
Draft Local Housing Strategy  

  
 

Local Housing Strategy 
Draft – 2020 

 
 
 

 

 
 

 

 
 
 

 
 
 

Date advertised:  December 2020 
Date adopted: 
Date endorsed:   



Draft Local Housing Strategy  

City of Bunbury 2|86 

Acknowledgement of Country  
 

The City of Bunbury (“the City”) recognises the Wardandi Noongar people as the traditional owners 
of the land upon which the City is situated and respects the ongoing relationship these original 
custodians have with their land.  
 
The City is committed to achieving genuine reconciliation in the community through strong 
relationships, recognition of traditional landowners and celebration of our rich cultural diversity and 
history.  
 
The City acknowledges the cultural importance of Welcome to Country and Acknowledgement of 
Country for Wardandi Noongar people and its importance to Bunbury’s heritage and identity. 

 

 

 
  

http://bunbury.wa.gov.au/
http://www.noongar.org.au/
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Executive Summary 

Housing in Bunbury is diverse, being located in an extremely accessible and well-serviced part of the 
Greater Bunbury region. The current housing stock ranges from multi-storey apartments in our city centre 
to modest and historic single storey dwellings in most residential suburbs and imposing waterfront homes 
around the Leschenault Inlet and at Pelican Point. With expected regional growth resulting in a population 
of around 200,000 by 2050 (draft Bunbury-Geographe Sub-regional Strategy, WAPC 2020), the City of 
Bunbury needs to plan for the needs of both current and future residents, and to secure Bunbury’s role as 
Western Australia’s second city and the primary regional centre for the South West region.  
 
The City of Bunbury Local Housing Strategy is a step towards a 15 to 20 year plan to guide future housing 
over this period. The Strategy will guide the quantity, location and type of future residential development. 
The Strategy has been developed through key stakeholder and community engagement and analysis of 
various factors that will influence residential development including:  

• The current planning policy and context  

• Current and projected population - scale and composition 

• Current supply and demand for housing - including affordable housing 

• Recent history of dwelling production, approvals and uptake 

• Planned future growth 

• Development challenges for new housing in Bunbury.  
 
The Local Housing Strategy builds on the planning principles and direction as set out in the City’s Local 
Planning Strategy (CoB; 2018) and Local Planning Scheme No. 8 (CoB; 2018), both adopted in 2018. 
 
A detailed review into the ultimate housing potential under the existing planning framework under Local 
Planning Scheme No. 8 revealed that between 9,147 and 16,616 new houses can be accommodated in the 
existing urban zoned land in Bunbury. 
 
The Strategy establishes that in terms of strategic direction, new housing should largely be 
accommodated into 9 focus areas: 

• Focus area 1 - Regional Centre  

• Focus area 2 - Regional Centre frame area:  
o Contained between Spencer Street, Blair Street, Cornwall Street and Strickland Street;  
o Homemaker Centre 
o Back Beach precinct 

• Focus area 3 - Bunbury Forum District Centre frame area 

• Focus area 4 - Bunbury Transit (Train) Station 

• Focus area 5 - Glen Iris District Structure Plan Area 

• Focus area 6 - Usher (Tuart Brook) Structure Plan Area 

• Focus area 7 - Withers (Central Withers) Structure Plan Area  

• Focus area 8 - Parks Centre frame area, including the Racecourses Precinct 

• Focus area 9 - Other major land holdings or consolidated sites 
 
Focussing growth in these focus areas will allow residential densities in the surrounding suburbs to remain 
largely unchanged, and therefore maintain a balanced mix of housing. The resulting mix will provide a 
choice for families with dependents, enable growth in the city centre and around other activity centres to 
provide different opportunities for all sectors of Bunbury’s community, especially singles and older 
residents to downsize within their community. 
 
Over time the City’s Local Planning Scheme (text and zones) and housing-related Local Planning Policies 
will be reviewed in line with this Strategy. This will include discussions with the Department of Planning, 
Lands and Heritage to agree regional variations to the Residential Design Codes and to provide greater 
flexibility in the planning framework in order to increase the range and opportunities for new and 
innovative housing. 

https://consultation.dplh.wa.gov.au/regional-planning/draft-bunbury-geographe-sub-regional-strategy/supporting_documents/BunburyGeographe_SRS.pdf
https://www.dplh.wa.gov.au/bunbury
https://www.dplh.wa.gov.au/bunbury
https://www.dplh.wa.gov.au/bunbury
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A wide range of other initiatives are promoted in this Strategy that will assist in increasing the range and 
opportunities of new housing in Bunbury and to enable a better match of housing types to the existing 
and future community needs.  
 
In order to implement the Strategy, the City will advocate to and work with Government, landowners and 
the housing and construction sectors. This is particularly important as the State can assist in facilitating 
the required planning and intervention in addition to owning significant landholdings in the identified 
focus areas. 
 
The City will also work will all sectors to influence investment into transport improvements, infrastructure 
and employment growth in order to become the State’s first Digital City, recognising that future-ready 
jobs are a necessary catalyst to grow the region.  
 
The Strategy advocates for a high-quality built form and more affordable and sustainable housing. It also 
builds on Local Planning Strategy’s direction to focus on creating walkable communities, focussed around 
activity centres and quality open spaces. It is also recognised that the City will also need to incrementally 
improve the public realm and increase tree canopy cover in order to maintain and improve Bunbury as a 
desirable and liveable city that befits its role as Western Australia’s second city. 
 

 

Housing Focus Areas 
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Housing Fast Facts 
    

 

72,000 people in the Bunbury 

urban area 

 

37,800 people employed in 

the Bunbury urban area 

    

$488,000 Perth average house costs $348,000 Bunbury average housing 

    

$1,589 Perth average weekly income $1,429 Bunbury average weekly income 

    

 

32,670 people live in 

Bunbury 

2.4 average household size  

13,613 dwellings in Bunbury 

87% dwellings are within 5km 

of the city centre 

    

 

74% houses are single 

dwellings 

 

82% of houses are 3+ bedrooms 

    

 

30% of homes are occupied by 

one person 

 

27% of the population are over 

55 

    

 

18% of people have a disability 

 

3.5% Aboriginal and Torres 

Strait Island population 

    

 

8,265 families 

1.8 average children per family 

  

Family Composition: 

44% couple without children 

35% Couple with children 

19% One parent family 

    

 

9,147 to 16,616 potential 

new houses 
 

This new housing will be: 

40% on greenfield sites 

44% on urban infill sites 

16% in the city centre 
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1.0  Introduction 
 
The purpose of the Local Housing Strategy is to establish a strategic framework to guide and provide 
for the City of Bunbury’s current and future housing needs. The Local Housing Strategy was 
developed in consultation with key stakeholder groups and the local community.  
 
The Local Housing Strategy is important because:  

• The Bunbury-Geographe region’s population is expected to more than double to 200,000 people by 
2050 and around 39,700 new homes will be required to accommodate the region’s population 
growth (draft Bunbury-Geographe Sub-regional Strategy). The City of Bunbury will have a greater 
responsibility to maximise the housing opportunities and yields in all greyfield1 and greenfield 
sites and to support the vitality of the city centre  

• Housing affordability is recognised as a growing problem across the Greater Bunbury Region 

• Our community is changing with less people living in each house and an ageing population (ABS 
2016 Census), and  

• There is a need for a mix of housing choices to suit the changing population.  
 
One of the primary purposes for a developing housing strategy is to ensure that the supply of 
housing meets the current and future needs of the community. A housing strategy can help achieve 
this by being able to better inform strategic planning documents, including a Local Planning Scheme. 
Local Government strategic planning instruments can have a widespread impact upon local housing 
outcomes. Land use planning controls, for example, can be used to promote a mix of housing types, 
or alternatively offer developers incentives which encourage the development of particular dwelling 
types.  
 
It is also important to acknowledge the role of the State and other NGOs in the supply of affordable, 
State housing, social rented housing, emergency and crisis accommodation and addressing 
homelessness. Whilst it is recognised that Local Government has a role in working with relevant 
agencies  and such housing providers this largely remains a responsibility of the State Government, 
under the framework of the WA Housing Strategy 2020 – 2030 (Department of Communities; 2020) 
and associated strategies and action plans. 
 
Extensive research was undertaken on important issues to develop a Local Housing Strategy that is 
relevant for Bunbury.  
 
The key objectives of the Local Housing Strategy are to:  
1. Demonstrate leadership as to how the City of Bunbury can promote Bunbury as Western 

Australia’s second city, as a genuine urban alternative to Perth 

2. Provide the next steps in guiding strategic direction for Council, developers and the community 

in relation to residential densities, design and housing issues in the City 

3. Facilitate the efficient use of land for residential development throughout the City of Bunbury 

and within and around the Bunbury city centre 

4. Facilitate a mix of housing choices to accommodate all ages and diverse lifestyles 

 
 
1 Unlike brownfields, greyfields usually have no need for site remediation. Furthermore, they predominantly lie between 

the more vibrant inner city housing market and recently developed greenfield suburbs, and therefore provide greater 
access to employment, public transport and services than the latter zone. Greyfields have become a key target for intensive 
redevelopment by the state government planning agencies in their future capital city development strategies. 

https://www.dplh.wa.gov.au/bunbury-geographe
https://www.communities.wa.gov.au/media/2846/wa-housing-strategy-2020-2030.pdf
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5. Ensure sustainable and environmentally responsible residential development is delivered 

throughout the City of Bunbury 

6. Identify locations which have the capacity to accommodate population growth and change, and 

7. Identify the specific work required to review the City’s Local Planning Scheme No. 8 (LPS8). 

The Local Housing Strategy will guide future decision making, including potential changes to the Local 
Planning Strategy, LPS8, Local Planning Policies, rezonings and on major development proposals 
(refer Figure 1).  
 
Figure 1 – Local Housing Strategy Components and Outcomes 

  

https://www.dplh.wa.gov.au/bunbury
https://www.dplh.wa.gov.au/bunbury
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2.0 Background and Emerging Considerations 
 

2.1 General  
 
The Local Housing Strategy is a strategy for addressing the housing needs of the City of Bunbury 
community over the next 15 to 20 years. This is chiefly done by encouraging a mix of housing types 
that are appropriate for the needs of the demographics within the City. By ensuring that suitable 
housing is built in appropriate locations, the strategy will enable the City to preserve and enhance 
the character of its existing residential areas.  
 
Bunbury is an area of predominantly low-density housing. Original consultation during the 
preparation of LPS8 and the Local Housing Strategy identified a preference that the City’s low-density 
suburban areas remain relatively unchanged. In conjunction, the proposal for intensifying 
development in activity centres, major public transport corridors and transport nodes has been 
generally well received.  
 
Transport corridors under consideration include Bussell Highway, Sandridge Road, Blair Street and 
Spencer Street. Major transport nodes include the city centre bus station, College Grove hospitals 
and education super campus and Bunbury train station.  
 
A range of structure plans, activity centre plans, development plans and action plans, have been 
prepared for the city centre, Bunbury Centrepoint, Tuart Brook, Glen Iris, the Racecourses precinct 
and South Moorlands area. The City is also working with the Department of Communities on the 
central Withers suburban revitalisation project and the Bunbury Development Committee in the Glen 
Iris District Structure Plan. 
 
The Local Housing Strategy is an advisory document, not a statutory document, intended to simply 
recommend approaches to current and future housing market need and flag issues for further 
investigation. LPS8 remains the principal instrument through which local planning and development 
control is exercised. 
 

2.2 Regional Context  
 
The South West region is one of the 10 planning regions in Western Australia defined by the Planning 
and Development Act 2005. The South West region comprises the local governments listed below; 
the WAPC’s South West Regional Planning and Infrastructure Framework groups these into three 
sub-regions, as follows. 
 

Sub-region Local Governments 

Bunbury-Geographe Bunbury, Harvey, Dardanup, Capel, Collie, Donnybrook-Balingup 

Leeuwin-Naturaliste Busselton, Augusta-Margaret River 

Warren-Blackwood Boyup Brook, Bridgetown-Greenbushes, Nannup, Manjimup 

 
2.2.1 Greater Bunbury  

The City of Bunbury is Western Australia’s second city and regional city for the South West region. 
The coastal port city is located 175km south of Perth, Western Australia.  
 
Greater Bunbury is defined by the WAPC’s Greater Bunbury Region Scheme and comprises the local 
government areas extent of the City of Bunbury, Shire of Capel, Shire of Dardanup and Shire of 
Harvey. 
 
The Noongar Aboriginals have lived continuously in this area for at least 35,000 years. Prior to British 

https://www.dplh.wa.gov.au/gbrs
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settlement Noongar people maintained a stable and successful society. Since settlement the 
landscape and dominant society of the sub-region has transformed. Despite the challenges of change 
Noongar people in the sub-region have maintained strong connection to boodja, kaartdijin and 
moort (country, knowledge and family). 
 
The City of Bunbury occupies a land area of 66 square kilometres, which is 47% of the 139 square 
kilometres that currently comprises the total Bunbury Urban Area. This includes the City of Bunbury 
and adjoining suburban areas in the Shires of Harvey (Australind and Leschenault), Dardanup (Eaton) 
and Capel (Dalyellup). 
 
Approximately half of all people living in the South West, the State’s most populous region outside 
metropolitan Perth, reside in the Greater Bunbury sub-region. The total population of the Bunbury 
Urban Area is around 72,000 people, 49% of whom reside in the City of Bunbury itself, which has 
reached a population of over 32,670 (ABS; 2016 Census).  
 
In addition to its established residential neighbourhoods, the City of Bunbury encompasses 
significant employment areas located in the city centre, port and industrial precincts. With the 
exception of the Shire of Dardanup, adjacent Shires within the broader Bunbury Urban Area (refer 
Figure 2) mainly comprise dormitory suburbs with a smaller proportion of retail, commercial and 
industrial activities. The outlying rural areas are focussed on primary production, mining and tourist 
activities and all contribute to a diverse and robust economy. 
 
Figure 2 – Bunbury Urban Area 

 
 

Bunbury Urban Area  
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Overall, new employment opportunities are expected to have the strongest bearing on population 
growth in Bunbury and its surrounds over the next 20 to 30 years. Global demand for resources over 
recent years has encouraged significant growth in primary industries and resulted in relatively strong 
expenditure patterns and employment growth. 
 
The need for effective urban planning is driven in part by population growth. When the population is 
growing, its growth must be appropriately catered for, which is often difficult and costly. The 
majority of people need to live where they can get a job and can access education, services and 
facilities, so the most acute population growth pressures are frequently associated with a strong 
economy. 
 
The City’s Local Planning Strategy states that the main strategic planning intention for managing 
population growth is to accommodate it in the most sustainable and practicable manner.  
 

2.2.2 Bunbury-Geographe Sub-Region 
The draft Bunbury-Geographe Sub-regional Strategy (WAPC; 2020) was released by the Western 
Australian Planning Commission in November 2020 for public comment (refer Figure 3). 
 
This overarching planning document sets out a coordinated and considered approach to guide future 
planning within the local government areas of Bunbury, Dardanup, Capel, Harvey, Collie and 
Donnybrook-Balingup. 
 
The Bunbury-Geographe sub-region has experienced major growth and change over the past few 
decades and Bunbury has grown into a major population centre and serves not only as the 
administrative hub for the South West region, but also as the State’s second city. Since 2001, the 
development of new residential estates such as Dalyellup, Glen Iris and Treendale has driven an 
increase to Bunbury’s population of approximately 65%. 
 
These major centres are complemented by a diverse and productive hinterland, with a network of 
inland towns offering diverse lifestyle options and close linkages to the sub-region’s broad economic 
base. 
 
New residents are attracted to the area by its economic opportunities, beautiful natural setting and 
strong communities. Together these characteristics comprise the enviable Bunbury-Geographe 
lifestyle. 
 
This Strategy promotes an intervention-led approach and seeks to help Bunbury-Geographe reach its 
full potential in the years ahead as the sub-region grows towards a population of 200,000 and 
beyond, and to promote Bunbury as Western Australia’s second city, offering a range of employment 
and services as a genuine urban alternative to metropolitan Perth. 
 
The Strategy sets out to achieve this by including an aspirational vision of the place we are seeking 
to create: 
 
“In 2050 Bunbury-Geographe is a diverse, dynamic, creative, vibrant and connected region, that is 
recognised for its quality of life, environmental values and sustainability. The sub-region has a robust 
and diverse economy that is adaptive and offers enviable liveability.” 
 
To help arrive at this vision, the Strategy outlines a set of principles to act as guideposts and to 
inform strategic directions that detail the specific steps to be taken 
 

  

https://www.dplh.wa.gov.au/bunbury
https://consultation.dplh.wa.gov.au/regional-planning/draft-bunbury-geographe-sub-regional-strategy/supporting_documents/BunburyGeographe_SRS.pdf
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Figure 3 - draft Bunbury-Geographe Sub-regional Strategy 
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In respect to housing, the Strategy establishes the principal to promote a diverse urban form to cater 
for a range of lifestyle options and affordable housing choices. Options include houses and units at 
varying densities and in a range of settings: inner urban, coastal suburban, hinterland towns and 
rural living. Additionally, it promotes a diverse urban form will maintain the Bunbury-Geographe 
lifestyle and retain the affordability benefits of living in regional WA. 
 
In order to achieve this the following strategic directions are established: 

• Promote Bunbury as Western Australia’s second city, offering a range of employment and 
services as a genuine urban alternative to metropolitan Perth 

• Support a multi-government agreement such as a City Deal or Regional Deal for Bunbury-
Geographe and potentially other parts of the South West region.  

• Provide for the growth of the sub-region’s population to 200,000 by identifying sufficient 
residential and employment land to cater for this target population 

• Recognise the broader aspiration for a population of 300,000 in the sub-region and respond to 
accelerated rates of growth by identifying additional residential and employment land, through 
regular monitoring.  

• Promote the growth of Bunbury as a Regional City by focusing major population and employment 
growth in Bunbury 

• Promote the consolidation of Bunbury with a focus on medium and high-density residential infill 
around activity centres, while respecting heritage values and the distinctive character of each 
locality. 

• Support greenfield development in locations that have already been zoned or committed for 
residential purposes and have ready access to existing infrastructure and services 

• Encourage and incentivise lightweight construction methods to reduce demand for sand fill 

• Encourage new developments, including those in infill areas, to be more waterwise and create 
climate resilient public open space, sporting grounds and recreational venues. 

• Reinforce the activity centre hierarchy for Greater Bunbury outlined in the WAPC’s Activity 
Centres for Greater Bunbury Policy 

• Ensure an adequate supply of industrial and commercial land across the sub-region to facilitate 
local employment 

• Adopt a presumption against planning proposals within areas identified to be affected by coastal 
hazards 

• Adopt a presumption against planning proposals within areas identified to be affected by 
flooding 

• Support intensification of land use only where bushfire risk can be understood to be low and/or 
capable of being appropriately mitigated 

• Support initiatives to connect and link Bunbury to the hinterland towns to create an integrated 
network, including public transport and regional bike network connection 

• Protect the Australind railway reserve and collaborate with State Government agencies on the 
potential relocation of the terminus to central Bunbury 

• Collaborate with State Government agencies on planning for a potential fast passenger rail 
connecting Perth and the South West Region 

• Support increasing the capacity of the existing freight rail network and future strategic rail 
network 
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• Encourage organisations to undertake a comparative analysis when deciding on the allocation of 
resources between Bunbury-Geographe and other areas of the State 

• Direct future urban growth to locations that are well serviced by existing infrastructure networks 

• Support the provision of sufficient utility, transport, health, education, and community 
infrastructure/services to cater for a growing population and economy across the sub-region 

• Collaborate with infrastructure providers to audit current capacity of electricity, water and sewer 
infrastructure to help quantify existing growth capacity and thresholds for upgrades 

• Acknowledge the cumulative impacts of individual land developments throughout the sub-region 
on the Bunbury-Geographe lifestyle 

• Encourage local governments to protect local character by preparing and implementing design 
standards that require new development in existing urban areas to maintain and improve the 
streetscape and amenity of the locality. This can include the use of local planning schemes to 
vary the requirements of the R-Codes 

• Embrace the Bunbury-Geographe lifestyle as a key attraction for new residents and visitors to the 
sub-region 

• Recognise and value the sub-region’s unique and connected communities 

• Inclusively align with and respect Aboriginal and historic heritage. 
 

2.2.3 Regional Growth 
In May 2020 the Australian Government released a response to the recommendations of the 2018 
Parliamentary (Alexander) Inquiry into the Commonwealth’s role in the development of cities. The 
Commonwealth Government have agreed in principle for a national settlement strategy 
incorporating a national vision for our cities and regions for the next 50 years, which will be a key 
plank to drive the growth of regional cities.  
 
This Inquiry recognises that in the regions “they support centre growth and catalytic investment 
where it contributes to decentralisation – specifically supporting investment in community 
infrastructure and improved rail links.”  
 
This aligns with the direction of the draft Bunbury-Geographe Sub-regional Strategy and Bunbury’s 
aspiration to be Western Australia’s second city. 
 
Infrastructure WA released the ‘A Stronger Tomorrow’ State Infrastructure Strategy Discussion Paper 
(Infrastructure WA; 2020), which will facilitate ongoing collaboration with industry around the future 
strategic planning, funding and provision of major infrastructure projects across the State. 
 
Historically, infrastructure funding and prioritisation has often been caught up in political cycles, 
without a coordinated and future-focused approach based on solid population growth forecasts and 
alignment with land use planning frameworks. 
 
Strategic land use planning and the development of a State Infrastructure Strategy go hand in hand 
and will be critical in achieving the government’s urban consolidation targets and maximising the 
value of infrastructure investment. 
 
The State Infrastructure Strategy Discussion Paper says the following under major regional centres.  
 
“Despite its size, Western Australia does not have any regional cities that are major secondary 
population centres of over 200,000 residents. Western Australia's two largest regional cities – Greater 
Bunbury and Mandurah – are both expected to exceed a population of 100,000 well before 2040…. 

https://www.linkedin.com/company/36098324/
https://www.linkedin.com/feed/hashtag/?keywords=infrastructure&highlightedUpdateUrns=urn%3Ali%3Aactivity%3A6682092530965856256
https://www.infrastructure.wa.gov.au/discussionpaper
https://www.linkedin.com/company/36098324/
https://www.linkedin.com/feed/hashtag/?keywords=land&highlightedUpdateUrns=urn%3Ali%3Aactivity%3A6682092530965856256
https://www.linkedin.com/feed/hashtag/?keywords=urban&highlightedUpdateUrns=urn%3Ali%3Aactivity%3A6682092530965856256
https://www.infrastructure.wa.gov.au/discussionpaper
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A second major city could be a feature of Western Australia’s development over the next 20 years and 
beyond. For a region to support a major population centre, it needs to have an appropriate economic 
base, with associated employment opportunities. transportation links, essential infrastructure and 
access to health, education, justice and housing services, as well as environmental impacts, will all be 
important factors.” 
 
The City of Bunbury strongly supports Bunbury being recognised as Western Australia’s second city. 
 

ACTION 1: City of Bunbury continue to advocate for Bunbury to be recognised as Western 
Australia’s second city. 

 
2.2.4 Regional Lifestyle 

‘Lifestyle’ is often identified as a major determinant as to why people choose to live in the South 
West and regional towns such as Bunbury. It is fundamental that the ultimate population levels and 
negative impacts of congestion do not undermine the reasons why people want to live and work in 
this region.  
 
The following lifestyle factors and values are important in establishing individuals and business’s 
decision making framework as to why they should establish / relocate into Bunbury and the South 
West. 

• Bunbury has comparative incomes to Perth (Perth average weekly income of $1,589 compared to 
Bunbury average weekly income of $1,429), but with significantly lower house prices (Perth 
Metro average of $478,000 compared to Greater Bunbury average of $348,000) (REIWA Market 
Update December 2019 Quarter). That means that residents have a significantly greater 
disposable income compared to the metropolitan area 

• Employment: Bunbury has a diverse $5 billion economy supporting an estimated 37,800 jobs 

• Housing choice: Bunbury has a wide range of housing choices that cover off affordable, heritage, 
apartments, canal, suburban living, residential lifestyle lots, rural-residential and rural land 
options. Across the wider Bunbury-Geographe region there are small to large settlements with 
access to the countryside, the ocean, waterways and the natural environment 

• Connectivity: Bunbury has a deep-water port with freight and rail networks and only 2 hours 
from Perth. Bunbury is 40 minutes from the Busselton-Margaret River Regional Airport. 
Broadband connectivity can be improved with higher speed connections. Owing to the relatively 
small urban footprint people have small commutes/travel for daily trips and a lower household 
transport costs 

• Interconnected to regional hinterland of interconnected towns and the Busselton-Margaret River 
Region 

• Natural environment: Bunbury-Geographe has internationally significant natural areas, sport and 
recreation infrastructure and networks, clean air, a good climate and within the SW biodiversity 
hotspot, which are all natural attractors 

• Tourism/Events: In addition to its natural attractions, Bunbury has access to regional cycle and 
walk trails, national and state forests, beaches and surfing 

• Social capital and infrastructure: retail, services, art, quality education (public/private primary, 
secondary and tertiary options) contribute to Bunbury’s community closeness and cohesion and 
opportunities to immerse into local culture. 

 
2.2.5 Covid-19 Impacts on Housing and Urban Form 

COVID-19 potentially could have a lasting impact on urban life. There is a cultural shift to working 

https://bit.ly/38Dhs5p
https://bit.ly/38Dhs5p
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from home that could reinvigorate suburban centres and a renewed focus on 20-minute walkable 
neighbourhoods. Movement systems are also being challenged with public transport patronage 
being replaced by cycling and electric scooters. 
 
The economic downturn and social distancing measures are also changing the way we interact with 
others and the places we frequent in our community. The impacts of the pandemic and long-term 
lasting change on the ways our city and suburbs operate is largely unknown. 
 
Across Australia, thousands of people used to commuting to bustling city business districts each day 
are now working from their suburban homes and in regional areas. 
 
It is expected a sustained cultural shift towards locally sourced goods and services combined with an 
increased presence of on-line goods and services. Working from home will also continue even after 
the pandemic had passed.  
 
For Bunbury a much higher expectation will be placed on quality housing with good access to high 
amenity areas and local services, recreation areas and café/restaurants. This will require investment 
into digital technology, improvements to the public realm, together with flexibility and mixed-use 
zoning to allow for a greater level of local diversity and vibrancy. 
 
There is a massive change in technology which has been building up. The fourth industrial revolution 
will be based around technology in the home and workplace. Cities will transform yet again with 
remote working, automated and smarter workplaces, renewables and electric vehicles and trackless 
trams. This will translate to city centre areas providing less space to car parking and what should be a 
further lowering of the minimum parking required for new development. 

 
Government COVID-19 recovery financial incentives, such as WA’s building bonus scheme for new 
home builds, and changes to taxation have a potential to disrupt housing supply and demand. 
 

2.3 State Policy Context  
 

2.3.1 State Planning Strategy 2050 (WAPC, 2014) 
The Western Australian State Planning Strategy 2050 (WAPC, 2014) aims to guide sustainable 
development of the state for the next four decades. It supports Perth and Peel @ 3.5 million (WAPC, 
2015), Directions 2031 and Beyond (WAPC, 2010), the State Planning Policy 3 Urban Growth and 
Settlement (WAPC, 2006) and the various recent planning reform initiatives of the WAPC. One of the 
fundamental goals is to facilitate co-ordinated and sustainable economic development. To achieve 
this goal a suitable and affordable supply of land needs to be made available for development to 
meet the long-term needs of people across the State.  
 
The stated Vision of Western Australia is expressed by the State Planning Strategy makes reference 
to Bunbury as follows: 
 
“The 2.7 million total population will be concentrated in the area of relative comfort and amenity 
south-west of a line between Lancelin and Albany. Here the growth of Perth will have been managed 
to see its population grow to two million in 2029, slowed by deliberate policies to develop a number 
of smaller towns and communities through the Avon Arc, down the foothills of the Darling Range to 
Bunbury and building on the existing small towns and hamlets of the South-West. Busselton and 
Albany will be significant cities with in excess of double their current populations and the focus of 
development in and around Bunbury will have resulted in it cementing its status as the State’s second 
city.” 
 
Planning also must respond to the growing desire to discourage contiguous growth and facilitate the 

https://www.dplh.wa.gov.au/getmedia/d698cbff-65c6-4afb-b4b7-9e12e6a3b5dd/FUT-SPS-State_Planning_Strategy_2050
https://www.dplh.wa.gov.au/perth-and-peel-@-3-5-million
https://www.dplh.wa.gov.au/projects-and-initiatives/planning-for-the-future/directions-2031
https://www.dplh.wa.gov.au/spp3-0
https://www.dplh.wa.gov.au/spp3-0
https://www.dplh.wa.gov.au/getmedia/d698cbff-65c6-4afb-b4b7-9e12e6a3b5dd/FUT-SPS-State_Planning_Strategy_2050
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development of separate, sustainable towns.  
 

2.3.2 Planning and Development (Local Planning Schemes) Regulations 2015 
The Regulations came into effect on 19 October 2015 and have been significantly amended in 2020.  
The Regulations govern the way local planning strategies and local planning schemes are prepared, 
consolidated and amended.  
 

2.3.3 State Planning Policies 
State Planning Policies are prepared and adopted by the WAPC under statutory procedures set out in 
Part 3 of the Planning and Development Act 2005. The WAPC and local governments must have 'due 
regard' to the provisions of State Planning Policies (SPP) when preparing or amending Local Planning 
Schemes and when making decisions on planning matters. The principal State Planning Policies 
relevant to the Housing Strategy are: 
1. Liveable Neighbourhoods (2009)  

2. SPP 1.0 State Planning Framework Policy 

3. SPP 2.6 State Coastal Planning Policy (2013) 

4. SPP 3.0 Urban Growth and Settlement (2006) 

5. SPP 3.6 Development Contributions for Infrastructure (Draft 2016) 

6. SPP 3.7 Planning in Bushfire Prone Areas (2015) 

7. SPP 5.4 Road and Rail Noise (2019) 

8. SPP 7.0 Design of the Built Environment (2019) 

9. SPP 7.2 Precinct Design (Draft 2019) 

10. SPP 7.3 Residential Design Codes Vol .1 (2019)  

11. SPP 7.3 Residential Design Codes Vol .2 Apartments (2019) 

SPP 1 State Planning Framework Policy (WAPC, 2016)  
The State Planning Framework unites existing State and regional policies, strategies and guidelines 
within a central framework which provides a context for decision-making on land use and 
development in Western Australia. It informs the Commission, local government and others involved 
in the planning process on those aspects of State level planning policy which are to be taken into 
account, and given effect to, in order to ensure integrated decision-making across all spheres of 
planning. 
 
SPP 3 Urban Growth and Settlement (WAPC, 2006) 
The objectives of SPP 3 are: 
• to promote a sustainable and well planned pattern of settlement across the State, with sufficient 

and suitable land to provide for a wide variety of housing, employment, recreation facilities and 

open space. 

• to build on existing communities with established local and regional economies, concentrate 

investment in the improvement of services and infrastructure and enhance the quality of life in 

those communities. 

• to manage the growth and development of urban areas in response to the social and economic 

needs of the community and in recognition of relevant climatic, environmental, heritage and 

community values and constraints. 

• to promote the development of a sustainable and liveable neighbourhood form which reduces 

energy, water and travel demand while ensuring safe and convenient access to employment and 

services by all modes, provides choice and affordability of housing and creates an identifiable 

sense of place for each community. 

• to coordinate new development with the efficient, economic and timely provision of 

infrastructure and services. 

https://www.dplh.wa.gov.au/lpsregs
https://www.dplh.wa.gov.au/getmedia/75967422-d0bc-421e-84f5-055663ab5426/SPP_1_State_Planning_Framework
https://www.dplh.wa.gov.au/getmedia/232fd3f8-7ffd-4f3f-b822-fc6af5a22d99/SPP_3_urban_growth_settlement
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SPP 3.6: Development Contributions for Infrastructure (WAPC, 2009) 
SPP 3.6 sets out the principles and consideration applying to development contributions for the 
provision of infrastructure required to accommodate new development. 
 
SPP 3.7 Planning in Bushfire Prone Areas (WAPC, 2015) 
SPP 3.7 sets out the planning hierarchy and information required at each stage of the planning 
process in relation to development in bushfire prone areas and for areas identified as bushfire prone 
areas a bushfire hazard level assessment is required. 
 
SPP 4.2 Activity Centres for Perth and Peel (WAPC, 2010) 
SPP 4.2 specifies broad planning requirements for the planning and development of new activity 
centres in Perth and Peel. However, for regional centres where it is applicable and relevant, such as 
in Greater Bunbury, the policies set out in the SPP can be used. 
 
SPP 7.3 Residential Design Codes (WAPC, 2020) 
SPP 7.3 Residential Design Codes of Western Australia (Residential Design Codes or R-Codes) 
provides uniform requirements throughout the State for the design of residential housing. The 
foremost control is in relation to guiding housing density whereby each code depicts the number of 
houses or units per hectare. That is, in the case of say the R20 density code, approximately 20 
dwellings per hectare of site area is permissible, or two dwellings per 1,000m2.  
 
The Residential Design Codes also provide controls for setbacks, open space, access and parking, site 
works, building heights, privacy, climate design and incidental development requirements. Certain 
elements of the Residential Design Codes requirements can be varied by Local Planning Policy 
requirements or a Detailed Area Plan, subject to the WAPC’s endorsement. 
 
Liveable Neighbourhoods (WAPC, 2009) 
Liveable Neighbourhoods is the WAPC’s primary design guideline and policy document for structure 
plans and subdivisions on greenfield and large infill sites. It promotes an urban structure of walkable 
neighbourhoods accessed through an efficient and interconnected movement network. An updated 
draft version of Liveable Neighbourhoods was published by the WAPC in 2015 for public comment. 
 
Liveable Neighbourhoods was originally prepared in order to implement the sustainability objectives 
of the State Planning Strategy. It currently operates to supplement development control policy or 
codes in order to facilitate the development of sustainable communities and is also used as an 
assessment tool for structure plans and subdivision proposals for new peri-urban development or 
large urban infill sites within developed areas. 
 
Of significance to the Strategy is that Liveable Neighbourhoods provides the accepted best practice 
guidelines for good urban design of residential neighbourhoods - advocating for the creation of 
walkable neighbourhoods serviced by activity centres at their core, which provide appropriate levels 
of servicing through employment, education, recreation and commercial activities. 
 
This Strategy is in keeping with Liveable Neighbourhoods, which is reflected by higher density codes 
for residential development adjacent to commercial and community facilities, and along public 
transport routes. As such the further investigations into the Focus Areas should reflect the objectives 
of Liveable Neighbourhoods. 
 

2.3.4 Planning Reform 
In 2019 the WAPC revised the Residential Design Codes (R-Codes) and released State Planning Policy 
7.3 Residential Design Codes Volume 1 and Volume 2 (the latter addressing apartments) and State 
Planning Policy 7.0 Design of the Built Environment, that is focussed on universal design principles. 
 

https://www.dplh.wa.gov.au/draftspp3-6
https://www.dplh.wa.gov.au/information-and-services/state-planning/bushfire-planning-reform/state-planning-policy-3-7-and-guidelines
https://www.dplh.wa.gov.au/policy-and-legislation/state-planning-framework/state-planning-policies/state-planning-policy-4-2-activity-centres-for-per
https://www.dplh.wa.gov.au/rcodes
https://www.dplh.wa.gov.au/getmedia/1fc06abe-fc35-4c68-a7c6-ebc3007a62ac/FUT_LN_Liveable_Neighbourhoods_update_02
https://www.dplh.wa.gov.au/getmedia/afb82ec4-31a5-4a14-8af4-c840b3c2b81e/FUT-LiveableNeighbourhoods_2015
https://www.dplh.wa.gov.au/rcodes
https://www.dplh.wa.gov.au/rcodes
https://www.dplh.wa.gov.au/rcodes
https://www.dplh.wa.gov.au/getmedia/30f0b7b9-9ac0-4711-8b68-c2d2708e5764/SPP-7-0-Design-of-the-Built-Environment
https://www.dplh.wa.gov.au/getmedia/30f0b7b9-9ac0-4711-8b68-c2d2708e5764/SPP-7-0-Design-of-the-Built-Environment
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The WAPC released new planning guidance to address design and related matters covering this 
‘missing middle’ form of infill housing, which could account for over 40% of new housing in Bunbury 
and obviate the need to prepare its own separate local planning guidance. 
 
It is recognised that future infill needs to come with a much greater focus on design, amenity, 
and placemaking in order to gain community support.  
 
One significant step in this process was the release of the WAPC’s DesignWA’s guidelines for 
medium density housing, State Planning Policy 7.2 Precinct Design and accompanying Precinct 
Design Guidelines. Further work on Design WA will consist of a Neighbourhood Design State 
Planning Policy (revision of Liveable Neighbourhoods), amendments to State Planning Policy 4.2 
Activity Centres for Perth and Peel and a further revision to State Planning Policy 7.3 Residential 
Design Codes Volume 1 to specifically target medium density codes (generally between R30 and 
R60). 
 

2.3.5 Other State and Regional Housing Strategies 
Other State and regional housing strategy initiatives are set out below: 
 

Title Approach / Impetus Strategy Objectives / Plans 

WA Housing 
Strategy 2020-
2030  
 
Department of 
Communities 

The Strategy intends to connect 
150,000 WA households to safe, 
stable and sustainable homes by 
2030. 
 
The strategy requires all housing 
sectors to work together to 
improve housing choices and 
pathways. It considers how to 
improve access to suitable and 
affordable homes and respond to 
current and future need. 

The Strategy sets clear targets to create a more 
agile housing system that can respond to current 
and future need. It commits to: 
• a 6% net increase in social homes over the 

next 10 years (2,600 homes) 
• diversifying the rental sector 
• continuing to responsibly support home 

ownership opportunities for people on low 
to moderate incomes 

• improving the availability of liveable 
designed housing 

• building liveable, inclusive and connected 
communities that improve social and 
economic participation 

• improving outcomes through a more 
integrated approach to housing and service 
assistance and 

• creating jobs and contributing to the State’s 
economy. 

The strategy will set the 10-year direction for the 
next 10 years, creating a more sustainable and 
responsive housing system for WA. 
 
The strategy will be supported by three 
implementation plans:  
• an affordable housing implementation plan 
• a social housing framework and 
• a regional and remote housing 

implementation plan 

Affordable 
Housing Strategy 
2010-2020: 
Opening Doors to 
Affordable 
Housing (2010)  
 
Department of 
Communities 

The Strategy was formulated 
against a backdrop of 
unprecedented population growth 
and housing demand, spurring 
sharply rising house prices. As a 
result, many people on lower 
incomes struggled to find 
affordable housing and the social 
housing waitlist list hit a high of 

The Strategy focuses on the entire housing 
continuum – from homelessness to home 
ownership and set a minimum target of 20,000 
affordable homes by 2020 (later adjusted to 
30,000 by 2020). It also identified actions and 
targets to ensure that people on lower incomes 
were included in new and renewed places and 
communities across the State. 
 

https://www.dplh.wa.gov.au/medium-density
https://www.dplh.wa.gov.au/medium-density
https://www.dplh.wa.gov.au/designwa-precinct-design
https://www.dplh.wa.gov.au/getmedia/5f1cdcdc-e393-4f2e-847d-6f020be2d192/GD-DWA-Draft-Precinct-Design-Guidelines
https://www.dplh.wa.gov.au/getmedia/5f1cdcdc-e393-4f2e-847d-6f020be2d192/GD-DWA-Draft-Precinct-Design-Guidelines
https://www.dplh.wa.gov.au/draft-spp-4-2
https://www.dplh.wa.gov.au/draft-spp-4-2
https://www.dplh.wa.gov.au/getmedia/86c57c2d-a7e2-4261-9cd7-1811ebc97e1a/DWA-Draft-Medium-Density-Code
https://www.communities.wa.gov.au/media/2846/wa-housing-strategy-2020-2030.pdf
https://www.communities.wa.gov.au/media/2846/wa-housing-strategy-2020-2030.pdf
https://www.communities.wa.gov.au/media/2846/wa-housing-strategy-2020-2030.pdf
http://www.housing.wa.gov.au/HousingDocuments/AHS_Report_final.pdf
http://www.housing.wa.gov.au/HousingDocuments/AHS_Report_final.pdf
http://www.housing.wa.gov.au/HousingDocuments/AHS_Report_final.pdf


Draft Local Housing Strategy  

City of Bunbury 20|86 

Title Approach / Impetus Strategy Objectives / Plans 

more than 25,000 households For the South West region the Strategy 
established that there are more than 1,300 
affordable homes, including:  
• over 450 social housing dwellings  
• over 50 discounted private rentals and 
over 750 Keystart loans, including at least 100 
through shared equity programs.  

Affordable 
Housing Action 
Plan (2017) 
 
Department of 
Communities 

The Action Plan reflects the 
Department of Communities’ focus 
on the connections between 
People, Place, Home – placing 
greater emphasis on where and 
how people live, not just what they 
live in. It delivers additional crisis 
and social housing for our most 
vulnerable citizens, expands 
transitional rental housing, and 
continues to support Keystart loans 
and shared home ownership for 
aspiring low to moderate income 
home buyers.  
 
The Action Plan centres on three 
inter-connected goals: 
 

• using housing to help achieve 
better outcomes for 
individuals and families in 
need; 

• delivering inclusive and 
connected communities, 
where people of all incomes 
and backgrounds have a place 
to call home and to belong; 
and 

• creating a housing system that 
is more responsive to current 
and future need. 

 

The plan commits to delivering 7,700 homes for 
people on low to moderate incomes, as well as 
investing in new construction that will support 
$2.3 billion in economic activity and almost 
6,000 jobs over the three-year plan. It also 
increased the previous 2010-2020 target of 
30,000 affordable housing opportunities to a 
minimum of 35,000 by 2020. 
 
The adopted goals are supported by eight focus 
areas that seek to improve how the overall 
system responds – from better integration of 
housing and support services for people in need, 
to reforms to the planning and approvals 
systems. 
 
1. Transform the service delivery system to 

deliver more people and place centred 
outcomes 

2. Support vulnerable Western Australians - 
including with earlier and more coordinated 
support 

3. More options and pathways across the 
continuum to help people reach their 
housing goals 

4. Broaden sources of capital to augment 
government investment 

5. Reform the planning and approvals system 
to support diverse, affordable, accessible 
and safe communities 

6. Increase housing diversity and adaptability 
to meet current and future housing needs 

7. Leverage METRONET precincts and 
government roles for social and affordable 
housing outcomes 

Create new and renewed communities that are 
inclusive, affordable and transformative. 

Ageing with 
Choice (2019) 
 
Department of 
Communities 

Future directions for Seniors 
Housing 2019-2014 (2019) sets the 
direction for responding to the 
changing housing needs of older 
Western Australians 

The priorities established in Ageing with Choice 
informed the WA Housing Strategy 2020-2030. 

All Paths Lead to 
a Home – WA’s 
10-Year Strategy 
on Homelessness 
2020-2030 (2019) 
 
Department of 
Communities 

Sets out a 10 year vision for how all 
levels of government, the 
community sector and the wider 
community can work together in 
Western Australia towards ending 
homelessness. 
 

The vision “Everyone has a safe place to call 
home and is supported to achieve stable and 
independent lives” Is directed towards 4 main 
outcomes, being: 
1. Improving Aboriginal wellbeing 

• Aboriginal people have safe, secure and 
stable housing that is culturally 
appropriate 

http://www.housing.wa.gov.au/HousingDocuments/Affordable_Housing_Action_Plan_2017_2018_2019_2020.pdf
http://www.housing.wa.gov.au/HousingDocuments/Affordable_Housing_Action_Plan_2017_2018_2019_2020.pdf
http://www.housing.wa.gov.au/HousingDocuments/Affordable_Housing_Action_Plan_2017_2018_2019_2020.pdf
http://www.housing.wa.gov.au/aboutus/affordablehousingactionplan/affordablehousingstrategy/Documents/Ageing-with-Choice.pdf
http://www.housing.wa.gov.au/aboutus/affordablehousingactionplan/affordablehousingstrategy/Documents/Ageing-with-Choice.pdf
https://www.communities.wa.gov.au/media/2156/homelessness-strategy-final.pdf
https://www.communities.wa.gov.au/media/2156/homelessness-strategy-final.pdf
https://www.communities.wa.gov.au/media/2156/homelessness-strategy-final.pdf
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Title Approach / Impetus Strategy Objectives / Plans 

• Aboriginal communities and 
organisations design and deliver services 
primarily affecting Aboriginal people 

• Social housing policies and practices are 
flexible and culturally responsive 

2. Providing safe, secure and stable homes  
• Chronic homelessness is ended 
• Diverse and appropriate housing options 

are available and accessible 
• Access to safe and permanent housing is 

the first priority for people experiencing 
homelessness 

• Individualised support services are 
available to help people maintain long 
term housing and achieve their goals 

3. Preventing homelessness 
• People at risk of homelessness are 

supported to continue living in their 
homes 

• Young people at risk are identified early 
and connected to appropriate supports 

• People exit government services with 
stable housing and support 

4. Strengthening and coordinating our 
responses and impact 
• Responses are flexible to accommodate 

individual need 
• Services are coordinated and easy to 

access 
Responsibility for preventing and responding to 
homelessness is shared across all levels of 
government and the community sector 

Greater Bunbury 
Age-Friendly 
Strategy (2016)  
 
City of Bunbury 
Shire of Dardanup 
Shire of Harvey 

Seniors represent are a large group 
within the community (27% of 
Bunbury’s population; ABS), and 
the City is committed to ensuring 
they are welcomed, included and 
valued in all that our community 
has to offer.  
 
The City works with community 
groups to deliver information and 
seniors events and programs, such 
as supporting the Seniors Week. 

The following recommendations set out the key 
strategic directions for Greater Bunbury to 
achieve age-friendly outcomes: 
• Transport - Improve connectivity between 

places and better support the movement of 
older people in line with the Department of 
Planning, Lands and Heritage's Integrated 
Transport Strategy Framework. 

• Housing - Encourage the provision of a 
range of affordable housing options that 
support older people to ‘age-in-place.’ 

• Communication and information - Continue 
to support the capacity of older people to 
improve their technology skills in order for 
them to access information. 

• Social networks / relationships / inclusion - 
Advance the principle of universal access 
and inclusion to encourage participation of 
older people. 

• Community participation / volunteerism - 
Foster and encourage volunteerism among 
older people in the community. 

• Health and support services - Encourage an 
integrated approach to service delivery to 
support ‘ageing-in-place’ across Greater 

http://www.bunbury.wa.gov.au/pdf/Community/Greater%20Bunbury_Age-Friendly%20Communities%20Strategy_APPENDICES%20ONLY_FINAL_05012017.pdf
http://www.bunbury.wa.gov.au/pdf/Community/Greater%20Bunbury_Age-Friendly%20Communities%20Strategy_APPENDICES%20ONLY_FINAL_05012017.pdf
http://www.bunbury.wa.gov.au/pdf/Community/Greater%20Bunbury_Age-Friendly%20Communities%20Strategy_APPENDICES%20ONLY_FINAL_05012017.pdf
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Title Approach / Impetus Strategy Objectives / Plans 

Bunbury. 
• Outdoor spaces / buildings - Encourage the 

principles of universal access and inclusion 
into the design of public places and 
buildings. 

 

2.4 Housing Market Influences and Perceived Needs  
 

2.4.1 Housing Demand - WA Tomorrow  
Over the last 15-20 years the population for the City of Bunbury increased from 28,564 people in 
2001 to 32,670 people in 2016 (ABS Census). Over this period the city and suburbs have been witness 
to incremental change and infilling of new houses (see aerial below illustrating infill in Carey Park 
over 20 years). 
 

Carey Park - 2000 

 

Carey Park 2020 

 
 
In 2020 Department of Planning, Lands and Heritage released revised WA Tomorrow (2020) 
population estimates for Western Australia, including breakdowns for Local Government Authorities. 
Using WA Tomorrow mid-range ‘Band C’ projection the City of Bunbury’s estimates is as follows: 
 
Table 1 - WA Tomorrow Population Estimates 

  2016 2021 2026 2031 

City of Bunbury Population 32,670 32,780 34,030 34,640 

% change - 3.3% 3.8% 1.8% 

Annual Growth (averaged P/A) - 0.92% 1.21% 0.80% 

Bunbury Dwellings 13,613 13,658 14,179 14,433 

Greater Bunbury Region Population 100,390 104,985 112,500 120,420 

 
Previous WA Tomorrow estimations projected a population of 34,600 by 2026 – and this figure has 
been revised down to 34,030. That is 4.1% growth over 10 years and 6% growth over 15 years, which 
is well below the State average.  
 
WA Tomorrow projections over a consecutive 5-year period translate to adding between 9-104 new 
dwellings per year to meet these population projections.  
 
The City’s building department have issued building permits for around 98 new dwellings per annum 

https://quickstats.censusdata.abs.gov.au/census_services/getproduct/census/2016/quickstat/LGA51190
https://www.dplh.wa.gov.au/information-and-services/land-supply-and-demography/western-australia-tomorrow-population-forecasts
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(over the last 5 years), which regularly exceeds these WA Tomorrow projections. 
 

These above estimates are also well below the City’s Local Planning Strategy projections of a resident 
population of 36,800 by 2026. 
 

2.4.2 Housing Costs 
The median Bunbury sale price in 2019 was $348,000 (REIWA.COM Market 
Update December 2019 quarter). This represented a growth of 0.9% to the 
median sale prices from the latest quarter and a 22% fall in sales activity.  
 
The overall median weekly rent in the area was at $350 per week, which is $10 
higher than the September 2019 quarter.  
 

 

 

2.4.3 Perceived Needs 
Interview surveys and meetings were undertaken between June and September 2020 with the 
Bunbury’s housing sector to establish positive aspects and barriers to housing supply and diversity in 
Bunbury and the Greater Bunbury Region. Common themes and reoccurring comments are below: 
 

Comments from Meetings with Housing Sector Representatives 
 
• For Bunbury to be Western Australia’s second city it must plan now to take a much greater role in 

meeting housing needs within the Bunbury Geographe region and particularly to support the 

ongoing vibrancy and investment into Bunbury city centre. 

• The zoning and heritage areas that surround the current city centre that has stalled growth and 

does not promote activation of the city centre. 

• Additional Mixed Use Residential and Mixed Use Commercial zonings should be encouraged 

closer to the city centre (in lieu of Service Commercial areas) to allow for a greater diversity of 

development and to encourage new residential projects in these areas, such as ‘shop top’ 

housing. 

• There is a gap in the market to provide for smaller housing for singles and the aged. Developers 

are only providing housing for 3+ bedrooms, which are not suitable for smaller households and 

the aging population, particularly those who do not wish to go into aged housing complexes.  

• A greater diversity of housing should be provided to cater to these household types and lifestyle 

transitions (i.e dwellings that allow a ‘downsizing’ of lifestyle without necessarily having to 

move). 

• Developmental/monetary incentives should be offered by the City to promote good quality 

sustainable housing. 

• Development standards need to be flexible enough to promote quality designs but not discourage 

new development. If the City wants to continue to promote growth in and around the city centre 

this may require a ‘relaxation’ of these standards. Conversely, poor quality development should 

be avoided where it can compromise overall investment and promote other low-quality design, 

which detracts from the quality of place for the future of Bunbury.  

• An independent Design Review Panel will assist in all aspects of new commercial and residential 

developments. 

• The City should promote a greater level of short stay accommodation options to be combined 

with long term housing, whilst not compromising neighbourhood amenity of permanent 

https://bit.ly/38Dhs5p
https://bit.ly/38Dhs5p
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residents. 

• The Strategy should assist with promoting alternative housing construction and affordable 

housing for everyone and support social housing and crisis accommodation needs.  

• The City should encourage a greater level of rental properties and housing tenure options, and 

opportunities for people to transition out of social housing into shared equity and home 

ownership. 

• Infill housing needs to be of a higher quality and greater emphasis should be given to renovating 

and re-using the existing housing stock, preserving the urban tree canopy and increasing the 

amount of open space for individual dwellings. This could be in the form of smaller houses, two 

story houses such as terraces and apartments, reducing land given over to car parking and 

accessways, and encouraging the amalgamation of lots to create larger more efficient 

redevelopment sites. 

• Identify and resolve service infrastructure issues that otherwise impede new development. 

 
The Bunbury community were invited to complete a survey and/or provide comment via the City’s 
social pinpoint platform in November 2020. 
 
These comments have been considered in the drafting of this Strategy. A greater level of community 
engagement will occur during the formal advertising of the Strategy. 
 

2.5 City of Bunbury Strategy Responses 
 

2.5.1 City of Bunbury Strategic Community Plan 2018-2028 
The City of Bunbury Strategic Community Plan outlines the long-term vision, values, aspirations and 
objectives of our community over the next ten years.  
 
The Plan is part of the integrated planning and reporting framework legislated under the Local 
Government Act 1995. The framework requires each local government to engage with its community 
to understand local priorities and aspirations, and subsequently develop a plan for the future.  
 
The Plan reflects the community’s aspirations and priorities established through various community 
engagement strategies, which have been mapped into four key themes and goals and 19 high-level 
objectives. 
 
Theme 1: Our community and culture  
Goal: A safe, healthy and cohesive community, with a rich cultural life, and supportive social 
environment.  
Objectives:  
1.1 A community where people are safe and feel safe  
1.2 An active community, able to access a wide range of sporting, recreation and leisure options  
1.3 A welcoming community, where diverse cultures are valued, and residents have a sense of 
belonging  
1.4 Arts, culture, heritage and events that enrich our understanding and enjoyment of life, celebrate 
our identity and bring the community together  
1.5 Establish Bunbury as the most accessible regional city in Australia  
1.6 A community that provides for the particular needs of the young and the old  
 
Theme 2: Our economy  
Goal: A thriving and dynamic economy, that plays to its strengths, and confidently presents to the 
world.  

http://www.bunbury.wa.gov.au/pdf/Council/Strategic%20Community%20Plan%202018.pdf
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Objectives:  
2.1 Bunbury builds on its competitive advantages, supports innovation and celebrates business 
success  
2.2 Bunbury is known far and wide for its strengths as a place to live, visit and do business  
 
Theme 3: Our places and spaces  
Goal: A natural and built environment that reflects Bunbury’s core values.  
Objectives:  
3.1 A city that is easy to get around with attractive streetscapes and pathways  
3.2 An irresistible city centre, with thriving businesses and a vibrant inner-city residential community  
3.3 High-quality urban design, well-planned neighbourhoods with housing choice, and appropriate 
provision for diverse land uses to meet the community’s needs 
 

2.5.2 Digital City  
Australia is being transformed by a vastly changing digital landscape that is redefining economies, 
how we live and work as well as the social fabric of our communities. Those countries and regions 
with the technological infrastructure to support automation are forging ahead at the expense of 
traditional practice economies. The concentration of population, employment and education 
opportunities in a single capital city is contributing to a growing inequity in outcomes for regional 
Western Australia. Through foundations of lifestyle and affordable living, regional Western Australia, 
and Bunbury specifically, has a unique capacity to compete when attracting talent, investment and 
industries where the quality of life for workers is a key driver. The co-location of technology 
infrastructure, industries in need of transformation, and the workforce able to create new 
opportunities through artificial intelligence (AI) and digital solutions, will establish Bunbury as the 
first Digital City of Western Australia. 
 
The City is seeking State Government commitment to accelerate investment in the City of Bunbury as 
the state’s Second City and the first regional Digital City of Western Australia in order to deliver jobs 
and industries of the future. 
 
This will require government and industry to work together to diversify State and regional 
economies, to transform traditional industries and establish Bunbury as a hub for creating jobs of the 
future. This Digital City strategy has many lasting benefits, including: 

• Diversify the Western Australian economy away from traditional industries prone to automation 
towards new industries, creating future jobs for regional communities.  

• Accelerate the translation of research and innovation into applied outcomes by co-locating those 
able to solve new and old world problems with AI, automation and digital technologies. 

• Extend new technology and infrastructure requirements into a regional ‘hub-and-spoke’ model to 
enable future AI and cloud-edge compute capabilities where they are most needed. 

• Reverse the rural-urban drift towards capital cities, creating a more sustainable, affordable and 
diversified Western Australia 

 
This is significant in respect to the Local Housing Strategy, as job growth will directly translate into an 
increased demand for housing. This is consistent with the intervention approach set out in the draft 
Bunbury-Geographe Sub-regional Strategy (WAPC; 2020). 
 

2.5.3 Local Planning Strategy  
The City of Bunbury Local Planning Strategy was adopted in 2018, along with the gazettal of Local 
Planning Scheme No. 8. These planning instruments guide the City framework for growth and 
decision making for at least the next 10 years, or until they are reviewed. 
 

https://www.dplh.wa.gov.au/getmedia/765ff272-dbcf-4416-995d-09c47e5d3f77/SWT-Bunbury-Geographe_SRS
https://www.dplh.wa.gov.au/bunbury
https://www.dplh.wa.gov.au/getmedia/9d43e40d-23ed-4209-a821-6fa974998061/Bunbury-8-Scheme-text
https://www.dplh.wa.gov.au/getmedia/9d43e40d-23ed-4209-a821-6fa974998061/Bunbury-8-Scheme-text
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Residential modelling and planning in the Local Planning Strategy was underpinned by the Activity 
Centres and Neighbourhoods Strategy (LSP-CAN, 2010) which sought to facilitate a network of 
mutually supportive residential neighbourhoods and activity centres, that contribute to the 
economic, social and environmental sustainability of the City of Bunbury. 
 
Using a trend-based estimate for future demand, the LPS-ACN provided the following population 
projections: 

• The total number of dwellings in the City is likely to increase by 24% from 13,444 to some 16,670 
by 2026 (a 24% increase), or from 32,300 to 40,000 people by 2026 

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

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

 
Whilst acknowledging the above estimates, the approach adopted with LPS-ACN is not dependent 
upon any forecast of future demand as it was designed to be sufficiently flexible to respond to 
whatever actual situation unfolds. It was the intent of the Local Planning Strategy to consolidate this 
established approach, which is regarded as well placed to address relevant ‘challenges’ identified 
within the Greater Bunbury Region Strategy and draft Bunbury-Geographe Sub-regional Strategy. 
 
In addition to the City Centre and three activity corridors, the LPS-ACN illustrates a hierarchical 
pattern of district, neighbourhood and local activity centres (existing and proposed). These are 
envisaged as community focal points within residential neighbourhoods for shopping as well as a 
range of other services appropriate to each centre’s role in the defined hierarchy of centres. 
 
Strategic Approach 
The LPS-ACN also identified and sought to capitalise on the complementary and self-supporting roles 
of both activity centres and residential neighbourhoods. It recognised that local support for activity 
centres could be improved if all future demand for medium and high density housing (including aged 
persons housing) was realised within the walkable catchments of activity centres – and nowhere else. 
 
This measure will also increase the number of households within easy walking distance of activity 
centres, with commensurate reductions in car dependency, to the benefit of both residents and 
business operators in and around activity centres. 
 
Population, housing trends and the demand for future dwellings in Bunbury need to be considered in 
context. The City of Bunbury is not a stand-alone town, but is, in effect, the inner city for the Greater 
Bunbury urban area (refer Figure 2). As such, Bunbury’s demographics and housing characteristics 
are somewhat different to those of the wider region. 
 
The Local Planning Strategy summarises the prevailing trends most relevant to housing in Bunbury as 
follows: 

• steady population and dwellings growth over time 

• ageing of the population 

• increasing numbers of one and two person households 

• the dominance of the separate house type to remain, but flats, units, apartments, semi-detached 
and townhouses to be the main focus of future housing demand. 

 

http://www.bunbury.wa.gov.au/pdf/Planning%20and%20Building/LPSActCentreNeighbourhoods.pdf
http://www.bunbury.wa.gov.au/pdf/Planning%20and%20Building/LPSActCentreNeighbourhoods.pdf
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Relevant Local Planning Strategy Objectives 
The following relevant housing-related intentions and strategies have been adapted from the Local 
Planning Strategy: 
 

Intention Strategy Detailed Description 

General 
2A: To facilitate the evolution of 
a pattern of mutually 
supportive residential 
neighbourhoods and their 
activity centres, that contribute 
to the economic, social and 
environmental sustainability of 
Bunbury. 

 
Higher density R-codes 
in activity centres 

 
Apply medium or high-density R-codes 
appropriate to each level of the activity centres 
hierarchy within the walkable catchments of the 
activity centres (including City Centre) and the 
mixed use activity corridors (and nowhere else). 

Base R20 coding Apply a base R-Code of R20 over all residential 
areas, except those areas in the vicinity of 
activity centres to which an appropriate higher 
R-Code will apply. 

Housing Diversity and Need 
2B: To provide a diverse range 
of housing in terms of lot sizes 
and housing types that reflect 
changing demographics, 
housing need and lifestyle 
preferences. 

Activity centre 
planning information 

Support initiatives geared towards the provision 
of special needs housing including affordable 
housing, social housing and housing for the aged. 

Housing need 
consideration in 
structure planning 

Consider housing need, including adaptability 
and affordability in the preparation of local 
structure plans. 

Support for aged 
persons 
accommodation 

Introduce provisions into the Scheme that 
addresses housing for aged persons and guides 
opportunities for appropriate housing 
development within community purpose zoning. 

Assist housing needs 
assessment projects 

Assist the State government in their preparation 
of housing need studies and implementation of 
2B-4.1 related projects, as identified (‘actions’) 
within the Greater Bunbury Strategy. 

Residential Character 
2C: To safeguard and enhance 
the valued individual character 
and amenity of established 
residential neighbourhoods 
whilst accommodating change 
that delivers or contributes to, 
an improved quality of place 
over time. 

Residential design 
standards and 
guidance 

Prepare and apply design standards and policy 
area guidelines as appropriate within residential 
precincts and neighbourhoods that ensure new 
development, including higher density infill 
development, maintains or improves 
streetscapes and the established (or intended) 
character and amenity of the locality. 

Appropriate R-Coding 
in new residential 
neighbourhoods 

In planning for new residential neighbourhoods 
ensure that any residential density coding above 
R20 is applied only within an easy walking 
distance from an activity centre, and that 
sufficient residential or mixed-use land adjacent 
to or in the vicinity of activity centres is always 
coded for medium or high residential density. 

 
These intentions and objectives remain contemporary in the context of this Local Housing Strategy. 
 
The Local Planning Strategy proceeds to describe the following housing trends. 
 
Residential Units  
The City’s fairly modest population growth of some 1,360 persons projected for the period 2016 – 
2026 does not necessarily reflect the extent of the expected future demand for residential units, 
mainly due to an anticipated continuation of the current trend towards lower dwelling occupancy 
ratios (persons per dwelling) and corresponding proportional changes in dwelling unit types. 
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The LPS-ACN projected that the total number of dwelling units in the City of Bunbury would increase 
by 3,229 units between 2006 and 2026, with 58% of the increase being in row/terrace houses and 
flats/units/apartments, rather than single houses. 
 
How to accommodate this anticipated growth in the most beneficial way was one of the key strategic 
tasks for the LPS and Scheme. 
 
How housing density is to be controlled under the LPS and the Scheme in accordance with the 
recommendations of the LPS-ACN is indicated in the Housing Strategy map (refer to figure 4 Housing 
Strategy Map). 
 
Housing Need 
The Greater Bunbury Strategy (WAPC; 2013) identifies three strategic priorities to create ‘liveable’ 
communities: 

• plan for increased housing supply in response to housing needs 

• promote and increase housing diversity, adaptability, affordability and choice and 

• create attractive, safe, functional, and well-connected neighbourhoods and towns. 
 
The various sub-strategies adopted as part of the Local Planning Strategy are complementary to this 
approach and efforts by State government to directly address special housing needs such as 
affordable housing, social housing and housing for the elderly are broadly supported and 
appropriately accommodated in keeping with the overarching spatial framework of intended 
residential growth and neighbourhood development. 
 
Figure 4 – City of Bunbury Local Planning Strategy - Housing Strategy Map 

 
 

https://www.dplh.wa.gov.au/getmedia/0597c8b4-73b2-40b3-b934-eec50d265cfd/SWT_Greater_Bunbury_Strategy_2013
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The draft Bunbury Geographe Sub-Regional Strategy will introduce a range of significant new 
changes to the planning regime, largely focused around elevating Bunbury’s status and increased 
population and job targets, including:  

• Promote Bunbury as Western Australia’s second city. In this context, it comprises a single 
settlement that includes contiguous urban areas in Bunbury and the Shires of Capel, Dardanup 
and Harvey 

• Adopt a target population of 200,000; to be used as a reference point by State 
agencies/authorities when considering the delivery of infrastructure and services 

• Adopt an aspirational population of 300,000; to be used as a broad statement of confidence and 
intent 

• Promote consolidation of the existing urban areas of Bunbury 
 
To address this new vision direct Government and private sector intervention will be required to 
grow jobs, infrastructure investment and make better use of urban land. All of this within a context 
of a more sustainably balanced environment. 
 
Figure 5 – City of Bunbury’s Response to Bunbury-Geographe Sub-Regional Strategy  

 
 
The Local Housing Strategy response therefore needs to critically review the planning framework 
around housing supply so that it can maximise the potential of appropriate housing. This is expected 
to result in changes to the local planning framework including Local Planning Scheme No 8 and to the 
planning of integrated transport networks and services. 
  

https://consultation.dplh.wa.gov.au/regional-planning/draft-bunbury-geographe-sub-regional-strategy/supporting_documents/BunburyGeographe_SRS.pdf
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3.0 Infill Housing Supply - 2020 Review 
 
A Bunbury Infill Housing Review by the City of Bunbury in 2020 quantified the potential of all new 
residential development if all land in the City was built to its capacity under the existent local 
planning framework of Local Planning Scheme No.8, adopted (or draft) Structure Plans and Local 
Development Plans. This infill housing review also investigated the potential of developed residential 
land which under the R-Codes could be redeveloped to provide additional housing units. 
 
Bunbury’s total infill housing supply was previously assessed via a joint study with the Department of 
Planning, Lands and Heritage (Urban Infill Report for Greater Bunbury; 2013) and through the 
Department’s Regional Hotspot report (DPLH; 2019) for the Greater Bunbury region. This resulted in 
the following figures: 

• Greenfield lot potential: 166 hectares of available land and 4,506 lots (DPLH updated Regional 
Hotspot 2019) 

• Urban Infill Report for Greater Bunbury (DPLH; 2013 *unpublished): 
o Low Growth Scenario 19,585 new houses (45,000 population) 
o High Growth Scenario 38,239 new houses (87,900 population). 

 

3.1 Study Methodology 
 
The City’s geographical information system was used to determine the following factors for each 
individual lot: 
1. assess lots that had a residential capability 
2. determine the applicable density code (R-Code) 
3. assess if the lot was developed or vacant 
4. assess if it was strata titled 
5. assess if it was heritage listed or within a heritage area 
6. determine the applicable Local Planning Policy, Structure Plan or Local Development Plan 
7. determine if reticulated sewerage was available. 
 
Owing to the nature of these factors the assessments of development potential were required to be 
manually and individually assessed. 
 
Sites were categorised and analysed across these 5 types of lot types: 
1. Large Development Sites: Subject to Structure Plans & vacant greenfield sites with development 

potential (7 and above lot yield). Tourism sites were assessed to be capable for unrestricted stay 
accommodation, and therefore contributed to the dwelling stock. Current structure plan yields 
were calculated as approved. 

2. Vacant Infill Dwellings: Small vacant lots in built up areas (under 7 lot yield) 
3. Urban Infill Dwellings: Developed lots with redevelopment potential (current dwelling is not 

included, therefore additional dwelling count only). Based on full R-Code potential, unless fully 
developed or limited by current strata lots. Heritage buildings had a moderated potential. Dual 
Coded land was assessed at the higher R-Code. 

4. Mixed Use Infill Dwellings: Mixed Use Commercial Zone. Calcs based on plot ratio of 70m2 
average unit size. No Neighbourhood or Local Centres were reviewed.  

5. Regional Centre Dwellings: Regional Centre Zone redevelopment potential (based on DPLH 2013 
study – City Centre - moderate scenario: 50% of RAC zoned land developed for residential 
dwellings with 3 storeys of residential (total 4 storey). 

 
  

https://www.dplh.wa.gov.au/information-and-services/land-supply-and-demography/demand,-supply,-future-development-and-infrastruct/regional-land-supply-assessments
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Figure 6 - Methodology example for infill calculations 

 
 

3.2 Study Outcomes 
 
The Bunbury Infill Housing Review show a more limited potential than previously calculated, with a 
maximum of around 16,600 new dwellings. This roughly translates to an additional population in 
Bunbury of around 39,880 more people (based on an average household size of 2.4 persons per 
dwelling).  
 
Table 2 - Total Combined Housing Potential 

Redevelopment Sites Additional New 
Dwellings 

Total Bunbury 
Dwellings 

(Existing and 
New Combined) 

Additional 
Population * 

Total Bunbury 
Population 

(Existing and 
New Combined) 

Large Development Sites 6,278 - 15,067 - 

Vacant Infill 379 - 909 - 

Urban Infill 5,063 - 12,151 - 

Mixed Use Commercial 2,238 - 5,371 - 

Regional Centre 2,658 - 6,379 - 

TOTAL 16,616  32,005 39,878 71,727  

* assuming a household size of 2.4 persons per dwelling 
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Table 3 - Urban Infill Results (Suburb) 
Infill Large Dev’t 

Sites 
Vacant Infill 

Sites 
Urban Infill 

Sites 
Mixed Use 
Infill Sites 

Regional 
Centre 

Total 
Dwellings 

Bunbury 1,087 55 307 1,780 2,658 5,887 (35%) 

East 
Bunbury 

134 35 1,812 98 - 2,080 (12%) 

South 
Bunbury 

651 156 1,428 360 - 2,595 (16%) 

Carey Park 772 29 1,008 - - 1,809 (11%) 

Withers 419 21 468 - - 908 (5%) 

Usher 1,142 11 14 - - 1,167 (7%) 

Glen Iris 1,996 51 25 - - 2,072 (12%) 

College 
Grove 

30 - 1 - - 31 (>1%) 

Pelican Point 47 20 
   

67 (>1%) 

TOTAL 6,278  
(38%) 

379  
(2%) 

5,063  
(30%) 

2,238  
(13%) 

2,658  
(16%) 

16,616 
(100%) 

 
The new housing stock would yield around 40% from greenfield land (undeveloped), 44% from urban 
infill / mixed use sites and 16% from infill in the regional centre. 
 
About 2/3 of infill housing will be within the older inner suburbs of Bunbury, East Bunbury and South 
Bunbury. 
 
Figure 7 – Infill housing yields across Bunbury Suburbs 

 
 
The WAPC’s Directions 2031 and Beyond (WAPC; 2010) set some hard targets to achieve a more 
compact and accessible city. Key among these was the goal of 47% urban infill. Whilst the intention is 
to seek higher yields from larger undeveloped greenfield sites, the City of Bunbury will be close to 
meeting that metropolitan infill goal.  

https://www.dplh.wa.gov.au/projects-and-initiatives/planning-for-the-future/directions-2031
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Table 4 - Urban Infill Results (for presently developed sites) 

Infill Duplex Sites Triplex Sites Quadraplex Sites Total Dwellings 

Bunbury 136 31 19 307 

East Bunbury 396 296 222 1,812 

South Bunbury 455 193 70 1,428 

Carey Park 522 172 17 1,008 

Withers 179 113 3 468 

Usher 14 - - 14 

Glen Iris 11 4 2 25 

College Grove 1 - - 1 

Pelican Point - - - 1 

TOTAL 1,714 1,618 1,000 5,063 

 
Within the urban infill category it is clear that 66% of the 5,063 dwellings will be in the form of 
(generally) rear duplex and triplex developments, and if quadraplex sites were included, this 
accounts for 86% of all new infill. This is often referred to as the ‘missing middle’ and will account for 
30% of Bunbury’s total new housing stock. 
 
For any infill analysis it is safe to assume that not all Infill housing will be 100% delivered, so the study 
assessed three scenarios based around a low (25%) uptake, a medium (50%) update and a high (75%) 
update of the urban, mixed-use infill and regional centre sites (refer table 5). For these scenarios, 
however it is assumed (over time) that the economic conditions behind the vacant sites would result 
in them being developed to their maximum potential. 
 
The conservative low uptake scenario of 25% of small infill sites being redeveloped would yield 
around 9,147 new dwellings and 21,952 new people (based on a household size of 2.4); bringing 
Bunbury’s population potential to around 54,622 people (or 60% more). 
 
The high uptake scenario would yield 14,126 new dwellings and 33,903 new people, noting that the 
ultimate yield was calculated to be 16,616 new dwellings (refer Table 2). 
 
Table 5 - Total Infill Growth Rates Results (with infill growth scenario) 

Suburb Low Uptake (25%) Medium Uptake (50%) High Uptake (75%) 

Bunbury 2,328 3,515 4,701 

East Bunbury 648 1,125 1,603 

South Bunbury 1,254 1,701 2,148 

Carey Park 1,053 1,305 1,557 

Withers 557 674 791 

Usher 1,157 1,160 1,164 

College Grove 30 31 31 

Pelican Point 67 67 67 

Glen Iris 2,053 2,060 2,066 

Vittoria 0 0 0 

Davenport 0 0 0 

TOTAL 11,140 11,637 14,126 
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Figure 8 illustrates infill housing across the residential areas in Bunbury. Each black dot represents a 
single new dwelling, green dots represent small vacant sites and orange sites and numeric represent 
the potential yield from larger development sites. The blue circles represent a 400m Ped-Shed to 
existing and planned activity centres. 
 
Figure 8 – Infill Housing Viewed Spatially 
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From this spatial analysis the following observations can be made: 
1. Higher residential densities under LPS8 and therefore new dwellings are focussed around the 

walkable catchment of regional, district and neighbourhood centres (400m Ped-Shed2 shown in 
blue circles) 

2. Residential infill around the city centre is limited 
3. Heritage precincts in Bunbury and East Bunbury have limited infill potential, despite being 

located closest to the city centre 
4. Some activity areas have limited infill potential 
5. Large development sites are on the periphery of central Bunbury within Usher and Glen Iris 
6. Carey Park provides for a substantial area of urban infill housing 
7. Low density areas such as College Grove and new housing areas such as Pelican Point, Marlston 

Hill have limited infill potential 
 
Opportunities for review and change emanating from these results are discussed below. 

 

3.3 Study Observations 
 
The infill housing review generally confirms that the residential density coding and infill opportunities 
are consistent with the overall planning approach to concentrate housing around existing activity 
centres and corridors. 
 
New residential development generally will be developed into three priority groups, being: 
1. Vacant land, from vacant suburban blocks to large land holdings subject to structure plans 
2. Presently developed land that has additional development potential, such as behind existing 

houses and the redevelopment of commercial sites 
3. New housing in the Bunbury city centre (Regional Centre Zone) where the City’s highest density 

codes have been allocated (eg. R-AC1 – R-AC3). 
 
The Local Housing Strategy response varies in each of these three scenarios and this is explored 
further below. 
 
1. Subdivision and/or development of vacant land 

The emphasis on these sites is to ensure that they are developed to their maximum capacity and 
for larger sites to encourage the planning framework (such as structure plans) to be reviewed to 
potentially increase appropriate, and well designed, residential development yields. For some 
areas, such as Tourism Zoned land, LPS8 may require amendments to facilitate residential 
development. 

 
2. Infill or comprehensive redevelopment of presently developed land  

The design standards are key for all infill and the planning barriers to infill need to be addressed 
so that the economic conditions behind infill compare to new greenfield sites. 

 
3. Residential development in the city centre 

All planning strategies and contemporary planning documents seek to increase vibrancy and 
diversity in the city centre through encouraging additional residential development to support 
economic activity. 

 

 
 
2 Ped-Shed is defined as the area covered by a 5-minute walk or about 400m. 
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The planning framework for the Regional Centre Zone, enacted through LPS8, is pro-
development with much of the area coded R-AC1 or R-AC2, and plot ratio and setbacks 
facilitating significant forms of new development. Development interest is however limited to 
Koombana North and further investigation into the reasons why needs to be addressed. This 
would extend to considering potential barriers and disincentives related to: 

 

• the economics behind developing city centre sites 

• the prevalence of small, fragmented and irregular sized lots and obstacles to amalgamation 

• car parking standards (and a conducive system of cash-in-lieu) and 

• unfulfilled opportunities such as conversion of upper floor offices into residential units 

(referred to as ‘shop-tops’)  

• service infrastructure.  

The potential for conflict to arise between city centre commercial activities and increased urban 
living also needs to be considered, particularly in light of the WAPC’s draft Position Statement 
Special Entertainment Precincts (2019). 

 
Figure 9 - Densities around the City Centre and District Centres 

 
 
The residential infill analysis within 1 kilometre of the city centre, Bunbury Forum and Bunbury Plaza 
show that many inner-city pockets of land have limited urban infill potential (refer Figure 9). Further 
investigation at a local planning area scale is required to review and establish if these priority areas 
are suitable for additional appropriate infill (refer section 4.1 Focus Areas). 
 

  

WAPC’s%20draft%20Position%20Statement%20‘Special%20Entertainment%20Precincts’
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Figure 10 - Need to align density with employment areas and transit routes 

 
 
The City of Bunbury is working with the Public Transport Authority, Main Roads WA and the 
Department of Planning, Heritage and Lands to prioritise medium and long terms plans for inter and 
intra-regional public transport to Bunbury, inclusive of fast rail between Perth and Bunbury and other 
such initiatives. This work also aligns with Main Roads modelling and road capacity analysis 
associated with the Bunbury Outer Ring Road and Glen Iris District Structure Plan and includes the 
large urban and industrial extensions of Wanju and Waterloo in the Shire of Dardanup. 
 
In keeping with the approach applied in shaping the Local Planning Strategy, higher residential 
densities should be focussed on planned and established activity centres and along priority transit 
routes. Accordingly, new routes and proposed transit hubs should be primed for the co-location of 
intensive mixed use and higher density residential development. 
 
In addition to contributing to activity and vibrancy in these centres, more people will be located 
where they can access public transport options to connect to places of employment. 
 
Figure 11 - Future Rail – value capture areas 
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The corridors along Spencer Street, Blair Street/Sandridge Road and Strickland Street, for example, 
where commuter public transport can be established, represent real opportunities for 
redevelopment and to capture the value of such infrastructure. 
 
The City of Bunbury has proposed ideas of electro-mobility which will be examined by Curtin 
University’s Sustainable Built Environment National Research Centre on how emerging transit 
technologies can be integrated with urban development, as well as local micro-mobility (e-bikes and 
e-scooters). The study as it relates to Bunbury has two parts: 
 
1. An electric trackless-tram system within the Bunbury urban area will be investigated that links 

the existing Bunbury railway station (for the ‘Australind’ train) to the Bunbury city centre and 

main services and employment areas. This will be used as a way to attract urban regeneration 

projects at station points. This will be supplemented with an integrated bike network and 

existing e-scooter system that reinforces non-car dependent travel. 

2. To utilise the corridor between Bunbury and Busselton, which contains an unused rail reserve, as 

the basis of a fast-electric transit-way and an electric (or manual) bike-way that links these two 

fast growing urban areas and provides an iconic tourist experience as well as a transport system. 

Key station precincts along the route would be major urban development sites with 21st century 

solar-based development and a recharge hub for the electro-mobility servicing the local area and 

the new electric transport corridor.  

Such a project would incorporate a high level feasibility of various options for how this concept could 
work, how it could be funded and financed using private sector sources together with government 
sources, how a partnership could be established to enable this to be procured and managed, what 
would be the likely costs and what are the multiple benefits in terms of potential employment and 
services.  
 
Figure 12 - Urban Focus Area – Glen Iris 
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Glen Iris is being reviewed through a joint agency District Structure Plan. The area is also covered by 
a number of local structure plans, inclusive of the South Moorlands which has the potential for 
around 750 new dwellings (refer Figure 12). 
 
Glen Iris has the potential to be better integrated into East Bunbury and connect to the city centre 
through new road connections and potential public transport routes. Rather than progressing a 
standard urban pattern there is an opportunity to review the planning framework and deliver a 
higher yielding and more innovative and sustainably planned community in this area. 
 
Figure 13 - Urban Focus Area – Tuart Brook 

 
 
The Tuart Brook Local Structure Plan area represents a strategic link between Dalyellup in the Shire 
of Capel, the education and health campus, the redevelopment precincts of central Withers and the 
Hay Park regional sports facility. The additional Centenary Road link proposed to the Bunbury Outer 
Ring Road also increases the strategic significance of this locality (refer Figure 13). 
 
With the Department of Communities/Development WA being a majority landowner and preparing 
to review the draft Local Structure Plan, there is an opportunity to review the planning framework 
and deliver a higher yielding and more innovatively planned community in this area. 
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4.0 Housing Strategy Key Elements 
 
The assessment of the City’s housing stock and household and population forecasts has identified a 
range of spatial planning, statutory planning controls and advocacy issues that require further 
investigation. 
 
The Housing Strategy recognises five key elements (refer below) and the success of these will 
primarily be monitored through the National Cities Performance Framework relating to housing 
(refer Chapter 6).  
 
The following Key Elements are addressed below: 
1.  Focus Areas  
2.  Quality Design and Streetscape 
3.  Character and Heritage 
4.  Housing Choice and Affordability 
5.  Sustainability and Environment 
 

4.1  Focus Areas  
 
The Strategy identifies the following 9 ‘Focus Areas’ as being suitable for further investigation and 
review as to their potential to increase the housing yield, range and diversity (refer Figure 14).  

• Focus area 1 - Regional Centre  

• Focus area 2 - Regional Centre frame area:  
2.1 Contained between Spencer Street, Blair Street, Cornwall Street and Strickland Street;  
2.2 Homemaker Centre 
2.3 Back Beach precinct 

• Focus area 3 - Bunbury Forum District Centre frame area 

• Focus area 4 - Bunbury Transit (Train) Station 

• Focus area 5 - Glen Iris District Structure Plan Area 

• Focus area 6 - Usher (Tuart Brook) Structure Plan Area 

• Focus area 7 - Withers (Central Withers) Structure Plan Area  

• Focus area 8 - Parks Centre frame area, including the Racecourses Precinct 

• Focus area 9 - Other major land holdings or consolidated sites 
 
Minimal change is proposed to the planning framework outside these areas. Specific studies into 
traffic and transport, detailed zoning changes and development controls will be undertaken to guide 
future development in each of the ‘Focus Areas’. 
 
Activity centres (regional and district centres) and major structure planning areas will be the subject 
of further review in order to maximise the housing yield and to focus on making better communities.  
 
The intent, potential interventions and scope of the planning responses for each of the Focus Areas 
identified are addressed in a provisional manner below. The planning response(s) will be further 
informed following consultation with the community/stakeholders, and the completion of future 
scheduled local planning strategies (notably the Integrated Transport Strategy and the Employment 
and Productivity Strategy) and local area/precinct based investigations.  
 

ACTION 2: City of Bunbury will commence planning reviews into all designated Focus Areas. 
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Figure 14 – Housing Focus Areas 
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Focus Areas 
1. Regional Centre  
2. Regional Centre frame area  
3. Bunbury Forum District Centre frame area 
4. Bunbury Transit (Train) Station 
5. Glen Iris District Structure Plan area 
6. Usher (Tuart Brook) Structure Plan area 
7. Withers (Central Withers) Structure Plan area  
8. Parks Centre frame area & Racecourses precinct 
9. Other Major Landholdings (not shown) 
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Focus Area 1 - Regional Centre  Aim 

 

Significantly increase the resident population of the city centre 

Objective 

Incentivise new residential development, particularly mixed-use and multiple dwelling 
outcomes 

Options / Potential Interventions 

Address the barriers: 

• Critically review existing development requirements 

• Ensure utility providers / infrastructure capacity keeps pace service demand 
 
Employ incentives: 

• Consider time-limited rates relief / reduced fees and charges for desirable forms of 
residential development 

• Improve the quality of the public realm and pedestrian movement / walkability (within 
the ped-shed generally) 

• Proactively manage noise and potential for land use conflict between entertainment 
venues and residential properties 

• Work with service infrastructure providers to allow new development to be able to be 
developed / planned without significant cost imposts on developers. 

 
Engage in advocacy and develop partnerships: 

• Promote the objectives of the housing strategy to all stakeholders and engage with / 
provide support to: 

− landowners of small fragmented lots and seek innovative solutions that could 
stimulate lot amalgamation / increased redevelopment opportunities; and 

− property owners of underutilised upper floors in pursuit of facilitating shop-top living 

Scope of Land Use Planning Response (Actions): 1. Commence and act upon findings of investigative studies  
2. Review LPP Zone Development Requirements relevant to Regional Centre 
3. Review LPP Access and Parking for Bicycles and Vehicles  
4. Prepare a Scheme Amendment identifying Special Control Area-Special Entertainment 
Precinct  
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Focus Area 2.1 - Regional Centre Frame – Spencer / Blair Precinct Aim 

 

Substantially increase the number of residents living in areas adjacent to / nearby the city 
centre 

Objective 

Broaden opportunities for residential development to occur at the fringes of the city centre 
within areas capable of supporting a mix of compatible uses 

Options / Potential Interventions 

Address the barriers: 

• Critically review the traditional service commercial primacy of the Spencer/Blair precinct 
with a view to expanding mixed use development opportunities 

• Ensure utility providers / infrastructure capacity keeps pace service demand 
 

Employ incentives: 

• Utilise a ‘precinct plan’ approach to develop desirable outcomes for the precinct that: 

− increases residential opportunities within compatible mixed-use development 

− enhances the residential amenity of the area 

− improves movement and flow for pedestrians and vehicles alike 

− manages car parking and reduces the reliance on the car 

− manages on-going potential for land use conflict 

− appropriately caters for any ‘non-conforming’ uses over the period of transition 

− allows new development to be planned with limited infrastructure / utility cost 
imposts on developers. 

• Seek opportunities to promote innovative, affordable and sustainable housing types, 
including the reuse or adaption of existing buildings, warehouse conversions etc to 
provide student accommodation, work live studio type apartments and other forms of 
mixed use development 
 

Engage in advocacy and develop partnerships: 

• Promote the objectives of the housing strategy to all stakeholders  

• Assist/ support the relocation of ‘non-conforming’ commercial businesses  

Scope of Land Use Planning Response (Actions): 1. Commence and act upon findings of investigative studies / strategies  

2. Establish precinct area and undertake an investigative survey of prevailing conditions and 
engage with landowners 

3. Pursue a contemporary ‘precinct structure plan’ approach to guide future planning and to 
inform the preparation of potential amendments (e.g. rezoning) to the local planning scheme 

2.1 
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Focus Area 2.2 - Regional Centre Frame – Homemaker Precinct Aim 

 

Substantially increase the number of residents living in areas adjacent to / nearby the city 
centre 

Objective 

Broaden opportunities for residential development to occur at the fringes of the city centre 
within areas capable of supporting a mix of compatible uses 

Options / Potential Interventions 

Address the barriers: 

• Critically review the commercial primacy of the precinct with a view to expanding mixed 
use development opportunities 

• Ensure utility providers / infrastructure capacity keeps pace service demand 
 

Employ incentives: 

• Utilise a ‘precinct plan’ approach to develop desirable outcomes for the precinct that: 

− increases residential opportunities within compatible mixed-use development 

− enhances the residential amenity of the area 

− improves movement and flow for pedestrians 

− manages on-going potential for land use conflict 

− appropriately caters for any ‘non-conforming’ uses over the period of transition 

− integrates with any emerging public transport initiatives (along the activity 
corridor)  

 
Engage in advocacy and develop partnerships: 

• Promote the objectives of the housing strategy to all stakeholders  

Scope of Land Use Planning Response (Actions): 1. Commence and act upon the findings of investigative studies / strategies (including 
Employment Strategy and Integrated Transport Strategy). 

2. Engage with landowners and encourage a ‘precinct structure plan’ approach to guide 
future planning / land use transitioning to inform the preparation of potential amendments 
(e.g. rezoning) to the local planning scheme  

2.2 
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Focus Area 2.3 - Regional Centre Frame – Back Beach 
Precinct 

Aim 

 

Substantially increase the number of residents living in areas adjacent to / nearby the city centre 

Objective 

Broaden opportunities for residential development to occur at the fringes of the city centre within 
areas capable of supporting a mix of compatible uses. 

Options / Potential Interventions 

Address the barriers: 

• Critically review the tourism exclusivity of the precinct with a view to expanding opportunities 
available to residential and mixed use developments whilst retaining short stay options and 
elements of commercial development consistent with the high amenity / tourism corridor 
setting. 

• Ensure utility providers / infrastructure capacity keeps pace service demand 
 
Employ incentives: 

• Proactively manage potential for land use conflict between short stay, commercial and 
residential properties. 

• Capitalise on the amenity / facilities / lifestyle offered by the area and invest in improvements 
to the public realm  

• Improve pedestrian movement generally and walkability (within the ped-shed and to nearby 
services) 
 

Engage in advocacy and develop partnerships: 

• Promote the objectives of the housing strategy to all stakeholders 

• Re-engage with key landowners to establish intentions / scope development opportunities 

Scope of Land Use Planning Response (Actions): 1. Re-imagine outcomes and revisit opportunities for the Back Beach precinct generally (including 
indigenous heritage and culture, ocean pool, surf club, access, parking, movement and planning of 
future facilities generally) 

2. Review the Back Beach General Structure Plan (and related structure plans) in light of potentially 
changing the tourism zoning of the precinct to a combination of residential and mixed use zoning 
3. Seek to recognise / designate a ‘Tourism Corridor’ along this section of Ocean Drive  
4. Foster general support from the Department of Planning Heritage and Lands.  

2.3 
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Focus Area 3 - Bunbury Forum District Centre Frame  Aim 

 

Increase the number and diversity of residents living in areas adjacent to the district centre 

Objective 

To supplement the housing stock by increasing the choice, availability and affordability of 
residential property types available in the area  

Options / Potential Interventions 

Address the barriers: 

• Easing limitations of current residential density coding  

• Ensure utility providers / infrastructure capacity keeps pace service demand 
 

Employ incentives: 

• Investigate and adopt innovative measures – similar to the ‘Freo Alternative’ trialled 
model that facilitates the introduction of small dwellings within selected established 
housing areas  

• Capitalise on the presence / opportunities provided by rear laneways  

• Improve pedestrian movement and walkability (within the ped-shed) and quality of the 
public realm generally 
 

Engage in advocacy and develop partnerships: 

• Promote the objectives of the housing strategy to all stakeholders 

• Promote within the neighbourhood the opportunities available / requirements for the 
introduction of special purpose dwellings (e.g. aged and single bedroom dwellings) 

Scope of Land Use Planning Response (Actions): 1. Undertake investigations to establish opportunities that would facilitate increases in the 
local residential density / population within the ped-shed and engage with the local community 
to gauge level of support / appetite to progress various options. 

2. Investigate the appropriateness / feasibility of adopting the ‘Freo Alternative’ trialled model 

3. Prepare amendments to the local planning scheme and guiding planning instruments as 
appropriate (e.g. Special Control Area / Local Planning Policy) 

4. Employ variations to minimum lot sizes (residential subdivision) in appropriate 
circumstances 
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Focus Area 4 - Bunbury Transit (Train) Station  Aim 

 

Co-locate higher density residential development alongside major planned (future) transport 
hubs in keeping with recognised transport orientated development (TOD) principles.  

Objective 

Facilitate new residential development / increased densities near to a future, revamped Bunbury 
train station. 

Options / Potential Interventions 

Address the barriers: 

• Seek to clarify State rail development and investment plans for Bunbury 

• Determine the broader role of Bunbury train station over the short, medium and long term  

• Act upon outcomes from informing studies / analysis 

• Ensure utility providers / infrastructure capacity keeps pace service demand 
 

Employ incentives: 

• Utilise (at the appropriate time) a ‘precinct structure plan’ approach to guide the realisation 
of a new transit station and TOD. 
 

Engage in advocacy and develop partnerships: 

• Engage with key stakeholders (e.g. PTA) and consider the appropriateness / feasibility of 
adopting a ‘Metronet’ type approach to precinct planning 

• Promote the objectives of the housing strategy to all stakeholders  

Scope of Land Use Planning Response (Actions): 1. Have due regard to the current and potential future role of the train station (and its 
immediate setting) in planning discussions and decision making.  

2. Subject to findings from investigations, develop concepts and progress to formulation of a 
‘precinct structure plan’  
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Focus Area 5 - Glen Iris (District Structure Plan Area)  Aim 

 

Significantly increase net residential yield and diversity of housing product  

Objective 

To cater for a larger number and broader range of housing needs consistent with best 
practice / contemporary neighbourhood planning approaches 

Options / Potential Interventions 

Address the barriers: 

• Seek to address and satisfactorily overcome the various physical and environmental 
constraints that encumber the full and efficient development of underutilised land. 

• Ensure utility providers / infrastructure capacity keeps pace service demand 
 

Employ incentives: 

• Improve quality of the public realm generally 

• Improve movement and flow generally, and walkability (within the ped-sheds and 
nearby facilities / services) 
 

Engage in advocacy and develop partnerships: 

• Promote the objectives of the housing strategy to all stakeholders 

• Re-engage with key landowners to establish intentions / broaden opportunities 

Scope of Land Use Planning Response (Actions): 1. Revisit land use zoning, density coding, infrastructure and services provision at the 
district and local levels.  

2. In conjunction with landowners /key stakeholders review/revise outstanding structure 
planning documents with a view to increasing residential yield / diversity and provide 
commensurate infrastructure, community services and facilities. 

3. Foster general support from the Department of Planning Heritage and Lands and State 
agencies generally. 

 



Draft Local Housing Strategy  

City of Bunbury 49|86 

Focus Area 6 - Tuart Brook (Structure Plan Area)  Aim 

 

Significantly increase net residential yield and diversity of housing product  

Objective 

To cater for a larger number and broader range of housing needs consistent with best 
practice / contemporary neighbourhood planning approaches 

Options / Potential Interventions 

Address the barriers: 

• Seek to address and overcome the various physical and environmental constraints that 
encumber the full and efficient development of underutilised land. 

• Ensure utility providers / infrastructure capacity keeps pace service demand 
 

Employ incentives: 

• Improve movement and flow generally, and walkability (within the ped-sheds and 
nearby facilities / services) 
 

Engage in advocacy and develop partnerships: 

• Promote the objectives of the housing strategy to all stakeholders 

• Re-engage with key landowners to establish intentions / broaden opportunities 

Scope of Land Use Planning Response (Actions): 1. Revisit land use zoning, density coding, infrastructure and services provision at the 
district and local levels.  

2. In conjunction with landowners /key stakeholders review/revise structure planning 
documents with a view to increasing residential yield / diversity and provide commensurate 
infrastructure, community services and facilities. 
3. Guide/contribute to the preparation and implementation of a Development Contribution 
Plan  
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Focus Area 7 - Withers (Central Withers Structure Plan Area)  Aim 

 

Facilitate new residential development in tandem with improvements to the urban setting  

Objective 

To supplement the housing stock by increasing the choice, availability and affordability of 
residential property types available in the area whilst enhancing the level of residential 
amenity and services afforded to the area.  

Options / Potential Interventions 

Address the barriers: 

• Easing limitations of current residential density coding  

• Ensure utility providers / infrastructure capacity keeps pace service demand 
 

Employ incentives: 

• Improve movement and flow generally, and walkability (within the ped-sheds and nearby 
facilities / services) 

• Improve quality of the public realm generally 
 

Engage in advocacy and develop partnerships: 

• Promote the objectives of the housing strategy to all stakeholders 

• Work with key landowners (notably the Department of Communities to realise / 
desirable outcomes  

Scope of Land Use Planning Response (Actions): 1. Amend statutory planning instruments in keeping with the endorsed Withers Central Area 
Structure Plan  

2. Implement / support development consistent with the endorsed Withers Central Area 
Structure Plan 
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Focus Area 8 - Parks District Centre, Racecourses and Super-campus 
Precincts  

Aim 

 

To increase the number and diversity of residents living within each precinct  

Objective 

To supplement the housing stock by increasing the choice, availability and affordability of 
residential property types appropriate to the particular housing needs of each precinct  

Options / Potential Interventions 

Address the barriers: 

• Easing limitations of current residential density coding  

• Ensure utility providers / infrastructure capacity keeps pace service demand 
 

Employ incentives: 

• Improve movement and flow generally, and walkability (within the ped-sheds and 
nearby facilities / services) 

• Improve quality of the public realm generally 

• Introduce contemporary approaches/mechanisms/incentives that encourages 
diversification in housing type and affordability. 

• Work with service infrastructure providers to allow new development to be able to be 
developed / planned without significant cost imposts on developers. 
 

Engage in advocacy and develop partnerships: 

• Promote the objectives of the housing strategy to all stakeholders 

• Work with key agencies (DevelopmentWA) to realise / desirable outcomes (e.g. former 
depot site) 

Scope of Land Use Planning Response (Actions): 1. Undertake investigations to establish opportunities that would facilitate increases in the 
local residential density / population within the ped-shed of the district centre, and engage 
with the local community to gauge level of support / appetite to progress various options 

2. Address the appropriateness / feasibility of adopting the ‘Freo Alternative’ trialled model 
within proximity to Campus (i.e. parts of Kinkella Park).  

3. Review and the appropriate introduction of residential ‘short stay’ opportunities in 
proximity to the Campus.  

4. Progress and implement actions associated with the adopted Racecourses Local Area 
Plan 

5. Prepare amendments to the local planning scheme and guiding planning instruments as 
appropriate.  
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Focus Area 9 - Other Major Landholdings  Aim 

 

Realise development opportunities upon underutilised pockets of urban zoned land 

Objective 

To supplement the existing housing stock by increasing the choice, availability and 
affordability of residential property types appropriate to location  

Options / Potential Interventions 

Address the barriers: 

• Identify and seek solutions  

• Ensure utility providers / infrastructure capacity keeps pace service demand 
 

Employ incentives: 

• Capitalise on the presence / opportunities provided by rear laneways  

• Improve movement and flow and quality of the public realm generally 

• Employ mechanisms that funds and/or enhances community facilities. 

• Work with service infrastructure providers to allow new development to be 
able to be developed / planned without significant cost imposts on developers. 

 
Engage in advocacy and develop partnerships: 

• Promote the objectives of the housing strategy to all stakeholders 

• Work in collaboration with Government Agencies, NGOs and private 
landowners on larger sites with a residential development potential to review 
the planning framework to maximise the yields. 

Scope of Land Use Planning Response (Actions): 1. Undertake land use analysis investigations as appropriate, including City of 
Bunbury owned land with a residential development potential 

2. Review the planning framework with a view to maximising residential yields and 
delivering a mix of adequately serviced affordable homes in desirable settings. 

3. Prepare amendments to the local planning scheme and guiding planning 
instruments as appropriate 
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4.2  Quality Design and Streetscape 
 
Quality built form and streetscapes are characterised by strong interactions between buildings and 
the street, articulated buildings and pedestrian friendly environments. High quality development and 
retention / creation of tree canopies contribute to the character and amenity of an area and may be 
addressed through design guidelines as is the case in many redevelopment precincts in Bunbury. 
New urban design standards in the form of structure plans or local development plans will be 
developed particularly for the ‘Focus Areas’ and local planning areas to promote high quality design 
and streetscapes. 
 

4.2.1 Design Review Panel  
The City will investigate establishing a Design Review Panel in line with SPP 7.3’s Design Review 
Guide. The City’s adopted Local Planning Strategy (2018), under the Urban Design section 11A-2.1, 
advocates for the establishment of an Urban Design Advisory Service (refer below), although at this 
stage Bunbury has not formally resolved to establish either its own or a joint Design Review Panel.  
 
“11A-2.1 - Investigate mechanisms and models to gain the input of expert urban design advice on the 
urban design and architectural quality of significant development proposals within the City Centre 
and other areas of strategic importance (e.g. tourism and mixed use precincts).” 
 
The City has a Heritage Advisory Committee with external heritage experience, including engineers 
and architects, but its remit is focussed on heritage related matters. The City of Bunbury has also 
established a co-design panel that looks specifically at disability access and inclusion in civil design 
and the planning process. 
 
The Western Australian Planning Commission’s Precinct Design Guidelines give greater weight to 
urban design and there could be a wider role outside of the development application process to 
input however initially it is considered that this would remain development application focussed.  
 
At an individual development scale the establishment of a Design Review Panel on major 
development sites is supported. Ideally this could be in the form of a joint regional Design Review 
Panel established to cover local governments in the South West region. 
 
City officers have commenced discussions with surrounding local authorities and there is interest to 
scope out the terms of reference for a joint South West region Design Review Panel, with guidance 
taken from the State’s Office for Government Architect. 
 

ACTION 3: City of Bunbury to work with other south west local governments to establish a joint 
South West Region Design Review Panel. 

 
4.2.2 Laneways/Pedestrian Access Ways and Rights of Way 

The City has undertaken a comprehensive audit of some 300-odd pedestrian-access-ways (PAW) and 
rights-of-way (ROW) in order to establish a framework for the retention, acquisition, development or 
closure of these laneways. 
 
Public laneways and some older drainage reserves in Bunbury and East Bunbury provide the 
potential for a secondary means of access for many older and larger lots, and in turn are ideally 
located for higher density infill development. Whilst costs associated with formalising ownership, 
access rights and construction of laneways needs to be resolved for each laneway on an individual 
basis, they create the opportunity for a sustainable means of infill that has the potential to maintain 
quality streetscapes and retain the existing housing stock. 

https://www.dplh.wa.gov.au/getmedia/7a2d40d7-3a75-481d-9c2a-c22571068789/SPP-Design-Review-Guide
https://www.dplh.wa.gov.au/getmedia/7a2d40d7-3a75-481d-9c2a-c22571068789/SPP-Design-Review-Guide
https://www.dplh.wa.gov.au/getmedia/5f1cdcdc-e393-4f2e-847d-6f020be2d192/GD-DWA-Draft-Precinct-Design-Guidelines
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The City also recognises these laneways as sites of opportunity, where development adjacent can 
assist (through CPTED3 principles and passive surveillance) to reduce anti-social behaviour and add to 
the City's movement network. 
 
This can be achieved in three ways:  

• Widening of PAW's to create safer thoroughfares  

• Facing development towards the PAW to provide passive surveillance  

• Creation of new streetscapes and reduced solid fencing. 

In return for increased development potential, a constructed and widened laneway offers the 
developer the opportunity to produce green title subdivisions and street frontage homes. In most 
cases the lots adjacent to laneways have higher R-codes to encourage development.  
 
To successfully implement this provision into the strategy, a policy measure in the form of a Dual 
Residential Code may need to be introduced to require a widening adjacent to the laneway to 
achieve these outcomes. However, the required width of the widening will need to be determined by 
the City through the investigation of factors such as traffic management, neighbourhood impact, 
sealing/drainage/lighting of the laneway and servicing of lots. Until such a study has been conducted, 
rezoning of identified lots adjacent to laneways will not be initiated. 
 

ACTION 4: City of Bunbury to complete review and recommendations in respect to all laneways. 

 

4.3  Character and Heritage 
 
One important way by which the local community identifies itself is through its cultural heritage, 
mainly represented by the built environment. It is important to ensure that further development is 
sympathetic to the local heritage and valued character of an area, as well as contributing to the 
Aboriginal culture wherever possible. 
 
Older inner-city areas also contain the majority of buildings with heritage qualities. Residential 
densities are generally lower in these areas in order to preserve and protect these heritage buildings 
from demolition. Sensitive infill development that retains and incorporates heritage buildings 
however is able to be supported. Other ‘incentives’ and R-Code variations that achieve the primary 
aim of conserving heritage buildings and Heritage Areas should be explored through the review of 
the City’s heritage list. 
 

ACTION 5: City of Bunbury, on completion of its review of the Heritage List, shall review 
residential densities on heritage listed properties and within heritage areas to ensure that they 
are consistent with the heritage objectives. 

 
The City of Bunbury is committed to support the protection of heritage and character assets under 
the Strategic Community Plan and Local Planning Framework. In seeking to achieve these 
commitments, the City has invested resources on a range of supporting initiatives, including: 

• preparing and implementing local planning policies to help guide development and offer 

incentives to look after heritage assets 

 
 
3 CPTED: Crime Prevention through Environmental Design (refer WAPC; Designing Out Crime Planning 
Guidelines; 2006) 

https://www.dplh.wa.gov.au/policy-and-legislation/state-planning-framework/fact-sheets,-manuals-and-guidelines/designing-out-crime-planning-guidelines#doc
https://www.dplh.wa.gov.au/policy-and-legislation/state-planning-framework/fact-sheets,-manuals-and-guidelines/designing-out-crime-planning-guidelines#doc
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• managing heritage assets under its care and control, including the preparation of conservation 

management plans (leading by example) 

• raising the profile of heritage to visitors and the community through heritage awards 

• providing advice and guidance to property owners, designers, developers and the community at 

large on heritage conservation matters through an independent heritage architect advisor 

• supporting community participation in cultural heritage conservation issues through engagement 

processes such as the City of Bunbury Heritage Advisory Committee. 

The Local Planning Strategy deliberately seeks to protect the integrity of heritage areas and 
individual heritage listed buildings. Additional flexibility is required to the R-Codes where suitable 
infill residential development can be accommodated so that the building and a suitable curtilage can 
be maintained. This could include variations to minimum lot sizes in order to achieve this aim.  
 
In particular, the City will apply a 5% variation to the minimum and average lot size specified in Table 
1 of the R-Codes, as specified under the WAPC’s DC Policy 2.2 Residential Subdivision. Grounds to 
allow this 5% variation should include: 

• the retention of the existing dwelling 

• preservation of the heritage integrity of a dwelling (determined through the preparation of a 

heritage impact statement by a qualified heritage architect): 

and 

• where the topography or slope of the land otherwise prevents regular lots sizes or 

• consolidation of the vehicular access into a single crossover 

• retention of a significant tree 

• other matters specified in the R-Codes Design Principles in section 5.1.1 Site Area P1.2. 

ACTION 6: In providing recommendations to the WAPC in respect to applications for subdivision, 
City of Bunbury will consider the application of a 5% variation to the minimum and average lot 
size specified in Table 1 of the R-Codes, as specified under the WAPC’s DC Policy 2.2 Residential 
Subdivision where it can be demonstrated to be consistent with the criteria set out in the Local 
Housing Strategy. 

 
Consideration of new sensitive and appropriate infill within East Bunbury Heritage Area and the Tree 
Street precinct south of the city centre should be investigated where the existing housing stock, 
landform and significant trees can be retained. This will require specific special control area type 
controls to be introduced in LPS8 (refer section 5.1). 
 

ACTION 7: City of Bunbury to review East Bunbury Heritage Area and the Tree Street precinct 
south of the city centre where the existing housing stock, landform and significant trees can be 
retained 

 

4.4  Housing Choice and Affordability 
 
There is a need for a range of housing types to cater for different household types and lifestyles. The 
‘Focus Areas’ and land around activity centres will help to deliver greater diversity of housing choice 
whilst leaving much of the City as suburban residential areas under current zonings. 
 

  

https://www.dplh.wa.gov.au/getmedia/9d43e40d-23ed-4209-a821-6fa974998061/Bunbury-8-Scheme-text
https://www.dplh.wa.gov.au/getmedia/7c5f6aa1-0603-4cab-b83d-6b9aa82d8662/DCP_2-2_Residential_Subdivision
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4.4.1 Housing Stock Mismatch 
The City’s current housing stock does not match the projected smaller household size and will not 
provide an adequate range of housing choices for future households. For example, 74% of the 
housing is in the form of single dwellings and 82% of the dwellings are larger with 3+ bedrooms, 
however over 30% of homes have only one person in them (refer tables 7 to 10). A greater number 
of smaller dwellings will be required to meet the needs of smaller households and an aging 
population. 
 
It is acknowledged that over time there will be some industry adaptation to high housing costs and 
larger dwellings and dwellings will be utilised differently. For example, there is likely to be more 
home working, shared housing arrangements and more than one household per dwelling. However, 
such arrangements will not suit all households and given the significance of the projected mismatch, 
it is considered appropriate that an increase in the number of smaller dwellings types should be 
encouraged across the City, and in particular around activity centres, high amenity areas and along 
transit routes. This can be achieved through increases to residential densities in appropriate locations 
and seeking adequate higher residential yields in the new urban greenfield areas. 
 
Facilitating a greater number of smaller dwellings will assist in providing options for residents and 
single person households seeking to downsize or move to more appropriate housing, while staying in 
the local area while they are still able to live independently. It is acknowledged that many older 
Australians living in large homes consider that the dwelling meets their needs. However, studies also 
indicate that a proportion, particularly those with disabilities, will want to downsize or move to a 
more appropriately designed dwelling. Most of these people will want to remain in their local area, 
and this Strategy aims to facilitate the housing options for those who wish to downsize, or whose 
homes no longer suit their needs. An assessment of the housing stock in the City of Bunbury 
indicates that these options are limited in many areas and this issue needs to be addressed. 
 
Table 7 – Dwelling Structure (2016 Census) 
 Bunbury % Western Australia % 

Separate House 9,324 74.3 685,824 79.1 

Semi-Detached  2,173 17.6 122,562 14.1 

Flat/Apartments 710 5.7 49,086 5.7 

Other 147 1.2 6,314 0.7 

 
Table 8 – Number of Bedrooms (2016 Census) 
 Bunbury % Western Australia % 

0-2 2,238 18.1 139,530 16.1 

3-4  9,854 79.6 708,981 81.8 

4+ 4,051 2.4 18,272 2.1 

Av. bedrooms per 
dwelling 

3.2  3.3  

Av. people per 
household 

2.3  2.6  

 
Table 9 – Household Composition (2016 Census) 
 Bunbury % Western Australia % 

Family households 8,151 65.8 629,882 72.7 

Single person 
households  

3,771 30.4 204,202 23.6 

Group households 468 3.8 32,692 3.8 
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Table 10 – Family Composition (2016 Census) 

 Bunbury % Western Australia % 
Couple without 
children 

3,642 44.1 247,841 38.5 

Couple with 
children  

2,912 35.2 292,133 45.5 

One parent family 1,603 19.4 93,344 14.5 

 
Taking these factors into consideration, it is clear that without any intervention in the housing 
market in the City of Bunbury: 

• The proportion of medium density housing types (semi-detached/ row/terrace and flat/ unit/ 

apartments) is on a clear upwards trend, consistent with Bunbury’s relative attractiveness within 

the region for couple families with no children and lone person households 

• The proportion of single houses is on a downwards trend in line with couple families with 

children, although single houses clearly will remain the dominant housing form for the 

foreseeable future 

• Single houses remain the preferred option for the majority of couple families with no children 

and lone person households. It is reasonable to assume that an increase in the supply of well 

located, good quality flats, units, and apartments will further encourage such households to 

choose medium density housing over single housing, within the City of Bunbury. 

 

ACTION 8: City of Bunbury will advocate for a greater diversity of housing types in Bunbury so 
that there is an alignment between housing supply and demand. 

 
4.4.2 Declining Housing Affordability 

The number of Australian households in housing stress has increased dramatically in the last ten to 
twenty years, and this is a trend that is likely to continue into the future. For ‘very low’, ‘low’ and 
‘moderate’ income earners this means that owning a property is likely to be out of reach.  
 
Table 11 – Housing tenure (2016 Census) 
 Bunbury Western Australia 

Owned outright 3,625 (29.2%) 247,050 (28.5%) 

Owned with mortgage 3,936 (31.8%) 344,014 (39.7%) 

Rented 4,332 (34.9%) 245,705 (28.3%) 

Other/not stated 503 (4.1%) 30,004 (3.5%) 

Homeless (nightly)  9,005 

Crisis and transitional beds  1,144 

Social housing properties (source: 
Shelter WA “Housing in Need 
Western Australia; 2019) 

 44,000 (4.1%): 

• 76% public 

• 24% community 

Social housing waitlist applicants 
(source: Shelter WA “Housing in 
Need Western Australia; 2019) 

 14,000 

 
Households susceptible to housing stress are low income renters, low income households with 
children, older people renting, and people with disabilities. Shelter WA (2019) estimate that 48% of 
low-income households are in rental stress and that 98% of open market rentals were not affordable 
for a person on minimum wage. 
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It is considered that provision of a greater number of smaller dwelling types, including ancillary 
dwellings which have been found to be the most affordable rental accommodation, across the City 
will assist in providing more affordable housing. 
 
The City continues works with the State Agencies responsible for housing and land delivery 
(Department of Communities, Landcorp, Development WA), non-government organisations, not-for-
profit housing providers and the private sector to facilitate the development and redevelopment of 
specific sites with the aim of facilitating development and the provision of a more diverse range of 
housing, including affordable, aged and crisis accommodation. Projects have included: 

• Withers revitalisation (Department of Communities) 

• Racecourse precinct revitalisation (private landowners, City of Bunbury, Bunbury Turf Club, 

Bunbury Trotting Club) 

• Punchbowl (MOU with Landcorp/DevelopmentWA) 

• Tuart Brook Structure Plan, Usher (Department of Communities) 

• Step Up Step Down mental health recovery facility, Glen Iris (Department of 

Communities/Alliance Housing) 

• Dependant aged housing, South Bunbury (Signature Care). 

ACTION 9: City of Bunbury will work with all public and private housing providers to facilitate a 
diverse range of housing, including affordable, aged and crisis accommodation.  

 
4.4.3 Cost of Living Impacts for Low Income Households 

While all households are impacted by increasing costs of living, low income households are the most 
affected. Single parent families and lone person households are most susceptible to living cost 
increases. Housing affordability is a particular issue for family households who have a variety of living 
expenses that make them more susceptible to financial hardship, in addition to having high housing 
costs through the requirement in many cases for larger dwellings that have higher rental costs.  
 
Increasing the stock of smaller dwellings and providing more dwellings within close proximity to 
public transport and services will assist greatly in providing housing options that have lower 
transport costs. Encouraging more sustainable dwellings and providing information regarding 
sustainable living options will also assist households. 
 

4.4.4 Shortage of Crisis Accommodation 
There is a trend of increased homelessness, particularly for vulnerable households such as people 
with disabilities and with mental health issues. Compounding the problems associated with greater 
incidence of homelessness in the community has been the breakdown of the affordable housing 
system. 
 
There has been increasing pressure on crisis accommodation. This is because in addition to more 
people seeking crisis accommodation, the average length of stay has increased due to longer waiting 
times for social housing. 
 
Addressing the lack of affordable housing will go some way to reducing vulnerability to homelessness 
for some households. However, provision of crisis accommodation is still important to ensure that 
there is adequate accommodation for people waiting for social housing. 
 
The City is supportive of alternatives such tiny house options and the State Government responding 
via crisis accommodation options. 
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4.4.5 Need for Adaptable Housing 
In the City of Bunbury there is an older and ageing population (27% are over 55. ABS 2016) and 
around 18% of people have a disability. The number of private and public dwellings that have been 
built to incorporate universal access design elements or adaptable housing (refer Australian 
Standards: AS4299 Adaptable Housing; 1995) is very low, therefore for many of these people their 
home may not have a level of accessibility to suit their needs, either now or in the future. 
 
Inaccessible housing leads to social disadvantage and has negative effects for social integration and 
participation. Modifications to dwellings to improve accessibility, such as installation of ramps, are 
often expensive and unsatisfactory. These costs place increased financial pressure on such 
households, and moving house to find a better house design suited to their specific needs is not a 
viable option. 
 
A large proportion of the public housing stock is physically inappropriate for people with disabilities, 
and there is only a small amount of public housing stock that has already modified. People with 
disabilities have been found to spend longer periods on the public housing waiting list than people 
without a disability, due to requiring accessible housing.  
 
The Liveable Homes initiative was developed by the Disability Services Commission (now Department 
of Communities) to increase the number of private and public homes in Western Australia that are 
built with universal access. Liveable Homes are easy to move around in and easy to use. They are 
open-plan and designed to maximise space in key areas of the home. Some of the design features 
include flat level thresholds, larger rooms and passages for wheelchair access, low kitchen benches 
etc. Liveable Homes ensure people of all ages and abilities can live in or visit with comfort. 
 
Improving the supply of affordable housing that is accessible and conforms to the principles of 
universal housing design would be a significant positive step towards reducing rates of poverty and 
providing increased opportunities for economic and social inclusion for people with disabilities. 
 

ACTION 10: The City of Bunbury will advocate for Adaptable Housing and Liveable Homes to be 
incorporated into new housing, and aged and dependant housing in particular. 

 
4.4.6 Demand for Aged Care Facilities 

The ageing population, particularly the increase in people over 70 years of age, will see an increased 
demand for aged care facilities for those whose care needs can no longer be met within their own 
homes. The demand for low and high care facilities, in addition to respite care, will continue to 
increase across the Greater Bunbury region. There will also be a demand for affordable aged care.  
 
Traditionally such facilities have been located on sites of 6-8 hectares, however it is becoming 
increasingly difficult to find such sites, and a more flexible approach will be required. The lack of 
suitable locations raises concerns regarding the shortfall of accommodation in the near future. It will 
be crucial that the City of Bunbury actively target supported accommodation development in any 
future redevelopment in order to meet the identified needs. 
 
The Southern Development Assessment panel approval of a 144-bed facility on a 2.7 hectare 
consolidated site in Hollywell Street, South Bunbury, which demonstrates that the private sector 
market is responding to this particular housing accommodation need. 
 

ACTION 11: The City of Bunbury will advocate for aged housing and dependent care facilities in 
order to meet the aged housing need. 

 

https://quickstats.censusdata.abs.gov.au/census_services/getproduct/census/2016/quickstat/LGA51190
https://www.standards.org.au/standards-catalogue/sa-snz/building/me-064/as--4299-1995
https://www.standards.org.au/standards-catalogue/sa-snz/building/me-064/as--4299-1995
https://www.liveablehomes.net.au/
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4.5  Sustainability and Environment 
 

4.5.1 Sustainable Buildings 
Built form sustainability is widely encouraged through the planning frameworks of many local 
governments, however the resultant new housing stock typically falls short of achieving sustainable 
outcomes. The City has a responsibility to facilitate the delivery of housing which is environmentally 
responsible and comfortable to occupy. 
 
The predominant housing stock in Bunbury is not suited to the area’s climatic conditions. Building 
orientation, materials and structural elements such as shading and thermal mass are rarely 
considered from a broad energy efficiency perspective, and the prevalence of project home designs 
created to fit on most lots means that creative approaches to sustainable design are less financially 
attractive. Simple design intervention, such as the orientation of a building and its internal spaces 
and appropriately designed shading, can serve to eliminate artificial lighting and cooling 
requirements for most of the year. Coupled with energy generation devices such as solar energy 
arrays, intelligently designed housing can significantly minimise ongoing operation costs and 
imported energy. 
 
Sustainability rating tools like the Green Star system and NABERS contain comprehensive criteria to 
ensure that rated developments achieve the highest level of sustainability possible, however the 
accreditation process and requirements typically make these tools acceptable for significant 
development in key sites. They are not suitable for standard suburban residential development, 
although revisions to the R-Codes such as SPP 7.3 Residential Design Codes Vol .2 Apartments (2019) 
and the Building Code of Australia has and will progress a long way to address such issues. 
 
For sustainability to really become prevalent in the housing stock, mechanisms and incentives need 
to be focused around smaller scale residential development, such as single houses and grouped 
dwellings, as well as significant built form.  
 
This Strategy is underpinned by sustainable development principles, including but not limited to, 
sustainable building designs, local living and water-wise gardens. Further examination into 
sustainable options and design will be undertaken in order to develop an information sheet and 
other promotional tools to facilitate sustainable residential design. 
 

ACTION 12: The City of Bunbury will advocate for the development of sustainable housing design 
and construction that properly considers materials, construction methods, energy use, water 
conservation and insulation. 

 
4.5.2 Need for a Compact Urban Form 

In recent years the City has moved towards more compact and sustainable urban development, 
reflected in the Bunbury regional centre and Bunbury Waterfront transformation, urban 
revitalisation strategies (for the Racecourse precinct in Carey Park and Central Withers revitalisation 
area), the planning for Back Beach, and various local structure plans that seek to achieve a range of 
residential densities.  
 
However the City is still characterised by predominately low density residential codings that have 
resulted in a housing stock of large detached dwellings, and many dwellings that in general do not 
have high levels accessibility. 
 

  

https://www.dplh.wa.gov.au/policy-and-legislation/state-planning-framework/design-wa-2/state-planning-policy-7-3-residential-design-c-(1)
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Table 12 – Travel to Work (2016 Census) 
 Bunbury Western Australia 

Car, as driver or passenger 10,633 (77.4%) 815,077 (70.4%) 

Public Transport 320 (2.3%) 106,764 (9.2%) 

Walked only 425 (3.1% 31,914 (2.8%) 

Worked at home 369 (2.7%) 44,742 (4.3%) 

 
Continuing to identify opportunities for higher densities, particularly in areas with high levels of 
accessibilities will provide opportunities for smaller dwellings and a greater number of dwellings with 
good access to services and public transport. 
 
Living within easy access to public transport is particularly important for lower income households 
who may not have access to a car. Individuals on lower incomes indicate a stronger preference for 
easy access to public transport than other income groups. Providing dwellings with good access to 
services and public transport is particularly important for young people and people with disabilities, 
who are high users of public transport. 
 
The Local Planning Strategy and program of urban growth and revitalisation provide the opportunity 
to achieve a more compact and sustainable urban form consistent with the Greater Bunbury Strategy 
and draft Bunbury-Geographe Sub-regional Strategy (refer Figure 15). 
 
Figure 15 – Neighbourhood/Activity Centre Theoretical Model - Activity Centres and Neighbourhoods 
Local Planning Strategy 

 
 
Existing residential living opportunities within and in close proximity to the city centre are limited, 
notwithstanding that the Regional Centre Zone is predominantly coded R-AC1 and R-AC2 for higher 
density urban centres and allows a plot ratio between 2.5 – 3.0, nil setbacks and graduated 
maximum building heights ranging between 21 – 50 metres (refer Figures 16, 17 and 18). 
 
Mixed use developments, such as that being built in Koombana North, will be developed in time and 
will form part of the long-term range of housing opportunities.  
 
In the future, upgrades to service infrastructure will be required by the relevant service authorities 
(including reticulated water, reticulated sewer, power and telecommunications) so that the capacity 
of the system is capable of meeting the future demands, and so that new development is not 
constrained by such services. This also requires the local government to communicate the planning 
framework so that these authorities can factor this into their own service planning processes. 
 

ACTION 13: The City of Bunbury will communicate the outcomes of the Infill Housing Review with 
service authorities to better inform their infrastructure planning processes. 
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Figure 16 – Local Planning Scheme No. 8 - Regional Centre Zone and R-Codes 

 
 
Figure 17 - State Planning Policy No. 7.2 Residential Design Codes Vol .2 Apartments – Table 2.1 
Primary Controls 
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Figure 15 – Local Planning Policy No. 3 Zone Development Requirements – Regional Centre Building 
Height Map 

 
 
Figure 19 – Shop Top Housing Example (source: City of Lismore) 

  

https://www.lismore.nsw.gov.au/page.asp?f=RES-WWN-57-41-23
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Shop Top Housing 
Shop top housing is where one or more dwellings are located above ground floor retail or business 
premises. Shop top housing offers an alternative to more traditional housing types and contributes to 
the economic and social vitality of activity centres (refer Figure 19). 
 
Shop top housing should be encouraged, particularly in the city centre, as it: 

• Contributes to the vibrancy of the city centre by creating more activity, particularly in the 

evenings 

• Renovates disused floor space above shops and offices, improving the overall appearance of 

buildings 

• Increases the supply of housing and the choice of housing options for residents 

• Allows people to live close to public services and facilities. It is ideally suited for people without 

cars 

• Increases casual surveillance of the streets, which provides a sense of safety and security and 

helps to reduce antisocial activities 

• Improves the viability of shops, allowing them to stay open for longer. 

The key issues that have discouraged building owners from pursuing shop top housing relate to the 
sometimes prohibitive costs of meeting car parking requirements, fire and accessibility standards, an 
inflexible approach with Building Codes of Australia requirements, planning controls, addressing 
flood issues and paying infrastructure contributions. 
 
In the city centre the City should consider waiving off-street car parking to be provided for shop top 
housing in existing buildings.  
 
There are a number of key requirements for renovating existing buildings: 
1. Accessible access is generally required where more than one dwelling is proposed. This may 

include the requirement for a lift 
2. On-site car parking is not required for shop top housing in the Bunbury city centre 
3. All habitable floor areas have to be at or above the flood level (for the Preston River and Five 

Mile Brook). 
4. The Building Code of Australia (BCA) details specific requirements for the construction and 

installation of fire safety measures in new building work. However, complying with these 
requirements for uses in a building constructed before the introduction of the BCA can involve 
considerable expense, thus making the proposal economically unviable and unattainable 

5. Other matters that you need to consider include: 

• adequate waste minimisation and disposal 

• availability of utility services, and 

• BASIX, or the Building Sustainability Index, which is a certificate confirming that the building 

complies with state water and energy consumption targets 

6. A range of other planning requirements include building height limits, heritage impact and 
building setbacks. 

 

ACTION 14: The City of Bunbury will prepare planning guidance in the form of a fact sheet around 
the key issues relating to developing new ‘shop top’ housing. 

 
  



Draft Local Housing Strategy  

City of Bunbury 65|86 

4.6 Public Open Space and Housing  
 

4.6.1 State Requirements for Public Open Space 
Providing access to quality public open space (POS) is essential to healthy, liveable communities. The 
Western Australian Planning Commission’s (WAPC) Liveable Neighbourhoods (2009) and 
Development Control Policy 2.3 Public Open Space in Residential Areas establishes that for 
residential subdivision, 10% of the gross subdivisible area shall be given up by the subdivider for POS. 
This is to ensure that the provision of POS allows for a reasonable distribution of land for active and 
passive recreation.  
 
In certain circumstances the WAPC may agree that that cash-in-lieu of POS can be given for the 
following reasons:  
• In small subdivisions, the provision of POS may result in a small unusable area of land  

• There may be sufficient POS already available in the locality for current and future needs 

• POS may have been provided in earlier subdivisions 

• POS is planned in another location via a structure plan. 

 
4.6.2 Bunbury’s Key Open Space Issues 

Bunbury acts as a hub within the South West for higher order outdoor and indoor recreation 
facilities. This means the number of recreational facilities and amenities needs to keep pace with 
growing regional population and visitor numbers, as well as local needs. 
 
The location and type of POS and recreational facilities that the City provides is influenced by 
changing demographics. Different age groups, contemporary lifestyles, household and occupation 
types generally generate different demands on POS and recreational facilities.  
 
Open space is often at risk of being undervalued and underprovided in the planning of new 
subdivisions, with an emphasis on the quantity of POS provided rather than the quality and how it 
will be used.  
 
As residential density increases in established areas of the city (particularly around activity centres 
and corridors) there is less provision of private open space e.g. large backyards which have 
historically taken some of the pressure off POS areas. There is likely to be increased demand for 
recreation opportunities outside of the home. 
 
Many factors now determine and/or influence how public spaces will be provided into the future, 
these include: 
 
Population Growth and Demographic Changes  
Population growth over the past 2 decades has resulted in increasing demand for existing open 
space. This manifests itself through an increased number of people seeking to utilise existing spaces 
as population densities increase and an increase in demand for new and better public spaces.  
 
Additionally, changing population demographics are resulting in changes in the type of use demands 
for public spaces across a range of areas including sporting trends, the change to more 
natural/nature-based play spaces to an ageing population with different recreation demands. All of 
these require adjustments to management and resourcing of public spaces and the establishment of 
accepted planning principles that will be used for new developments and subdivisions. 
 

  

https://www.dplh.wa.gov.au/getmedia/1fc06abe-fc35-4c68-a7c6-ebc3007a62ac/FUT_LN_Liveable_Neighbourhoods_update_02
https://www.dplh.wa.gov.au/getmedia/533e1121-4df4-4af0-b9e3-3a8ca32146d6/DCP_2-3_public_open_space
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Taking into consideration Liveable Neighbourhoods which recommends that all residential properties 
be located within 400m of public open space, there are areas within Bunbury that are very well 
supplied but others that are less well serviced by accessible POS (draft City of Bunbury Open Space 
Strategy 2017), refer Figure 20.  
 
Bunbury: Areas in southern and western parts of the suburb lack provision of 

neighbourhood and local parks 
South Bunbury: Areas to the north of the suburb lack provision of neighbourhood and local parks 

(note however that the Big Swamp Playground provides local and neighbourhood 
function within the relevant buffers). 

Glen Iris: Parts of the northern area of the suburb lack access to open space facilities of any 
kind. 

Pelican Point: The suburb’s small parks coverage is adequate, however it lacks the facilities 
provided by local and neighbourhood parks, particularly the Lakes Estate and Golf 
Estates although it should be noted that these are managed by residents 
associations rather than the City.  

Sports Grounds:  The City’s sports grounds are evenly distributed across the urban area along a 
north south axis. The suburbs of Pelican Point and Glen Iris are the only areas that 
do not sit within the 2km buffer for sports grounds; however when taking into 
account the sporting facilities provided by neighbouring local governments Pelican 
Point is serviced by the sporting facilities at Pratt Road (Shire of Dardanup) 
meaning only Glen Iris lacks access to these facilities. Note. The structure planning 
for the ongoing development of Glen Iris should include provision of sporting 
facilities which will satisfy this requirement. 

 
POS Strategies, Opportunities and Priorities 
The City will need to adapt its management of open spaces to meet the challenges presented by 
increasing population density, population growth and drying climate.  
 
Strategic decisions to change existing management practices and types of space, made selectively 
throughout the City, would enable reductions in water usage and an increase in the urban tree 
canopy and nature spaces. These, along with other adjustments within the hierarchy and functions, 
will allow the City to provide better, more sustainable open spaces for the benefit of the community 
of Bunbury and the wider region now and into the future. 
 
The acquisition of land to adjust the distribution of open space throughout the City is an option that 
the City may wish to consider, particularly in areas where residential densities are higher. In 
accordance with LPS8 developers may have opportunities to provide cash in lieu contributions in lieu 
of physical works in instances where development proposals meet the City’s established criteria.  
 
New subdivisions in Tuart Brook and Glen Iris will present opportunities for the City to ensure that 
future open space is provided in line with this strategy.  
 
There may also be options for the City to investigate the strategic subdivision of areas of open space 
where it is deemed appropriate and where it is currently underperforming. Possible opportunities 
exist in areas surrounding some of the City’s larger sports grounds including Hands Oval, Payne Park 
and Kelly Park. 
 
Acknowledging that the projected additional population will increase pressure on existing POS it is 
important that the City can adequately plan and respond to future open space needs of the future 
population. The City should consider a Local Planning Policy on Public Open Space which considers 
the following:  
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• No POS condition will be required in respect of a plan of subdivision that creates less than 3 
residential lots (unless subject to structure plans or developer contribution scheme), as per 
s153 (2) and subsection (1) (a) of the Planning and Development Act 2015.  

• For suburban residential (infill/redevelopment), subdivision/strata proposals creating 3 to 5 
new lots, the City will recommend to the WAPC that a provision of 10% POS or 10% cash in 
lieu be applied, where: 
1. The subdivider has not demonstrated or cannot demonstrate that the full 10% POS 

(relative to gross subdivisible area) was previously provided under subdivision of the 
parent/original lot; or  

2. The subdivider has not demonstrated that there is sufficient useable POS of a 
minimum size of 0.5 hectares (suitable for local recreation) in the locality, within 400 
metres of the subject land. 

• For infill subdivision/strata proposals creating 5 residential lots or more, the City will 
recommend to the WAPC that 10% POS or 10% cash in lieu be applied, where the subdivider 
has not demonstrated or cannot demonstrate that the full 10% POS (relative to gross 
subdivisible area) was previously provided under the subdivision of the parent/original lot. 

• Residential built strata applications delegated to the City will be required to provide POS / 
cash in lieu contributions in line with the above requirements.  

 

ACTION 15: The City of Bunbury will develop a Local Planning Policy on public open space to 
widen the circumstances where it will be required for new residential development. 

 
  

https://www.legislation.wa.gov.au/legislation/statutes.nsf/RedirectURL?OpenAgent&query=mrdoc_42762.pdf


Draft Local Housing Strategy  

City of Bunbury 68|86 

Figure 20 Open Space Areas and Accessibility 
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5.0 Strategies for Action 
 
This chapter discusses the various mechanisms that are available to address the key housing need 
issues that have been identified: 
• Housing stock mismatch 

• Need for a compact urban form 

• Declining affordability 

• Demand for aged care facilities 

• Cost of living impacts for low income households 

• Shortage of crisis accommodation 

• Need for adaptable housing. 

5.1  Planning Mechanisms 
 
This section will provide an overview of the available mechanisms, and their appropriateness within 
Bunbury to address the key issues identifies. It should be noted that none of these mechanisms alone 
are considered sufficient to address any one issue. 
 

5.1.1 Housing Barrier Reduction Strategies 
In some circumstances there may be elements of the planning framework which either individually or 
used in combination may discourage or constrain the provision of affordable housing in new 
developments. 
 
Such barriers can include: 
• Restrictive planning controls which prevent diverse or low-cost housing forms (such as ancillary 

dwellings, grouped/multiple dwellings, boarding houses). 

• Lack of flexibility on minimum lot sizes, minimum frontage widths etc. 

• Excessive building costs by mandating inclusions of expensive finishes/materials, design features. 

• Restrictive covenants such as provisions limiting the use of property or prohibiting certain uses, 

such as boarding houses, or covenants that mandate high-cost finishes which add to the cost of 

development. 

Changes to the Planning and Development (Local Planning Schemes) Regulations 2015 as part of the 
State’s Planning Reform agenda has introduced a wide range of exemptions for many forms of 
compliant housing, including minor additions and ancillary structures.  
 
The City of Bunbury LPS8 has flexibility to vary requirements in a variety of circumstances, including 
parking standards.  
 
Dual Codes 
Clause 26 of LPS8 relates to extensive areas of Residential Zoned land and seeks to support more 
intensive forms of housing on larger (frontage) sewered lots, promote mixed use and multiple 
dwellings in certain circumstances. These scheme provisions could be modified/expanded to provide 
additional flexibility under the R-Codes. 
 
  

https://www.legislation.wa.gov.au/legislation/prod/filestore.nsf/FileURL/mrdoc_28845.pdf/$FILE/Planning%20and%20Development%20(Local%20Planning%20Schemes)%20Regulations%202015%20-%20%5B00-d0-02%5D.pdf?OpenElement
https://www.dplh.wa.gov.au/planning-reform
https://www.dplh.wa.gov.au/getmedia/9d43e40d-23ed-4209-a821-6fa974998061/Bunbury-8-Scheme-text


Draft Local Housing Strategy  

City of Bunbury 70|86 

LPS 8 Clause 26. Modification of R-Codes 
Dual Residential Density Codes -  
(1) Where, a lot/development site has a dual residential density, for the purposes of assessing and 

determining applications for development approval and/or when making a recommendation to 
the Commission in respect of subdivision, the lower R-Code shall prevail as the maximum 
permissible residential density.  

(2) Despite subclause (1), when considering an application for development approval, or when 
making a recommendation to the Commission in respect of subdivision, the local government is 
to apply the lower of the two R-Codes unless -  
(a)  the development is determined to be consistent with all relevant R-Codes provisions, parts 

of the Scheme, local planning policies, structure plans, and local development plans to the 
satisfaction of the local government; and  

(b)  the development retains the heritage values of the premises where included on the 
Heritage List in accordance with this Scheme and any relevant local planning policy to the 
satisfaction of the local government; and  

(c)  reticulated sewerage is or becomes available to the land subject to the provisions of the 
Government Sewerage Policy, as amended; and  

(d)  for development of more than two dwellings on a lot, the minimum development site 
frontage is 25 metres.  

(3)  Despite subclause (2)(d), the local government may support development of a lot or 
recommend support for a subdivision with a development site frontage of less than 25 metres, 
up to the maximum permissible residential density of the applicable dual density code, subject 
to -  
(a)  reciprocal rights of access being secured over the approved vehicle accessway to allow for 

shared use of this accessway by the adjoining lot to the satisfaction of the local 
government and/or Commission; and/or 

(b)  the proposal is facilitating the development of a mixed-use development where the land is 
included within either the Mixed Use - Residential Zone, Mixed Use - Commercial Zone or 
Tourism Zone; or  

(c)  the proposal is facilitating the development of multiple dwellings where the land is 
included within the Residential Zone, Mixed Use - Residential Zone, Mixed Use - 
Commercial Zone or Tourism Zone. 

 
Clause 26 for dual density codes establishes that the default lower density code prevails unless 
certain criteria can be met, including the requirement for a minimum 25m frontage. This 25m 
frontage requirement can be waived where an access agreement is put in place (to facilitate future 
shared access with a neighbour) or for mixed use development in certain zones, or for multiple 
dwellings in certain zones. 
 
Figures 21 and 22 illustrate how a dual coding requirement for lots with less than a 25 metres 
frontage can be subdivided and/or developed in accordance with Clause 26 that yields simple but 
inherently superior urban design outcomes. This is achieved by permitting residential development 
on a lot up to the upper maximum R-Code density number subject to the requirement for a shared 
accessway being provided along an existing common property boundary. 
 
Normally, this is accommodated by incorporating a portion of the shared accessway as common 
property on any newly created titles. Such an approach does not require the lots to be amalgamated 
prior to re-subdivision or development. Nor do both original parent lots need to be developed at the 
same time, as a subject lot can proceed to subdivision and development ahead of its neighbouring 
lots - which would then determine which of the adjoining lots would subsequently need to subdivide 
in a corresponding fashion. 
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Figure 21: Dual Coding Concept. 

 
 
Figure 22: Beach Road Examples of Shared Accessways within Medium Density Housing. 

 
 
The minimum frontage requirement sought to encourage the amalgamation of lots into consolidated 
land parcels, although this has not been successfully taken up in Bunbury. Clause 26 moreover does 
not establish any built form outcomes and does not encourage new development to retain existing 
housing, retain significant trees nor require driveway crossover points to be consolidated.  
 
Finally, Clause 26(3)(a) does not require an access easement to be secured or agreements sought 
with adjoining neighbours, or even identify the potential long-term access opportunity for it to apply. 
The clause should be reviewed to remove provisions relating to the 25m minimum frontage 
requirement and instead replace it with a set of provisions that seek to achieve a better urban design 
outcome. 
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Dual coding has been successfully applied in other Western Australian Local Governments in 
circumstances where infill development in established residential areas is required to achieve the 
following outcomes: 
• ‘adequate’ frontages 

• minimisation of accessways / driveway crossovers 

• maintenance of character and amenity 

• minimisation of excessive battleaxe subdivision lots 

• retention of heritage sites, and 

• provision of reticulated water and sewerage. 

The above measures should be incorporated into the review of Clause 26. 
 

ACTION 16: The City of Bunbury will review Clause 26 relating to dual coded land in LPS8 to 
increase the range of residential infill whilst maintaining streetscapes, heritage values and 
ensuring a quality urban form. 

 
Land Use Permissibility 
Land use permissibility under each zone are also considered to be flexible, providing the City with 
discretion to consider a wide range of uses in each zone. 
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Single House  D X X X D D X P X X X X P 

Ancillary Dwelling  D X X X D D X P X X X X D 

Single Bedroom 
Dwelling  

D X X X D D X D X X X X X 

Grouped Dwelling  D X X X D D X P X X X X X 

Multiple Dwelling  P D A A D D X D X X X X X 

Residential Aged 
Care  

D D X X A A X A D X X X X 

Residential Building  D X X X D D X A D X X X X 

Caretaker’s 
Dwelling  

X X X X X X X X X D A A D 

Short Term / Tourist Accommodation 

Holiday 
Accommodation  

D D X X D X D X X X X X D 

Holiday House  D X X X D D D X X X X X D 

Bed and Breakfast  D X X X D D D A X X X X D 

 
Land use permissibility should be reviewed to ensure consistency in approval requirements and allow 
for mixed use type developments in activity centre zones and to promote appropriate land uses and 
a more compact urban form. 
 
Consideration should be given to the following changes: 
(a) Limiting the permissibility of: 

• ‘Single House’ within the Region Centre Zone 
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(b) Extending the permissibility of: 

• ‘Ancillary Dwelling’ within the Region Centre Zone and Mixed-Use Residential Zone 

• ‘Multiple Dwelling’ within the Neighbourhood Centre Zone and Local Centre Zone 

• ‘Holiday House’, ‘Holiday Accommodation’ and ‘Serviced Apartment’ generally   

ACTION 17: The City of Bunbury will review land use permissibility in Table 3 – Zoning Table of 
LPS8 to ensure consistency in approval requirements and allow for mixed use type developments 
in activity centre zones and to promote appropriate residential land uses and a more compact 
urban form. 

 
R-Code Variations - Special Purpose Dwellings 
The following Local Planning Policies (adopted under LPS8) have particular relevance to the provision 
of affordable and diverse housing: 
• Unrestricted Residential Accommodation (URA) - Policy No. 2.8 

• Unrestricted Residential Occupation (URO) - Policy No. 2.9 

• Zone Development Requirements – Policy No. 3 

• Aged or Dependent Persons Dwellings - Policy No. 29 

• Ancillary Accommodation - Policy No. 30 

• Variation to Local Planning Scheme and Residential Design Code - Policy No. 64  

It is considered that in general the scope and content of these policies are appropriate in achieving 
diverse housing types, however there a number of areas where more could be done to encourage 
affordable and diverse housing types and to reduce additional building costs that arise from land use 
planning outcomes. These are discussed below. 
 
Special Purpose Dwellings 
The R-Codes provides for three types of Special Purpose Dwellings: 
• Ancillary Dwellings 

• Single Bedroom Dwellings 

• Aged or Dependent Dwellings 

The objectives of these Special Purpose Dwellings are to: 
• Ensure that residential development is provided to accommodate people with or without special 

needs. 

• To provide ancillary accommodation which is independent or semi-independent to residents of 

the single house. 

• To ensure that dwellings for the aged and people with special needs can be provided within 

residential areas. 

• To provide opportunities for affordable housing. 

Ancillary Dwellings 
The R-Codes provides for the development of ancillary dwellings for people who live either 
independently or semi-independently of the residents of a single house, sharing some site facilities 
and services. 
 
As for all development under the R-Codes, approval for an ancillary dwelling can be obtained in two 
ways: 
1. Compliance with the ‘deemed to comply’ provisions, or 

2. Demonstrated consistency with the ‘design principles’. 

https://bunbury.wa.gov.au/pdf/Planning%20and%20Building/UnrestrictedResidentialAccommodation.pdf
http://www.bunbury.wa.gov.au/pdf/Planning%20and%20Building/UnrestrictedResidentialOccupation.pdf
http://www.bunbury.wa.gov.au/pdf/Planning%20and%20Building/DRAFT%20LPP-3_Zone%20Codes%20Advertised%20Version%20-%20Website.pdf
http://www.bunbury.wa.gov.au/pdf/Planning%20and%20Building/AgedOrDependentPersonsDwellings.pdf
http://www.bunbury.wa.gov.au/pdf/Planning%20and%20Building/AncillaryAccommodation30.pdf
http://www.bunbury.wa.gov.au/pdf/Planning%20and%20Building/VarLocalPlanningSchemeResDesignCode.pdf
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The ‘deemed to comply’ requirements require: 
• the lot is greater than 450m2  

• maximum plot ratio of 70m2 (amongst other things).  

In circumstances where the occupant (and possibly a carer) of an ancillary dwelling has a disability, 
particularly a physical disability, a plot ratio of 70m2 may not be adequate to meet their needs. 
Additional space requirements may arise to provide for: 
• comfortable wheelchair access around the dwelling accommodating equipment, such as hoists 

and aids  

• a larger bathroom for wheelchair accessibility and use of aids 

• an additional separate bathroom facilities (shower, toilet, basin) for a carer to use  

• ‘breakout’ space for a carer who needs to be present in the dwelling but at times needs their 

own space. 

Applicants have the option to meet the ‘design principles’, which do not include a maximum floor 
area. This provides the option to seek consideration under the ‘design principles’, providing 
justification for a larger ancillary dwelling. 
 
Where development does not satisfy the ‘deemed to comply’ provisions, it must be demonstrated 
that the following ‘design principle’ is achieved: 
 
5.5.1 Ancillary Dwellings - P1 Ancillary dwelling for people who live either independently or semi-
dependently to the residents of the single house, sharing some site facilities and services and without 
compromising the amenity of surrounding properties. 
 
Such proposals are assessed on case by case basis. However, it is considered that providing further 
guidance, in the form of a local planning policy, would assist proponents in seeking consideration 
under the ‘design principles’. Such a policy would also assist the City in determining the 
appropriateness of proposals. 
 
The policy should stipulate the considerations and criteria for considering ancillary dwellings larger 
than 70m2 and specify the information that is required to be submitted to the City. 
 
In this regard consideration should be given to allowing increases to the plot ratio of an ancillary 
dwelling (generally up to around 100m2) where the ancillary dwelling is built to the ‘deemed-to 
comply’ standards set out in the R-Codes for ‘Aged and Dependent’ dwellings (ie. universally 
accessible). 
 
Requiring any ancillary dwelling that is greater than 70m2 to be universally accessible will ensure that 
it is ideally suited to the needs of any occupants with a disability. Importantly it will contribute to the 
stock of universally accessible dwellings which have been identified as being in very short supply. 
Such dwellings have the potential to provide affordable accessible dwellings to meet the needs of 
people with (or without) disabilities. 
 
It is important that ancillary dwellings remain ‘ancillary’ to the main dwelling, and that they remain 
as smaller dwellings for the following key reasons: 
• So that they remain affordable – Ancillary dwellings have been found to provide the most 

affordable rental accommodation in the City of Bunbury, and this is largely due to their modest 

scale. In line with the objectives of this Strategy it is considered imperative that ancillary 

dwellings continue to remain affordable 
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• To ensure they contribute to the stock of smaller dwellings – Given that the housing needs 

analysis demonstrates the growing number of one and two person households, and the 

predominance of dwellings with three or more bedrooms it is important to strongly encourage 

smaller dwellings 

• To ensure they generally accommodate only one or two people – this will ensure that the vehicle 

movement and activity associated with the dwelling does not compromise the amenity of the 

surrounding properties. 

The City’s existing Local Planning Policy No. 30 Ancillary Accommodation currently requires the 
dwelling to be restricted to family members and that this be registered on the property title under a 
Section 70A Notification pursuant to the Transfer of Land Act. The R-Codes were amended in 2013 to 
remove the restriction that Ancillary Accommodation can only be occupied by a family member and 
increased floorspace to 70m2, as part of the agenda to provide more housing choice. The 
requirement for the Notification in Policy 30 should be deleted. 
 
To summarise, the new local planning policy should seek to: 
• Ensure that ancillary dwellings are able to meet the needs of people with disabilities, whilst still 

being ancillary to the main dwelling 

• Strongly encourage the development of universally accessible ancillary dwellings 

• Ensure ancillary dwellings do not compromise the amenity of the surrounding properties and the 

streetscape 

• Provide further guidance on the ‘design principles’ set out in the R-Codes for ancillary dwellings, 

particularly in relation to plot ratio.  

The local planning policy will explore these matters in further detail, and will be subject to 
community consultation, and discussion with the Department of Communities (Disability Services). 
 

ACTION 18: The City of Bunbury will review Local Planning Policy No. 30 Ancillary Accommodation 
to increase the range of ancillary housing types. 

 
Aged or Dependent Persons Dwellings 
The R-Codes provides for the development of Aged or Dependent persons’ dwellings which are built 
specifically for a person who is either over 55 years of age or has a disability. 
 
Requiring any Aged or Dependent dwelling to be universally accessible will ensure that it is ideally 
suited to the needs of any occupants with an impairment or disability. Such dwellings have the 
potential to provide affordable accessible dwellings to meet the needs of people with (or without) 
disabilities. 
 
The R-Codes set out the design requirements for these dwellings (ie. minimum doorway and corridor 
widths; level entry ways; bathroom requirements; accessible paths from car parking area and the 
street etc.). 
 
For Aged or Dependent persons’ dwellings (and single bedroom dwellings) the R-Codes allow a 
variation to the minimum and average lot sizes for subdivision and development, reducing the 
required site area by one third. This means that there is the potential for more dwellings to be 
developed than would ordinarily be permitted, proving an incentive for universally accessible 
dwellings to be built. 
 
The ‘deemed to comply’ requirements of the R-codes state that Aged or Dependent persons’ 
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dwellings should be a minimum of five dwellings within any single development. However, the R-
Codes identify the option for local governments to adopt a local planning policy that varies this 
requirement to allow the incentive to be taken up for smaller developments. 
 
It is therefore proposed that the City’s Local Planning Policy No. 29 ‘Aged or Dependent Persons 
Dwelling’ be amended to include removal of the locational criteria and minimum lot area minimum 
required in any single development. 
 
The ‘deemed to comply’ requirements of the R-codes require that Aged or Dependent persons’ 
dwellings are occupied by at least one person who is aged and/or dependent. They require that a 
memorial be placed on the title of these dwellings (Section 70A notification), stipulating this 
requirement, which then applies in perpetuity to all subsequent occupiers. 
 
It is considered that this requirement for a memorial to be placed on the title is a significant 
disincentive for developers to build Aged or Dependent persons’ dwellings, as it potentially reduces 
the value of the dwelling. Even people who are aged and/or dependent may be reluctant to build or 
purchase such dwellings because they are aware that the restriction on occupancy may be a problem 
for resale or future rental potential. 
 
Consequently, with the exception of aged care providers, few Aged or Dependent persons’ dwellings 
are being built in the City of Bunbury. 
 
It is considered that if the memorial restricting the occupancy of Aged or Dependent persons’ 
dwellings was not required this would make this incentive significantly more attractive and would 
assist in increasing the stock of universally accessible dwellings. With this modification it is accepted 
that the dwelling could be used by anyone, however importantly the stock of universally accessible 
dwellings is being increased.  
 
The memorial is not a requirement of the ‘design principles’. It is therefore proposed that Local 
Planning Policy No. 29 ‘Aged or Dependent Persons Dwelling’ be amended to include further 
guidance on the application of the ‘design principles’ that does not require a memorial to be included 
on the title. It is considered important that if this were to be accepted that the dwelling size is 
restricted to a maximum of 100m2 to ensure the dwelling is contributing both to the stock of smaller, 
affordable dwellings, whilst also contributing to the stock of universally accessible dwellings. 
 
For many landowners these changes will provide another option for the addition of a special purpose 
dwelling by potentially allowing an Aged or Dependent persons’ dwellings to be built behind their 
house (because of the allowance under the R-Codes to vary the site area), when they otherwise may 
not have a lot that is large enough to build a second dwelling.  
 
It is considered that removing the locational criteria, minimum lot size for Aged or Dependent 
persons’ dwellings in conjunction with the removal of the requirement for a memorial on the title in 
the R-Codes would: 
• See a significant increase in the uptake of the incentive for Aged or Dependent persons’ 

dwellings 

• Provide another housing option for many families (that can also be subdivided and placed on a 

separate title, which is not possible with ancillary dwellings) 

• Increase the stock of universally accessible dwellings 

• Increase the stock of smaller, affordable dwellings. 
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A draft Local Planning Policy also needs to consider the community connection of any aged housing 
complex so that it can balance the residents sense of security but avoid creating gated communities. 
 

ACTION 19: The City of Bunbury will review Local Planning Policy No. 29 Aged or Dependent 
persons’ dwellings to increase the range of appropriate housing types. 

 
Single Bedroom Dwellings 
The R-Codes provide for development of single bedroom dwellings to provide alternative and 
affordable housing options for singles or couples, which accounts for 30% of households in Bunbury 
(ABS; 2016 Census). 
 
The ‘deemed to comply’ requirement limits the floor area of a single bedroom dwelling to 70m². This 
is considered important, however the restriction on number of rooms capable of use as a bedroom is 
considered restrictive in today’s housing market. 
 
Given that the ‘design principles’ provides for housing suitable for one or two persons, the limitation 
of only one room capable of use as a bedroom is considered to prejudice the use of the dwelling for 
two people other than a couple. There may be many instances where a parent and child, two 
siblings, two friends/flatmates or other non-couples wish to reside together in a small dwelling 
without being restricted to one bedroom. It is envisaged that in the majority of instances however, 
the second room will typically be used as an ancillary or utility type space such as a study, a spare 
room, an activity room or a guest bedroom. This extra space is consistent with modern expectations 
and standards in contemporary housing and provides for greater flexibility generally regarding 
occupancy and use.  
 
This flexibility is unlikely to cause any impact on the amenity of an area or adjoining neighbours; it 
simply provides a more flexible floor plan that will suit a greater range of smaller household, and it 
will make the incentive more attractive. 
 
A new Local Planning Policy should be created to include new provisions providing acceptance of an 
additional multi-purpose room capable of use as a second bedroom if required where the dwelling 
complied with the maximum floor area set out in the R-Codes, and where it provided limited 
accommodation suitable for one or two persons.  
 
The R-Codes have increased the allowable floor area to 70m2, an additional 10m2 from previous, and 
this provides adequate space to potentially accommodate a second additional room. It is therefore 
appropriate to allow consideration of an additional room capable of use as a bedroom provided that 
the floor area does not exceed 70m2. 
 

ACTION 20: The City of Bunbury will develop a new Local Planning Policy on Single Bedroom 
Dwellings to increase the range of smaller housing opportunities. 

 
5.1.2 Student Accommodation 

The proximity of the College Grove super campus to the City of Bunbury, as well as transport linkages 
throughout the City to other significant learning centres, results in ongoing demand for student 
housing, particularly in the suburbs of Carey Park, Withers, Usher and Bunbury.  
 
The provision of student accommodation on the campus site is supported, although better 
pedestrian and cycling connections to shopping and recreation facilities need to be provided. 
 
It is also important to ensure that future development in these areas results in a built form which is 
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appropriate for a transient community, but still provides a strong contribution to the amenity of 
streetscapes and surrounding properties. 
 
Community concerns typically focus around overcrowding of the properties, insufficient and 
haphazard car parking, and poorly maintained gardens. All of these issues can be addressed 
appropriately through planning mechanisms. Increased development potential may provide the 
impetus for redevelopment of properties into a more appropriate form. 
 

5.1.3 Planning Incentives 
Planning incentives can be used to encourage developers to provide affordable or more diverse 
housing. They can directly and indirectly reduce costs and increase profits for developers, and also 
lead to favourable outcomes for housing. Planning incentives can include graduated planning 
standards, bonus systems and planning process incentives. 
 
The City of Fremantle is leading this through challenging traditional residential density coding and to 
provide greater flexibility in infill housing. Termed ‘The Freo Alternative – big thinking about small 
housing’, and applied over a number of specifically identified trial areas within White Gum Valley, 
Hilton, O’Connor, Beaconsfield and Fremantle, this could also be considered for Bunbury. 
 

The Freo Alternative – big thinking about small housing  
In February 2019, new planning scheme provisions for Freo Alternative were finalised and enacted as 
a Special Control Area to create a fresh approach to infill housing in suburban areas. (highlighted in 
blue on the map below).  

 

This amendment provides an alternative housing option to landowners, without impacting or 
changing the current zoning or residential density. The purpose of these controls is to allow for an 
alternative development type, in select areas, that provides for smaller dwelling options to what 
would normally be available under the conventional zoning and density. The Freo Alternative also had 
benefits around preserving existing housing and mature trees, encouraged sustainable buildings, 
decreased building footprints and increased open space. 

The provisions apply in specific sections of White Gum Valley, Hilton, O’Connor, Beaconsfield and 
Fremantle and include: 

• Only applies to lots larger than 600m2 and located within Special Control Area. 
• New dwelling(s) shall have a maximum floor area of 120m2. 

https://mysay.fremantle.wa.gov.au/Freo_Alternative
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• Maximum of three dwellings on lots of 750m2 or less. 
• Minimum of 30m2 of outdoor living area per dwelling. 
• Developments to have higher than standard energy efficiency ratings. 
• Minimum 70% of the entire development site to be open space, with some variation allowed to 

60% open space. 
• At least one mature tree to be retained or planted on site. 
• A maximum of one parking bay per dwelling. 
• All developments to be referred to the City’s Design Advisory Committee to consider design 

quality. 

Consideration of these provisions, as a trial study, in the older housing areas adjacent to the city 
centre should be pursued. The older housing areas in Bunbury and East Bunbury have many larger 
lots and locations benefits being so close to public transport and bike networks and facilities 
associated with the city centre and along Spencer Street. 
 

ACTION 21: The City of Bunbury will review LPS8 to consider housing incentives or bonuses for 
alternative housing options. 

 
5.1.4 Referencing Affordable Housing in the Scheme 

Currently the Scheme does not specifically refer to affordable housing; rather it only references the 
concept of housing diversity. 
 

ACTION 22: The City of Bunbury in the next review of LPS8 will include consideration of affordable 
housing as a key objective and consideration. 

 
5.1.5 Minimising Additional Building Costs 

In certain circumstances additional building costs arise from requirements identified at the local 
structure planning stage of development. This includes building within proximity to bushfire prone 
areas where additional building costs are incurred by future purchasers of land. In many 
circumstances the need to build to a higher Building Attack Level (BAL) pursuant to Australian 
Standard AS3959 (Building in Bushfire Prone Areas) can be ‘designed out’ at the structure planning 
stage, through the provision of adequate separation distances. The same principle applies to 
requirements for ‘quiet-house-design’ – often the need for these higher building standards could be 
avoided through better design and appropriate buffers/bunding. 
 
The City should ensure that proposed structure plans and subdivisions are designed to minimise the 
imposition of additional dwelling construction costs by minimising the requirement for dwellings 
built to a BAL; and ‘quiet-house-design’ wherever possible. This may include the subdivider providing 
adequate mitigation or buffers to fire and noise sources rather than factoring this into the build cost. 
 

ACTION 23: The City of Bunbury will ensure that proposed structure plans and subdivisions are 
designed to minimise the imposition of additional dwelling construction costs by minimising the 
requirement for dwellings. 

 
5.1.6 Mandatory Inclusionary Zoning/Developer Contributions 

Mandatory inclusionary zoning is the requirement for developers to contribute to affordable housing 
as a condition of development or subdivision approval. This may be a monetary contribution, 
provision of affordable housing itself, or land for the development of affordable housing. 
 
Mandatory inclusionary zoning has not been used in Western Australia and is not supported by the 
Department of Communities’ Affordable Housing Strategy: ‘Opening Doors’ (2010). Developer 

http://www.as3959.com.au/
http://www.as3959.com.au/
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contributions for affordable housing fall outside the scope of State Planning Policy 3.6 Development 
Contributions for Infrastructure. It is therefore considered that without direction from the State 
Government through the development of a State Planning Policy, or modification to SPP 3.6, it is not 
possible for the City to consider mandatory inclusionary zoning under the current framework. 
 
Given the extent of the housing affordability problem, it is considered warranted that mandatory 
inclusionary zoning be investigated, and that the City of Bunbury lobby the State government to 
consider such mechanisms through a comprehensive review of the planning system in relation to 
affordable housing. In the meantime, the City will continue to work with the State government and 
other NGO affordable housing providers to deliver affordable housing. 
 

ACTION 24: The City of Bunbury will investigate mandatory inclusionary zoning.  

 

ACTION 25: The City of Bunbury will lobby the State government to consider such mechanisms 
through a comprehensive review of the planning system in relation to affordable housing. 

 
5.1.7 Voluntary Negotiated Agreements 

Voluntary negotiated agreements for affordable housing are made between a developer and local 
planning authority on a case by case basis.  
 
Even though they are not required for planning approval, a developer may seek to negotiate 
affordable housing goals for a concession or subsidy. They work like incentives, but on a case by case 
basis. In particular they can be successful in large developments which generally involve much 
negotiation which can provide the opportunity to fit an affordable housing contribution into the 
process.  
 
Incentives can include the following: 
• Reduction of other infrastructure payments 

• Concessions in other development application fees 

• Pre-purchase commitments (for example, the local government can purchase housing to be 

managed by a social housing provider) 

• Assistance with financing costs 

• Promotional or marketing assistance. 

Further investigation into these agreements should be made into considering their application to 
Bunbury. 
 

5.1.8 Facilitating Housing Diversity 
The Western Australia planning framework has focused on encouraging housing diversity as an 
indirect means of achieving housing affordability. In Western Australia, and in the City of Bunbury 
this has seen an increase in housing diversity, reflected in the gradual change in the housing stock. 
 
However, there is still a current mismatch between the housing stock and households, and 
projections indicate that the trend for smaller households will increase at a greater rate than 
construction of smaller dwellings.  
 
Increases to residential density codes (substantially applied through a major housing and density 
review to Local Planning Scheme No.7 via Amendment 38 in 2011 and transferred to LPS8) will assist 
in the supply of smaller dwellings, and this has been seen in the areas of East Bunbury, South 
Bunbury and Carey Park as a result of residential zoning and coding changes since the gazettal of 
LPS8. The continuation of urban revitalisation strategies across the City of Bunbury that examine the 

https://www.dplh.wa.gov.au/spp3-6
https://www.dplh.wa.gov.au/spp3-6
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potential for residential zoning changes will provide an opportunity to encourage small dwelling 
types, particularly in areas within close proximity to activity centres and with high levels of amenity 
and accessibility. 
 
More could be done to encourage diverse housing types in the City, not just smaller housing types. 
For example, flexibility to encourage ‘tiny houses’ and the provision of dwellings in mixed use 
developments can contribute to housing diversity by providing smaller dwelling units in areas that 
have good levels of accessibility by reason of their proximity to centres.  
 
The City has seen more of these occurring in recent years, however there is an opportunity to 
actively encourage more such forms of housing. 
 
The review of Service Commercial zoned land west of Blair Street (identified in this Strategy a Focus 
Area 2.1 – refer section 4.1) to provide for a greater range of mixed-use development, incorporating 
housing, is a priority. 

 

5.2 Local Housing Strategy – Summary of Actions 
 
The Local Housing Strategy has identified a range of actions that require further investigation and 
work. These are listed below and following the adoption of the final Strategy will be detailed into a 
separate Action Plan for a detailed assessment of priority, responsibility, resourcing and budgets. 
 
The Local Housing Strategy actions are: 
 
ACTION 1: City of Bunbury continue to advocate for Bunbury to be recognised as Western 

Australia’s second city. 

ACTION 2:  City of Bunbury will commence planning reviews into all designated Focus Areas. 

ACTION 3:  City of Bunbury to work with other south west local governments to establish a joint 
South West Region Design Review Panel. 

ACTION 4:  City of Bunbury to complete review and recommendations in respect to all laneways. 

ACTION 5:  City of Bunbury, on completion of its review of the Heritage List, shall review 
residential densities on heritage listed properties and within heritage areas to ensure 
that they are consistent with the heritage objectives. 

ACTION 6:  In providing recommendations to the WAPC in respect to applications for subdivision, 
City of Bunbury will consider the application of a 5% variation to the minimum and 
average lot size specified in Table 1 of the R-Codes, as specified under the WAPC’s DC 
Policy 2.2 Residential Subdivision where it can be demonstrated to be consistent with 
the criteria set out in the Local Housing Strategy. 

ACTION 7:  City of Bunbury to review East Bunbury Heritage Area and the Tree Street precinct 
south of the city centre where the existing housing stock, landform and significant 
trees can be retained. 

ACTION 8:  City of Bunbury will advocate for a greater diversity of housing types in Bunbury so 
that there is an alignment between housing supply and demand. 

ACTION 9:  City of Bunbury will work with all public and private housing providers to facilitate a 
diverse range of housing, including affordable, aged and crisis accommodation. 

ACTION 10:  The City of Bunbury will advocate for Adaptable Housing and Liveable Homes to be 
incorporated into new housing, and aged and dependant housing in particular. 
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ACTION 11:  The City of Bunbury will advocate for aged housing and dependent care facilities in 
order to meet the aged housing need. 

ACTION 12:  The City of Bunbury will advocate for the development of sustainable housing design 
and construction that properly considers materials, construction methods, energy use, 
water conservation and insulation. 

ACTION 13:  The City of Bunbury will communicate the outcomes of the Infill Housing Review with 
service authorities to better inform their infrastructure planning processes. 

ACTION 14:  The City of Bunbury will prepare planning guidance in the form of a fact sheet around 
the key issues relating to developing new ‘shop top’ housing. 

ACTION 15:  The City of Bunbury will develop a Local Planning Policy on public open space to widen 
the circumstances where it will be required for new residential development. 

ACTION 16:  The City of Bunbury will review Clause 26 relating to dual coded land in LPS8 to 
increase the range of residential infill whilst maintaining streetscapes, heritage values 
and ensuring a quality urban form. 

ACTION 17:  The City of Bunbury will review land use permissibility in Table 3 – Zoning Table of LPS8 
to ensure consistency in approval requirements and allow for mixed use type 
developments in activity centre zones and to promote appropriate residential land 
uses and a more compact urban form. 

ACTION 18:  The City of Bunbury will review Local Planning Policy No. 30 Ancillary Accommodation 
to increase the range of ancillary housing types. 

ACTION 19:  The City of Bunbury will review Local Planning Policy No. 29 Aged or Dependent 
persons’ dwellings to increase the range of appropriate housing types. 

ACTION 20:  The City of Bunbury will develop a new Local Planning Policy on Single Bedroom 
Dwellings to increase the range of smaller housing opportunities. 

ACTION 21:  The City of Bunbury will review LPS8 to consider housing incentives or bonuses for 
alternative housing options. 

ACTION 22:  The City of Bunbury in the next review of LPS8 will include consideration of affordable 
housing as a key objective and consideration. 

ACTION 23:  The City of Bunbury will ensure that proposed structure plans and subdivisions are 
designed to minimise the imposition of additional dwelling construction costs by 
minimising the requirement for dwellings. 

ACTION 24:  The City of Bunbury will investigate mandatory inclusionary zoning.  

ACTION 25:  The City of Bunbury will lobby the State government to consider such mechanisms 
through a comprehensive review of the planning system in relation to affordable 
housing. 
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6.0 Monitoring of Housing Performance Indicators  
 
The supply and demand of housing in Bunbury needs to be monitored given that the success, or 
otherwise, of the Strategy will occur over a long period of time. 
 
The housing performance indicators are to be based on the National Cities Performance Framework 
‘Smart Cities Dashboard’ (Performance Framework) (Department of Infrastructure, Transport, 
Regional Development and Communications; 2017) and measure housing supply and affordability. 
The indicators will help all levels of government, industry and the community to develop policies to 
deliver more affordable housing that is located near jobs, services and transport connections. 
 
The monitoring of relevant housing indicators in line with the Performance Framework will also help 
with providing evidence consistent with the wider City aspirations to secure a Regional Deal. The 
National Performance Framework is useful to: 

• Select and prioritise locations for Regional Deals and allocate resources to the areas of greatest 
need, or where policies are likely to have the greatest effect 

• Shape the focus and content of Regional Deal and provide a starting point for considering policy 
options 

• Monitor and evaluate Regional Deals — the Performance Framework can be used to guide 
performance evaluation and to help identify if agreed Regional Deals commitments are achieving 
the desired effect or where changes may be needed. 

 
The Performance Framework contains a select set of indicators for which nationally consistent, 
comparable and reliable data is available. The Performance Framework does not seek to canvas all 
the unique features of each city or region and Regional Deals may have their own tailored indicators 
in addition to relevant Performance Framework indicators.  
 

National Performance Indicators  

Jobs and Skills 
• Employment growth (New) 

• Unemployment rate 

• Participation rate 

• Educational attainment 

Infrastructure and Investment 
• Jobs accessible in 30 minutes 

• Work trips by public and active transport 

• Peak travel delay 

Liveability and Sustainability 
• Adult obesity rate 

• Perceived safety (New) 

• Access to green space 

• Green space area 

• Support in times of cri 

• Suicide rate 

• Air quality 

• Volunteering (New) 

• Greenhouse gas emissions per capita 

Innovation and Digital Opportunities 
• Knowledge services industries 

• Broadband connections 

• New business entrants and exits 

• Patents and trademarks 

Governance, Planning and Regulation 
• Governance fragmentation 

Housing 
• Public and community housing 

• Homelessness rate 

• Rent stress 

• Mortgage stress 

• Housing construction costs 

• Dwelling price to income ratio 

• Population change per building approval 

 

https://www.bitre.gov.au/national-cities-performance-framework
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• Office building energy efficiency (New) 

• Access to public transport (New) 

 
The City of Bunbury will monitor the Local Housing Strategy based on the National Cities 
Performance Framework ‘Smart Cities Dashboard’, including the Housing Performance Indicators set 
out in Table 13 in order to see positive trends. 
 
Table 13 - City of Bunbury Housing Performance Indicators  
 Performance Indicators Perth Greater Bunbury 

Urban Area 
City of Bunbury 

(Aspiration) 

Housing 
Affordability 

Dwelling price to 
household income ratio 

5.95  Keep steady or 
lower 

 Public and community 
housing 

3.1%  Keep similar 
levels or increase 

 Median annual 
household income 

$85.4k  Keep similar 
levels or increase 

 Average housing 
construction costs 

$1,065  Lower 

 Proportion of 
households under 
mortgage stress 

9.3%  Lower 

 Average house price $619  Monitor 

 Average unit price $472.3k  Monitor 

 Building approvals per 
100k people 

674.1  Monitor 

Living 
Affordability  

Average persons per 
dwelling 

2.6  Keep steady 

 Homeless per 100k 
people 

277  Lower 

 Proportion of 
households under rent 
stress 

9.9%  Lower 

 Dwelling type 
breakdown 

House - 74.8% 
Semi-Detached - 
16.7% 
Flat/Apartment -8% 
Other - 0.5% 

 Reduce 
Increase 

 
Increase 
Increase 

 Housing tenure Rented - 26.7% 
Mortgage - 42.3% 
Owned Outright - 
28.7% 
Other - 2.3% 

 Monitor 

Population Population (2016) 1,943,858 (2016)  31,919 (2016) 
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7.0 Acronyms and Abbreviations 
 
ABS Australian Bureau of Statistics 
ASS  acid sulfate soils 
Ave.  average 
BCA Building Code of Australia 
BDC  Bunbury Development Committee 
BORR  Bunbury Outer Ring Road 
CoB City of Bunbury 
DAA  Department of Aboriginal Affairs 
DBCA  Department of Biodiversity, Conservation and Attractions 
DCP  development contribution plan 
DPLH  Department of Planning, Lands and Heritage 
DWER  Department of Water and Environmental Regulation  
DSP  District structure plan 
EPA  Environmental Protection Authority 
GBRS  Greater Bunbury Region Scheme 
MOU Memorandum of Understanding 
MRWA  Main Roads Western Australia 
NBN  national broadband network 
NGO Non-government organisation 
Pop. population 
PAW Pedestrian-access-way 
POS  public open space 
ROW Right-of-way 
R-code Residential Design Codes or Western Australia 
ROS  regional open space 
SWDC  South West Development Commission 
SPP  State Planning Policy 
City City of Bunbury 
WALGA Western Australian Local Government Association 
WAPC  Western Australian Planning Commission 
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4 Stephen Street, Bunbury WA 6230 
PO Box 21, Bunbury WA 6231 
T: (08) 9792 7000 
TTY: 13 36 77 
F: (08) 9792 7184 
E: records@bunbury.wa.gov.au  
www.bunbury.wa.gov.au  
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