-end extensions to the northern side of the roof with flagpoles;
- Roller shutter door at the western end of the northern frontage;
- Four roller shutter doors along the southern frontage.
Removal of five existing car parking bays;
Construction of access points to roller doors/storage areas.

The space inside the building is proposed to be used as follows:





Market floor with individual stall holder tenancies, the layout and configuration of
which can be adjusted to suit stallholder requirements, plus storage and cool
room areas with a lettable floor area of approximately 1200m²;
Indoor dining area of approximately 660m2, includes food stalls and dining;
Licensed area with a lettable area of 1,090m², including a servery, kitchen, office,
coolroom, storage, staff toilets, and cleaners room. The licensed area can be
closed off from the rest of the market building;
Stage, playground, bin stores, toilets and ancillary facilities.

Background:
The land the subject of the application is a portion of Lot 182 West Street (Land)
which is located on the western side of West Street and also benefits from frontage
onto Bussell Highway. The Land is located approximately 750m walking distance
from the walkable portions of the Busselton City Centre. Lot 182 (formerly Lot 17)
was originally 8.1794 ha in area and zoned ‘Restricted Business’ with an Additional
Use for a Discount Department Store. A location plan identifying the Land is at
Attachment 1.
The Land was part of a larger parcel of land that had been zoned ‘Residential’ on
Gazettal of the City’s previous planning scheme (Shire of Busselton District Town
Planning Scheme No. 20 – ‘Scheme 20’). Amendment 72 to Scheme 20, Gazetted
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22 June 2007, made changes to the zoning of the land that closely reflect the current
zoning and other land use controls applying to the land. Specifically, the bulk of the
larger parcel, including the Land, was rezoned to ‘Restricted Business’, with a portion
of the larger parcel, including portion of the Land, also being made subject of
Additional Use 64 (‘A64’). A64 provided that, notwithstanding that a discount
department store (‘DDS’) ordinarily fell within the ‘Shop’ land use classification, which
was and is normally a prohibited land use in the Restricted Business zone, that a
single DDS of 5,000-8,000m2 could be approved. That DDS now exists, in the form
of a K-Mart store adjoining the area affected by the subject application. Whilst the
rationale for Amendment 72 is somewhat contested, the City understands that the
planning rationale was essentially twofold. Firstly, at the time, it was considered that
the supply of land for bulky goods and similar kinds of retailing was inadequate, and
that the rezoning of the larger parcel to Restricted Business would address that
concern. Secondly, it was considered that it would be difficult to assemble a site to
accommodate a DDS in the City Centre, and A64 would provide for that to occur on
part of the larger parcel.
In September 2011, Scheme Amendment 181 was submitted to rezone the Land
from ‘Restricted Business’ to ‘Business’ (Scheme Amendment). The Scheme
Amendment was primarily intended to facilitate a commercial development consisting
of a supermarket, a single discount department store and associated smaller shops,
showrooms and offices. The area proposed to be rezoned from ‘Restricted
Business’ to ‘Business’ was approximately 12 hectares and would potentially
allow for around 35,000m2 of commercial floor space.
The Minister for Planning and Infrastructure refused the Scheme Amendment on 26
June 2013 for the following reasons:
(a) The proposal will detract from the primacy of the Busselton CBD, by creating
a separate competing retail node, and fails to capitalise on the significant
State and Local Government investment in the CBD and surrounds.
(b) The proposal is likely to encourage retailers to relocate to the subject
location, thus diminishing the sustainability and vibrancy of the existing
Busselton CBD.
(c) The proposal is likely to result in planned retail centres at Vasse and
Provence being delayed, which will have a negative impact upon those
communities' access to local retail facilities in a timely manner.
(d) The proposal would reduce the amount of land available for 'Restricted
Business' purposes which are otherwise not sufficiently catered for.
(e) The proposal does not accord with the City of Busselton Local Commercial
Planning Strategy, which reflects the WAPC's position in respect to a retail
hierarchy for the City of Busselton.
(f) The Western Australian Planning Commission (WAPC) is of the view that
the existing retail offer (both in terms of brand choice and available floor
space) together with redevelopment opportunities and new planned centres
as detailed in the Local Commercial Planning Strategy, are sufficient to meet
the needs of the Busselton community.
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On 24 June 2015, the City adopted a Land Use Concept Plan (LUCP) for the Land;
the special provisions of the site provide that development should proceed in
accordance with a LUCP. The purpose of the LUCP is to provide the spatial layout
for future subdivision and development of the land, including indicative building
envelopes, road layouts, easements, foreshore and drainage reserve, the required
number of car parking for the showroom and discount department store uses and a
number of planning policy statements (Attachment 6). The built form proposed is
consistent with the LUCP, but the land uses proposed are not consistent with a
concept plan submitted in parallel with the LUCP, which identifies the land uses will
be ‘Showroom’ (Attachment 6). Following the approval of the LUCP, a subdivision
application consistent with it was approved by the Western Australian Planning
Commission on 11 December 2015, the subdivision approval created reciprocal
rights of access and parking for all the lots within the development.
A development application was subsequently approved for ‘site works’, this included
installing services, drainage, filling of the Land, internal roads and car parking
including installation of a roundabout and individual building sites consistent with the
LUCP. A transport analysis was undertaken at this stage which included a
consideration of the required number of car parking spaces, noting that it was
anticipated that the subject site would be developed with a showroom/s.
In October 2015, development approval was granted for a discount department store
and showroom. The discount department store comprises of 6,133m2 Net Lettable
Area (NLA), the showroom tenancy would be 333m2. A development application for
showrooms and a supermarket (now trading as Aldi) was also approved, the
supermarket as a ‘Use Not Listed’ (note that an amendment to the scheme,
Amendment 21, has been advanced to WAPC consideration with the aim of
preventing future consideration of a supermarket as a use-not-listed), resulting from a
s31 reconsideration arising from State Administrative Tribunal proceedings. The
showrooms and supermarket have a total floor area or approximately 3,000m2 of
which 1,606m2 forms the Supermarket NLA. Since the development of the discount
department store and supermarket a number of subsequent development
applications have been approved in the LUCP area including Childcare Centre,
Showrooms, Restaurant, Medical Centre (originally approved as showrooms and a
portion of which is now a pharmacy, which was itself approved following State
Administrative Tribunal proceedings, including a final hearing in that case) and a
Small Bar.
Legislation and Policy:
Legislation
Planning and Development Act 2005
Planning and Development (Local Planning Schemes) Regulations 2015
City of Busselton Local Planning Scheme No. 21
3.2.3 Objectives of the Restricted Business Zone
4.8 Height of Buildings
4.10 Provision of Services
4.21 Service Access in the Business and Restricted Business Zones
4.22 Service Courts in the Business and Restricted Business Zones
4.23 Parking in the Business and Restricted Business Zone
5.3 Special Provision Area
Schedule 3 Special Provision Areas
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State Government Policies
State Planning Policy 3.7 Planning in Bushfire Prone Areas
Local Policies
Local Planning Policy 2 Traffic and Transport Policy: 2B Traffic Assessment
Local Planning Policy 6 Development Contribution Policy
Local Planning Policy 8 General Development and Process Standard Policy: 8A Car
Parking Provisions; 8C Stormwater Management
Consultation:
Public Consultation
The application was referred by letter to 23 adjoining landowners that surround the
application site. No submissions have been received by the City.
Consultation with other Agencies or Consultants
The application was referred to the Department of Fire and Emergency Services
(DFES).
Initial concerns were raised by DFES in relation to the Bushfire
Management Plan (BMP). These concerns were relayed to the applicant and the
BMP was revised. The revised BMP was not required to be referred back to DFES.
Planning Assessment:
Local Planning Scheme
Item
Clause
3.2.3:
Objectives
of
the
Restricted
Business
Zone

Requirement
To make adequate provision
for other commercial needs
and opportunities not ideally
located in the town centres
of
Busselton
and
Dunsborough whilst having
regard to the strategic
importance and need to
maintain the commercial
primacy of the town centres.
Clause
(a)
To
provide
for
3.2.3:
development
having
Policies of relatively
low
trafficthe
generating characteristics,
Restricted but not high turnover shops
Business
and offices that might more
Zone
properly be located in the
Business zone.
(b) To provide for relatively
low intensity commercial and
retail uses with extensive
floor space requirements

Proposal
See Officer
below

Compliance
comments NonCompliant

See Officer
below

comments NonCompliant

See Officer
below

comments NonCompliant
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Item

Clause
4.8:
Height of
Buildings

Requirement
which, by the nature of the
activity conducted, require
relatively direct and easy
access to motor vehicle
parking areas for loading
purposes.
(c)
To
provide
for
development which will not
result in a detrimental impact
on surrounding commercial
centres
or
an
overall
adverse
impact
on
commercial centres.
(d) To restrict development
which is likely to contribute
to ribbon development, the
spread of town centres, or
otherwise
detrimentally
impact the efficiency of main
or arterial roads.

4.8.1: A person must not
erect any building that (b) contains more than three
storeys or exceeds a height
of 12 meters where land is
more than 150 meters from
the mean high water mark,
except where otherwise
provided for in the Scheme.
4.8.2: Notwithstanding cl.
4.8.1, the local government
may grant approval for the
development of a building
containing more than two or
three storeys, as the case
may be, provided that the
additional storeys are of the
nature of a basement or
similar structure and that
they do not protrude more
than 1 meter above finished
ground level at the perimeter
of the building.
4.8.3: In respect to cl. 4.8.1
and 4.8.2 above, the local
government, upon receipt of
an
application
for
development approval, may

Proposal

See Officer
below

Compliance

comments NonCompliant

A transport analysis was
considered as part of the
development application
for site works. The
recommendations of the
analysis
have
been
implemented.
See
Officers comments with
respect to spread of town
centres.
Height of market building
(to gable end of pitched
roof - single storey
building) is 14.2m above
NGL

The building
storey.

NonCompliant

NonCompliant

is single Compliant

Height of market building Compliant
exceeds the specified
height limitations.
Refer
to
further
To be assessed against discussion
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Item

Requirement
approve building heights
which
exceed
those
maximum height limitations
as specified, subject to the
local
government
being
satisfied that the building
height is consistent with the
relevant assessment criteria
specified under cl. 67 of the
Deemed Provisions and the
performance
criteria
specified under 5.1.6 (P6)
and 6.1.2 (P2) of the RCodes.
Clause
The local government shall
4.10:
not
grant
development
Provision
approval for development on
of
any land unless –
Services
(a) a water supply and
facilities for the removal or
disposal of sewerage and
drainage are available to
that land, as deemed
necessary by the local
government;
Clause
Provision shall be made for
4.21
service access to the rear of
Service
a
shop,
showroom,
Access in restaurant/café or other
the
commercial use for the
Business
purpose of loading and
and
unloading of goods. Where
Restricted alternative
access
is
Business
provided and such access is
Zones
considered acceptable by
the local government, the
local government may waive
the requirements of this
clause.
Service access shall be
provided in accordance with
the following:
(a) The access way shall be
so constructed that vehicles
using it may return to a
street in forward gear.
(b) Where a right-of-way
exists at the rear of the lot,
an area shall be sealed or
paved on the lot so that
vehicles, when loading or
unloading, shall not remain

Proposal
cl. 67 of the Deemed
Provisions and 6.1.2 (P2)
of the R-Codes.

Compliance
under
‘Officer
Comments’

Reticulated
water
is Compliant
available to the subject
lot.
Reticulated sewerage is
available to the subject
area.
Drainage to be consistent
with the urban water
management plan.
Loading is proposed to Compliant
the rear of the building,
utilising
the
existing
service access road.

Loading is proposed to Compliant
the rear of the building
utilising
the
existing
service access road. The
service access road is
designed so that all
vehicles can return to the
street in a forward gear.
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Item

Requirement
in the right-of-way. The area
shall be of such a size that,
if no alternative route exists,
vehicles may turn so as to
return to a street in forward
gear.
(c) Insofar as is practical, the
access
way
shall
be
designed so as to segregate
service
vehicles,
both
moving and stationary, from
parking areas and access
ways provided for customer
parking.
Clause
One
or
more
service
4.22
court(s), as determined by
Service
the local government, shall
Access in be
provided
in
any
the
commercial development for
Business
the
storage
and
and
concealment
of
refuse
Restricted disposal bins, crates and
Business
other materials of trade. A
Zones
service court shall be (a)
accessible from the
rear access provided under
clause 4.21;
(b)
of an area and
dimensions
to
the
satisfaction of the local
government but, in any
case, shall be not less than
10m² in area with a
minimum internal dimension
of 3.5 metres; and
(c)
screened
to
the
satisfaction of the local
government.
Clause
Provision shall be made for
4.23
the off-street parking of
Parking in motor
vehicles
without
the
charge to the general public
Business
in all development in the
and
Business zone or Restricted
Restricted Business zone. Parking
Business
areas shall be
Zone
paved, drained and marked
to the satisfaction of the
local
government
and
maintained thereafter, and
shall be designed so as to
enable all vehicles to return

Proposal

Compliance

A
service
court
is Compliant
proposed to the rear of
the building, the service
court will be utilised for
loading and access to the
enclosed bin storage
areas

The
development Compliant
application referred to
above
for site works,
included the road layout
and car parking, a total of
700 spaces was required
and 815 spaces has been
provided. Easements are
in place to ensure
reciprocal parking for all
the units within the site.
It should be noted that
the traffic assessment
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Item

Requirement
to the street in forward gear.

Proposal
Compliance
was
based
on
showrooms uses, see
further
comment
in
reference
to
Local
Planning Policy No. 2.
Clause 5.3 Notwithstanding any other An assessment against Compliant
Special
provisions of the Scheme, each
provision
is
Provision
use and development of provided below.
Area
land identified on the
Scheme map within a
Special Provision area and
specified in Schedule 3,
shall be subject to those
provisions
listed
within
Schedule 3 specific to the
land in addition to any
provisions
which
are
generally more applicable to
such
land
under
the
Scheme.
Schedule
Development shall be in Refer to discussion below Compliant
3 Special accordance with a Land Use for consideration against
Provision
Concept Plan adopted by the approved LUCP.
Area 26
the local government.
Development of the land Not relevant to this Compliant
shall make provision for publ proposal but has already
ic access and dual use path been provided.
connections between Prince
Regent Drive and Bussell
Hwy and West Street in the
first stage of development,
at the full cost of the
developer
and to
the
satisfaction of the local
government.
Development shall make Not relevant to this Compliant
provision for a foreshore and proposal but has already
drainage
reserve been provided.
incorporating
appropriate
wetland
buffers
and
providing for long term
public access on site in the
first stage of development,
to the satisfaction of the
City. The reserve is to be
surrendered to the Crown
free of cost for vesting in the
local government.
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Item

Requirement
A Stormwater and Drainage
Management Plan shall be
prepared by the developer
prior to any subdivision or
development
that
addresses, inter alia, the
management of stormwater
on site, the provision of
nutrient
and
pollution
stripping mechanisms, and
avoids adverse impacts on
the
adjacent
wetlands,
including
during
construction,
to
the
satisfaction
of
the
Department of Parks and
Wildlife and the local
government.
Development shall address
the interface with adjacent
Residential zoned land to
ensure an appropriate level
of amenity and privacy by
achieving
low
impact
development
outcomes
adjacent to the Residential
zoned
land
to
the
satisfaction of the local
government.
Dust
and
Noise
Management Plans are to
be
prepared
and
implemented
to
the
satisfaction of the City in
order to maintain the
amenity
of
adjoining
residential areas.

Proposal
Compliance
A
local
Water Compliant
Management
Strategy
was
approved
and
implemented as part of
the
overall
development/subdivision
approval

The
proposed Nondevelopment is adjacent Compliant
to the residential area to
the west and the Tavern
component
could
potentially
have
significant impacts – see
Officer comments below.

As above

NonCompliant

Amendment 29
In addition, JDAP members should be aware of Amendment 29 to Local Planning
Scheme 21. Amendment 29 is considered to be ‘seriously entertained’ and should be
considered in determining this application. The Amendment has been sent to the
Western Australian Planning Commission and is expected to be listed for Statutory
Planning Committee consideration in February 2019.
Amendment 29 was initiated to strengthen the policies of the Restricted Business
zone, in part because previous decisions that have resulted in the weakening of the
City Centre and enabling out of centre development. Once the amendment has been
gazetted, the City envisages initiating a further amendment to amend land use
controls in the future service commercial zone.
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The changes to the Scheme contemplated by Amendment 29, as well as an
assessment of the application against the new Scheme provisions envisaged by
Amendment 29, are described below.
1.

Alignment of Zones

1.1

Amending the Scheme by retitling the zone names as follows and, unless
specifically mentioned within this resolution, subsequent references
throughout the Scheme:
(b)

The “Restricted Business” zone to “Service Commercial” zone;

Item
2.1 Amending
Clause
4.2
(Objectives
and Policies
of the Zones)

Requirement
a. To accommodate
commercial
activities
which, because of the
nature of the business,
require good vehicular
access and/or large
sites.
b.
To provide for a
range of wholesale
sales,
showrooms,
trade
and
services
which, by reason of
their scale, character,
operational
or
land
requirements, are not
generally appropriate in,
or cannot conveniently
or
economically be
accommodated in the
Centre zones.
c.
To provide for
development which will
not
result
in
a
detrimental impact on
surrounding commercial
centres and has regard
to
the
strategic
importance and need to
maintain
the
commercial primacy of
the City/Town Centre
zone.
d.
To
restrict
development which is
likely to contribute to
ribbon development, the
spread of centres, or
otherwise detrimentally
impact the efficiency of
main or arterial roads.

Proposal
Compliance
See Officer comments Non-Compliant
below

See Officer comments Non-Compliant
below

See Officer comments Non-Compliant
below

A transport analysis Non-Compliant
was considered as part
of the development
application for site
works.
The
recommendations
of
the analysis have been
implemented.
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Local Planning Strategies
Draft Local Planning Strategy Report 2016
The Draft Local Planning Strategy, which is awaiting final WAPC consideration (and
has been since 2016 – understood to have been deferred in substantial part because
of the WAPC decision to develop the ‘Leeuwin-Naturaliste Sub-Regional Planning
Strategy, which has now been endorsed by the WAPC, and is in the pre-publication
phase), sets out a series of objectives and strategies relating to ‘Activity centres and
economy’. Relevant parts of the Draft Local Planning Strategy are set out below.
Item
7.1
(d)
Theme 2
Objective:
Activity
Centres
and
economy
7.1
(e)
Theme 2
Objective:
Activity
Centres
and
economy

Requirement
The continued growth of the
Busselton City Centre and
Dunsborough Town Centre as the
main centres of the economic,
social and cultural life of the
District.

Proposal
Compliance
The
proposal Nonwould undermine Compliant
the role of the
Busselton
City
Centre

Development of new activity
centres in urban growth areas
and limited expansion of existing
smaller centres to ensure access
to services at a local level and
build neighbourhood identity.

The
proposal
would
reduce
likelihood/defer
development of
new
activity
centres
developing
to
serve local needs
of urban growth
areas
The proposal is
inconsistent with
the activity centre
framework, as it
represents
ad
hoc development
of
an activity
centre
not
identified in the
framework
The
proposal
does not involve
development
along ‘main street
‘ lines

7.2
(b) Establish an activity centre
Theme 2 framework as illustrated on the
Strategy:
map and in Table 3.
Activity
Centres
and
economy

7.2
(c)
Theme 2
Strategy:
Activity
Centres
and
economy

Support and pro-actively plan for
activity centre development as
set out in the established activity
centre framework, with activity
centres, including new activity
centres
and
significant
expansions of existing activity
centres, to be developed as
centres of the social and cultural
life of their communities and not
just as shopping centres. All new
activity centres and significant
expansions of existing activity

NonCompliant

NonCompliant

NonCompliant
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Item

Requirement
centres shall be accompanied by
an 'Activity Centre Plan' and
'Retail Sustainability Assessment'
and
be
developed
along
predominantly ‘main-street’ lines,
with activated public streets and
high levels of pedestrian amenity,
and with a mix of public spaces
(parks and piazzas), shop, office,
café/restaurant/bar/entertainment,
tourism and community uses.
Opportunities for delivery of
medium or high density housing
and tourist accommodation within
and around all activity centres
shall be pro-actively planned for.
7.2
(h) Establish an industrial/service
Theme 2 commercial area framework as
Strategy:
illustrated on the map and in
Activity
Table 4.
Centres
and
economy
7.2
(n) The boundaries of activity
Theme 2 centres and industrial/service
Strategy:
commercial areas are subject to
Activity
further detailed planning but are
Centres
indicative of expected outcomes.
and
economy
7.2
(o) Do not support i) unplanned new
Theme 2 or expansion of existing activity
Strategy:
centres not identified in the
Activity
established
activity
centre
Centres
framework, ii) industrial/service
and
commercial areas not identified in
economy
the established activity centre and
industrial/service
commercial
frameworks, iii) allow significant
shop retail or office uses to locate
outside activity centres, or iv)
planning proposals that would
significantly
compromise
the
capacity of land to accommodate
growth as set out in this strategy.

Proposal

Compliance

The proposal is
on land identified
for
industrial/service
commercial
development in
the framework
The proposal is
not within an
activity
centre,
but is within an
identified
industrial/service
commercial area
The proposal is
considered to be
part
of
an
unplanned
activity centre

NonCompliant

NonCompliant

NonCompliant

Local Commercial Planning Strategy
Item
Requirement
Proposal
Compliance
6.2
(1) Council should adopt the Land
is
not Non
Recommendations proposed
Commercial identified as part Compliant
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Item

Requirement
Hierarchy. Broadly this
includes:
 Town Centre –
Busselton
 District Centre –
Dunsborough and
Ambergate (over
longer term)
 Neighbourhood
Centres
–
Ambergate, Vasse
and Airport North
(up to 4,500m2
GLA)
 Local Centres

Proposal
of
commercial
hierarchy

Compliance
the

State Planning Policies
State Planning Policy 3.7 Planning in Bushfire Prone Areas
Item
Requirement
Proposal
Compliance
5
Policy 5.1. Avoid any increase Risk
has
been Compliant
Objectives
in the threat of bushfire addressed through a
to people, property and Bushfire Attack Level
infrastructure.
The (BAL) Assessment and
preservation of life and Bushfire Management
the management of Plan (BMP)
bushfire impact are
paramount.
6.2 Strategic a) Strategic planning Site identified as BAL- Compliant.
planning
proposals, subdivision 12.5.
proposals,
and
subdivision
development
BMP
has
been
and
applications
within endorsed by the City of
development designated
bushfire Busselton
in
applications
prone areas relating to consultation with the
land that has or will Department of Fire and
have a Bushfire Hazard Emergency
Services
Level (BHL) above low (DFES).
and/or where a Bushfire
Attack
Level
(BAL)
rating above BAL-LOW
apply, are to comply
with
these
policy
measures.
b)
Any
strategic
planning
proposal,
subdivision or
development application
in an area to which
policy measure 6.2 a)
applies, that has or will,
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Item

Requirement
Proposal
on completion, have a
moderate BHL and/or
where BAL-12.5 to BAL29 applies, may be
considered for approval
where
it
can
be
undertaken
in
accordance with policy
measures 6.3, 6.4 or
6.5.
c) This policy also
applies where an area
is not yet designated as
a bushfire prone area
but is proposed to be
developed in a way that
introduces a bushfire
hazard, as outlined in
the Guidelines.

Compliance

Local Planning Policies
Local Planning Policy 2 Traffic and Transport Policy
Item
Requirement
2C
Traffic A Traffic Statement is
Assessments required to accompany
all new planning and
subdivision applications
which trigger any of the
trip
or
land
use
thresholds outlined in
Table
1
and
be
generally in accordance
with and cover the
matters outlined in the
WAPC
Transport
Assessment Guidelines.

Proposal
Compliance
A transport analysis Compliant.
was undertaken during
the consideration of the
LUCP.
The
proposed
development is not
consistent with the
‘Showroom’ type land
uses anticipated by the
LUCP.
It is acknowledged
however
that
the
constructed parking for
the
Power
Centre
includes approximately
100 car parking spaces
over and above what
was originally required.
While it is noted that
this proposal would
generate extra car
parking demand, over
and above what a
showroom would be
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Item

Requirement

Proposal
Compliance
expected to generate,
there is considered to
be sufficient parking for
the proposed use.

Local Planning Policy 6 Development Contribution Policy
Item
Requirement
6B
Percent 3.2 Proposals eligible
for Art
for
public
art
contributions:
3.2.1 Proposals Eligible:
All
development
proposals with a value
greater than $1,000,000
excluding:
 Permanently
occupied
(i.e.
lawfully able to be
permanently
occupied)
residential
development,
including
single
houses,
grouped
dwellings,
aged
persons dwellings
and
multiple
dwellings.
 Extractive Industry;
and
 Agricultural
development,
excluding wineries,
cellar
doors,
restaurants
or
similar development
on rural land that is
not
directly
associated
with
agricultural pursuits
(i.e.
the
actual
growing of crops or
rearing of livestock).

Proposal
Therefore, the percent
for art contribution is to
be applied to the
development.

Compliance
Contributions
are
payable
prior
to
commencement
of building or inkind works.

Local Planning Policy 8 General Development and Process Standard Policy
Item
8A
Car
Parking
Provisions

Requirement
2.4
Generally,
an
applicant shall have
regard for the provision

Proposal
Compliance
A transport Analysis Compliant.
was undertaken during
the consideration of the
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Item

Requirement
on-site
of
disabled
parking, staff parking
and loading bays.
6.1 The number of onsite car parking spaces
required to be provided
outside the Busselton/
Dunsborough CBD, for
a particular land use are
set out in the following
table. This table defines
parking standards for a
range of land uses
which
are
most
commonly encountered.
The City reserves the
right
to
define
a
requirement for uses
not detailed according
to the merits of the
particular development
proposed.

8C
Stormwater
Management
5.2

Proposal
Compliance
LUCP.
Two
disabled
car
parking
bays
are
located at the front of
the building.
When
planning Compliant
approval was issued
for site works and car
parking a total of 700
spaces was required
and 815 spaces has
been
provided.
Easements
are
in
place
to
ensure
reciprocal parking for
all the units within the
site.
Total
required
parking bays = 67

car

Proposed:
Standard bays = 67
Disabled bays = 2
Loading bay = 2
Shop – 1 space per Loss of existing bays =
30m2 of net lettable 5
area plus 1 loading bay
per development.
It is considered that the
5 bays that will be
removed
can
be
absorbed through the
115
bay
parking
surplus.
7.1 Bicycle parking Total
bicycle
bays
facilities are provided on required Employees =
a commercial or mixed- 22 bays
use
development
suitable for the needs of Bicycle bays required
workers and visitors to Visitors = 12 bays
that premises.
It is considered that the
Shop / General retail bicycle
bays
for
Employee = 2 per employees
are
300m2
excessive in light of the
nature of the use being
Shop / General retail stallholders.
Visitor = 2 per 500m2
C1 Lots with no throttled An
urban
water
lot connection available management plan was
approved
and
Implementation of an implemented as part of

Details
of
bicycle parking
bays
would
need to be
conditioned if
an
approval
issued.

Compliant.
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Item
Commercial,
Industrial,
Mixed
Use,
Group
and
Multiple
Residential,
and
other
Residential
Development
in
Urban
Zones

Requirement
approved
stormwater
management
plan,
(submitted
with
an
assessed as part of a
planning
application)
endorsed
by
the
Engineering
section
which sets out the
following
minimum
standards
and
requirements:

Proposal
Compliance
the
overall
development approval.
No further details are
required.

i) Site Classification,
soil
types,
and
groundwater levels
(including seasonal
groundwater
level
variation if sub-soil
drainage
is
proposed);
Stormwater is retained
for use and/or infiltration
within the lot at a rate of
1m³
per
40m²
of
impervious area.
Land Use Concept Plan (LUCP)
A LUCP was adopted by resolution of Council pursuant to the provisions of SP26 of
the LPS21 on 24 June 2015.
Item
LUCP
Provisions

Requirement
1. At least 50% of the
DDS building footprint
shall be within the A64
area.
A dual use path is to be
fully constructed to link
Prince Regent Drive
with West Street in the
first
stage of
the
subdivision, generally in
the location as shown
on the LUCP.
Public access, in the
form of a public access
easement
(or
equivalent) for vehicles
and pedestrians, shall
be provided:
• linking West Street,

Proposal
Compliance
Not applicable to this Compliant.
development.
This has already been Compliant
provided at subdivision
stage.

This has already been Compliant
provided at subdivision
stage.
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Item

Requirement
Bussell Highway and
Prince Regent Drive, via
adjoining Lots 3 and 11,
and
• along the southern
boundary of Lots 4, 401,
300, 143, 144, 100 and
22 (but not connecting
directly to West Street)
in
the
locations
generally shown on this
LUCP.
The
public
access
easement
(including intersections
with West Street and
Bussell Highway) shall
be constructed as part
of the first stage of the
development.
A gate shall be erected
between the southern
boundary of Lot 22 and
the northern boundary
of Lot 500, restricting
access between Lot 17
and West Street by all
persons with
the exception of the
registered proprietor of
Lot 143 on Deposited
Plan 27202.
An
urban
water
management plan for
the whole of the site to
be
submitted
and
approved prior to the
first stage of
Subdivision
or
development, whichever
occurs first.
Land
reserved
for
Recreation
purposes
under LPS21 is to be
ceded to the Crown as
a
condition
of
subdivision
for
foreshore and drainage
purposes. The reserve
will serve a number of
functions,
including
incorporation
of
an
appropriate buffer to the

Proposal

Compliance

Not relevant to this Compliant
application.

An
urban
water Compliant
management plan was
approved
and
implemented as part of
the
site
works
development approval.

Not relevant to this Compliant
application.
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Item

Requirement
adjacent
CCW,
provision of drainage
swales,
landscaping
and vegetation and
public access.
Development adjacent
to
Residential-zoned
land shall be:
• restricted to a singlestorey,
• incorporate measures
to avoid light spill into
the
adjacent
residential
area, and
• provide service areas
that are enclosed and
located to minimise
noise and disturbance
to
the
adjacent
residential area
to
ensure
an
appropriate level of
amenity and privacy to
residential properties.
Building envelopes and
car parks shall be
constructed
in
the
location as generally
shown on this LUCP to
maintain sightlines to
buildings.
Public
Access
Easements and Car
Parking:
a. All public access
easements and the car
park area south of the
15.7m
wide
public
access easement to be
constructed in full as
part of the first stage of
subdivision
or
development, whichever
occurs first
b. Car parking shall be
provided
by
the
developers of each site
as generally shown on
the LUCP and subject
to a public access
easement
(or

Proposal

Compliance

The
proposed Compliant
development is not
adjacent
to
the
residential area.

Not relevant to this Compliant
application, car parking
has
already
been
provided.

This has already been Compliant
provided at subdivision
stage.
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Item

Requirement
equivalent).
Road widening of West
Street shown on the
LUCP shall be ceded at
the first
stage of
development.
Design Guidelines:
a. for the built form and
provision of landscaping
being provided on the
LUCP that promote a
simple
architectural
form, the use of glass at
ground floor level which
faces the carparks,
clear identification of
building
entries,
contiguous
verandahs, enclosure of
storage
areas,
and
the
landscaping
methodology proposed
for car parking and
roadways areas and at
the
landscaping
approach proposed for
interface
to
the
Wetland, and
b. for the built form
being provided on the
LUCP
addressing the southern
face of any building
which
faces
towards
the
Wetlands,
to
incorporate
design
elements that break the
expanse of walls by
bringing forward and
setting back elements
and creating features of
interest though the use
of light and shadow,
colours
and textures.
Prior to the first stage of
development.
Development of Lot 16
shall not occur unless
and until the LUCP has

Proposal

Compliance

This has already been Compliant
provided at subdivision
stage.
The proposed building Compliant
departs from the style
of
the
adjoining
developments
in
particular
with
the
pitched roof however
the proposed design is
acceptable
in
the
context of the area.
The
building
incorporates large bifold glass doors at
ground
floor
level
facing the car park and
a large verandah to
provide shade for the
outdoor dining area.
The rear of the building
is
similar
to
the
adjoining development,
in
that
the
rear
elevation is purely
functional for loading
and servicing. Unlike
the
adjoining
development, there are
windows and due to
the variety of roof
pitches the proposed
design adds some
interest to the rear
elevation.

Not relevant to this Compliant
application.
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Item

Requirement
been
amended
incorporate Lot 16.

Proposal

Compliance

to

Officer Comments
In relation to the proposed land uses, the City has two areas of concern being the
proposed licenced area and the potential impacts on nearby residential properties, as
well as the potential impact on both the Busselton City Centre and other commercial
centres. There is also an area of discretion related to building height, although that is
not seen as being an area of concern. These issues are addressed below.
Licensed Area
There are two main points which require consideration, what the most appropriate
land use classification is and more importantly the potential impacts of this aspect of
the proposed development.
As noted earlier in this report, this aspect of the proposed development seems to fit
most comfortably within the liquor licencing classification of ‘Tavern’ and in fact does
not appear to fit into any other category. It is therefore reasonable to assume, in the
absence of very compelling evidence to the contrary, which has certainly not been
provided, that the most likely form of liquor licence is a ‘’Tavern’. As also noted
earlier, the Scheme definition of ‘Tavern’ is as per the liquor legislation. If this aspect
of the development was the only development being proposed, there seems little
question that it could only be classified as a Tavern. A further line of argument
advanced by the applicants is that this aspect of the proposal is ancillary to the rest,
which it is broadly agreed is best classified as a ‘Market’ (although there may be
some need to consider how and whether it can be clearly differentiated from a shop
or set of shops, in a practical, meaningful and enforceable fashion – see further
below). The applicants have, however, indicated that one aspect of the development
may operate when the other is not operating. Further, the scale of the licenced area
relative to the rest of the development is such that it probably cannot be reasonably
be considered as ancillary.
Turning to the impacts, the site is situated within a large commercial zone that
comprises large format buildings, showrooms and extensive car parking in front of
the buildings. There are residential properties to the west but due to other approved
development, only one dwelling would have a clear view of the proposal, as well as
views from the wetland to the south. There is very limited surveillance of the area
and after Kmart closes at 9pm, there is no other passing traffic and limited
vehicle/pedestrian movements within the site, noting that a Tavern can ordinarily
trade until midnight.
As discussed above, around a third of the building (approx 1000m2) excluding
external dining areas is intended to be licenced. The plans show a large cool room,
kitchen and servery (bar area), this section of the building can be closed off from the
remainder when required or as required by liquor licensing. .
As a result of the of the size of the building, the area being isolated at night with
limited surveillance of the car parks and the proximity to residential properties
without, a Tavern 1000m2 in area would be unacceptable as it has a significant risk of
resulting in anti-social behaviour and an unneighbourly impact on the surrounding
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properties. Certainly, if approval were contemplated, careful consideration would be
required as to what conditions may be applied to manage these potential impacts.
Impact on Busselton City Centre and other centres
The Busselton City Centre currently faces a number of challenges. Those challenges
include the impacts of a broader economic slowdown in parts of the WA economy,
the emergence and expansion of online retail, changes in consumer preferences and
the broader retail environment (what most would consider to be improvements in the
retail offerings in Perth, for instance), the recent development of the long-planned
new centre at Vasse, and public and private investment that has added to the
attractiveness of the Busselton Foreshore, as well as development that has already
occurred on the West Street site, of which the Land is a portion. There has also been
a recent increase in the vacancy rate in the Busselton City Centre, in particular a
vacant building previously used as a supermarket, as well as uncertainty around the
ongoing viability of two other anchor retailers.
The Western Australian planning system has a long history of seeking to regulate the
location of retail floorspace, especially relatively high intensity retail floorspace (i.e.
mostly shops, cafes/restaurants, personal services, which tend to generate more
parking and traffic demand relative to floorspace than showrooms or similar kinds of
development), with a broad aim of preserving and enhancing walkable town centres
and planned new centres. That is reflected in a number of ways in the planning
framework in the City of Busselton – including in the policies and objectives of the
Restricted Business zone, in the adoption by the Council and WAPC of various
planning strategies, and in the proposed objectives of the Service Commercial zone,
through Amendment 29 to the Scheme.
For reasons that have been described earlier in this report, the A64 designation that
applies to part of the Land was explicitly designed to allow a particular kind of high
intensity floorspace to be developed on the Land, i.e. a DDS. Subsequent decisions
have also been made to allow the development of a supermarket and a pharmacy as
an element of a medical centre. The effect of those decisions is that there is an
agglomeration of high intensity floorspace on the Land, with a combined floorspace
of circa 9,000m2 (a portion of which, it is acknowledged, is currently approved a
Showroom floorspace). Approval of this application would expand the scale of that
agglomeration of high intensity to floorspace to circa 12,000m2.
In the retail hierarchy set out in the City’s Local Commercial Planning Strategy that
would constitute a ‘District Centre’, equivalent to the Dunsborough Town Centre
(note that the Strategy identifies one ‘Regional Town Centre’, which is the Busselton
City Centre, which the Land is not part of, one District Centre, Dunsborough, and a
number of, smaller, Neighbourhood and Local Centres, none of which contain the
Land). As such, approval of the proposed development could be seen as
representing the ad hoc development of an additional District Centre. Whilst a retail
sustainability analysis has been provided by the applicants (Attachment 4) and the
City has subsequently obtained a rather inconclusive peer review of that analysis
(Attachment 5), neither appears to recognise that development on the Land may
potentially need to be considered in terms of its impact on the City Centre and other
centres more broadly, rather than simply looking at this application in isolation.
Further, unlike some other otherwise similar centres, the land assembly challenge to
accommodate a development of this kind in the Busselton City Centre is not that
great – see Attachment 7, Busselton City Centre Conceptual Plan, which identifies a
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number of precincts in which ownership is at least substantially consolidated, and
which could accommodate development of this kind. Permitting further higher
intensity floorspace to be developed outside the City Centre and other planned
centres does, however, have potential to reduce the likelihood of such development
occurring, and also undermining the viability of existing floorspace and the integrity of
the centre.
Relating this issue to the Scheme needs to be via clause 67 of the Deemed
Provisions, of which the following are considered particularly relevant –
(a) the aims and provisions of this Scheme…(i.e. the objectives and policies
of the zones, especially the subject zone)
(b) the requirements of orderly and proper planning including…any
amendment…or any other proposed planning instrument that the local
government is seriously considering adopting or approving; (i.e. the relevant
planning strategies and Amendment 29)
(v) the impact of the development on the community as a whole
notwithstanding the impact of the development on particular individuals. (i.e.
the potential impact on the City Centre and other centres)
It is acknowledged that planning arguments of these kinds can be difficult to sustain,
and that there perhaps could be clearer and more direct guidance provided in the
planning framework. The effect of that kind of guidance, however, could also be to
prevent lower intensity forms of market or tavern (or whatever the correct land use
classification of that portion of the development is) from being developed. On
balance, it is considered that the Land is not an appropriate location for the
development of further high intensity floorspace, and that the application should be
refused on that basis, reflected in recommended reasons for refusal as follows –
1.
2.
3.

It will significantly detract from the commercial primacy of the Busselton
City Centre;
It will have a detrimental impact on surrounding commercial centres; and
It would allow for the creation of an ad hoc, unplanned activity centre. .

If approval were contemplated, as noted above, consideration would need to be
given to how the development could be clearly differentiated from a shop or set of
shops, in a practical, meaningful and enforceable fashion. If that is not possible, then
there is considered to be a risk that the development could be indistinguishable in
underlying business terms from a series of shops, or even a single shop. That is, a
building may look on casual inspection to be a ‘market’, consisting of seemingly
independent traders, but that may not necessarily be the case in business terms. It is
not being suggested that is the applicant’s intent, merely that it is a risk that should
be considered, in particular because if the proposed development did not actually
function as a ‘Market’ as per the Scheme, then unless the predominant goods being
sold were of a bulky nature, it would probably be functioning as a ‘Shop’ as per the
Scheme, and would therefore be a prohibited land use.
Height of the Building
The height of the building is assessed against the relevant criteria specified under
clause 67 of the Deemed Provisions below:
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(a)
the aims and provisions of this
Scheme and any other local planning
scheme operating within the Scheme
area;
(b)
the requirements of orderly and
proper planning including any proposed
local planning scheme or amendment to
this Scheme that has been advertised
under the Planning and Development
(Local Planning Schemes) Regulations
2015 or any other proposed planning
instrument that the local government is
seriously
considering
adopting
or
approving;
(c)
any approved State planning
policy;
(d)
any environmental protection
policy approved under the Environmental
Protection Act 1986 section 31(d);
(e)
any policy of the Commission;
(f)
any policy of the State;
(g)
any local planning policy for the
Scheme area;

Cl. 4.8.3 of the Scheme requires that the
additional height be assessed against cl.
67 of the Deemed Provisions and
relevant performance criteria of the RCodes.
The application has been assessed
against the provisions of the Scheme
and local planning policies, and is found
to meet the requirements of orderly and
proper planning with respect to building
height.

Not relevant.
Not relevant.

Not relevant.
Not relevant.
Height of buildings is a provision of the
Scheme; no applicable local planning
policies.
(h)
any structure plan, activity centre Land Use Concept Plan – only reference
plan or local development plan that is to the height of buildings adjacent to
relates to the development;
the residential area.
(i)
any report of the review of the Not relevant.
local planning scheme that has been
published under the Planning and
Development (Local Planning Schemes)
Regulations 2015;
(j)
in the case of land reserved under Not relevant.
this Scheme, the objectives for the
reserve and the additional and permitted
uses identified in this Scheme for the
reserve;
(k)
the built heritage conservation of Not relevant.
any place that is of cultural significance;
(l)
the effect of the proposal on the Not relevant.
cultural heritage significance of the area
in which the development is located;
(m)
the
compatibility
of
the The building would be located adjacent
development with its setting including the to a Discount Department Store (Kmart),
relationship of the development to Kmart has a maximum height of 12.3
development on adjoining land or on metres, with a flat roof, resulting in walls
other land in the locality including, but not 12.3 metres in height, broken up by a
limited to, the likely effect of the height, variety of materials
bulk, scale, orientation and appearance
of the development;
Even though the proposed building is
14.2m, the design is a pavilion-style with
a large pitched roof and a number of
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(n)
the amenity of the locality
including the following —
(i)
environmental impacts of the
development;
(ii)
the character of the locality;
(iii)
social
impacts
of
the
development;

(o)
the
likely
effect
of
the
development on the natural environment
or water resources and any means that
are proposed to protect or to mitigate
impacts on the natural environment or the
water resource;
(p)
whether adequate provision has
been made for the landscaping of the
land to which the application relates and
whether any trees or other vegetation on
the land should be preserved;

(q)
the suitability of the land for the
development taking into account the
possible risk of flooding, tidal inundation,
subsidence, landslip, bush fire, soil
erosion, land degradation or any other
risk;
(r)
the suitability of the land for the
development taking into account the
possible risk to human health or safety;
(s)
the adequacy of —
(i)
the proposed means of access to
and egress from the site; and
(ii)
arrangements for the loading,
unloading, manoeuvring and parking of
vehicles;

features to reduce any perceived impact
of building bulk. The building has a
different form of architecture but would
not be incompatible of its setting.
i) Considered at time of subdivision
and development approval for the
site works and car parking.
ii) The character of the locality will be
maintained as a result of pavilionstyle building. There will only be
limited views of the building, however
when viewed from the street
interface it is consistent with the
adjoining buildings in the locality.
iii) There would be no social impact
from the proposed height of the
building, there is a significant
separation between the building and
residential properties.
The effect of the development on the
natural environment has been assessed
at subdivision and development approval
for site works and car parking.
The perception of the height of the
building will be reduced vis the
decorative features proposed.
A
comprehensive landscaping plan for the
whole
site
was
approved
and
implemented as part of previous
approvals, notwithstanding this, there is
a swale to the rear which requires
landscaping.
Risk factor – bushfire. Bushfire
Management Plan assessed by the
Department of Fire and Emergency
Services.
Single storey building
means of escape.

with multiple

i)

Access and egress to the proposed
building is a number of loading bays
and entrance doors
ii) Car parking is already provided.
Loading is proposed to the rear of
the building, utilising the existing
service access road.
(t)
the amount of traffic likely to be A transport Analysis was undertaken
generated
by
the
development, during the consideration of the Land-use
particularly in relation to the capacity of concept plan.
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the road system in the locality and the
probable effect on traffic flow and safety;
(u)
the availability and adequacy for
the development of the following —
(i)
public transport services;
(ii)
public utility services;
(iii)
storage,
management
and
collection of waste;
(iv)
access for pedestrians and
cyclists (including end of trip storage,
toilet and shower facilities);
(v)
access by older people and
people with disability;
(v)
the potential loss of any
community service or benefit resulting
from the development other than potential
loss that may result from economic
competition between new and existing
businesses;
(w)
the history of the site where the
development is to be located;

(x)
the impact of the development on
the
community
as
a
whole
notwithstanding the impact of the
development on particular individuals;
(y)
any submissions received on the
application;
za)
the comments or submissions
received from any authority consulted
under clause 66;
(zb)
any other planning consideration
the
local
government
considers
appropriate.

Not applicable to building height:

Not relevant.

No over-height building
located on the site.

previously

Overall site history has been considered.
Historically, the site has been identified
for large commercial buildings.
As a result of the orientation, number of
roof pitches, and use of articulations and
different building materials, it is
anticipated that the height of the building
will not impact the community as a
whole.
No objections or submissions received
as a result of advertising the proposal.
No objections received from authorities
consulted.
No
other
considerations.

relevant

planning

City Recommendation:
That the Southern JDAP resolves to:
1. Refuse DAP Application reference DAP/18/01519 and accompanying plans
in accordance with Clause 68 of the Planning and Development (Local
Planning Schemes) Regulations 2015.
Conclusion:
The proposed development would be contrary to Local Planning Scheme No. 21 and
it is therefore recommend that the application be refused.
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Bushfire Management Plan

1. Background Information
This Bushfire Management Plan was prepared to provide guidance for the planning and management of potential
bushfire threat. The standards and recommendations within this plan are based on the performance criteria as
set out in Guidelines for Planning in Bushfire Prone Areas (Version 1.3, Dec-2017).
This Bushfire Management Plan meets the requirements of SPP 3.7 and the Guidelines for Planning in Bushfire
Prone Areas.

James Terenciuk
Level 2 BPAD Practitioner

1.1 Purpose of Plan
The purpose of this Plan is minimise the occurrence and impact of bushfires and their devastating effects to life,
property and the environment, and to document fire prevention requirements at the Site. By providing
acceptable solutions the BAL level can be managed to an acceptable level.

1.2 Objectives
The objectives of this Plan are to:
 Define areas where values are located
 Define and rank hazard areas
 Identify individuals and organizations responsible for fire management and associated works within the
area of the plan
 Develop fire management strategies for all land with regard to life, property and the environment
 Nominate an assessment procedure that evaluates the effectiveness and impact of proposed and existing
fire prevention work and strategies
 Identify performance criteria and acceptable solutions for all fire management works, including
acceptable solutions for fire breaks, low fuel areas and building construction standards.
This Plan will achieve the objectives by:
 Assessing the bushfire attack level
 Determining bushfire management requirements
 Determining ongoing management responsibilities
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1.3 Statement against Other Relevant Documents
This Bushfire Management Plan meets the intent of:
1.
2.
3.
4.
5.

State Planning Policy 3.7,
Guidelines for Planning in Bushfire Prone Areas,
Local planning strategy references to bushfire risk management,
Local planning scheme provisions relating to bushfire risk management,
Applicable structure plans, special control area provisions, previous planning approvals or similar
referencing bushfire risk management applicable to the subject site,
6. Standard fire break orders of the area; and
7. AS3959 Construction of Buildings in Bushfire-Prone Areas.

1.4 Proposal details
The Site is located approximately 223 km South of the Perth CBD. The lot area is about 9648m2. The proposal
seeks approval for a proposed Markets (refer to Figure 1: Site plan).
It has been identified as being located within a bushfire prone area according to the most recent map published
by the Department of Fire and Emergency Services (refer to Figure 2).
There are no known previous bushfire assessments that have been undertaken for the site.
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1.4.1 Figure 1: Site plan
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1.4.2 Figure 2: Map of Bushfire Prone Areas for the subject site
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2. Bushfire assessment Results
2.1 Assessment Inputs
The location and extent of the classifiable vegetation in relation to the proposed developments have been
assessed and recorded in the attached BAL Assessment Report extract. The BAL Assessment Report is produced
based on a methodology 1 assessment, with the vegetation being assessed “as is” in accordance with AS3959.
The initial BAL rating is given in the table below.
Table 2A: Worst case BAL that applies to the site
Plot

Vegetation Classification

Effective Slope

Separation (m)

BAL

1
2
3
4
5

Class G Grassland
Class C Shrubland
Class B Woodland
Class B Woodland
Class C Shrubland
Excludable – Clause 2.2.3.2(e)
Excludable – Clause 2.2.3.2(f)

Flat land
Flat land
Flat land
Flat land
Flat land

32
74.50
83.50
80.40
18

BAL – 12.5
BAL – 12.5
BAL – 12.5
BAL – 12.5
BAL – 19

-

-

BAL – LOW

6

Table 2B: Determined Bushfire Attack Level (BAL)
The Determined Bushfire Attack Level for the proposed development has been determined in accordance with
clause 2.2.6 of AS 3959-2009 using the above analysis.

BAL – 19

Determined Bushfire Attack Level
Photo ID:

7

Plot:

5

Vegetation Classification or Exclusion Clause
Class C Shrubland - Low shrubland C-12
Description / Justification for Classification
Shrubs <2 m high; greater than 30% foliage
cover. Understoreys may contain grasses. Acacia
and Casuarina often dominant in the arid and
semi-arid zones.
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2.2 Preliminary BAL Assessment
2.2.1 Site Assessment & Site Plans
The assessment of this site was undertaken by a BPAD Accredited Practitioner for the purpose of determining the
Bushfire Attack Level in accordance with AS 3959 - 2009 Simplified Procedure (Method 1).

N

Plot 6 – Exclusions 2.2.3.2 (e) & (f)

Plot 4 – Group B Woodland
Flat land, 80.40m

5

Plot 1 – Group G Grassland
Flat land, 32m

8
Plot 5 – Group C Shrubland
Flat land, 18m

Plot 3 – Group B Woodland
Flat land, 83.50

Plot 2 – Group C Shrubland
Flat land, 74.50m

Legend
1
S
u
b
i
a
c
o

= Photo location

= Site boundary

= 100 and 150m wide buffers

= Proposed Markets

= Vegetation plots
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2.2.2 Vegetation Classification
All vegetation within 100m of the site development was classified in accordance with Clause 2.2.3 of AS 3959-2009.
Each distinguishable vegetation plot with the potential to determine the Bushfire Attack Level is identified below.
Photo ID:

1

Plot:

1

Vegetation Classification or Exclusion Clause
Class G Grassland – Hummock grassland G-20
Description / Justification for Classification
All forms, including situations with shrubs and
trees, if the overstorey foliage cover is less than
10%.

Photo ID:

2

Plot:

1

Vegetation Classification or Exclusion Clause
Class G Grassland – Hummock grassland G-20
Description / Justification for Classification
All forms, including situations with shrubs and
trees, if the overstorey foliage cover is less than
10%.
Shrubland (Plot 2) on the left hand side.

Photo ID:

3

Plot:

1

Vegetation Classification or Exclusion Clause
Class G Grassland – Spare open tussock G-24
Description / Justification for Classification
All forms, including situations with shrubs and
trees, if the overstorey foliage cover is less than
10%.
Shrubland (Plot 2) and Woodland (Plot 3) on the
background.
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Photo ID:

4

Plot:

2

Vegetation Classification or Exclusion Clause
Class C Shrubland - Low shrubland C-12
Description / Justification for Classification
Shrubs <2 m high; greater than 30% foliage
cover. Understoreys may contain grasses. Acacia
and Casuarina often dominant in the arid and
semi-arid zones.

Photo ID:

5

Plot:

3

Vegetation Classification or Exclusion Clause
Class B Woodland - Low woodland B-07
Description / Justification for Classification
Low trees and shrubs 2–10 m high; foliage cover
less than 10%. Dominated by eucalypts and
Acacias. Often have a grassy understorey or low
shrubs. Acacias and Casuarina woodlands grade
to Atriplex shrublands in the arid and semi-arid
zones.
Plot shown on the background.
Grassland (Plot 1) on the foreground.
Photo ID:

6

Plot:

4

Vegetation Classification or Exclusion Clause
Class B Woodland - Low woodland B-07
Description / Justification for Classification
Low trees and shrubs 2–10 m high; foliage cover
less than 10%. Dominated by eucalypts and
Acacias. Often have a grassy understorey or low
shrubs. Acacias and Casuarina woodlands grade
to Atriplex shrublands in the arid and semi-arid
zones.
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Photo ID:

7

Plot:

5

Vegetation Classification or Exclusion Clause
Class C Shrubland - Low shrubland C-12
Description / Justification for Classification
Shrubs <2 m high; greater than 30% foliage
cover. Understoreys may contain grasses. Acacia
and Casuarina often dominant in the arid and
semi-arid zones.

Photo ID:

8

Plot:

5

Vegetation Classification or Exclusion Clause
Class C Shrubland - Low shrubland C-12
Description / Justification for Classification
Shrubs <2 m high; greater than 30% foliage
cover. Understoreys may contain grasses. Acacia
and Casuarina often dominant in the arid and
semi-arid zones.

Photo ID:

9

Plot:

6

Vegetation Classification or Exclusion Clause
Excludable - 2.2.3.2(e) Non Vegetated Areas
Description / Justification for Classification
Non-vegetated areas, including waterways,
roads, footpaths, buildings and rocky outcrops.
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Photo ID:

10

Plot:

6

Vegetation Classification or Exclusion Clause
Excludable - 2.2.3.2(e) Non Vegetated Areas
Description / Justification for Classification
Non-vegetated areas, including waterways,
roads, footpaths, buildings and rocky outcrops.
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6

Vegetation Classification or Exclusion Clause
Excludable - 2.2.3.2(f) Low Threat Vegetation
Description / Justification for Classification
Non-vegetated areas, including waterways,
roads, footpaths, buildings and rocky outcrops.
Low threat vegetation with grassland managed
in a minimum fuel condition and maintained
trees on a parking area.
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3. Assessment against the Bushfire Protection Criteria
3.1 Compliance
Each of the elements listed within Appendix 4 of the Guidelines for Planning in Bushfire Prone Areas has been
addressed in this bushfire management plan as per the following table.
Bushfire
protection criteria

Method of Compliance/Acceptable
Solutions

Proposed bushfire management strategies

Element 1:
Location

A1.1 Development location

The site is located in an area subjects to BAL-19
(refer to Table 2A and 2B).
However, it is demonstrated in Figure 3 that the
risk around the proposed construction will be
managed to achieve BAL-29 or less.

Element 2: Siting
and design of
development

A2.1 Asset Protection Zone

The Asset Protection Zone will be maintained
within the boundary of the lot as shown on the
Bushfire Management Plan map (Figure 3).

A3.1 Two access routes

A3.2 Public road
Element 3:
Vehicular access

A3.3 Cul-de-sac (including dead-endroad)
A3.4 Battle-axe
A3.5 Private driveway longer than 50m.
A private driveway is to meet detailed
requirements contained within the
Guidelines.
A3.6 Emergency access way
A3.7 Fire services access routes
(perimeter roads)
A3.8 Firebreak width

A4.1 Reticulated areas
Element 4: Water

A4.2 Non-reticulated areas
A4.3 Individual lots within nonreticulated areas (Only for use if
creating 1 additional lot and cannot be
applied cumulatively)

The existing network demonstrates that access
provided to the site will be via Bussell Hwy and
West Street, giving a choice of two safe egress
destinations to the West and East (West St which
connects to Peel Terrace and Causeway Rd).
Both are available to all people at all times (see
Figure 3).
All public roads are constructed as per the
requirements of Table 6 column 1 (attached as
appendix).
N/A
N/A
N/A
N/A
N/A
N/A
The site is an industrial area and mainly consists in
bitumen parking areas and industrial buildings.
The site is provided with a reticulated water supply.
Refer to Figure 3 for the location of the closest
hydrants.
N/A
N/A
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3.1.1 Figure 4: Spatial representation of the bushfire management strategies
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44
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34

NOTES
1. 9m Asset Protection Zone to comply with Schedule 1 Element 2 of the Guidelines (attached as appendix).
2. The site is an industrial area and mainly consists in bitumen parking areas and industrial buildings.
3. The first hydrant is on the Western side on Prince Regent Dr, at approximately 112m from the boundary of Lot
182.
4. The second hydrant is on the Eastern side on West Street at approximately 101m from the boundary of the
site.
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4. Responsibilities for Implementation and Management of the Bushfire
Measures
DEVELOPER – PRIOR TO ISSUE OF TITLES
No.

Implementation Action

1

Establish the Asset Protection Zone (APZ) to the dimensions and standard stated in the BMP.

2

Provide a notification, pursuant to Section 165 of the Planning and Development Act 2005, on the
certificate of title of lots having a Bushfire Attack Level (BAL) rating of 12.5 or above advising of the
existence of a hazard stated or other factor.

LANDOWNER/DEVELOPER – PRIOR TO SALE OR OCCUPANCY
No.

Management Action

1

Maintain the Asset Protection Zone (APZ) to the dimensions and standard stated in the BMP.

2

Maintain vehicular access routes within the lot to the required surface condition and clearances.

3

Landowners/occupiers to thoroughly read this BMP. If there are any items which require clarification
it is recommended that they contact the author of this report.

LOCAL GOVERNEMENT – ONGOING MANAGEMENT
No.
1

Management Action
Local government to ensure the maintenance of public roads complies with the public road standard
established in accordance with Table 6 (attached as appendix).

To ensure that the above individuals/organisations are able to comply with the Bushfire Management Plan they
are to be notified of their responsibilities by the developer and be given a copy of the endorsed Bushfire
Management Plan.
This Bushfire Management Plan relates to a specific planning approval and should be referred to periodically as
part of the owner’s fire mitigation strategy. As time passes, any items found to require review due to changing
circumstances are to be brought to the attention of the local government and the Bushfire Management Plan
author.

Certification by bushfire consultant
I James Terenciuk, certify that at the time of inspection, the BAL ratings contained within this BMP are correct.
Clearance by local government is recommended.

James Terenciuk
Level 2 BPAD Practitioner

Date: 16 January 2019
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5. Appendix 1: Schedule 1: Standard for Asset Protection Zones
(Appendix 4 of the Guidelines)











Fences: within the APZ are constructed from non-combustible materials (e.g. iron, brick, limestone, metal
post and wire).
It is recommended that solid or slatted non-combustible perimeter fences are used.
Objects: within 10 metres of a building, combustible objects must not be located close to the vulnerable
parts of the building i.e. windows and doors.
Fine Fuel load: combustible dead vegetation matter less than 6 millimetres in thickness reduced to and
maintained at an average of two tonnes per hectare.
Trees (> 5 metres in height): trunks at maturity should be a minimum distance of 6 metres from all
elevations of the building, branches at maturity should not touch or overhang the building, lower
branches should be removed to a height of 2 metres above the ground and or surface vegetation, canopy
cover should be less than 15% with tree canopies at maturity well spread to at least 5 metres apart as to
not form a continuous canopy.

Shrubs (0.5 metres to 5 metres in height): should not be located under trees or within 3 metres of
buildings, should not be planted in clumps greater than 5m2 in area, clumps of shrubs should be
separated from each other and any exposed window or door by at least 10 metres. Shrubs greater than 5
metres in height are to be treated as trees.
Ground covers (<0.5 metres in height): can be planted under trees but must be properly maintained to
remove dead plant material and any parts within 2 metres of a structure, but 3 metres from windows or
doors if greater than 100 millimetres in height. Ground covers greater than 0.5 metres in height are to be
treated as shrubs.
Grass: should be managed to maintain a height of 100 millimetres or less.

Address: Suite 26, 443 Albany Highway, Victoria Park, WA 6100, Phone: (08) 6114 9356
Email: admin@greenstartconsulting.com.au, Web: www.greenstartconsulting.com.au

Bushfire Management Plan

6. Appendix 2: Table 6 – Vehicular access technical requirements

E3.1 Two access route
Two different vehicular access routes are provided, both of which connect to the public road network, provide
safe access and egress to two different destinations and are available to all residents/the public at all times and
under all weather conditions.

E3.2 Public road
Trafficable surface: Widths quoted for access routes refer to the width of the trafficable surface. A six metre
trafficable surface does not necessarily mean paving width. It could, for example, include four metre wide having
one metre wide constructed road shoulders. In special circumstances, where eight lots or less are being serviced,
a public road with a minimum trafficable surface of four metres for a maximum distance of 90 metres may be
provided subject to the approval of both the local government and Department of Fire and Emergency Services.
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international retailers, property owners and developers including due
diligence and market scoping studies, store benchmarking and
network planning, site analysis and sales forecasting, market
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Disclaimer
This report has been prepared by Deep End Services Pty Ltd solely for use by the party to whom it is
addressed. Accordingly, any changes to this report will only be notified to that party. Deep End
Services Pty Ltd, its employees and agents accept no responsibility or liability for any loss or damage
which may arise from the use or reliance on this report or any information contained therein by any
other party and gives no guarantees or warranties as to the accuracy or completeness of the
information contained in this report.
This report contains forecasts of future events that are based on numerous sources of information as
referenced in the text and supporting material. It is not always possible to verify that this information is
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i
Contents

1
1.1
1.2
2
2.1
2.2
2.3
3
3.1

3.2
3.3

3.4

4
4.1
4.2

4.3
4.4
4.5
5
5.1
5.2
5.3
6

Introduction
Proposal
Local context
Proposed development
Busselton Power Centre
2.1.1
Existing uses & overall site plan
Proposed Marketplace
Comparable fresh food markets
Busselton Activity Centres
Policy context
3.1.1
Busselton Local Commercial Planning Strategy
3.1.2
Draft Local Planning Strategy - 2016
Centres floorspace
Busselton Town Centre
3.3.1
Supermarkets and specialty food retailers
3.3.2
Hospitality – Cafes, restaurants & takeaway food
3.3.3
Arts & Craft
3.3.4
Vacancies
Suburban Centres
3.4.1
Vasse Village
3.4.2
Local Centres
Busselton trade area
Trade area definition
Population growth
4.2.1
Regional growth comparison
4.2.2
Urban development
4.2.3
Trade area population
Trade area spending market
Trade area demographic profile
Tourism & visitor market
Retail impact assessment
Projected sales
Trading impacts
Employment
Conclusions

Busselton Marketplace

1
1
2
3
3
5
6
10
14
14
14
17
17
18
18
20
21
21
22
22
23
24
24
25
25
26
27
28
29
30
32
32
33
34
36

Deep End Services

ii
Tables + Figures

Table 1—Marketplace floor areas
Table 2—Busselton centres floorspace
Table 3—Suburban centres – number of tenants
Table 4—WA significant urban areas population growth
Table 5—Trade area population forecasts
Table 6—Trade area spending estimates
Table 7—Population & household characteristics
Table 8—Marketplace projected sales
Table 9—Busselton Marketplace retail sales impacts

8
18
22
26
27
28
30
33
34

Figure 1—Local site context
Figure 2—City of Busselton Local Planning Scheme
Figure 3—Busselton Power Centre local area
Figure 4—Busselton Power Centre site plan
Figure 5—SW Region value of agricultural production - 2016
Figure 6—Busselton Marketplace interior floor plan
Figure 7—Regional wine producers
Figure 8— Shire of Busselton, Proposed Commerical Hierarchy
Figure 9—Supermarket and fresh food retailers
Figure 10—Location of cafes and restaurants
Figure 11—Location of vacant shops
Figure 12—Busselton Marketplace catchment area
Figure 13—Busselton dwelling approvals
Figure 14—Catchment area spending growth, 2018-2026

2
4
4
6
7
9
10
16
19
21
22
25
27
29

Busselton Marketplace

Deep End Services

1

Introduction

1.1 Proposal

The first stage of the Busselton Power Centre off West Street Busselton opened in
November 2017 comprising ALDI and three commercial tenancies. Stage 2 with
Kmart and two small tenancies followed in June 2018.
The third stage of the centre, located beside Kmart and completing the southern
precinct, is a free-standing building of 3,170 gross floor area (GFA) to be known as
Busselton Marketplace. The pavilion-style building is laid out with stall areas for
fresh food and produce, art & crafts and prepared foods and a licensed area with
internal and external dining areas.
Deep End Services has been briefed by Planning Solutions to prepare a Retail
Sustainability Report to identify the potential impacts, if any, from the proposed
development on the Busselton Town Centre.

State Planning Policy 4.2 Activity Centres for Perth and Peel sets out the
requirement for the preparation of Retail Sustainability Assessments (RSAs).
The Policy states that:
“A Retail Sustainability Assessment (RSA) assesses the potential
economic and related effects of a significant retail expansion on the
network of activity centres in a locality. It addresses such effects from a
local community access or benefit perspective, and is limited to
considering potential loss of services, and any associated detriment
caused by a proposed development. Competition between businesses of
itself is not considered a relevant planning consideration”.
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1.2 Local context

Busselton is a growing regional city in the South West region, 220 km south of Perth
and 53 km south of Bunbury.
The municipality of Busselton is a diverse area extending along the reaches of
Geographe Bay to Dunsborough, to Yallingup on the Indian Ocean, into a rich rural
hinterland to the south and to State Forests and National Parks to the south-west.
The Council area had an estimated resident population of 38,300 people in 2017 –
an increase of almost 7,000 people since 2011. While growth rates appear to have
eased in the last 3 years, it remains one of the fastest growing regions outside Perth.
Busselton’s urban area stretches almost 14 km along Geographe Bay (refer Figure 1)
and inland to the suburbs and semi-rural areas along the Busselton Bypass. In 2017 it
had an estimated resident population of 25,585 people and had grown by 3,780
people since 2011.
New housing estates are developing or planned in three areas off the Busselton
Bypass. Small infill developments are still occurring along the coastal area and at
Dunsborough.
The Busselton Town Centre is the retail and commercial hub for the south-west
region, drawing people from the Shire of Augusta-Margaret River (15,114 people) and
the town of Capel to the north. The Town Centre has three existing supermarkets
(Coles, ALDI and Woolworths) with Coles currently fitting out the former Supa IGA.
Busselton and Dunsborough are popular holiday and ‘sea-change’ destinations due
to the region’s attractive lifestyle, coastal resorts and climate. Proximity to the
renowned Margaret River wine making region enhances the appeal of the city for
young families, retirees and tourists.

Figure 1—Local site context
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Proposed development

2.1 Busselton
Power Centre

The 7.3-hectare Busselton Power Centre is an emerging retail and commercial
precinct in central Busselton. It is well-located off West Street, where it has its
primary frontage and entry point and is south of commercial uses fronting Bussell
Highway. The centre has multiple access and egress points which allows traffic to
enter or leave from both major roads.
The traditional Busselton Town Centre with street-based retailing and services and
three supermarket-based shopping centres is spread over about 10 city blocks.
Under the City of Busselton Local Planning Scheme No. 21, the Business Zone
covers the Town Centre while the smaller Restricted Business Zone extends over the
Busselton Power Centre and commercial uses along West Street and Bussell
Highway. The two zones are juxtaposed and can be interpreted as part of a
common, central commercial area for the city (refer Figure 2).
The objective of the Restricted Business Zone is:
“To make adequate provision for other commercial needs and
opportunities not ideally located in the town centres of Busselton and
Dunsborough whilst having regard to the strategic importance and need
to maintain the commercial primacy of the town centres.”1
Adjacent uses on Bussell Highway and West Street include:
•
•
•
1

Busselton Homemaker Centre with Harvey Norman, Bed Shed, Forty Winks,
Hatch Home and carpet retailers.
Retravison.
Car dealerships including Mitsubishi, Suzuki, Mazda, Ford, Nissan and Toyota.

City of Busselton Local Planning Scheme No. 21, section 3.2.3
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•
•

Quick service food chains including Red rooster, KFC and Subway.
A former Home Hardware tenancy on West Street which is earmarked for
redevelopment for homemaker-type tenants.

Figure 2—City of
Busselton Local
Planning Scheme
Source: City of
Busselton Local
Planning Scheme No
21

Figure 3—Busselton
Power Centre local
area
Source: Nearmap
imagery, 3 June
2018
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2.1.1 Existing uses & overall site plan
There are nine identifiable lots making up the Busselton Power Centre. Two lots
have the following uses constructed:
•

•

On Lot 181, an ALDI supermarket (1,800 sqm), pharmacy (227 sqm), medical
centre (417 sqm) and Connect Hearing (130 sqm) and car parking. This building
was complete in late 2017 with ALDI opening on 8th November 2017.
On the adjoining lot 182, Kmart (6,160 sqm), café (149 sqm) and vacant premises
(115 sqm) with off-street parking and two access roads through to Bussell
Highway. Kmart opened for business on 28 June 2018. The residual vacant land
in Lot 182 to the west of Kmart is the subject of the current Marketplace
application.

The Busselton Power Centre is therefore currently developed with 8,998 sqm (GLA)
of retail and commercial floorspace.

Lot 175 which abuts part of the western boundary has an approved child care centre
and a proposed gym and physio office, pending Council approval. These uses have
a proposed leasable area of 1,253 sqm.
Lots 174 and 176-179, complete the U-shaped pattern of sites on the north side
surrounding the central car park and are shown on the Site Plan (refer Figure 4) as
future showroom sites with an indicative leasable floor area of 12,124 sqm.
A small lot (Lot 173) on the western entry road from Bussell Highway is shown with a
potential valet car wash and drive-thru coffee outlet with 95 sqm GLA.
With the proposed Marketplace development having a gross building area of 3,170
sqm (refer Table 1), the full build-out of the Busselton Power Centre is approximately
25,600 sqm – although this will change as development proposals on individual lots
are refined.
What can be concluded is that the first two stages of development (Kmart & ALDI)
are about 35% of the ultimate potential shown in the Site Plan. The proposed
Marketplace will increase the developed floorspace to about 48% of the site’s
capacity.
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Figure 4—Busselton Power Centre site plan

Source: J. Prestipino Building Designs Pty Ltd

2.2 Proposed
Marketplace

The proposed Marketplace takes up the residual land in Lot 182 beside Kmart and
completes the southern line of buildings fronting the now-established car park.

The Marketplace borrows on the concept of established fresh food markets in major
cities and the growing popularity of farmers markets where ‘farm gate’ produce can
be delivered and sold to consumers without the need for warehouse-based cold
storage common amongst the major supermarket chains.
With its fertile soils and reliable rainfall patterns, the South West region of WA is a
rich food and agribusiness area where fresh and seasonal produce can be sourced
Busselton Marketplace
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close to Busselton. Products relevant to the market concept which can be sourced
locally or in the wider region include:
•
•
•

•
•

High quality beef, lamb and dairy products.
Vegetables such as potatoes, carrots, broccoli, onions, cauliflowers, tomatoes,
pumpkin, beans, lettuce, capsicum, chillies, zucchini and cabbage.
Orchard fruits such as apples, oranges, plumbs, prunes, pears, avocados,
nectarines, peaches, cherries, apricots, kiwifruit and berries and grapes for table
and wine production.
Exotic meats including deer, emu and ostrich.
Proteas and wildflowers.

The significance of fruit and vegetables to the agricultural output in the South West
Region is seen in Figure 5 where their production value is 40% of all commodities.
Figure 5—SW
Region value of
agricultural
production - 2016

SW Re gion - Agricultural production
Broadacre, 9%

Source: South West
Development
Commission

Veget ables,
15%
Grapes, 6%

Other, 1%

Cattle, 15%
Sheep, 3%

Milk, 21%

Fr uit, 25%
Wool, 4%

In addition to the wide availability of local produce, the Market opportunity also
stems from growing consumer trends and other regional growth drivers including:
•
•

•
•
•

Growing consumer awareness and demands for ‘farm direct’ fresh produce.
The limited choice and range of specialty (fresh) food retailers in Busselton.
Fresh produce, meat, health foods and specialty items (e.g. delicatessen lines)
are almost exclusively sold through the major supermarkets in Busselton. A retail
tenancy survey revealed very few specialist food vendors in the Town Centre.
The presence and popularity of occasional weekend and farmers’ markets
operating in Busselton, Vasse, Dunsborough and Margaret River.
The popularity of the Bunbury Farmers Market which appears to be a highly
successful 7 day-a-week specialised fresh food concept.
A large tourist and visitor market which typically seeks out authentic local
produce and leisure-based shopping experiences.

The proposed pavilion-styled building will provide a range of open and secure, lockup stalls which will be suited to:
•
•
•
•
•
•
•

Fresh fruit and vegetables.
Meat including seafood and / or poultry.
Gourmet foods or delicatessen lines.
Arts, crafts & giftware.
Natural and packaged health foods including nuts, eggs and honey.
Pre-prepared and take-away-food.
Flowers, plants and small garden supplies.
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•

Regional wines or craft beer sales (subject to licensing).

While various weekend markets offer opportunities for occasional stallholders and
are highly valued by residents and tourists, the proposed Marketplace provides an
opportunity for producers and retailers to establish a more permanent presence and
fill a gap in the local market for fresh ‘farm direct’ produce, 7 days a week.
The proposed floor plan (refer Figure 6) shows approximately 27 stall tenancies with
a leasable stall floor area of 761 sqm plus circulation and a separate food hall storage
area of 171 sqm. The leasable market stall and storage area is 932 sqm.
The development also provides for an adjoining licensed area which has some
flexibility to its operation and layout but is currently shown as a large indoor dining
area with a kitchen, bar and servery and back-of-house office, amenities and storage
areas. Subject to licencing this area could be leased and operated either as a single
large restaurant or café premises or used by local wineries (or boutique breweries) of
the region to provide a wine tasting and sales centre. This could appeal to the many
small wineries throughout the south west region who have no cellar door service.
The leasable floor area of the licensed area and back-of-house areas is 1,090 sqm.
Other areas within the Marketplace building are:
•
•
•
•

Indoor playground (61 sqm)
Indoor dining area associated with market food vendors (563 sqm)
Amenities (59 sqm)
Circulation, stage and miscellaneous areas (401 sqm)

The total floor areas of the Marketplace can therefore be summarised as having:
•
•

Table 1—
Marketplace floor
areas
Source: J. Prestipino
Building Designs Pty
Ltd

A total leasable retail and commercial floorspace of 2,022 sqm.
A total nett floorspace of 3,106 sqm and a gross building area of 3,170 sqm.

Floorspace
Sqm
% of Nett
Market Stalls & storage
Local Produce
Fruit & Veg
Food stalls (takeaway)
Arts/craft
Food hall storage
Sub-total Stalls

152
382
107
120
171
932

4.9%
12.3%
3.4%
3.9%
5.5%
30.0%

Restaurant / licensed area
Licensed area
Servery, kitchen, back-of-house
Sub-total Dining

647
443
1,090

20.8%
14.3%
35.1%

Total leasable area

2,022

65.1%

Other
Playground
Indoor dining
Amenities
Misc/stage/walkways
Sub-total Other

61
563
59
401
1,084

2.0%
18.1%
1.9%
12.9%
34.9%

Nett floorspace

3,106

100.0%

Gross Building area

3,170
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The Power Centre currently has 815 car bays which were constructed for the ALDI
and Kmart stages and for shared use by future buildings to be developed on the
residual sites. The Marketplace will therefore utilise the parking areas already
constructed on Lot 182 which includes approximately 154 car spaces in front of the
proposed building.
Figure 6—Busselton Marketplace interior floor plan

One of the leasing or tenancy options being explored by Erceg Management is to
offer a range of market stalls or all or part of the restaurant / licensed area to small
vignerons in the region who do not have the benefit of a cellar door (or those that do)
to further commercialise their product.
Grape and wine production has grown strongly in WA and is a major driver in the
region’s tourism industry. The Margaret River sub region contributes 75% of WA’s
crushed grape tonnage with the Geographe area a further 14%.
Subject to licensing, direct sales could occur in the market area while tasting and
sales with food could be provided in the restaurant.
Figure 7 shows the distribution of 77 wineries with cellar doors in the south-west
region and 104 wineries or producers with no cellar door. Many of these are within a
30-40 minute drive of Busselton.
Busselton’s large permanent and seasonal population make the city the ideal
location for a wine display and sales centre.
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Figure 7—Regional
wine producers

2.3 Comparable
fresh food
markets

Most large metropolitan fresh food and variety markets operating today began as
municipal markets with many still in Council ownership. Other smaller boutique
markets of 15-30 stalls have become highly valued additions to commercial centres.
A sample of some of the more popular large and small markets is profiled below.
Common features are their longevity and popularity across generations despite
consumer and technological changes. Most markets are in, or adjoining, traditional
retail and commercial centres with the inclusion of supermarkets such as ALDI or the
presence of major supermarkets nearby. Many have a high visitor and tourist
component.
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Adelaide Central Market
44-60 Gouger St, Adelaide, SA, 5000
Opened: 1869
Size: 70 traders
Opening Hours:
Tuesday, Thursday: 7 am - 5:30 pm
Wednesday: 9 am - 5:30 pm
Friday: 7 am - 9 pm
Saturday: 7 am - 3 pm
Carparking: Approx. 1,000 spaces
Located in Adelaide’s CBD. Offers fresh produce, artisan products, small goods and
eateries and attracts over 9 million visitors annually.
Owned and managed by the City of Adelaide.
Camberwell Fresh Food Market
519-523 Riversdale Rd, Camberwell VIC 3124
Opened: 1976
Size: 25 stalls
Opening Hours:
Tuesday, Thursday, Friday: 7 am – 7 pm
Saturday: 7 am - 5 pm
Carparking: Approx. 260 spaces
Located in the popular and busy Camberwell Junction shopping area of
Melbourne’s middle eastern suburbs. Recently refurbished, it offers a range of fresh
food, baked goods, delicatessens, specialty services and eateries.
Privately owned.
Dandenong Market
Clow St & Cleeland Street, Dandenong VIC 3175
Opened: 1927
Size: Over 200 market traders
Opening Hours:
Tuesday, Saturday: 7 am – 4 pm
Friday: 7 am – 5 pm
Sunday: 10 am – 3 pm
Carparking: Approx. 1,000 spaces
A long-established institution in Melbourne’s outer south-east. Offers a wide variety
of stalls with fresh food, clothing and accessories, services and general variety.
Owned by the City of Greater Dandenong.
Fremantle Markets
South Terrace &, Henderson St, Fremantle WA 6160
Opened: 1897
Size: 156 listed traders
Opening Hours:
Friday: 9 am – 8 pm
Saturday, Sunday: 9 am – 6 pm
Carparking: Approx. 50 spaces
Historic Fremantle landmark with fresh food, specialty goods/services and eateries.
Owned by the City of Fremantle and managed by the Murdoch Family.
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Fyshwick Fresh Food Markets
12 Dalby St, Fyshwick ACT 2609
Opened: 1967
Size: 25 stalls
Opening Hours:
Thursday - Sunday: 7 am - 5:30 pm
Carparking: Approx. 275 spaces
Recently extended it sits within an industrial and showroom area of inner south
Canberra. The market is mainly fresh food including baked goods, fruit &
vegetables, seafood and meats.
Privately owned.

Oakleigh Market
12 Chester St, Oakleigh VIC 3166
Opened: ~1980
Size: 15 stalls
Opening Hours:
Wednesday: 7 am – 4 pm
Thursday, Friday: 7 am – 6 pm
Saturday: 7 am – 1:30 pm
Carparking: Approx. 40 spaces
A small compact market in the busy Oakleigh commercial centre.
Privately owned.

Prahran Market
163 Commercial Rd, South Yarra VIC 3141
Opened: 1891
Size: 79 listed stalls
Opening Hours:
Tuesday - Saturday: 7 am – 5 pm
Sunday: 10 am – 3 pm
Carparking: Approx. 645 spaces
Market is predominantly fresh food stalls with small amount of general merchandise
and specialty services.
Owned by the Stonnington City Council.
ALDI adjacent and Woolworths and Coles located across Commercial Road to the
south.
Preston Market
2/30A The Centreway, Preston VIC 3072
Opened: 1970
Size: Over 130 stalls
Opening Hours:
Wednesday, Saturday, Sunday: 8 am – 3 pm
Thursday, Friday: 8 am – 6 pm
Carparking: Approx. 750 spaces
A very popular regional market, located on the edge of the Preston Commercial
Centre in Melbourne’s inner north.
Privately owned.
ALDI is located on site and Woolworths is on Murray Road on the north side.
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South Melbourne Market
Coventry St & Cecil Street, South Melbourne VIC 3205
Opened: 1867
Size: Over 145 traders
Opening Hours:
Wednesday, Saturday, Sunday: 8 am - 4 pm
Friday: 8 am - 5 pm
Carparking: Approx. 100 spaces
A local inner-city institution located off the South Melbourne (Clarendon St) retail
strip. Fresh produce, general variety and specialty services.
Owned by the City of Port Phillip.
ALDI and Woolworths are located within 100 metres.

With approximately 27 stalls, the proposed Busselton Marketplace is within the size
range of the smaller, privately developed and managed fresh food and variety
markets found elsewhere. It is our understanding that Erceg management are
committed to develop and lease the Marketplace as an ‘authentic’ market-style
operation with a strong emphasis on fresh food stall holders.
The applicant is aware that other markets can evolve, over time, towards stalls with
cheap variety goods. In our view, the relatively small scale of the complex should
ensure that the fresh food theme can be successfully leased and maintained in the
long term.
Its location in the Busselton Power Centre is consistent with other markets situated
in or adjoining popular commercial centres. The market itself will be a strong
drawcard for visitors where peak periods require a large supply of parking.
The presence of nearby supermarkets (often as part of the Market complex)
encourages cross-shopping for fresh food in the market and groceries in the
supermarket. In this case, ALDI is a desirable co-located tenant.
The presence of Kmart will draw customers from Busselton’s wider catchment who
will also cross-shop to the market and ALDI.
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Busselton Activity Centres

3.1 Policy context

3.1.1 Busselton Local Commercial Planning Strategy
The City of Busselton Local Commercial Planning Strategy (‘Strategy’) was
prepared by Connell Wagner and adopted by Council in November 2010. The
Strategy identifies the existing and proposed retail hierarchy (refer Figure 8) which
can be summarised as:
•

•
•
•

The Busselton Town Centre which encompasses the central commercial area
zoned ‘Business’ and the area to the west along Bussell Highway zoned
‘Restricted Business’.
The District Centre of Dunsborough, 26km west of Busselton.
3 Neighbourhood Centres which in self-contained growth areas south of the
Bussell Highway – at Ambergate, Vasse and Airport North.
7 Local Centres of up to 1,800 sqm in and around Busselton.

The Strategy references retail and commercial floorspace requirements for the
(then) Shire out to 2026 based on a Demand Analysis report prepared in November
2007 2. The report recommended an additional 25,887 sqm of ‘shop’ floorspace
between 2006 and 2026 including:
•
•
•
•
•

2

5,117 sqm in the Busselton CBD
2,000 sqm in the Bussell Highway ‘Restricted Business’ zone
10,000 sqm at Ambergate North
4,650 sqm at Vasse
4,120 sqm in other locations

Shire of Busselton Local Commercial Planning Strategy Demand Analysis, November 2007 (Syme Marmion & Co.)
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While the spatial and policy framework for the Strategy remains relevant, the
underlying demand analysis needs updating for the following reasons:
•
•

•
•

Since November 2007, two national Censuses (2011 and 2016) have been
conducted.
The 2007 report assumed a 2021 Shire population of 38,338 people however on
the ABS’ latest estimates, a population of 38,300 was reached in 20173 - 4 years
ahead of expectations.
While the Vasse centre has been developed, the future Ambergate North centre
is unlikely to be developed with 10,000 sqm (shop) by 2026.
Since November 2007, Woolworths Kent Street has been developed (2012)
replacing a former Coles, the former Duchess Street Woolworths store is now
vacant, an extension to the Busselton Central Shopping Centre has been
approved (November 2015) and now lapsed and the first stages of the Busselton
Power Centre have been developed with 9,000 sqm.

The higher and earlier population base is now likely to result in higher retail
floorspace projections while some sites have not delivered floorspace, as expected.
The Busselton Town Centre has only had a small increase in its ‘shop’ floorspace
since 2007.
The Marketplace proposal has a leasable retail and commercial area of 2,022 sqm
and a total nett floor area of 3,106 sqm. This additional floorspace is small in the
context of the existing retail floorspace of the Town Centre (34,056 sqm in 2010) and
floorspace which has not proceeded at locations such as Ambergate North.
If, as seems likely, there are no substantial developments or redevelopments in the
central Business zone in the short term, then part of the short fall can and should be
taken up by the Restricted Business zone.
The Power Centre is therefore the only site which has delivered a meaningful
increase in retail floorspace for the Town Centre in the last 5 years and faces fewer
constraints than other locations in being able to accommodate small, gradual
additions.
It is further noted that a ‘market’ is a permissible use in the ‘Business’ zone however
in recent history no permanent markets have operated out of the Town Centre or
sought approval to do so.

3

ABS regional Population Growth, Australia (Catalogue 3218.0)
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Figure 8— Shire of Busselton, Proposed Commerical Hierarchy

Source: Shire of Busselton, Local Commercial Planning Strategy, February 2011 (Figure 22)
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3.1.2 Draft Local Planning Strategy - 2016
The City of Busselton Draft Local Planning Strategy sets out a long-term (25 years
plus) broad planning direction for the District of the City of Busselton.
The relevant settlement and activity centre themes and strategies are:
•
•
•
•
•

To establish a settlement framework to grow the Busselton – Vasse urban area
from approximately 25,000 people to 75,000+.
The Busselton City Centre to increase from its approximate current size of
36,000 sqm to a maximum potential of 70,000 sqm (retail).
Proposals for major retail development to be accompanied by an ‘Activity
Centres Plan’ and ‘Retail Sustainability Assessment’.
The future Ambigate North area to accommodate a Town Centre of 14,000 sqm.
Neighbourhood centres at Vasse (partly developed) and Yalyalup to a maximum
size of 5,000 sqm.

The draft Local Planning Strategy is a more current document than the Commercial
Strategy. The long-term population assumption of 75,000+ people is much higher
than the Commercial Strategy’s shorter-term focus and the relative increase in the
City Centre’s floorspace is also significantly higher and better reflects the likely
needs of the city. The additional retail floorspace expectations (+34,000 sqm) would
result in an almost doubling of the City Centre’s retail floorspace.
It is not clear where, or how, the additional floorspace would be accommodated in
the City Centre however, again, the proposed retail floorspace in the Marketplace is
small compared to the City Centre’s long-term needs.
Importantly, the unique and specialised format of the proposed Marketplace and its
relatively small floor area should not inhibit the ability of commercial building owners
or developers from proceeding with other extensions or projects within the City
Centre.
3.2 Centres
floorspace

A retail occupancy and floorspace survey of the Busselton Town Centre and the
relevant neighbourhood and local centres was undertaken for this report in July
2018. The results are presented in Table 2 by broad category.
On our estimates, the occupied retail floorspace of the Busselton Town Centre
(Business Zone) is 37,503 sqm. Including non-retail uses in shop-type tenancies and
vacant floorspace, the Town Centre (excluding the Power Centre and Bussell
Highway showrooms west of Queen Street) is just under 50,000 sqm.
The existing Power Centre (8,998 sqm) represents about 18% of the Town Centre’s
floorspace with almost 90% in the two major stores, Kmart and ALDI.
Elsewhere, the recently developed neighbourhood centre at Vasse is approximately
6,000 sqm while the largest of the four relevant Local Centres is 1,750 sqm.
The distribution of floorspace shows the Busselton Town Centre is the dominant
feature of the centres hierarchy. With the recent development at Vasse and other
future neighbourhood centres some years away, there is unlikely to be any
significant change in centre floorspace outside the Town Centre is the short term.
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Table 2—Busselton centres floorspace
Food & Liquor

Centre / precinct
Busselton TC
Town Centre*
Power Centre
Neighbourhood centres
Vasse Village
Local centres
West Busselton
Geographe
Broadwater Village
Bower Road

Takeaway
Super- Specialty
food &
markets
Food
dining

Other retail

Liquor**

Total
Food &
Liquor

Non-retail

Total nonNonRetail
food &
food services
services

Total
Office/
Retail commercial

Vacant

Total

12,328
1,800

779
0

4,248
264

3,200
0

20,556
2,064

13,983
6,160

2,964
130

16,947
6,290

37,503
8,354

6,312
417

5,810
227

49,626
8,998

3,500

0

800

100

4,400

350

200

550

4,950

550

500

6,000

750
650
400
260

50
0
200
100

0
275
400
100

400
150
0
300

1,200
1,075
1,000
760

250
150
400
0

100
75
100
0

350
225
500
0

1,550
1,300
1,500
760

100
0
0
0

100
0
0
0

1,750
1,300
1,500
760

* Business zone
** includes taverns and bottle shops
Source: Deep End Services

3.3 Busselton
Town Centre

Busselton is the primary retail and commercial centre for the region, serving the City
of Busselton and extending south into the Margaret River and north to Capel. Its
catchment of over 50,000 people is boosted by a significant seasonal tourist and
visitor population which fluctuates but generally extends through most of the year.
The Busselton Town Centre is a large but vibrant street-based centre extending over
about 10 city blocks. Its central focus is along Queen Street, from Peel Terrace to
the foreshore (refer Figure 2) with three cross-connecting streets with shorter retail
frontages linking through to the major supermarkets.
3.3.1 Supermarkets and specialty food retailers
Fresh food stall holders in the proposed Marketplace will partly compete for the
resident and visitor spending market with existing supermarkets and specialty food
shops, mainly in the Town Centre. The location of supermarkets and other food
retailers in the Town Centre is shown in Figure 9.
The first major supermarket (Coles) opened in 1977 on Kent Street and was the only
supermarket in Busselton until 1987. The last 30 years has seen supermarkets open,
close and be taken over or rebranded by others. There are currently three
supermarkets in the Town Centre with a fourth being fitted out. These are:
•

•

•
•

Coles at Busselton Boulevard – The centre opened in in 1987 with an Action
supermarket which was replaced by Coles in 2005. The centre has 13 specialty
shops including a butcher and bakery.
Busselton Central – Opened in 2001, it is the second and largest internalised
centre at 7,455 sqm. A large Supa IGA vacated the centre in May 2018 with the
tenancy now being fitted out by Coles. Coles has announced it will maintain its
Busselton Boulevard store after opening at Busselton Central. The centre also
includes Best & Less and a 16 specialty shops, mostly fashion, general retailing
and services.
A large, freestanding Woolworths between Duchess and Kent Streets which
opened in 2012 and was the site of the original Coles.
A new ALDI in the Busselton Power Centre.
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Figure 9—
Supermarket and
fresh food retailers
Source: Deep End
Services, NearMap
imagery

Woolworths closed its small Duchess Street supermarket in June 2017, soon after
opening on Kent Street. The former Woolworths store is still vacant.

Busselton has a relatively high rate of provision in supermarket floorspace relative to
other regional cities. This situation has potentially created a difficult trading
environment for small specialty food stores to establish and be viable in the market.
Figure 9 shows just 7 specialty food shops in the Busselton Town Centre which
include 4 bakeries, 2 health food / supplement shops and 1 butcher. Several
bakeries double as patisseries / cafes with seating and table service. The
distribution includes:
•
•
•
•

A bakery and butcher located in Busselton Boulevard.
A health food shop and bakery / café in Fig Tree Lane.
Two bakeries on Queen Street.
A protein shop on Kent Street near Woolworths.
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Given Busselton’s population, this is a low choice and range of specialty food
retailers. In particular, the presence of only one butcher and no fresh fruit &
vegetable retailers, no delicatessen and no specialised poultry or seafood retailer
suggests the vast bulk of residents’ fresh food needs are being met by the major
supermarkets and to a lesser extent ALDI.
Outside the Town Centre there is a small fresh and organic food enterprise known as
The Shed Markets at Abbey and beyond that residents also have the option of
weekend markets.
The dearth of small food businesses lends weight to the case for the proposed
Marketplace where a small but critical mass of specialist food stalls could be
potentially attracted to a purpose-designed market facility which can draw on
complementary traffic generated by ALDI and Kmart.
3.3.2 Hospitality – Cafes, restaurants & takeaway food
The Marketplace will have several food court style tenancies or take-away food
stalls in addition to the licensed (restaurant) tenancy. These will compete to some
extent with similar uses in the Town Centre, although their positioning and style will
be different and will serve additional traffic and visitors drawn into Busselton.
The distribution of identified cafes, restaurants and take-away food (hospitality)
outlets is shown in Figure 10. There are 45 hospitality-based businesses occupying
over 4,000 sqm of floorspace in the Town Centre. The customer base across this
group is varied, ranging across the local workforce, residents, visitors and tourists to
the Town Centre.
The style and pattern can be broadly characterised as:
•

•

National franchised food outlets, a hotel and several restaurants along Bussell
Highway (Albert Street). These outlets are not of the style or likely customer
base that would compete with or be affected by a range of food operators in the
Marketplace. The local workforce, passing traffic or residents wanting quick
service or drive-through meal options are the primary base for many of these
outlets.
Queen Street and Prince Street have mostly cafes, small take-away food
premises for pedestrians and the CBD workforce and a-la-carte casual
restaurants across a range of international styles. There is a cluster of cafes and
restaurants in the northern section of Queen Street which is closer to the
foreshore and where the retail mix of the Town Centre appears weaker.
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Figure 10—Location
of cafes and
restaurants
Source: Deep End
Services, NearMap
imagery

3.3.3 Arts & Craft
Art, craft and other artisan-style stalls in the proposed Marketplace will compete
with a range of non-food retailers including homewares, fashion, giftware and other
general retailers. These retailers in the Town Centre occupy over 10,000 sqm of
floorspace which suggests that the small 120 sqm of arts and craft floorspace in the
Marketplace is a small, almost insignificant addition to these categories.
The art & craft stalls, more than other retailers, are more likely to appeal to the
tourist and visitor market.
3.3.4 Vacancies
The location of vacant shop premises is shown in Figure 11. From a total of 240 retail
tenancies in the Business Zone, there is currently 25 vacant shops or just over 10%.
The floor area of vacant shops is heavily weighted to the former Woolworths
supermarket which accounts for almost 50% of vacant space in the Town Centre.
This could have triggered other vacancies in the north of the centre although
pedestrian levels are much lower in the north section of Queen Street.
Elsewhere, there are several adjoining vacant tenancies in the central section of
Queen Street which were the former Hobsons clothing, furniture, Manchester and
flooring stores. Two of these stores have relocated to the bulky goods area on
Strelly Street, south of the Town Centre. This reflects the transition of large format
retailers no longer suited to a ‘main street’ position the to the specialist precinct.
Otherwise, vacancies across the balance of the Town Centre are not unusually high
or cause for concern.
Busselton Marketplace
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Figure 11—Location
of vacant shops
Source: Deep End
Services, NearMap
imagery

3.4 Suburban
Centres

Table 3—Suburban
centres – number of
tenants
Source: Deep End
Services

The Suburban Centres are small commercial strips with a small number of shops.
These Centres cater to the local resident population, tourist and accommodation
elements nearby and passing traffic. Each centre is discussed below and a
summary of the number of tenants in each category is provided in Table 3.
Centre / precinct

Super- Specialty
markets
Food

Takeaway
food &
dining

Liquor*

Other
retail

Total
retail

Nonretail

Vacant

Total

Neighbourhood centres
Vasse Village

1

0

4

1

5

11

5

5

21

Local centres
West Busselton
Geographe
Broadwater Village
Bower Road

1
1
1
1

1
0
2
1

0
3
4
1

1
1
0
1

3
2
5
0

6
7
12
4

1
0
0
0

1
0
0
0

8
7
12
4

* includes taverns and bottle shops

3.4.1 Vasse Village
The recently developed ‘main street’ centre is situated for the new growth area of
Vasse and is based on a Coles supermarket (3,500 sqm) and approximately 15 small
tenancies. The tenancy mix is still evolving however there are no small fresh food
retailers in the centre.
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3.4.2 Local Centres
The relevant Local Centres are:
•

•

•

•

West Busselton. Located on the Bussell Highway, 1.5 km from the Power Centre,
the centre has an IGA (750 sqm) and seven specialty shops including a liquor
store, pharmacy, newsagent and one vacancy.
Geographe. Embedded in the coastal area, 3.3 km from the Town Centre, the
Geographe centre serves a local market with a small IGA (560 sqm) and 6
specialty shops including a liquor store and three take-away food retailers.
Broadwater Village. Located on Bussell Highway in the far western areas of the
coastal strip and over 6km from the Town Centre, Broadwater serves a local and
tourist market with an IGA Xpress (400 sqm) and 1 1 shops including a bakery,
patisserie and four cafes and take-away food shops.
Bower Road. A small strip of four shops on the Bussell Highway with a
convenience store, take-away food shop, bakery and liquor outlet.

The small local centres in Busselton have withstood significant changes and growth
in Busselton’s Town Centre but have also benefited from the city’s growth and
tourism and growing levels of traffic along Bussell Highway, where three of the four
centres have good exposure.
These centres appear to be in good shape, all with small supermarkets or
convenience stores.
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Busselton trade area

4.1 Trade area
definition

The unique market-style offering with its location beside the only Kmart and ALDI
stores south of Bunbury will enable the proposed development to draw from a wide
regional catchment. Busselton’s population (26,000) compared to Dunsborough
(6,550) and Margaret River (7,380) and its higher-level retail and professional
services already establishes Busselton’s catchment throughout the south-west
region.
The Marketplace will leverage the drawing power of the new Kmart as the only
discount department store south of Bunbury. The centre has good access and
exposure for traffic approaching the Busselton City Centre and can easily draw
tourists and other visitors staying or touring along Geographe Bay and the Margaret
River region.
The trade area is elongated along Geographe Bay and extends from Capel 25 km
north-east of Busselton to Dunsborough and Cape Naturaliste on the lower reaches
of Geographe Bay and south through the wine region to Margaret River. The line of
National Parks and State Forests 15-20 south of Busselton is a natural boundary and
marks the end of the rural and hinterland catchment.
The primary sector covers Greater Busselton and the surrounding coastal strip and
rural areas through to the state forests and several small settlements further inland.
Three secondary sectors extend over the broad region described above to Capel,
Dunsborough and Margaret River.
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Figure 12—Busselton Marketplace catchment area

4.2 Population
growth

4.2.1 Regional growth comparison
Busselton has been one of the fastest growing regional cities in WA, outside Perth.
Using the ABS-defined ‘significant urban area’ definitions (which closely aligns to the
City of Busselton area including Dunsborough) Busselton’s population increased
from 31,475 people in 2011 to 38,299 in 2017 – an average increase of 1,136 people
per annum (or 3.3% per annum).
Table 4 shows Busselton’s growth compared to other large WA regional cities. The
annual population increase in Busselton in the last seven years has been much the
same as Bunbury, a city twice the size of Busselton. The three other regional cities
of similar size to Busselton had much lower population growth rates.

Busselton Marketplace

Deep End Services

26

Table 4—WA
significant urban
areas population
growth
Source; ABS Cat.
No. 3218

WA Significant
Urban Areas
Busselton
Bunbury
Albany
Geraldton
Kalgoorlie

2011

Population
2016

2017

31,475
67,860
31,791
36,884
31,933

37,596
74,102
33,915
38,289
30,682

38,289
74,478
34,151
37,931
30,541

Growth 2011-17 (pa)
No.
%
1,136
1,103
393
175
-232

3.3%
1.6%
1.2%
0.5%
-0.7%

The only official local government population forecasts (WA Today 2015) are
published by the WA Planning Commission and pre-date the last 2016 Census. The
2015 forecasts for Busselton estimated a 2016 population for the City of 35,510
people which was exceeded by the actual Census which recorded 37,596 people.
The forecasts are therefore not reliable because of the base population assumption
but equally growth rates in WA have slowed in the last 3-4 years.
The forecasts do however predict Busselton’s population will grow to 44,000 by
2026 – an assumed average increase of 844 people per annum.
On the last ABS estimate, Busselton’s population in 2017 (see Table 4) grew by about
700 people. Allowing for some recovery in WA’s economy and growth rates in the
coming years which should flow through to the regional cities, an estimate of
44,000 people by 2026 could still be achieved.
Irrespective of the final forecast, Busselton is proving to be a popular and resilient
regional city for new families and retirees to move to. The coastal setting, affordable
house prices, relatively low regional unemployment and other attractions of the
South West are all strong ‘pull’ factors for people to settle in Busselton.
Busselton’s strong historic and likely future growth profile also make it an attractive
city for further investment in property and retailing.
4.2.2 Urban development
The spatial pattern of new residential buildings in 2016/17 (refer Figure 13) shows the
recent direction of growth along the Busselton Bypass and at Geographe. Vasse,
Ambergate and Airport North / Yalyalup will continue to accommodate a high
proportion of the city’s growth. The Busselton Power Centre is well placed and
accessible for these growth areas.
According to the ABS, in the last five years new dwelling approvals have ranged
between 300-400 per annum (average 330) in the Busselton urban area. In the older
coastal strip, there has also been infill development and the replacement of older
dwellings.
Further out, Dunsborough and Margaret River are also experiencing steady growth
with an average of 160 new dwellings in the last 5 years.
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Figure 13—
Busselton dwelling
approvals
Source: ABS

4.2.3 Trade area population
Population trends and projections for the trade area are provided in Table 5. The
estimated resident population of the total trade area is 53,310 in 2018 with 29,043
people (or 54%) living in the Primary sector.
Overall, the trade area has increased by over 10,600 people since 2011, representing
growth of 3.2% per annum. This rate is well above the average for Regional WA of
0.2% in the same period.
While growth has eased in the last 2-3 years, the trade area will continue to grow
adding an estimated 8,645 people over the next eight years to reach almost 62,000
people by 2026.
Table 5—Trade
area population
forecasts
Source: ABS; Deep
End Services; WA
Tomorrow 2015

Catchment area sector

2011

2016

2018

2021

2023

2026

23,829

28,171

29,043

30,738

31,838

33,428

Population
Primary
Secondary Capel

3,215

3,627

3,722

3,892

4,002

4,152

Secondary Margaret River

8,439

10,393

10,960

11,730

12,190

12,850

7,193

8,997

9,585

10,395

10,875

11,525

Secondary

Secondary Dunsborough

18,847

23,017

24,267

26,017

27,067

28,527

Total

42,676

51,188

53,310

56,755

58,905

61,955

868

436

565

550

530

Population growth (No. per annum)
Primary

-

Secondary Capel

-

82

48

57

55

50

Secondary Margaret River

-

391

284

257

230

220

Secondary Dunsborough

217

-

361

294

270

240

Secondary

-

834

625

583

525

487

Total

-

1,702

1,061

1,148

1,075

1,017

Population growth (% per annum)
Primary
Secondary Capel

-

3.4%

1.5%

1.9%

1.8%

1.6%

-

2.4%

1.3%

1.5%

1.4%

1.2%

Secondary Margaret River

-

4.3%

2.7%

2.3%

1.9%

1.8%

Secondary Dunsborough

-

4.6%

3.2%

2.7%

2.3%

2.0%

Secondary

-

4.1%

2.7%

2.3%

2.0%

1.8%

Total

-

3.7%

2.1%

2.1%

1.9%

1.7%
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Population growth and visitors to the region will continue to drive demand for new
retail floorspace. The new Power Centre has delivered Busselton’s first major
discount department store (Kmart) and a new format discount supermarket (ALDI)
which is proving popular with retirees and value-conscious families.
Busselton is also reaching a critical size where new and innovative proposals can be
supported.

4.3 Trade area
spending market

The spending market in this report is presented for the following categories:
•
•
•
•

Food & groceries (F&G) – fresh and packaged food and non-food groceries
including health and beauty
Take-home (packaged) liquor
Takeaway food and dining out
Other retail including non-food products and retail services

The spending market summarised in Table 6 multiplies existing and projected
population levels with average per capita spending rates for each group.
In 2018, the catchment generates a total retail spending market of $827.6 million.
F&G is the largest category at over 40% of all spending or $339.2 million per annum.
The primary sector accounts for over 50% of the trade area population and a similar
percentage of the spending market. The primary generates a spending market of
$436.7 million, which includes $183 million in F&G products.
Table 6—Trade
area spending
estimates
Source: Deep End
Services; ABS;
Market Data
Systems; Deloitte
Access Economics

Spending market (constant 2018 $m)

Change, 2018-2026

Spending category

2018

2021

2026

Total

Avge %pa

Primary
Food & Groceries
Take-home Liquor
Takeaway Food & Dining
Other retail
Total Retail

183.0
22.8
48.2
182.6
436.7

201.8
23.7
48.8
190.8
465.1

230.1
26.0
52.6
210.7
519.4

47.1
3.2
4.3
28.1
82.7

2.9%
1.7%
1.1%
1.8%
2.2%

Total Catchment
Food & Groceries
Take-home Liquor
Takeaway Food & Dining
Other retail
Total Retail

339.2
44.0
93.6
350.8
827.6

376.7
46.0
95.3
368.8
886.7

431.6
50.8
103.1
409.0
994.5

92.4
6.8
9.5
58.2
166.9

3.1%
1.8%
1.2%
1.9%
2.3%

Moderate to strong population growth across the catchment area and especially the
primary will translate to increases in the retail spending market through the forecast
period.
By 2026 spending on F&G by catchment area residents is forecast to increase to
$431.6 million, averaging of 3.1% per annum. This equates to an increase of $92.4
million. Total growth in each spending category by trade area residents is shown in
Figure 14.
Within the primary catchment alone, growth in F&G spending from 2018 to 2026 is
$47.1 million (at constant $2018). This is significant growth in addition to the existing
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spending market and will translate into increased demand for additional facilities and
floorspace in the catchment area.
Adopting simple floorspace productivity averages of (say) $9,000 per sqm, an
additional $47.1 million in primary sector F&G spending alone will generate demand
for approximately 5,200 sqm of additional F&G-type floorspace (i.e. supermarkets,
specialty shops, market stalls, etc). This is considered a conservative estimate and
makes no allowance for the secondary catchments and growth in tourism and
visitors.
The proposed fresh food-related market tenancies in the development (932 sqm)
represent less than 20% of the potential new floorspace demands.
Figure 14—
Catchment area
spending growth,
2018-2026
Source: Deep End
Services; ABS;
Market Data
Systems; Deloitte
Access Economics

4.4 Trade area
demographic
profile

The population and housing profile of the Busselton catchment area is presented in
Table 7 and compared to the WA averages.
The distinguishing features of the primary sector are:
•

•

•

•

•
•

An ageing population where 21% is aged 65+ years compared to 14% in WA.
There is a corresponding reversal of proportions in the young adult ages where
just 14% of the population is aged 20-34 years (WA 22%).
The older age profile is reflected in the low workforce participation level (57%), a
smaller average household size (2.45 persons), lower average personal and
household income levels and high average levels of home ownership.
The proportions of children and youth (0-19 years) and young-middle aged
parents (35-49 years) are close to the WA average suggesting a similar
proportion of young and established families. Like many regional cities, young
adults leave for education and work purposes which in this case, is offset by the
ageing or retired population.
A distribution of household groups similar to the WA average however the
proportion of ‘couples no children’ would be weighted to older couples rather
than younger.
A high proportion (18%) of unoccupied dwellings revealing the presence of
holiday homes.
Lower levels of tertiary education which is linked to the low number of ‘white
collar’ occupations.
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Table 7—
Population &
household
characteristics

4.5 Tourism &
visitor market

Demographic characteristic
(2016 Census)

Primary

Secondary
Capel

Secondary
Margaret River

Secondary
Dunsborough

Total
catchment

WA

Average household size
- % unoccupied (private dwellings)
Economic indicators

2.45
18%

2.50
16%

2.58
20%

2.54
43%

2.50
24%

2.58
12%

Workforce participation rate
Unemployment rate
White collar workers
Bachelor degree or higher
Age group
0-9
10-19
20-34
35-49
50-64
65+

57%
6.4%
38%
11%

59%
5.1%
37%
11%

68%
4.5%
41%
21%

64%
4.0%
44%
24%

60%
5.5%
40%
15%

63%
7.8%
46%
21%

13%
13%
14%
20%
19%
21%

14%
13%
15%
21%
21%
17%

17%
13%
17%
25%
17%
11%

16%
11%
15%
24%
19%
16%

14%
13%
15%
22%
19%
18%

13%
12%
22%
21%
18%
14%

Average age
Average individual income

41.3
$45,036

39.3
$46,592

35.5
$49,269

38.7
$56,609

39.5
$47,811

37.7
$54,427

Variation from WA avge
Average household income
Variation from WA avge
Country of birth

-17%
$80,421
-20%

-14%
$85,797
-15%

-9%
$86,193
-15%

4%
$100,333
-1%

-12%
$85,148
-16%

$101,089
-

Australia
England
New Zealand
South Africa
Scotland
Germany
Other
Occupied private dwelling tenure

82%
8%
3%
1%
1%
0%
5%

85%
7%
3%
1%
1%
0%
3%

78%
8%
4%
1%
1%
1%
8%

80%
9%
3%
1%
1%
1%
6%

81%
8%
3%
1%
1%
1%
5%

65%
8%
3%
2%
1%
0%
19%

Fully owned
Being purchased
Rented
Dwelling type

35%
35%
30%

32%
44%
23%

26%
43%
31%

35%
41%
25%

33%
38%
29%

30%
41%
29%

Separate house
Townhouse/semi-detached
Apartment
Household composition

89%
11%
0%

95%
4%
1%

95%
4%
0%

96%
4%
0%

92%
8%
0%

80%
14%
6%

Couples with children
Couples without children
One parent family
Lone person
Group
Motor vehicle ownership per dwelling

30%
32%
11%
24%
2%

29%
36%
13%
20%
3%

35%
27%
12%
22%
4%

36%
34%
8%
18%
3%

32%
32%
11%
22%
3%

34%
28%
10%
24%
4%

None
One
Two
Three or more

4%
35%
40%
21%

2%
26%
41%
31%

2%
32%
44%
22%

1%
28%
49%
22%

3%
33%
42%
22%

5%
33%
40%
22%

Busselton is the gateway to a diverse holiday and tourist region which includes the
wineries of Margaret River, resorts and costal townships on the protected waters of
Geographe Bay, the southern coastal towns on the Southern Ocean and the close
inland national parks and state forests.
About 2.5 hours’ drive from central Perth, Busselton and the south west region is
highly accessible for holiday makers from Perth and others from interstate or
overseas.
Visitation data published by Tourism Western Australia4 indicates the City of
Busselton attracts about 900,000 overnight visitors per annum who stay 3.1 million
visitor nights. Intrastate visitors (i.e. from within WA) were the largest source
making up 88% of visitors and 78% of visitor nights. The Busselton – Margaret River
4

City of Busselton Visitor Fact Sheet (2015-2017) Tourism WA
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region is WA’s most-visited area by international tourists who make up 13% of all
visitor nights.
In the same period, the broader South West Tourism Region, extending from
Bunbury to Albany, attracted 3.2 million visitors staying 12 million visitor nights. For
these visitors, the most popular leisure activity nominated by domestic and
international visitors was dining at a restaurant or café followed by the beaches,
visiting friends and relatives, visiting wineries, sight-seeing and shopping for
pleasure.
The Busselton – Margaret River Airport is currently being upgraded to facilitate
direct interstate flights from Sydney or Melbourne and potentially international
routes to and from Denpasar or Singapore. Construction of the new terminal facility
is on hold pending negotiations with airlines to commit new routes. If it proceeds,
the region will receive a significant boost in domestic and international visitors who
will land a short drive from the Busselton Town Centre and the site.
In recent years, international cruise ships have made regular visits to Busselton,
mooring in Geographe Bay and transferring passengers to shore by small craft.
Busselton is also developing a reputation as the “Event capital of WA” with about 150
events held in 2017 attracting an estimated 220,000 visitors including 95,000
intrastate, interstate and international visitors. The key attractions are Ironman
events. Cinifest Oz, Gourmet escape, Jazz by the Bay and the Busselton Fringe
Festival of Arts.
Council is actively encouraging quality hotel developers and operators to several
sites on Busselton’s foreshore.
In recognition of the growth in Busselton’s Town Centre and the need to better serve
tourists and visitors, Council is also considering extending Busselton’s trading hours
to align with those at Dunsborough.
The proposed Market complements many of the events and activities held through
the year in Busselton and provides an opportunity for visitors to stay longer in the
town and increasing their local spending. The concept ties in well with the
expressed leisure preferences of visitors to the region which include dining out and
shopping for pleasure.
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Retail impact assessment

5.1 Projected
sales

The impact section of a Retail Sustainability Assessment typically proceeds through
an estimation or modelling of:
•
•
•

Expected sales generated by the proposed development.
Where or how those sales are generated.
Employment and other benefits.

There is little industry data on the trading levels or other characteristics of fresh food
or variety markets. Performance levels will vary according to:
•

•
•

The scale of the complex and mix of stalls. Good markets thrive on both
competition between vendors which ensures high quality and lower prices, the
ability to provide choice in food and variety categories and creation of a market
ambience and atmosphere.
The quality of the vendors and their ability to source fresh or unique produce and
products and display it in a compelling way to the consumer.
Days and hours of operation. Given the lengthy hours in setting up and closing
and the need to create interest and excitement around ‘market’ days, many of
the municipal and private markets tend to operate 4 days per week.

For the proposed Busselton Marketplace, the number of market tenancies (25-30) is
comparable to other boutique private market developments and should ensure a
range of competitive vendors in the key fresh food categories.
The most comparable facility in the south west is the Bunbury Farmers Market which
is a large supermarket-style operation of about 4,000 sqm. It claims that 90% of its
fresh fruit and vegetables was “in the ground 2 days beforehand” and that
depending on the season, 70-90% of their fresh produce is from local growers. Our
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inspection of the complex showed it to be very busy and the freshness claims were
evident in the product displays. The Bunbury outlet operates 7 days per week
opening either 7.30 or 8.30 am and closing at either 5.30 or 6.30 pm.
If the proposed Busselton Marketplace can duplicate the Bunbury Farmers Market’s
quality of fresh produce and atmosphere, then it should be well received by local
residents.
For the purposes of the analysis, we have assumed the development will operate on
a similar 7 day-per week basis.
Average turnover rates per square metre are applied to the market stall areas in
Table 8 which generates a total sales potential for the market area of $10.3 million in
2018.
The operating details of the licensed food and beverage tenancy are yet to be
finalised and may depend on the conditions of the licence itself. As a single
restaurant / café use we have assumed a turnover of $6,000 per square metre or
$6.5 million per annum.
The total projected sales revenue through the complex is therefore $16.8 million per
annum.
Table 8—
Marketplace
projected sales
Source: Deep End
Services

5.2 Trading
impacts

Floorspace
Sqm

Sales (constant $2018)
$/sqm
$m

Market Stalls
Fruit & Veg/Local Product
Food stalls (takeaway)
Arts/craft
Sub-total Market Stalls

534
107
120
761

16,000
10,000
5,500
13,501

8.5
1.1
0.7
10.3

Licensed Food & Beverage

1,090

6,000

6.5

Total retail

1,851

9,084

16.8

As an initial guide to the level of impact on food & grocery retailers, the projected
fresh food sales to the market likely to be generated from the primary catchment
area can be compared to the available spending by those residents. The simple
steps are:
•

•
•

Assuming 65% of the fresh food sales of $8.5m are generated from the primary
catchment (with 35% from outside the primary catchment including visitors and
tourists), this would amount to $5.53 million of local spending.
Table 6 shows that primary catchment residents have a spending capacity of
$201.8m on food & groceries in 2021 ($2018)
The $5.53m in sales by primary catchment residents therefore represent about
2.7% of their available spending. This could be considered an average impact
across the catchment however the flows of opening in and out of the area are
more complex than this simple calculation.

As another guide, the proposed market floorspace dedicated to fresh or packaged
food stalls can be compared to the total supply of supermarket & specialty food
floorspace in Busselton. Table 2 (retail floorspace for Busselton Centres) shows
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there is an estimated 20,817 sqm of supermarket and specialty food shop floorspace
in Busselton’s centres in 2018. This excludes temporary farmers and community
markets and The Shed Markets at Abbey. The proposed Market area for fresh food
stalls (534 sqm) represents a 2.6% increase in directly competitive food
floorspace. This is coincidentally consistent with the estimated 2.6% share of
primary catchment food & grocery spending the food component of the Market
would capture.
Both measures would indicate relatively small impacts on competitive retailers in
Busselton.
The estimated impacts from all elements of the Market development are set out in
Table 9. In terms of sales diverted from the Town Centre to the Power Centre, the
estimate is $8.1 million or -2.6% of all sales of the Town Centre. The impact is higher
on food retailers in the Town Centre including the supermarkets where most of the
fresh food shopping is directed.
A small sales transfer is factored in from existing Power Centre retailers and other
centres, but these are negligible.
As indicated earlier, the proposed café / restaurant and market stall take-away or
prepared food operators will compete to some extent with Town Centre cafes and
restaurants however there is already a large and diverse range of food & beverage
operators in the Town Centre which cater for a range of casual and formal dining
needs. The additional provision of space here is small in the context of existing
operators and growth in the market from residents and visitors.
The food and variety stalls and the restaurant will be a popular destination for
tourists and visitors. In our view, a high proportion of sales (36%) will be new
spending to Busselton and not drawn from existing businesses.
Table 9—Busselton
Marketplace retail
sales impacts
Source: Deep End
Services

2018
Busselton Marketplace

Marketplace
Sales
Trading
($m)
impacts (%)
14.1

Competing Town Centre retailers*
• Supermarkets & specialty food
• Balance Town Centre retailers
Sub-total Town Centre retailers

127.0
152.2
279.2

145.4
164.2
309.6

138.8
162.6
301.4

-6.5
-1.6
-8.2

-4.5%
-1.0%
-2.6%

Other centres
Power Centre
Suburban Centres
Sub-total other centres

40.0
75.5
115.5

44.0
84.2
128.3

43.6
83.8
127.4

-0.4
-0.4
-0.9

-1.0%
-0.5%
-0.7%

Sub-total Busselton

394.7

437.9

428.8

-9.0

-2.1%

New business and sales from outside Busselton
Total

5.3 Employment

Retail sales ($m)
2021 - no
2021 - post
Marketplace Marketplace

-5.1
-14.1

The market stalls should generate approximately 55 full and part-time / casual
positions while the café / restaurant would require a staffing level of 20 across the
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kitchen, bar, service and management positions. In total, the complex could
generate 75 full and part-time employment positions.
With the wide range of retail uses not impacting any particular retailer or sector
heavily, most of the employment positions should be net new jobs for Busselton.
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Conclusions

The South West region is a rich source of fresh food for Perth and various export
markets however there is little in the way of permanent, specialised food retailers in
Busselton to promote and retail the area’s produce and products to residents and
visitors. Most fresh food in Busselton is sold through the major supermarkets via
warehouse facilities in Perth. There is a significant market opportunity to retail
directly via local farms, wineries and other gourmet producers and artisans. The
concept of small local producers either selling directly at the Market or supplying
retailers should be embraced by Council.
The proposed development brings a unique retail complex and shopping experience
to Busselton and the South West Region. It builds on the existing investment in the
Power Centre that has already introduced the only Kmart and ALDI stores south of
Bunbury.
The Market complex has about 27 stalls and flexible areas which could include
restaurant / café tenancies, the introduction of food trucks or the sale of alcoholic
products by wine producers or stall holders. The complex is well-sized and suited to
Busselton.
It can be promoted as a new retail experience for residents and a visitor destination.
Shopping is an important part of the tourist / visitor experience and this complex has
the potential to bring new visitors to Busselton who may be travelling through or
staying elsewhere in the region and increase the staying time and spending of those
already using Busselton as a stop-over or base.
The proposal is complementary to other tourism and investment initiatives such as
the airport expansion, foreshore redevelopment, new accommodation strategy and
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cultural precinct. The plans have a generous provision of indoor and outdoor dining
areas and a stage for informal performances. These areas will add to the festive
atmosphere of the market which is an important factor in other successful markets.
Busselton and the wider region’s population continues to grow which will support
further retail investment. As the population moves further out, it is important that
development is fostered in and around the Town Centre to counter flows of
residents to new centres at Vasse or elsewhere.
The proposed market development will have small, almost negligible impacts on
Town Centre retailers which will largely fall on the major supermarkets. Offsetting
these small losses will be an increase in people visiting Busselton from the wider area
and a longer dwell time and spending volume by visitors.
The development will provide new employment opportunities while other aspects of
the market operation such as cleaning, maintenance, security, transport and centre
management and leasing will benefit either existing businesses or create new
opportunities.
The proposal development should be seen as a valuable addition to Busselton’s
central area that will bring a range of retail, consumer and tourism-based benefits to
the community.
In respect to the policy requirements and considerations in a Retail Sustainability
Assessment, the proposal will improve the community’s access to a range of
products in a new shopping experience. It will do this without causing any material
detriment or loss of services in the Busselton Town Centre.
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1

Introduction

The City of Busselton commissioned Pracsys in November 2018 to prepare an independent review of the
Busselton Marketplace Retail Sustainability Assessment (the RSA) conducted by Deep End Services for Ecreg
Management that was completed in October 2018. The independent review of the RSA has been instigated
by the City of Busselton as a response to the ‘opt-in’ JDAP development application for a marketplace (the
Proposed Development) within a Restricted Business Zone adjacent to the City centre. Attached with the
application was the RSA which supports the Proposed Development.
The review of the Retail Sustainability Assessment (RSA) is organised into five parts:
•

Review of general methodology

•

Assessment of data inputs

•

Assessment of key assumptions

•

Review of findings and conclusions

•

Pracsys conclusions and recommendations

The RSA evaluates the third stage of development at the Busselton Power Centre (Power Centre), which
proposes to develop 3,170 gross floor area (GFA) for the following purposes:
•

Market Stalls for local produce

•

Food stalls with indoor dining area

•

Restaurant/ Licensed area

•

Playground area

•

Stage area

The project will expand SHP retail floorspace by approximately 932 m2 with an additional 563 m2 of indoor
dining area. There will also be 1,090 m2 of ENT (entertainment) floorspace. The RSA examined the effects this
would impose on the Busselton centre and wider City of Busselton activity centres. It was determined that the
Proposed Development would:
•

Address a gap in the provision of specialised food retailers

•

Provide local farms and wineries with an outlet to sell their produce

•

Provide a unique retail shopping experience to the region

•

Build on investment at the Busselton Power Centre

•

Attract additional visitation and visitor spend to Busselton

•

No material impact on the Busselton City Centre1 or loss of services

•

New employment opportunities

•

Improve access to a range of products and shopping experiences

1

The RSA refers to Busselton Town Centre. This review refers to the same area as Busselton City centre.
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Review of General Methodology

Retail Sustainability Assessments (RSA) as set out in WA State Planning Policy 4.2 (SPP4.2) are intended to
“assess the potential economic and related effects of a significant retail expansion on the network of activity
centres in a locality”.2 To this effect, an RSA should address the effects from a local community access or benefit
perspective, limited to considering potential loss of services and any associated detriment caused by a
Proposed Development under SPP4.2. Competition between individual businesses is specifically excluded
from the scope of an RSA.
It should be noted that SPP 4.2 is a metropolitan policy. It is however a useful guide for assessing/developing
RSAs and Deep End Services references SPP 4.2 in the RSA itself.

2.1

Deep End Services RSA Methodology

The RSA provided by Deep End Services demonstrated the impacts of the proposed retail expansion through:
•

Comparing estimated local SHP retail expenditure at the Proposed Development with the total
available food & grocery expenditure of the primary catchment. This was termed the ‘average impact
across the catchment’ although the simplicity of the estimation is noted

•

Comparing the market floorspace area at the Proposed Development to the total supermarket and
specialty food shop floorspace in Busselton’s centres (excluding temporary markets and markets at
the Shed Markets)

•

Estimating impact of the Proposed Development on retail sales impacts (RSA table 9)

The first two assessments are high level statistics that do not provide an estimate of the impact of the facility
on the local activity centre hierarchy. They are averaged figures and do not take into consideration proximity
to other centres (centres nearer to the Proposed Development will be more impacted than centres farther
away).
For the final assessment, the estimated impact of the Proposed Development on City Centre retailers, Power
Centre retailers and suburban retailers is provided without methodology. This lack of detail in the method
they have used makes it difficult to assess the accuracy of the RSA’s impact projections. In addition, sales
figures for the Proposed Development do not align between Tables 8 and 9 in the RSA and the turnovers used
have been noted as assumptions that have not been linked to benchmarks or verifiable turnover estimates,
calling into question the objectivity of the review.
Further clarification of the methodology used in the RSA is required in order to assess whether impacts are
suitably calculated.

2

Western Australian Department of Planning, Lands and Heritage (2010). “State Planning Policy 4.2: Activity Centres for Perth and Peel”,
Western Australian Government Gazette, No.166, pp.4154. Available from: https://bit.ly/2LTaUob
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2.2

Best Practice RSA Methodologies

Assessing a Proposed Development requires an objective understanding of the potential impacts of that
development. There are several methodologies that can be used to develop an impartial RSA, including:
•

The Marketshare method – applies a benchmarked retail centre’s data to assess proposed
development impact

•

Retail turnover averages – applies reported retail averages to the local context to estimate proposed
development impact

•

Gravity modelling3 – uses a probabilistic approach to objectively distribute retail supply and demand
to calculate network-wide impacts of development proposals

Retail gravity modelling is an industry standard heuristic approach used in the absence of primary data to
determine the expenditure that activity centres are able to attract from a defined population catchment. At
the broadest level, a retail gravity model allocates the expenditure of a population amongst various activity
centres in the defined catchment based on their relative size and distance from residents. This method of
allocating expenditure is based on the underlying behavioural assumption that the consumers are more likely
to shop at larger retail centres and centres which are close to them, rather than smaller and more distant
centres. A retail gravity model, or similarly objective methodology should be used to develop objective
estimates of the potential impact of the Proposed Developments. If one has been used, it should be disclosed
to enable further review.

2.3

Shortcomings of End Services RSA Methodology

Reviewing the Methodology identified points of concern:
•

The averaged catchment impacts are insufficient for the purposes of an RSA as they do not provide a
realistic understanding of the impact of the Proposed Development on nearby centres

•

No methodology is provided to explain the Marketplace retail sales impacts (RSA Table 9) and there
are incongruities in the estimated sales estimates for the Proposed Development between Tables 8
and 9 in the RSA

•

It appears that turnover estimates for the Proposed Development and surrounding centres are based
solely on assumptions with no indication in the RSA of benchmarking or verification from actual
turnover data

Further analysis and clarity regarding methodology is required to justify impact claims made by the applicant.

3

Pracsys uses gravity modelling to develop RSA impact assessments
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Assessment of Key Data Inputs

RSAs require certain key inputs in order to provide an objective estimate of the potential impact of introducing
additional retail floorspace in an activity centre hierarchy. Key data inputs for an RSA include:
•

Population estimates

•

Household expenditure

•

Retail floorspace

Deep End Services has utilised a variety of data sources but not all are explicit. The following sections assess
key data inputs and highlight potential impacts on RSA results. The review focusses on data related to the
primary catchment as the RSA impact analysis only considered the primary catchment.

3.1

Population

Population and dwelling estimates are the basis for calculating retail expenditure and the distribution of
demand for retail floorspace. The RSA uses two sources for population estimates:
•

ABS Census for current population

•

WA Tomorrow (2015) for population forecasts4

The RSA indicates that the primary catchment has a 2016 population of 28,171. A check of ABS Census data
for the same area identified an estimated 2016 population of 27,5945. It is unclear why there is a discrepancy,
but the difference is immaterial (Figure 1).
Figure 1. Primary Catchment ABS SA1 level

Sources: ABS Census 2016, QGIS 2018

4
5

Department of Planning, Lands and Heritage
http://www.abs.gov.au/websitedbs/censushome.nsf/home/tablebuilder

City of Busselton

7

Busselton Marketplace RSA Independent Review

The RSA estimates a projected primary catchment population of 33,428 by 2026. It is unclear how WA
Tomorrow forecasts were used to develop growth estimates for the primary and secondary catchments as WA
Tomorrow spatial areas that are publicly available do not match the areas designated in the RSA6. The RSA
appears to refer to the WA Tomorrow Band C estimates when referring to Busselton’s population growing to
44,000. The analysis then seems to apply a conservative growth rate compared to the Busselton SA2 projected
growth rate (Busselton SA2 area was most similar to the primary catchment) (Figure 2).
Figure 2. Annual Growth Rate Comparison7
Projection
RSA (primary catchment)
WA Tomorrow – Band C (mid-

2018

2021

2026

2023

1.5%

1.9%

1.8%

1.6%

2.3%

2.3%

2.2%

2.2%

range growth) (Busselton SA2)
Source: Deep End Services 2018, WA Tomorrow 2015
The lower growth rates could be due to the fact that the RSA analysis started with a higher current population
for the primary catchment (28,171 versus 27,594).
It is difficult to comment on whether the final population number is conservative or appropriately applied
given the lack of clarity as to how projections were developed. The potential differences in estimates are
relatively minor and would likely not make a significant difference to an impact calculation. It is not clear if or
how population projections are used to assess impact in the RSA.
Generally, dwelling counts would be used to estimate household expenditure and also as a means of
distributing demand (household expenditure) based their spatial distribution. It is not clear how demand was
estimated in the RSA or how it was distributed spatially. If the RSA assumed demand to be evenly distributed
across the catchment area it would have a material effect on the outcome of impact calculations (whether
positive or negative). The number of dwellings assumed in the catchment and their distribution should be
clarified to verify the accuracy of RSA impact results.

3.2

Expenditure

Household retail expenditure and visitor expenditure underpins the demand for retail floorspace in RSA
analysis. There is a finite amount of expenditure available in a catchment, meaning that the introduction of
new floorspace into a centre hierarchy will inevitable have an impact on current centres. The RSA develops
household expenditure using several data sources, including: Deep End Services, ABS8, Market Data Systems
and Deloitte Access Economics. The sources have been combined to provide total retail expenditure estimates
for the primary and secondary catchments of $436.7 million and $827.6 million respectively. Expenditure is
categorised by food and groceries, take-home (packaged) liquor, takeaway food and dining out, and other
6

WA Tomorrow public data is available at larger spatial areas such as LGA and ABS Small Area Level 2. It is possible that Deep End Services
acquired data at a smaller area than is publicly available.
7
The growth rates represent the annual growth between periods (2018 to 2021, 2021 to 2023, etc)
8
The ABS data used is not defined in the RSA, it is therefore not known what ABS data is applied.
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retail including non-food products and retail services. A high-level check was undertaken to verify that the
estimated expenditure levels are appropriate by:
•

Identifying the number of dwellings in the primary catchment9 (Figure 1)

•

Estimating average total retail expenditure10 per dwelling11

It is estimated that there were approximately 13,300 dwellings in the primary catchment in 201812. Total
annual retail expenditure per household is estimated to be $29,980 ($2018). Total expenditure in the primary
catchment is estimated to be $400 million, slightly lower than the $436.7 million estimate in the RSA. The
difference in estimates is reasonable given the high-level alignment of retail spend. The RSA does not indicate
whether the expenditure has been appropriately distributed.

3.3

Retail Floorspace

The current quantum and distribution of retail floorspace supply is required in order to understand the
potential impact of a new retail development on the performance of the local activity centre hierarchy. Retail
floorspace used for impact assessment in the RSA was restricted to the primary catchment. The floorspace
figures provided in the RSA were estimated through a retail occupancy and floorspace survey of the Busselton
City centre. It is assumed that Deep End Services undertook this survey but no assessment can be made as the
survey methodology was not provided. Checks have been undertaken to assess the accuracy of both total
floorspace estimates and floorspace breakdown estimates in the RSA.
•

The RSA’s estimate of total floorspace for the City centre (37,503 m2) accords with the Draft Local
Planning Strategy indicating there was approximately 40,000 m2 in 2016.

•

The supermarket floorspace identified by the RSA was used to verify the breakdown of retail
floorspace. The RSA indicates a total supermarket floorspace of approximately 12,328 m2 in the City
centre. The Property Council Shopping Centre Directory (2015) indicates Gross Lettable Area Retail
(GLAR) of 14,159 m2 for the three Busselton shopping centres. Given the RSA is reporting Net Lettable
Area (NLA) which a sub component of GLAR, the estimate of supermarket floorspace is reasonable.

Other centres included in the RSA appear to be broadly accurate from a high-level review of centres compared
to the Draft Local Planning Strategy (2016). While the RSA reports potential floorspace expansions in the City
centre (Busselton Central Shopping Centre) and at Ambergate North, these potential expansions do not
appear to be accounted for in the impact assessment. The potential for developments in this area to impact
planned centres was highlighted by Tacktics4 in a review of the report which supported the Aldi development
at the Power Centre. Tacktics4 indicated that the Aldi would likely impact the ability for centres to develop at
Ambergate North or Airport North, two centres identified in the Draft Local Planning Strategy. The RSA points
out that the approval for a development in the City centre at the Busselton Central Shopping Centre has
9

ABS Census 2016 – Place of Enumeration Counting Dwellings
This was aligned as closely as possible to expenditure areas listed in the RSA based on very broad category definitions.
11
ABS Household Expenditure Survey 2014/15
12
This is based on an estimated 12,900 dwellings according to ABS Census 2016 and the growth rate applied to the Primary Catchment
in the RSA between 2016 and 2018
10
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lapsed; the development of Aldi and Kmart at the Power Centre likely contributed to the delay in this
development. Further development at the Busselton Power Centre is likely to further impact the potential for
development of retail floorspace in planned centres, directly impacting the centre hierarchy by diverting shop
retail floorspace to an un-planned centre.
The floorspace figures used in the RSA appear to be broadly accurate. The impact of the Proposed
Development on planned shop retail floorspace is not appropriately or fully addressed.

3.4

Key Data Inputs Summary

Key data inputs appear to be broadly appropriate based on the review. The application of inputs is not well
specified, mostly due to the lack of clarity with regards to the methodology that has been applied to assess
City centre impacts. Key points that need to be addressed or clarified include:
•

If/how the spatial distribution of population is being used to distribute expenditure across the
catchment. This would affect the distribution of the impact of the proposed centre, likely
concentrating the impact on the City Centre.

•

The impact of the Proposed Development on future planned floorspace

City of Busselton
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4

Assessment of Key Assumptions

Deep End Services made several assumptions in the RSA that guide the impact analysis and the RSA findings
and conclusions. Where possible assumptions have been assessed to determine their suitability and any
potential issues with the logic applied.

4.1

Catchments

The defined catchments are reasonable given the intended format of the Proposed Development and the
likelihood of crossover with Kmart and Aldi customers, both of which would have large catchments. A wider
catchment should have been applied to account for the significant attraction of Bunbury retail centres. The
RSA analysis only used the primary catchment in estimating impacts. Bunbury would likely impact the
catchment and should have been included in any analysis to account for the significant attraction potential.

4.2

Visitor spend

The claim that 35% of retail expenditure ($5.5 million) at the Proposed Development will come from new
visitor spend is unfounded with no evidence provided to support the claim. Busselton is highlighted as a key
centre for the surrounding population. An additional $5.5 million in spend from new household expenditure
would equate to approximately 425 households that currently spend no money in the Busselton Primary
Catchment, making all of their food, grocery and takeaway food purchases at the Proposed Development13.
With regard to tourism, the RSA points out that Busselton is already a popular tourist destination attracting
approximately 800,000 visitors per annum. $5.5 million in spend would equate to and additional 28,000
visitors persons per annum making all their shopping and eating out purchases for the duration of their trip
at the Proposed Development14. Assuming 50% of the proposed $5.5 million in expenditure comes from new
households and 50% from tourism, it would still imply that the new development would attract the spend of
over 200 additional households and generate an additional 14,000 tourist visits to Busselton that do not
already occur. This assumption is unreasonable and puts into question the objectivity of the RSA unless
evidence can be provided to support the assertion. Impact estimates should be revised without the
assumption or with a revised and evidence-based estimate.

4.3

New Employment

The RSA states ‘With the wide range of retail uses not impacting any particular retailer or sector
heavily, most of the employment positions should be net new jobs for Busselton.’15 The RSA assumes that 65% of
turnover at the Proposed Development will come from the local catchment, therefore, at least 65% of
employment will likely be a transfer of employment/ employment hours and not net new employment. Given

13

Applying an annual spend on food, grocery and takeaway food of $13,000 ($2018) per household based on the ABS household
expenditure survey 2014/15.
14
Estimated based on Tourism Research Australia data. Assumes a weighted average trip spend of $200 per person based on domestic
day, domestic overnight and international tourists. Available at: https://www.tra.gov.au/Archive-TRA-Old-site/Research/View-allpublications/All-Publications/Economic-reports/state-tourism-satellite-accounts-2016-17
15
Deep End Services (2018), Marketplace RSA, p.35.

City of Busselton

11

Busselton Marketplace RSA Independent Review

the assumption regarding visitor expenditure has not been justified, the likely net new employment created
by the project is very little.

4.4

Retail Sales Impact Methodology Assumptions

The assumptions applied in the retail sales impact methodology are not stated. These need to be provided in
order to assess the validity of identified impacts.

4.5

Online Shopping

Online shopping is an increasingly important component of retail expenditure, with major supermarket
retailers now investing heavily into online channels and should be modelled as such. There is no mention of
the impact of online leakage on expenditure estimates within the primary or secondary catchment. The
inclusion of online leakage would have the effect of decreasing total floorspace turnover for all centres,
increasing the proportionate impact of the Proposed Development. Considering online leakage could have a
material effect on impact estimates.

4.6

Licensed premises

The RSA correctly excludes the licensed floorspace from the impact analysis as it would generally classified as
Entertainment floorspace according to Department of Planning, Lands and Heritage PLUC codes. While the
floorspace should not be included in impact assessments, the synergies created through the licensed
premises should be further discussed. A large entertainment-based operator could act as an anchor tenant for
the development and the Power Centre, increasing the impact on the City centre. The range of activities being
provided through the Proposed Development and the current Power Centre offerings will likely contribute to
creating a multi-purpose destination separate to the City centre. This further reduces the likelihood that Power
Centre customers will also visit the City centre.

City of Busselton
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5

Review of Findings and Conclusions

This section directly addresses specific findings or conclusions made in the RSA.

5.1

Suitable Location

‘Its location in the Busselton Power Centre is consistent with other markets situated in or adjoining popular
commercial centres.’16
The benchmark examples provided are generally in a commercial centre similar to the Busselton City centre.
Power Centre has a few retail outlets (Aldi, Kmart and a cafe) and is surrounded by bulky goods retailers and
car yards and is barely visible from the Bussel Highway or West Street, the two main roads surrounding the
Power Centre. These land uses and the Bussell Highway create a barrier between the Proposed Development
and the City centre that means there is little opportunity for walkability between the centres. The location is
suboptimal for such a use when compared with the benchmarks provided.
‘It is further noted that a ‘market’ is a permissible use in the ‘Business’ zone however in recent history no permanent
markets have operated out of the Town Centre or sought approval to do so.’17
The RSA indicates that no one has proposed to undertake such a development in the City centre. While this
may be true, it does not mean the proposed location is desirable. Developing markets with tourist potential
would create significant synergies with the City centre. Current visitors to the centre would be exposed to the
markets with greater opportunity for crossover due to the walkability within the centre. New visitors attracted
to the Proposed Development would be guided to the City centre and would be more likely to visit other City
centre shops. The identified vacancies in the City centre indicate there is an opportunity to propose such a
development in a more desirable location.

5.2

Primary Catchment Retail Expenditure

‘The $5.53m in sales by primary catchment residents therefore represent about 2.7% of their available spending.’18
This estimate is calculated assuming 35% additional visitor spend and should be revised. The RSA correctly
states that the calculation is simple and does not account for in and outflows of expenditure from the Primary
Catchment

16

Deep End Services (2018), Marketplace RSA, p.13.
Deep End Services (2018), Marketplace RSA, p.15.
18
Deep End Services (2018), Marketplace RSA, p.33.
17
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5.3

Floorspace Impact

‘The proposed Market area for fresh food stalls (534 sqm) represents a 2.6% increase in directly competitive food.’19
This estimate omits the storage areas for stalls even though supermarket floorspace (the floorspace being
compared) would generally include storage. In addition, this only considers market floorspace; food stall
floorspace including indoor dining floorspace should also be compared to total takeaway food and dining
floorspace to provide an understanding of the total shop retail floorspace impact.

5.4

Population Distribution

‘The spatial pattern of new residential buildings in 2016/17 (refer Figure 13) shows the recent direction of growth
along the Busselton Bypass and at Geographe. Vasse, Ambergate and Airport North / Yalyalup will continue to
accommodate a high proportion of the city’s growth. The Busselton Power Centre is well placed and accessible for
these growth areas.’20
While the Power Centre is well placed as it is adjacent to the Busselton City centre, the areas mentioned are
all areas with planned future retail developments in the Draft Local Planning Strategy. The Proposed
Development will reduce the short to medium term viability of planned centres in the identified areas, directly
impacting the local activity centre hierarchy.

5.5

Unique Offering

‘The Proposed Development brings a unique retail complex and shopping experience to Busselton and the South
West Region.’21
It is agreed the Proposed Development will be unique to the Busselton area and South West region although
it should be noted there are numerous markets in the region and the Bunbury markets which the RSA indicates
is a comparable facility to the Proposed Development.

5.6

Tourism

‘The proposal is complementary to other tourism and investment initiatives such as the airport expansion,
foreshore redevelopment and cultural precinct.’22
The Proposed Development has the potential to capture tourists, however, it is unclear how much additional
tourism could be attracted. The location of the Proposed Development is likely to further contribute to the
creation of a separate destination at the Power Centre which will compete with the Busselton City centre,
reducing the number of visitors/tourists to the City centre itself. This is due to the clear division between the
Power Centre and the City centre retail centre created by Bussell Highway, several car yards and bulky goods
retailers.

19

Deep End Services (2018), Marketplace RSA, p.34.
Deep End Services (2018), Marketplace RSA, p.26.
21
Deep End Services (2018), Marketplace RSA, p.36.
22
Ibid
20
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5.7

Planning

‘If, as seems likely, there are no substantial developments or redevelopments in the central Business zone in the short
term, then part of the short fall can and should be taken up by the Restricted Business zone.23
The RSA indicates there is an approved development in the City centre for which the approval has lapsed. It
would still be reasonable to assume this development would occur in the short term (1 - 5 years). The ‘short
fall’ referred to is not clearly identified.
‘The Power Centre is therefore the only site which has delivered a meaningful increase in retail floorspace for the
Town Centre in the last 5 years and faces fewer constraints than other locations in being able to accommodate
small, gradual additions.’24
The fact that the Power Centre is the only site that has been expanded in the past five years is not a reason to
locate the Proposed Development in the same location. The RSA identified vacant floorspace in the City centre
including the old Woolworths location; this would be a more appropriate location for markets.

5.8

State Planning Policy 4.2

‘In respect to the policy requirements and considerations in a Retail Sustainability Assessment, the proposal will
improve the community’s access to a range of products in a new shopping experience. It will do this without causing
any material detriment or loss of services in the Busselton Town Centre.’25
The Proposed Development could potentially provide local farmers with a more suitable venue for selling
local produce. It will not however provide new products or create improved access to products. The Proposed
Development is likely to hinder access to products for population in new residential developments such as
Ambergate North as it will reduce the viability of planned centres in the short to medium term. An objective
of SPP 4.2 is to ‘Distribute activity centres to meet different levels of community need and enable employment,
goods and services to be accessed efficiently and equitably by the community.’ The location of the Proposed
Development does not meet this objective.
A further objective of SPP 4.2 is to ‘Maximise access to activity centres by walking, cycling and public transport
while reducing private car trips.’ The Proposed Development will reduce the viability of planned local centres,
forcing population from new residential developments to drive, and drive farther, in order to access goods
and services. The new development’s location outside/adjacent to the City centre also creates a higher
likelihood of car usage should customers need to access both the new development and the City centre. The
Proposed Development is separated from the City centre by several car yards, bulky goods shopping and a
four-lane highway, making walking between the two locations highly unlikely.
The estimated impacts of the Proposed Development in the RSA cannot be confirmed as no methodology
was provided for retail sales impact measurements (RSA Table 9). The Proposed Development is small in

23

Deep End Services (2018), Marketplace RSA, p.15.
Ibid
25
Deep End Services (2018), Marketplace RSA, p.37.
24
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nature, indicating that the potential impact when considered in isolation is restricted. The Proposed
Development, however, should not be considered in isolation but as a component in the larger Power Centre.
With a full buildout potential of 25,600 m2 and indications that the Power Centre is being developed in a piece
by piece manner, the Proposed Development will contribute to a growing centre that directly competes with
the Busselton City centre. Should the Power Centre reach its full potential, it will have absorbed almost all of
the future floorspace (34,000 m2) that has been allocated to the City centre in the Draft Local Planning Strategy
(2016). This would make it impossible for the City centre to develop to its full potential, dividing activity into
two distinct areas, reducing the viability of the City centre and directly contradicting the objectives of SPP 4.2.
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6

Conclusions

This review considered the RSA developed for a market place and licensed area at the Power Centre. There are
a number of factors that call into question the objectivity of the RSA, including:
•

Assumptions based turnover estimates with no indication of benchmarking, gravity modelling or
other best practice methods of retail impact assessment

•

Key assumptions that are not supported with sources or other evidence

•

Omitted assumptions that could affect the estimated impacts of the Proposed Development

•

A lack of detail regarding the methodology used to measure retail sales impacts

•

No assessment of the potential impact on future planned centres in new residential developments

•

No assessment of the cumulative impact of the Busselton Power Centre’s piece by piece development

The RSA conducted by Deep End Services states that the Power Centre site is the most suitable for the
Proposed Development. This is not necessarily the case as there is currently vacant space in the City centre (as
identified in the RSA) and there are greater synergies for tourism and retailers should the Proposed
Development locate in the City centre. The RSA claims that the Proposed Development will be a unique
experience that will complement current City tourism projects and attract new visitors and tourists with 35%
of turnover being additional to the primary catchment. This claim is refuted by the review given the lack of
connectivity between the Proposed Development and the City centre which will likely contribute to
competition for tourists/visitors (thus reducing visits to the City centre). The review also sees the 35% figure
as an overstated assumption with no evidence provided in support. The RSA indicates that the Proposed
Development will have a minimal impact on the City centre and surrounding centres. This cannot be verified
as the RSA provides broadly accurate data without providing the assumptions or methodological detail
required to verify impact estimates. In addition, the impact of the Proposed Development on future planned
centres in residential developments is not sufficiently addressed.
The RSA provided does not justify approval of the Proposed Development and further clarification is needed
to substantiate claims and impact estimates.
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Our Ref: D07551
Your Ref: DA18/0736

Joanna Wilson
City of Busselton
city@busselton.wa.gov.au

Dear Ms Wilson
RE: LOT 182 WEST STREET, BUSSELTON – MARKET DEVELOPMENT APPLICATION
I refer to your email dated 8 November 2018 regarding the submission of a Bushfire
Management Plan (BMP) (Version 1), prepared by Green Start Consulting, dated 6 November
2018 for the above development application (DA).
It should be noted that this advice relates only to State Planning Policy 3.7 Planning in Bushfire
Prone Areas (SPP 3.7) and the Guidelines to Planning in Bushfire Prone Areas (Guidelines). It
is the responsibility of the proponent to ensure that the proposal complies with all other relevant
planning policies and building regulations where necessary. This advice does not exempt the
applicant/proponent from obtaining necessary approvals that may apply to the proposal including
planning, building, health or any other approvals required by a relevant authority under other
written laws.
Vulnerable Land Uses




Vulnerable land uses are prescribed in section 5.5.1 ‘Vulnerable Land Uses’ of the
Guidelines V1.3 and are generally those types of land uses that are designed to
accommodate people with a reduced physical or mental ability; or facilities that due to their
building or functional design offer limited access; or short stay accommodation or visitation
uses that involve people who are unfamiliar with their surroundings and require assistance
in the event of a bushfire.
It is unclear why the City of Busselton (City) has determined the development to be
considered vulnerable as it does not appear to meet the definition or type of land use as
outlined above.

As the DA does not trigger a referral to DFES, a full assessment has not been undertaken
as per Policy Measure 6.6. However, DFES have assessed the BMP to verify compliance
with the Guidelines.
Assessment
1. Policy Measure 6.5 a) (ii) Preparation of a BAL contour map
Issue
Management

Assessment
Plot 1 – insufficient information
Plot 1 is classified as Class G Grassland. However, it is
unclear if the plot is located within the subject site. If it is

Action
Decision
maker to be
satisfied with

DFES Land Use Planning l 20 Southport Street Leederville WA 6007 l PO Box P1174 Perth WA 6844
Tel (08) 9482 1764 l advice@dfes.wa.gov.au l www.dfes.wa.gov.au
ABN 39 563 851 304

located outside of the lot boundary, the City should be
satisfied that a legal mechanism exists to ensure
ongoing management of this area as Class G Grassland
given it is contiguous with adjacent Class C Shrubland.

vegetation
classification.

Vegetation
classification

Photo ID4, Plot 1 – not demonstrated
The photographic evidence provided does not support
the classification of this area of Plot 1 being Class G
Grassland. The vegetation structure and height in the
photographs indicate the classification being closer to
Class C Shrubland. Please note that re-classification of
this area may not result in a revised BAL impact.

Decision
maker to be
satisfied with
vegetation
classification.

Vegetation
exclusion

Photo ID8, Plot 5 –not demonstrated
The photographic evidence provided does not support
the exclusion of Plot 5 aligning with the APZ standards
(Schedule 1 of the Guidelines). It is unclear what
management arrangement exists to ensure this area is
maintained in accordance the APZ Standards. If
unmanaged, the resultant BAL rating impacts on
proposed development may be inaccurate as the plot is
contiguous with adjacent Class B Woodland, Class C
Shrubland and Class G Grassland.

Decision
maker to be
satisfied with
vegetation
classification.

2. Policy Measure 6.5 c) Compliance with the Bushfire Protection Criteria
Element
Location, Siting
and Design

Assessment
A1.1 and A2.1 – not demonstrated
The BAL ratings cannot be validated, as the BAL rating
outputs require modification as per the above table.

Action
Modification
required.

Recommendation – advice only
As the proposed development is not considered a vulnerable land use it should be noted that
future referral to DFES is not required.
As outlined in the tables above it has not been demonstrated that the bushfire risk can be
managed as the appropriate documentation to support the development has not been provided.
Consequently, there is insufficient information to conclude that the intent of Element 1: Location
and Element 2: Siting and Design has been achieved.
If you require further information, please contact me on telephone number 6551 4080.
Yours sincerely

Sandeep Shankar
SENIOR LAND USE PLANNING OFFICER
17 December 2018
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