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1. Introduction 
This report forms part of the background analysis for the Shire of Busselton Local Commercial Planning 
Strategy. The report focuses on the projecting the floorspace by Planning Land Use Category (PLUC) that is 
required over the next 20 years based on the likely level of demand for goods and services. 

The recent release of data from the 2006 Busselton Land use Survey, attached in the Appendices, provides 
the opportunity to analyse the changes in floorspace provision that has occurred since the last survey in 
1998. This data was originally anticipated to be available in early 2007. However, delays in the collation of 
the data have allowed the analysis to include the latest Australian Bureau of Statistics Census data from the 
2006 Census which was released in June 2007. 

These two datasets provide the required level of detail to assess the most recent developments in the Shire 
of Busselton in terms of how the population growth is changing and what changes have occurred in the level 
of provision of retail and other commercial and industrial goods and services. 

The purpose of the analysis contained in the report is to provide guidance regarding the likely level of 
demand for floorspace by PLUC in industrial and commercial areas. The overall level of additional floorspace 
anticipated in the next 20 years will allow for the appropriate planning decisions to be made for the Shire. 

The fundamental methodology used to forecast the demand for commercial and industrial floorspace is 
shown in the demand model below. 

Figure 1: Demand Model 

 
The model relies on the current population and floorspace data to calculate floorspace to population ratios. 
These ratios are then compared with ratios in other centres and historical ratios for the Shire of Busselton to 
enable the likely ultimate floorspace to population ratios to be determined. 

The ultimate ratios are then used in conjunction with population projections for the Shire of Busselton to 
calculate the future floorspace requirements in the Shire. 
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2. Population 
This section of the report analyses the historical population growth and projects the likely future population 
growth by comparing various data sources such as building approvals, the land development program, ABS 
Census data and Department for Planning and Infrastructure population projections. 

2.1 Historical Growth 

The population in the Shire of Busselton has experienced significant growth during the last 15 years, 
increasing from 13,500 in 1991 to almost 25,500 in 2006. These figures are shown in the table below. 

Table 1: Shire of Busselton Population Growth 
Census Year 1991* 1996 2001 2006
Population 13,492 17,444 21,937 25,354
5 yr Average Annual 
Growth Rate  5.27% 4.69% 2.94%

Source: ABS 2006 and 2001 Census 
*1991 data adjusted for Usual Resident Profile 

Note that the above data uses “Usual Place of Residence” data from ABS census 2006 time series. Previous 
censuses were based on “Place of Enumeration” or location on census night, whereas the 2006 census uses 
the Usual Place of Residence data, or where people usually live. The 1991 population figure in the above 
table is estimated based on the 1996 proportion of Usual Residents to Enumerated Persons (99.7%). 

The average annual population growth rate between 1991 and 1996 was approximately 5.3% per annum. 
This rate slowed to 4.7% per annum between 1996 and 2001 and declined further to around 3% per annum 
between 2001 and 2006. These figures translate to an additional 700 to 800 residents per annum in the 
Shire between 1991 and 1996, an additional 800 to 900 residents per annum between 1996 and 2001 and 
an additional 600 to 700 residents per annum between 2001 and 2006. 

The Shire of Busselton age profile for the 1996, 2001 and 2006 census is shown below. 

Table 2: Shire of Busselton Age Profile 
 Shire of Busselton Age 
Profile 1996 Census 2001 Census 2006 Census 

Age Cohort  Persons % Persons % Persons % 
0-14 years 4,164 23.9% 5,088 23.2% 5,544 21.9% 
15-24 years 2,007 11.5% 2,539 11.6% 2,825 11.1% 
25-34 years 2,306 13.2% 2,847 13.0% 2,898 11.4% 
35-44 years 2,838 16.3% 3,452 15.7% 3,795 15.0% 
45-54 years 1,865 10.7% 2,850 13.0% 3,604 14.2% 
55-64 years 1,585 9.1% 2,023 9.2% 2,803 11.1% 
65-74 years 1,612 9.2% 1,775 8.1% 2,027 8.0% 
75 years and over 1,067 6.1% 1,363 6.2% 1,858 7.3% 

  17,444 100.0% 21,937 100.0% 25,354 100.0% 
Source: ABS 2006 Census 

The proportions of some age groups have experienced slight changes over the last 10 years. However, there 
has not been any particular recent dramatic shift in the age profile of the Shire of Busselton population that is 
likely to cause any concerns over existing population projection data. The historical proportions of persons 
by age are illustrated on the following graph. 
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Graph 1: Proportion of Population by Age 1996, 2001 and 2006 

Proportion of Population by Age 1996, 2001 and 2006
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Source: ABS 2006 Census 

The graph shows a relatively stable age profile for the population in the Shire of Busselton during the last 10 
years. There is some increase in the proportion of the 45 – 65 age cohorts and this is likely to result in 
corresponding increases in proportions in older age groups over the next 10 – 15 years. 

The ABS Census count data is adjusted upwards to allow for undercounting identified through a survey 
conducted shortly after the census which estimates the number of people who did not complete or were not 
included on a census form such as those temporarily overseas. The resulting data set is called the 
“Estimated Resident Population” (ERP). The historical ERP for the Shire of Busselton is shown below 

Table 3: Shire of Busselton Estimated Resident Population 

Year 

ABS Estimated 
Resident 
Population 

Inter-
Census 
Increase 

Average 
Increase per 
annum 

1971 7,426     
1976 7,897 471 94
1981 9,369 1,472 294
1986 11,933 2,564 513
1991 14,592 2,659 532
1996 18,158 3,566 713
2001 23,099 4,941 988
2006 26,638* 3,539 708

Source: ABS Regional Population Growth Cat 3218.0 (July 2007) 
*2006 ERP is a preliminary estimate 

The ERP for the Shire averages approximately 1,000 persons more than the census count between 1991 
and 2006. The average population increase per annum since 1986 has been 735 persons per annum. The 
ERP data is considered to be the most complete data set for use in determining the base demand for goods 
and services. 
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2.2 Future Growth 

The future population growth rate in the Shire has been a topic of debate in recent years. In particular, the 
accuracy of the Department for Planning and Infrastructure projections for the Shire of Busselton (WA 
Tomorrow, November 2005) has been questioned and occasionally criticised as being too conservative. With 
the recent release of ABS 2006 Census data providing the most recent accurate population data, it is useful 
to compare the WA Tomorrow projections with the actual population growth experienced in the Shire to 
2006. The ABS Census recorded a 2006 population of 25,357 persons in the Shire of Busselton. The ABS 
ERP data shows a preliminary estimate of 26,638 persons compared with WA Tomorrow projections of 
26,800 persons. This result shows that the WA Tomorrow projection is very close to the ABS estimated 
resident population. Comparisons are often made by extrapolating the current or historical average annual 
growth rates forward from the current population and comparing these figures with the DPI WA Tomorrow 
projection figures. A comparison using the current average annual growth rate is shown below. 

Table 4: Shire of Busselton Population – ABS Census and WA Tomorrow 

Year Population 

Average 
Annual 
Growth Rate 

Average 
Population 
Increase 
per 
Annum 

WA 
Tomorrow 
Population 
Projections Difference

% 
Difference

Actual 1991 (ABS ERP) 14,592 4.11% 532       
Actual 1996 (ABS ERP) 18,158 4.47% 713       
Actual 2001 (ABS ERP) 23,099 4.93% 988       
Actual 2006 (ABS ERP)* 26,638 2.89% 708 26,800 162 0.6%
Calculated 2011 30,719 2.89% 816 30,100 -619 -2.06%
Calculated 2016 35,426 2.89% 941 33,300 -2,126 -6.38%
Calculated 2021 40,853 2.89% 1086 36,500 -4,353 -11.9%

Source: ABS Regional Population Growth Cat 3218.0 (July 2007) 
*2006 ERP is a preliminary estimate 

The table shows that the results using this simple model of projecting forward at the growth rate of the last 
five years are reasonably consistent with the DPI projections at 2006 and 2011. However, the results 
calculated for 2016 and 2021 are significantly different. This method for projecting population is notably 
flawed since any future natural population increase can only be proportionate to the existing population in 
terms of the fertility rate and mortality rate. Therefore the only cohort of existing population that affects 
increases in future growth in population is the female cohort of child bearing age that are responsible for the 
natural population increase. The mortality rate affects any natural decrease in population. Most of the growth 
in population in the Shire of Busselton is due to net migration from other local government areas. The 
majority of the net migration occurs in the over 45 cohort and is not proportional to the current population age 
profile.  

Therefore, the use of annual growth rates to forecast population growth in the Shire of Busselton is unlikely 
to give an accurate measure of the future population in the Shire over the longer term. The decrease in 
average annual growth rate from 4.93% to 2.89% illustrates the volatility of the measure. For example, if the 
rate were to experience the same decrease over the following inter-census period the average annual 
growth rate would be 1.7% between 2006 and 2011. 

Another approach is to analyse the Country Land Development Program data and Building Approvals data to 
confirm the likely level of development and the resulting population increase that is possible.  

2.3 Country Land Development Program and Building Approvals 

The Country Land Development Program Annual Review 2006 (CLDP 2006) anticipates the lots likely to be 
approved for release between 2006/07 and 2016 and beyond would yield 7,745 dwelling units when fully 
developed.   

The ABS 2006 Census shows a total dwelling count of 12,863 (including unoccupied private dwellings). This 
compares with the total dwelling count in 2001 of 10,938 dwellings and equates to an overall increase of 
1,925 dwellings during the period between the 2001 and 2006 Census. During the same 5 year period, the 
ABS reported 3,028 residential building approvals.  
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Additional dwellings, or overall net gain in dwellings, appear to represent about 64% of new dwellings 
approved. This could be for a number of reasons including lack of tradespersons, lack of urgency by owners 
to proceed or finish, the lag times between building approval and completion and the demolition of some 
dwellings. The overall net gain in dwellings is the crucial data set and the ABS Census data is considered to 
be the most accurate reflection of this when compared with building approvals data. 

Building approvals have averaged approximately 600 per annum during the last 5 years with ABS Census 
figures showing an average 385 additional dwellings per annum between the 2001 and 2006 census. The lot 
capacity for 7,745 dwellings over the 10 year period from 2005/06 to 2016 appears to be sufficient stock to 
cater for the likely residential building approvals within the time period if they remain at around 600 approvals 
per annum. 

Unoccupied dwellings in the Shire of Busselton have consistently represented a high proportion of all 
dwellings. These data are consistent with a location that has a high proportion of second and holiday homes. 
This is shown in the table below. 

Table 5: Unoccupied Dwellings and Persons per Dwelling 

Census Year Occupied Unoccupied Total 
% 
Unoccupied Persons 

Persons/ 
Dwelling 
Occupied 

Person/ 
Dwelling 
Total 

1991 5,006 1,698 6,704 25.3% 13,492 2.70 2.01 
1996 6,538 2,063 8,601 24.0% 17,444 2.67 2.03 
2001 8,360 2,579 10,939 23.6% 21,937 2.62 2.01 
2006 9,548 3,315 12,863 25.8% 25,354 2.66 1.97 

Source: ABS 2006 and 2001 Census 

The consequence of this high proportion of unoccupied dwellings is a lower number of additional residents 
per new dwelling than would otherwise be the case. This is illustrated in the table below. 

Table 6: Additional Persons per Additional Dwelling 
Census 
Period 

Additional 
Dwellings 

Additional 
Persons 

Additional Persons/ 
Additional Dwelling 

1991 to 1996 1,897 3,952 2.08 
1996 to 2001 2,338 4,493 1.92 
2001 to 2006 1,924 3,420 1.78 

Source: ABS 2006 and 2001 Census 

For every net additional dwelling gained in the Shire of Busselton between 2001 and 2006, there has been 
an increase in population of 1.78 persons. 

If we assume that all of the 7,745 dwellings shown in the CLDP 2006 are approved and that the net gain in 
dwellings remains at 64% of new building approvals (as experienced in the 5 years to 2006) then the net 
increase in dwellings in the Shire is likely to be approximately 4,960 dwellings during the next 10 years. 

At a rate of 1.78 persons per net additional dwelling (assuming the rate does not decrease any further), this 
equates to an additional 8,830 persons over the next 10 years or a total population in the Shire of 35,470 by 
2016. This figure compares with the WA Tomorrow projected population for the Shire of 33,300 persons in 
2016 (a difference of 6.5%). This figure however is very sensitive to the two assumptions of additional 
persons per dwelling ratio remaining at 1.78 and 64% of the anticipated dwelling capacity being constructed. 
The construction during the next 10 years will be a result of demand for new dwellings and not of itself a 
determinant of additional population.  
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2.4 Other Population Projection Data 

Population projections calculated by the Shire of Busselton are shown in the table below. 

Table 7: Shire of Busselton Population Projections 

Year 

Shire of 
Busselton 
Projection 

Inter-
Period 
Increase 

Average 
Increase 
per annum 

Average 
Annual 
Growth Rate 

2006 26,628 3,539 708
2011 31,000 4,372 874 3.1%
2016 36,000 5,000 1,000 3.0%
2021 41,700 5,700 1,140 3.0%
2026 47,200 5,500 1,100 2.5%
2031 53,400 6,200 1,240 2.5%

Source: Shire of Busselton 

The above projections are based on a linear model using average annual growth rates of 3.1% to 2011, 3% 
to 2021 and 2.5% to 2031 applied to the base population of 26,628 persons in 2006. The CLDP 2006 
analysis shows that capacity exists for an average annual growth of 883 additional persons per annum over 
the next 10 years. 

2.5 Conclusion on Population Growth in the Shire of Busselton 

The overall increase in population in the Shire will ultimately be determined by the net natural increase and 
the net migration. This is methodology is referred to as the Cohort Component Model and is the model that is 
most widely used for projecting regional population. Some demographers combine the Cohort Component 
Model with other forecasting tools which consider household formation trends and new dwelling construction. 
The difficulty of any forecasting model is that assumptions must be made (fertility, mortality and migration) 
and the results are sensitive to changes in these assumptions. In general, the smaller the area and the 
longer the timeframe, the greater the degree of error results in the projections.  

The following table summarises the ABS historical data, the WAPC projections and the Shire projections. 

Table 8: Possible Population Projections Summary 

Possible Population 
Growth Scenarios 

ABS 
ERP 

Increase 
For 
Period 

WAPC 
Projections 

Increase 
For 
Period  

Shire 
Projections 

Increase 
For 
Period 

1986 11,933           
1991 14,592 2,659         
1996 18,158 3,566         
2001 23,099 4,941         
2006 26,638 3,539 26,800   26,638   
2011     30,100 3,300 31,000 4,362 
2016     33,300 3,200 36,000 5,000 
2021     36,500 3,200 41,700 5,700 
2026         47,200 5,500 

 

The ABS data shows that population increases between census years peaked at 4,941 between 1996 and 
2001. Between 2001 and 2006, the population increased by 3,539 persons, which compares with the 
additional 3,566 persons between 1991 and 1996. The following points give a summary of the analysis.  

• The WAPC projections show a consistent increase between periods of 3,200 persons or 640 per annum.  

• The Shire projections forecast growth between periods of up to 5,700 persons or 1,140 per annum.  

• Analysis of the CLDP 2006, building approvals and ABS dwelling and population data indicates 
approximately 880 persons per annum over the next 10 years.  

• The average annual increase over the 1996 to 2006 period was 848 persons per annum and 708 
persons per annum between 2001 and 2006. 
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In considering the historical ABS data, the WAPC projections which use a Cohort Component Model and the 
Shire projections which use an average annual growth rate, a view needs to be taken on the likely level of 
population increase every 5 years.   

Considering all of the above data and analysis, the historical increases in population give the most accurate 
predictor for base population data forecasts to determine the future base demand for goods and services in 
the Shire of Busselton. A rate of between 710 and 850 additional persons per annum would result in a 
sufficiently accurate set of projections to forecast the future commercial and industrial floorspace 
requirements in the Shire. The floorspace requirements will need to be able to respond to any shifts in 
population that are significantly different than that projected. 

The following table outlines the most likely scenario based on the available information. 

Table 9: Likely Population Growth Scenario 
Likely Population Growth 
Scenario Population 

5yr 
Increase 

Actual 1991 (ABS ERP) 14,592   
Actual 1996 (ABS ERP) 18,158 3,566
Actual 2001 (ABS ERP 23,099 4,941
Actual 2006 (ABS ERP)* 26,638 3,539
Estimated 2011 30,538 3,900
Estimated 2016 34,438 3,900
Estimated 2021 38,338 3,900
Estimated 2026 42,238 3,900

Source: ABS Regional Population Growth Cat 3218.0 (July 2007) 
*2006 ERP is a preliminary estimate 

The above figures are reasonably consistent with the population growth figures contained in the Leeuwin 
Naturaliste Ridge Statement of Planning Policy Report 1998 (LNRSPP). These figures are shown below for 
comparison. 

Table 10: Leeuwin Naturaliste Ridge Population Projections 
LNRSPP 
Population 
Figures 

Shire of 
Busselton 
Population 5yr Increase 

ABS ERP1986 11,993   
ABS ERP1991 14,592 2,599
ABS ERP1996 18,158 3,566
Estimated 2001 21,700 3,542
Estimated 2006 25,300 3,600
Estimated 2011 29,200 3,900
Estimated 2016 33,300 4,100
Estimated 2021 37,300 4,000
Estimated 2026 40,800 3,500

Source: Leeuwin Naturaliste Ridge Statement of Planning Policy 1998 
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3. Land Use 

3.1 Shire of Busselton Land Use Analysis 

The table below shows the floor areas by planning land use category in the Shire of Busselton from the 1998 
and 2006 Busselton, Dunsborough and Margaret River Land Use Surveys. The floor areas are listed 
separately for commercial zone and industrial zone complexes and also listed are the total combined floor 
areas for all commercial and industrial complexes. 

Table 11: Shire of Busselton Land use Survey Data 
Shire of Busselton Floor Areas Commercial Complexes Industrial Complexes Combined 

Establishments, Floor Area, 
Employment Floor Area (m2)   Floor Area (m2)   Floor Area (m2)   

  1998 2006 %Ch 1998 2006 %Ch 1998 2006 %Ch 
ESTABLISHMENTS 481 725 50.7% 223 329 47.5% 704 1,054 49.7% 

Primary/Rural 0 0 0.0% 0 200 na 0 200 na 

Manufacturing/Processing/Fabrication 1,375 13,080 851.3% 17,679 18,887 6.8% 19,054 31,967 67.8% 

Storage/Distribution 2,185 15,009 586.9% 15,272 31,984 109.4% 17,457 46,993 169.2% 

Service Industry 4,231 7,137 68.7% 17,941 29,073 62.0% 22,172 36,210 63.3% 

Shop/Retail 36,349 56,500 55.4% 3,004 7,655 154.8% 39,353 64,155 63.0% 

Other Retail 11,809 11,646 -1.4% 7,720 18,620 141.2% 19,529 30,266 55.0% 

Office/Business 14,516 25,686 76.9% 3,112 7,236 132.5% 17,628 32,922 86.8% 

Health/Welfare/Community Services 1,890 4,098 116.8% 300 899 199.7% 2,190 4,997 128.2% 

Entertainment/Recreation/Culture 6,653 8,239 23.8% 600 2,179 263.2% 7,253 10,418 43.6% 

Residential 49,482 109,616 121.5% 0 0 na 49,482 109,616 121.5% 

Utilities/Communications 1,130 3,989 253.0% 1,980 3,335 68.4% 3,110 7,324 135.5% 

TOTAL OCCUPIED 129,620 255,000 96.7% 67,608 120,068 77.6% 197,228 375,068 90.2% 

Vacant Floor Area 7,210 6,171 -14.4% 4,950 9,621 94.4% 12,160 15,792 29.9% 

TOTAL 136,830 261,171 90.9% 72,558 129,689 78.7% 209,388 390,860 86.7% 

              0 0   

EMPLOYMENT (persons) 2,744 5,020 82.9% 960 3,309 244.7% 3,704 8,329 124.9% 
Source: 1998 and 2006 WAPC Land Use Surveys 

The table provides a lot of information on the changes that have occurred in the Shire over the 8 year period 
from 1998 to 2006. Some of the main observations on the changes in combined floor areas are: 

• Total floor area for all uses has almost doubled (note some complexes not identified in 1998 survey); 

• Manufacturing/Processing and fabrication uses have increased by almost 13,000m2 ; 

• Shop retail uses have increased by approximately 25,000m2 and Other Retail uses by 11,500m2 ; 

• Office/Business uses have almost doubled or increased by 15,300m2 ; 

• Residential uses (commercial or tourist accommodation) have increased by approximately 60,000m2; 

• Employment has increased from 3,700 persons to over 8,300 persons employed in the commercial and 
industrial complexes; and 

• The overall ratio of floorspace per employee has decreased from 56m2 per employee in 1998 to 47m2 
per employee in 2006. 

The Shire has experienced significant growth in activity for all planning land use categories and at the same 
time businesses are on average utilising the floorspace more efficiently. This increase in activity needs to be 
assessed in terms of increase in demand for goods and services. The increase in population provides the 
basis for increase in demand and therefore the floorspace to population ratios will show the increase in 
activity in a ratio that can be compared with other regional areas. 
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The ratios of floorspace to population in the Shire of Busselton for 1998 and 2006 are shown in the table 
below. The combined (commercial and industrial) floor area to population ratios provides the best overall 
representation of total demand for goods and services in the region. 

Table 12: Shire of Busselton Land Use per Capita Ratios 
Shire of Busselton Ratios Commercial Complexes Industrial Complexes Combined 

Establishments, Floor area & 
Employment - per capita Ratio/Capita   Ratio/Capita   Ratio/Capita   

  1998 2006 %Ch 1998 2006 %Ch 1998 2006 %Ch 
ESTABLISHMENTS 0.024 0.027 13.1% 0.011 0.012 10.7% 0.035 0.040 13.0% 

Primary/Rural 0.000 0.000 0.0% 0.000 0.008 na 0.000 0.008 na 

Manufacturing/Processing/Fabrication 0.069 0.491 614.0% 0.884 0.709 -19.8% 0.948 1.200 26.6% 

Storage/Distribution 0.109 0.563 415.6% 0.764 1.201 57.2% 0.869 1.764 103.1% 

Service Industry 0.212 0.268 26.6% 0.897 1.091 21.6% 1.103 1.359 23.2% 

Shop/Retail 1.818 2.121 16.7% 0.150 0.287 91.3% 1.958 2.408 23.0% 

Other Retail 0.591 0.437 -26.0% 0.386 0.699 81.0% 0.972 1.136 16.9% 

Office/Business 0.726 0.964 32.8% 0.156 0.272 74.5% 0.877 1.236 40.9% 

Health/Welfare/Community Services 0.095 0.154 62.7% 0.015 0.034 124.9% 0.109 0.188 72.2% 

Entertainment/Recreation/Culture 0.333 0.309 -7.1% 0.030 0.082 172.6% 0.361 0.391 8.4% 

Residential 2.475 4.115 66.3% 0.000 0.000 na 2.462 4.115 67.2% 

Utilities/Communications 0.057 0.150 164.9% 0.099 0.125 26.4% 0.155 0.275 77.7% 

TOTAL OCCUPIED 6.483 9.573 47.7% 3.382 4.507 33.3% 9.812 14.080 43.5% 

Vacant Floor Area 0.361 0.232 -35.8% 0.248 0.361 45.9% 0.605 0.593 -2.0% 

TOTAL 6.844 9.804 43.3% 3.629 4.869 34.2% 10.417 14.673 40.9% 

                    

EMPLOYMENT (persons) 0.137 0.188 37.3% 0.048 0.124 158.7% 0.184 0.313 69.7% 
Source: 1998 and 2006 WAPC Land Use Surveys, ABS ERP 1998 and 2006 

The results show that the ratio of floorspace to population has increased significantly during the period. This 
has occurred for the total floorspace as well as for each planning land use category. The likely explanation 
for this is that the Shire of Busselton, and particularly the Busselton centre, draws trade from a wider area 
including surrounding local government areas and in particular, the Shire of Augusta-Margaret River. This is 
typical of a regional centre that has grown to a size and scale that can support a higher level and wider 
range of activity. The land use ratio per capita that has experienced the greatest increase in the period is 
storage and distribution. The increase in demand for storage and distribution uses shows that Busselton is 
now functioning as a major trade centre where large storage and distribution centres become viable. In order 
to evaluate the likely level of future demand for all land use types in the future, it is useful to compare the 
Shire of Busselton with other regional local government areas that have a major trade centre. 
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Table 13: Regional Centres Floorspace Comparison 

Commercial and Industrial Floorspace 
Kalgoorlie-
Boulder  Mandurah 

Port 
Hedland  

Geraldton/ 
Greenough  Broome  Busselton 

Year of Survey 1997 1992 1997 1998 1997 2006 
Population at Time of Survey 30,488 26,838 12,823 31,749 10,175 26,638 

Planning Land Use Category (PLUC)  
Total Floor 

Area 
Total Floor 

Area 
Total Floor 

Area 
Total Floor 

Area 
Total Floor 

Area 
Total Floor 

Area 

Primary / Rural  1,930 0 0 1,720 3,120 200 

Manufacturing / Processing / Fabrication  15,890 10,360 5,270 17,900 4,510 31,970 

Storage and Distribution 74,170 12,290 26,630 106,020 35,720 46,990 

Service Industry 95,840 20,190 25,730 51,290 25,670 36,210 

Shop/ Retail 85,250 58,820 26,500 60,590 27,230 64,160 

Other Retail  26,490 17,210 5,150 22,380 6,070 30,270 

Office / Business 87,650 19,140 17,370 33,740 15,260 32,920 

Health /Welfare and Community Services 13,970 4,740 3,730 4,480 1,730 5,000 

Entertainment/ Cultural/ Recreational 11,080 13,870 1,540 5,160 3,120 10,420 

Residential 32,270 7,020 2,440 5,160 38,840 109,620 

Utilities / Communications 10,110 3,690 2,700 7,230 3,120 7,320 

TOTAL 454,650 167,330 117,060 315,670 164,390 375,080 
Source: Busselton, Dunsborough, Margaret River Land Use Surveys 1998 and 2006 and ABS census and Estimated Resident 
Population data for various years (note figures are rounded to nearest 10) 

The Busselton Shire has an overall floorspace to population ratio comparable with Kalgoorlie and Broome. 
This is shown in the table below. 

Table 14: Regional Centres Floorspace per Capita Comparison 

Commercial and Industrial Floorspace 
Ratio per Capita (m2/capita) 

Kalgoorlie-
Boulder  Mandurah 

Port 
Hedland  

Geraldton/ 
Greenough  Broome  Busselton 

Planning Land Use Category (PLUC)  m2/capita m2/capita m2/capita m2/capita m2/capita m2/capita 

Primary / Rural  0.063 0.000 0.000 0.054 0.307 0.008 

Manufacturing / Processing / Fabrication  0.521 0.386 0.411 0.564 0.443 1.200 

Storage and Distribution 2.433 0.458 2.077 3.339 3.511 1.764 

Service Industry 3.144 0.752 2.007 1.615 2.523 1.359 

Shop/ Retail 2.796 2.192 2.067 1.908 2.676 2.409 

Other Retail  0.869 0.641 0.402 0.705 0.597 1.136 

Office / Business 2.875 0.713 1.355 1.063 1.500 1.236 

Health /Welfare and Community Services 0.458 0.177 0.291 0.141 0.170 0.188 

Entertainment/ Cultural/ Recreational 0.363 0.517 0.120 0.163 0.307 0.391 

Residential 1.058 0.262 0.190 0.163 3.817 4.115 

Utilities / Communications 0.332 0.137 0.211 0.228 0.307 0.275 

TOTAL (Occupied) 14.912 6.235 9.129 9.943 16.156 14.081 
 

The results of the above comparison show that the ratio of floorspace to population in regional areas can 
vary significantly. The location and function of the centre has a significant influence on the ratios. For 
example, Broome and Busselton have a much higher residential (tourist/short-stay) floor area per capita than 
other centres due to their role as major tourist centres. The key observations in terms of Busselton compared 
to other centres are: 

• Busselton is a major tourist centre; 

• There is a very high floor area to population ratio of manufacturing/processing/fabrication uses; and 

• There is a low floor area to population ratio of service industry uses. 
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The comparison of floor area per capita ratios is illustrated in the graph below. 

Figure 2: Floor Area per Capita Ratios by Land Use Type 

Floor Area per Capita Ratios by Land Use Type
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Whilst this comparison is useful in informing possible future trends for Busselton relative to how other 
regional centres perform, it is important to understand that Busselton has its own set of unique functions that 
need to be considered. Therefore, the forecast floor area per capita ratios must consider the likely land use 
areas that will experience increases or decreases and those that will remain relatively the same. 
 

3.2 Influence of Other Centres 

• Bunbury 

The City of Bunbury is the major regional centre of the South West region and the CBD area of Bunbury is 
classed as a Strategic Regional Centre (SRC) in the Interim Greater Bunbury Commercial Centres Strategy. 
The floorspace allocated to this SRC in the strategy is “unlimited” which compares to the 80,000m2 limit 
usually applied to Perth Metropolitan SRC’s. Therefore the Bunbury centre over time is likely to have some 
influence on the amount of regional level floorspace that will be viable in the Busselton CBD. The Busselton 
CBD centre should respond to this by ensuring that it remains a regional level centre with a tourist 
component.  

• Augusta Margaret River 

The Augusta Margaret River region provides an additional level of demand for district and regional level retail 
floorspace. This additional demand is already captured in the floorspace to population ratios. Any additional 
demand from population growth in the Shire of Augusta Margaret River is likely to support the viability of 
projected shop retail in the Shire of Busselton rather than justifying or requiring additional floorspace. 
However, this is likely to be different for industrial uses. The Augusta Margaret River region is likely to 
provide additional demand for industrial uses in the region and particularly strategic uses. 

• Capel 

The Shire of Capel provides an additional catchment of population that may choose to purchase goods and 
services in Busselton. It is likely that this demand is mostly incorporated into the existing floorspace to 
population ratios and any additional demand will serve to make the projected retail floorspace more viable. 
The mineral sands mining operations in the Shire of Capel may provide additional demand for industrial land 
within the Shire of Busselton.  
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4. Forecast Indicative Floorspace 

4.1 Ultimate Floorspace Ratios per Capita 

The table below shows the current Shire of Busselton floorspace to population ratios compared with the 
average, maximum and minimum ratios of all regional areas included for comparison in the previous section 
of this report. Based on this information, an estimate has been made of the likely ultimate floorspace to 
population ratio that could be expected for the Shire. 

Table 15: Projected Floorspace to Population Ratios 
Floorspace to 
Population ratio 
Analysis 

Busselton 
1998 

Busselton 
2006 

Average 
of All 

Regional 
Max of 

All 
Min of 

All 

Likely 
Busselton 
Ultimate 

Change 
from 
Current 

Primary / Rural  0.000 0.008 0.072 0.307 0.000 0.008 unchanged 
Manufacturing / 
Processing / Fabrication  0.948 1.200 0.588 1.200 0.386 1.080

slight 
decline 

Storage and Distribution 0.869 1.764 2.264 3.511 0.458 2.264 Average 
Service Industry 1.103 1.359 1.900 3.144 0.752 1.900 Average 
Shop/ Retail 1.958 2.409 2.341 2.796 1.908 2.200 Suggested 

Other Retail  0.972 1.136 0.725 1.136 0.402 1.054
1998/2006 
average 

Office / Business 0.877 1.236 1.457 2.875 0.713 1.457 Average 
Health /Welfare and 
Community Services 0.109 0.188 0.237 0.458 0.141 0.237 Average 
Entertainment/ Cultural/ 
Recreational 0.361 0.391 0.310 0.517 0.120 0.391 unchanged 

Residential 2.462 4.115 1.601 4.115 0.163 3.724
slight 
decline 

Utilities / 
Communications 0.155 0.275 0.248 0.332 0.137 0.275 unchanged 

 

The rationale for the likely ultimate ratios by land use type for the Shire of Busselton is given below. 

Primary/Rural – There was no floorspace recorded for this category in the 1998 survey. It is unlikely that the 
current ratio will increase during the medium to long term given that most primary/rural uses occur on-site 
and not within the complexes defined in the land use surveys. It is anticipated that the 2006 ratio of 0.008m2 
per capita will remain unchanged during the period. 

Manufacturing/Processing/Fabrication – There has been a 27% increase in this ratio from 1998 to 2006. 
The current floor area to population ratio of 1.20m2 per capita is the maximum ratio of those regional areas 
analysed. It is likely that this ratio will experience a slight decline over the medium to long term to 
approximately 1.08m2 per capita. 

Storage and Distribution – The current ratio is slightly below the average for all regional areas included in 
the comparison. It is likely that over time, the Shire of Busselton will require a similar level of storage and 
distribution uses as other regional centres and therefore the average ratio of 2.264m2 per capita for all 
centres is indicative of the long term ratio for the Shire of Busselton. 

Service Industry – Similarly, the ratio of service industry is likely to increase toward the average ratio for all 
centres and is therefore likely to increase to around 1.90m2 floorspace per capita. The ratio has increased by 
26% since 1998. It is likely that this trend will continue over the medium term. 

Shop/Retail – The Shop/retail ratio for the Shire of Busselton is slightly higher than the average for other 
centres. Given the additional tourist demand in the Shire (over 600,000 visitors in 2005/2006 averaging 3.4 
nights per visitor) the higher than average ratio may be justified. The ratio in 1998 was 1.958m2 per capita an 
in 2006 was 2.409m2 per capita. These figures show that the ratio can fluctuate significantly over time. 
Comparison with other centres shows that a more likely long term ratio would be approximately the average 
of the 1998 and 2006 ratios. 

The long term ratio is therefore likely to be approximately 2.20m2 per capita. This is consistent with other 
studies, such as that contained in the Lot 17 West Street Busselton, Retail Needs Assessment (Macroplan 
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Australia, December 2006, Table 10) which shows a floorspace per capita fluctuating between 2.0m2 and 
2.2m2 per capita in the period 2006 to 2021.  

Of all the ratios, the Shop/retail component should be regulated to ensure the appropriate level of retail 
floorspace is maintained.  

Other Retail - The provision of Other Retail floorspace per capita is higher than average for other regional 
areas. Whilst the additional population in the adjacent Shire of Margaret River contributes to the viability of 
this floorspace it is likely that over the longer term the ratio will be approximately the average of the 1998 and 
2006 ratios or 1.054m2 per capita. 

Office/Business – the ratio of Office/Business uses has increased significantly since 1998. There is likely to 
be a slightly further increase to around the average for all regional centres in the comparison to about 
1.475m2 per capita over the long term. 

Health/Welfare and Community Services – The current provision per capita of Health/Welfare and 
Community Services is lower than average for the regional centres in the comparison. It is likely that the ratio 
will tend towards the average of 0.237m2 per capita over time. The new hospital and associated services will 
provide a significant increase in floorspace in this category. 

Entertainment/Cultural/Recreational – This ratio is toward the higher end when compared with other 
centres but is unlikely to change over the long term given the coastal location and tourism component. 

Tourist Residential – the residential (tourist) uses ratio per capita has increased by 67% since 1998 and is 
the highest of those centres in the comparison. The number of overnight visitors to the Shire has remained 
relatively stable over the last 4 years (601,000 in 2002/03 and 610,000 in 2005/06) and the average room 
occupancy rate in 2006 was only 49% with a high of 70% during the January peak. The quantity of tourist 
residential use is proportionate to the visitor numbers and does not necessarily relate to local population. It is 
therefore likely that while the supply of tourist residential floorspace will not decline and may even continue 
to increase, the ratio of floorspace to population is likely to decrease over the long term. 

Utilities/Communications – This ratio is currently at the higher end of those centres in the comparison but 
is not the highest. It is likely that demand will remain proportionate to population and therefore this ratio is 
unlikely to change over the long term. 

4.2 Forecast Floorspace by Land Use Category 

The table below shows the projected indicative total floorspace by land use category in commercial and 
industrial complexes for the Shire of Busselton, based on the likely ultimate floorspace per capita ratios and 
projected population. 

Table 16: Projected Indicative Total Floorspace by Land Use Category, Commercial and Industrial Areas 
Population 26,638 30,538 34,438 38,338 42,238 
Forecast Year 2006 2011 2016 2021 2026 

Planning Land Use Category (PLUC)  
Floor Area 

(m2) 
Floor Area 

(m2) 
Floor Area 

(m2) 
Floor Area 

(m2) 
Floor Area 

(m2) 
Primary / Rural  200 229 259 288 317 
Manufacturing / Processing / Fabrication  31,970 32,986 37,198 41,411 45,623 
Storage and Distribution 46,990 69,124 77,952 86,780 95,608 
Service Industry 36,210 58,022 65,432 72,842 80,253 
Shop/ Retail 64,160 67,184 75,764 84,344 92,924 
Other Retail  30,270 32,187 36,297 40,408 44,519 
Office / Business 32,920 44,489 50,170 55,852 61,533 
Health /Welfare and Community Services 5,000 7,250 8,176 9,102 10,028 
Entertainment/ Cultural/ Recreational 10,420 11,946 13,471 14,997 16,522 
Tourist Residential 109,620 113,731 128,255 142,780 157,304 
Utilities / Communications 7,320 8,392 9,463 10,535 11,607 
Total Floor area 375,080 445,539 502,439 559,339 616,238 
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The table below shows the proportion of floorspace by land use type that is located within commercial and 
Industrial complexes in the Shire of Busselton. It compares these proportions in 1998 and 2006. 

Table 17: Shire of Busselton Proportion of Floorspace by Land Use Type Located in Commercial and 
Industrial Complexes 

Shire of Busselton 2006             
Proportion by Land Use - 
Industrial and Commercial 
Complexes 

Busselton 
Commercial 
Complexes 

Busselton Industrial 
Complexes 

Total (Commercial 
and Industrial) 

LAND USE TYPE 1998 2006 1998 2006 1998 2006
Primary/ Rural NA 0.0% 0.0% 100.0% NA 100.0%
Manufacturing/ Processing/ 
Fabrication 7.2% 40.9% 92.8% 59.1% 100.0% 100.0%
Storage/ Distribution 12.5% 31.9% 87.5% 68.1% 100.0% 100.0%
Service Industry 19.1% 19.7% 80.9% 80.3% 100.0% 100.0%
Shop/ Retail 92.4% 88.1% 7.6% 11.9% 100.0% 100.0%
Other Retail 60.5% 38.5% 39.5% 61.5% 100.0% 100.0%
Office/ Business 82.3% 78.0% 17.7% 22.0% 100.0% 100.0%
Health/ Welfare/ Community Services 86.3% 82.0% 13.7% 18.0% 100.0% 100.0%
Entertainment/ Recreation/ Culture 91.7% 79.1% 8.3% 20.9% 100.0% 100.0%
Residential 100.0% 100.0% 0.0% 0.0% 100.0% 100.0%
Utilities/ Communications 36.3% 54.5% 63.7% 45.5% 100.0% 100.0%
TOTAL OCCUPIED 65.7% 68.0% 34.3% 32.0% 100.0% 100.0%

Source: Busselton, Dunsborough, Margaret River Land Use Surveys 1998 and 2006 

The comparison shows that a significant shift has occurred in the Shire for Manufacturing, Storage and Other 
retail uses. There has been an increase in the proportion of manufacturing/processing/fabrication uses within 
commercial complexes. A similar increase in the proportion of storage/distribution uses in commercial 
complexes has also occurred. There has been an increase in the proportion of other retail uses in industrial 
areas. These changes can be evaluated by comparing the proportions with those in the Perth Metropolitan 
area. The floor areas and proportion by location in the Perth Metropolitan area are shown below. 

Table 18: Perth Metropolitan Proportion of Floorspace by Land Use Type Located in Commercial and 
Industrial Complexes 

Perth Metropolitan Proportion by 
Land Use - Industrial and Commercial 
Complexes, 2001/2002 

Perth Commercial 
Complexes  

Perth Industrial 
Complexes 

Total (Commercial and 
Industrial) 

LAND USE TYPE 
Floor 

Area (m2) % Total 
Floor Area 

(m2) % Total 
Floor Area 

(m2) % Total 
Primary/Rural 276 0.7% 39,126 99.3% 39,402 100.0%
Manufacturing/Processing/Fabrication 169,701 6.1% 2,613,836 93.9% 2,783,537 100.0%
Storage/Distribution 388,233 10.4% 3,339,867 89.6% 3,728,100 100.0%
Service Industry 369,916 13.5% 2,365,446 86.5% 2,735,362 100.0%
Shop/Retail 2,395,538 87.1% 354,722 12.9% 2,750,260 100.0%
Other Retail 469,126 41.7% 655,839 58.3% 1,124,965 100.0%
Office/Business 2,930,601 67.4% 1,419,318 32.6% 4,349,919 100.0%
Health/Welfare/Community Services 675,353 91.3% 64,121 8.7% 739,474 100.0%
Entertainment/Recreation/Culture 687,665 78.4% 189,532 21.6% 877,197 100.0%
Residential 482,262 98.7% 6,417 1.3% 488,679 100.0%
Utilities/Communications 119,389 22.1% 420,684 77.9% 540,073 100.0%
TOTAL OCCUPIED 8,688,060 43.1% 11,468,908 56.9% 20,156,968 100.0%

Source: Perth Metropolitan Commercial and Industrial Land Use Surveys 2001/2002 

There are some significant differences in the proportions of land use types located in commercial and 
industrial areas between the Perth Metropolitan area and the Shire of Busselton. The Perth Metropolitan 
area has a much lower incidence of industrial type uses (Manufacturing. Storage and Service types) locating 
within commercial areas.  
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Further investigation into this reveals that the high level of manufacturing and storage type uses in 
commercial areas is mostly due to the Yallingup-Gracetown Tourist and Yallingup Tourist commercial 
complexes. These commercial complexes have a significant amount of wine producing, tourist 
accommodation and other enterprise activities located on-site within commercial operations in the Caves 
Road tourist areas. These operations are unlikely to relocate to off-site industrial areas in the future. The 
resulting split between uses in industrial and commercial complexes is likely to experience some changes 
with the proportion of manufacturing and storage uses in commercial areas possibly declining slightly over 
time due to any additional growth in floorspace occurring predominantly in industrial areas. Other retail uses 
may tend to relocate to commercial locations if suitable accommodation becomes available. It is anticipated 
that the proportion of these uses located in commercial areas will adjust over time. 

The table below shows the likely proportion of floorspace growth by complex type that is anticipated. 

Table 19: Estimated Proportion of Growth in Industrial and Commercial Areas 
Proportion of Floorspace 
Growth by Complex Type 

Commercial 
Complexes 

Industrial 
Complexes Total Reference 

Primary/Rural 0% 100% 100% Perth/Busselton 
Manufacturing/Processing/Fabrication 10% 90% 100% Perth/Buss ‘98 
Storage/Distribution 10% 90% 100% Perth/Buss ‘98 
Service Industry 20% 80% 100% Busselton 
Shop/Retail 90% 10% 100% Perth/Busselton 
Other Retail 70% 30% 100% adjust 
Office/Business 80% 20% 100% Busselton 
Health/Welfare/Community Services 90% 10% 100% Perth/Busselton 
Entertainment/Recreation/Culture 80% 20% 100% Perth/Busselton 
Residential 100% 0% 100% Perth/Busselton 
Utilities/Communications 40% 60% 100% adjust 

 

The likely proportion of growth by complex type is referenced to Perth metropolitan and Busselton ratios with 
the exception of Other Retail and Utilities which require some adjustment to provide more appropriate 
location of floorspace. 

The table below shows the indicative commercial and industrial floorspace by PLUC for 2026 and the 
additional floorspace expected between 2006 and 2026 based on the above growth proportional split. 

Table 20: Projected Additional Commercial and Industrial Floorspace to 2026 
Shire of Busselton Floor Areas Commercial Complexes Industrial Complexes Combined 

Floor Area 2006, 2026 Floor Area (m2) 
Additional 

(m2) Floor Area (m2) 
Additional 

(m2) Floor Area (m2) 
Additional 

(m2) 

  2006 2026 Change 2006 2026 Change 2006 2026 Change 
Primary/Rural 0 0 0 200 317 117 200 317 117 

Manufacturing/Processing/Fabrication 13,080 14,445 1,365 18,887 31,175 12,288 31,970 45,623 13,653 

Storage/Distribution 15,009 19,871 4,862 31,984 75,740 43,756 46,990 95,608 48,618 

Service Industry 7,137 15,946 8,809 29,073 64,307 35,234 36,210 80,253 44,043 

Shop/Retail 56,500 82,387 25,887 7,655 10,531 2,876 64,160 92,924 28,764 

Other Retail 11,646 21,620 9,974 18,620 22,895 4,275 30,270 44,519 14,249 

Office/Business 25,686 48,577 22,891 7,236 12,959 5,723 32,920 61,533 28,613 

Health/Welfare/Community Services 4,098 8,623 4,525 899 1,402 503 5,000 10,028 5,028 

Entertainment/Recreation/Culture 8,239 13,121 4,882 2,179 3,399 1,220 10,420 16,522 6,102 

Residential 109,616 157,300 47,684 0 0 0 109,620 157,304 47,684 

Utilities/Communications 3,989 5,704 1,715 3,335 5,907 2,572 7,320 11,607 4,287 

TOTAL OCCUPIED 255,000 387,594 132,594 120,068 228,632 108,564 375,080 616,238 241,158 
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Therefore, of the additional 241,000m2 of additional floorspace required between 2006 and 2026, 
approximately 132,500m2 will need to be located in commercial zoned areas and 108,500m2 will need to be 
in industrial zoned areas. 

4.3 Forecast Floorspace by Location and Complex Type 

4.3.1 Commercial Complexes Floorspace Projections 

The table below shows the indicative floorspace by commercial complex projected to 2026 based on known 
development plans and the Busselton CBD remaining as the major centre in the Shire. 

 Table 21: Commercial Complexes Current 2006, Forecast 2026 and Additional Floorspace 
Commercial Complexes Current 2006 Forecast (2026) Additional 
Current and Ultimate (2026) 
Floorspace Projections (m2) 

Shop 
Retail 

Other 
Commercial Total Shop 

Other 
Commercial Total Shop 

Other 
Commercial Total 

Busselton CBD 29,564 38,859 68,423 34,681 69,926 104,607 5,117 31,067 36,184 

Bussell Hwy 4,492 10,955 15,447 6,492 18,955 25,447 2,000 8,000 10,000 

Dunsborough CBD 11,009 10,728 21,737 12,509 11,728 24,237 1,500 1,000 2,500 

Ambergate North 0 0 0 10,000 2,500 12,500 10,000 2,500 12,500 
Layman Road (Port 
Geographe) 870 638 1,508 1,470 3,638 5,108 600 3,000 3,600 

Yalyalup North 0 0 0 1,720 500 2,220 1,720 500 2,220 

Vasse 0 0 0 4,650 1,740 6,390 4,650 1,740 6,390 

                    

Other Commercial Centres 10,565 137,320 147,885 10,865 196,220 207,085 300 58,900 59,200 

                    

Total 56,500 198,500 255,000 82,387 305,207 387,594 25,887 106,707 132,594 
 

The table below shows the indicative Shop Retail floorspace requirements for commercial complexes 
between 2006 and 2026. 

Table 22: Commercial Complexes Projected Shop Retail Floorspace 2006 to 2026 
Commercial Complexes  2006 2011 2016 2021 2026 

Shop Retail Floorspace Projections 

Centre 
Type 

Shop 
Retail 
(m2) 

Shop 
Retail 
(m2) 

Shop 
Retail 
(m2) 

Shop 
Retail 
(m2) 

Shop 
Retail 
(m2) 

Busselton CBD 29,564 30,843 32,123 33,402 34,681
Bussell Hwy 

Regional
4,492 4,992 5,492 5,992 6,492

Dunsborough CBD District 11,009 11,384 11,759 12,134 12,509
Ambergate North District 0 2,500 5,000 7,500 10,000
Layman Road (Port Geographe) Local 870 1,020 1,170 1,320 1,470
Yalyalup North Local 0 430 860 1,290 1,720
Vasse Local 0 1,163 2,325 3,488 4,650
             
Other Commercial Centres 10,565 10,640 10,715 10,790 10,865
             
Total 56,500 62,972 69,444 75,915 82,387
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The implications for the Shire of Busselton commercial Shop Retail floorspace ratio per capita are shown in 
the table below. Note that Shop Retail located in industrial complexes is not included in the table. 

Table 23: Commercial Shop Retail Floorspace ratio per Capita 
  2006 -  Population 26,638 Persons 2026 -  Population 42,238 Persons 
  m2 retail m2 per capita m2 retail m2 per capita 
Regional 34,056 1.28 41,173 0.97
District 11,009 0.41 22,509 0.53
Tourist 5,045 0.19 5,045 0.12
Local 6,390 0.24 13,660 0.32
Commercial Total 56,500 2.12 82,387 1.95

 

The analysis shows a downward shift in the overall commercial complex located Shop Retail floor area per 
capita ratio from 2.12m2 per capita to 1.95m2 per capita by 2026. Note that the dedicated tourist floor areas 
are associated with resorts, Caves Road and Yallingup tourist areas (vineyards etc) as defined by 
Department for Planning and Infrastructure. 

The table below shows the indicative “Other Commercial” floorspace requirements for commercial 
complexes between 2006 and 2026. 

Table 24: Commercial Complexes Projected “Other Commercial” Floorspace 2006 to 2026 
Commercial Complexes 2006 2011 2016 2021 2026 
Other Commercial Floorspace Projections Other Other Other Other Other 
Busselton CBD 38,859 46,626 54,393 62,159 69,926
Bussell Hwy 10,955 12,955 14,955 16,955 18,955
Dunsborough CBD 10,728 10,978 11,228 11,478 11,728
Ambergate North 0 625 1,250 1,875 2,500
Layman Road (Port Geographe) 638 1,388 2,138 2,888 3,638
Yalyalup North 0 125 250 375 500
Vasse 0 435 870 1,305 1,740
            
Other Centres 137,320 152,045 166,770 181,495 196,220
            
Total 198,500 225,177 251,854 278,530 305,207

 
Note that the commercial floorspace projection figures assume that the Busselton CBD remains the major 
regional centre for the Shire and that the Vasse and Ambergate complexes perform a local or district 
function. 

The indicative land equation for commercial centres is shown below. 

Table 25: Commercial Areas Indicative Land Equation 

Indicative Land Equation - Commercial 
Centres 

Additional 
Floor 

Plot 
Ratio 

Land 
Area 
(Ha) 

Available 
(Ha) 

Busselton CBD 36,184 1 3.62 0.6 
Bussell Hwy  10,000 0.25 4 0.0 
Dunsborough CBD 2,500 0.25 1 1.8 
Ambergate North 12,500 na na na 
Layman Road (Port Geographe) 3,600 0.25 1.44 15.3 
Yalyalup North 2,220 na na na 
Vasse 6,390 na na na 

 

The Dunsborough and Layman Rd areas appear to have sufficient land to accommodate the anticipated 
level of development. The Bussell Highway area appears to lack the required amount of land, however 
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redevelopment opportunities may be able to provide the anticipated floorspace over the longer term. The 
Busselton CBD area shows a lack of vacant land. Therefore, to accommodate the level of floorspace 
anticipated, redevelopment of some existing areas is likely to be required over the longer term. 

4.3.2 Industrial Complexes Floorspace Projections 

The table below shows the indicative total occupied floorspace for industrial complexes between 2006 and 
2026. 

Table 26: Industrial Complexes Projected Floorspace 2011, 2016, 2021 and 2026 
Industrial Complexes 2006 2011 2016 2021 2026 
Current and Ultimate (2026) Floorspace 
Projections 

Total 
Occupied 

Total 
Occupied 

Total 
Occupied 

Total 
Occupied 

Total 
Occupied 

Dunsborough Lakes Industrial 600 1,350 2,100 2,850 3,600 

Busselton Airport Industrial 0 0 9,709 21,359 38,834 

Dunsborough Industrial (incl Quindalup) 6,036 8,286 10,536 12,786 15,036 

Fairlawn Road 106,733 112,598 118,463 118,463 118,463 

Bovell Park 3,144 5,544 7,944 10,344 11,144 

Walsh Road 3,405 4,655 5,905 7,155 8,405 

Vasse Industrial 150 6,750 16,650 29,850 33,150 

Total Occupied Floor Area 120,068 135,983 167,307 197,207 228,632 
 

Note that these figures are subject to assumptions regarding developer intentions and serve to provide an 
indication of the areas where expansion capability exists up to the overall level of demand expected in the 
Shire. Note also that the level of floorspace required has been based on demand within the Shire of 
Busselton. It is expected that some additional demand for industrial land is likely to be generated by other 
shires within the region. Some of this demand will be at a strategic level and could well be located in 
Busselton. The most appropriate location for any additional strategic industrial uses is the Airport Industrial 
Area. 

The land areas from the 2006 Land Use Survey are shown below. 

Table 27: Land Use Survey – Industrial Areas Occupied and Vacant Land 

COMPLEX NAME 
Occupied Land 

(Ha) 
Vacant Land 

(Ha) 
Total Land 

(Ha) 

Occupied 
Floorspace 

(m2) 
Dunsborough Lakes Industrial 1.6 2.5 4.2 600
Busselton Airport Industrial 0.0 163.7 163.7 0
Dunsborough Industrial (incl Quindalup) 57.2 0.0 57.2 6,036
Fairlawn Road 63.0 7.7 70.7 106,733
Bovell Park 21.8 0.6 22.4 3,144
Walsh Road 12.5 0.0 12.5 3,405
Vasse Industrial 0.3 0.0 0.3 150
 Total 156.5 174.6 331.0 120,068

Source: Busselton, Dunsborough, Land Use Survey 2006 

The above table shows occupied and vacant industrial land at the time of the 2006 survey. The following 
points need to be considered. 

• Dunsborough Industrial area (Commonage Rd) has scope for intensification: 

• Walsh Road area has scope for intensification: 

• Vasse Industrial area shows no available vacant land, however the Vasse Newtown plan shows 33 
hectares of industrial land; and 

• Busselton Airport Industrial area may service additional areas outside of the Shire of Busselton in the 
South West generally. 
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The indicative land equation for industrial land is shown below. 

Table 28: Industrial Areas Indicative Land Equation 

Indicative Land Equation - 
Industrial Areas 

Additional 
Floor 

Plot 
Ratio 

Land 
Area 
(Ha) 

Available 
(Ha) 

Dunsborough Lakes Industrial 3,000 0.12 2.5 2.5 
Busselton Airport Industrial 36,834 0.075 49.1 163.7 
Dunsborough Industrial (incl Quindalup) 9,000 0.1 9.0 0.0 
Fairlawn Road 11,730 0.17 6.9 7.7 
Bovell Park 8,000 0.1 8.0 0.6 
Walsh Road 5,000 0.1 5.0 0.0 
Vasse Industrial 33,000 0.1 33.0 33.0 
Total 106,564   114 208 

 

The above table assumes that intensification of the Dunsborough and Walsh Rd areas occurs over the 
longer term and that 33 hectares of industrial land is developed at Vasse. These figures are indicative only 
and reflect a possible scenario which indicates a generally sufficient supply of industrial land to service the 
Shire. 

4.4 Tenure Types 

Tenure arrangements for commercial centres should ensure that multiple ownership of commercial centres 
(strata commercial/retail units) is minimised wherever possible. This will allow redevelopment over the longer 
term to occur if necessary. Ensuring single ownership within cadastral boundaries is recommended where 
possible. 

Tenure arrangements for industrial areas need to ensure appropriate provision of a range of lot sizes to 
accommodate a range of industry types. Sub-division of larger industrial lots should be discouraged. Long-
term leasehold arrangements for lots may be possible in some areas to enable this. 
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5. Conclusion 
The Shire of Busselton is expected to experience continued population growth over the next 20 years. The 
anticipated population in 2026 is likely to be in the order of 42,000 persons. The increase population will 
result in increased demand for goods and services. The analysis shows that the additional population will 
result in the requirement for an additional 241,000m2 of floorspace in total within the Shire. This is likely to 
consist of an additional 132,500m2 located in commercial areas and 108,500m2 located in industrial areas. 

The analysis of provision of retail floorspace per capita in commercial areas is summarised in the following 
table. 

  2006 -  Population 26,638 Persons 2026 -  Population 42,238 Persons 
  m2 retail m2 per capita m2 retail m2 per capita 
Regional 34,056 1.28 41,173 0.97 
District 11,009 0.41 22,509 0.53 
Tourist 5,045 0.19 5,045 0.12 
Local 6,390 0.24 13,660 0.32 
Total 56,500 2.12 82,387 1.95 
Industrial 7,655 0.28 10,531 0.25 
Total 64,155 2.41 92,918 2.20 

 

This compares with the Perth Metropolitan Centres guidelines as shown below. 

 

 

 

 

 

 

Therefore, over the longer term, it is expected that the level of retail floorspace provision per capita in 
commercial areas will tend more toward the Perth Metropolitan average of 1.74m2 per capita but will still 
remain somewhat higher as is the case in most regional areas. 

The forecast figures in the analysis contained in this report serve to provide guidance for the Shire of 
Busselton in decision making. It should be noted that the figures provide an order of magnitude estimate and 
should be viewed with some degree of flexibility. It should be noted that the analysis does not consider 
extraordinary circumstances including unforeseen substantial economic development and changes in 
developer intention. 

 

 

Guidelines on Shopping Floorspace Provision 
Centre Type Per Capita m2 nla 
Perth Central Area 0.20 
Regional Centres 0.61 
District Centres 0.40 
Neighbourhood & Local Centres 0.53 
Total 1.74 
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Appendices 6. Appendices – Shire of Busselton Land Use Survey Data 
 
 




