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29 BLAIR STREET AND KOOMBANA DRIVE - LOTS 707, 681 AND 723
Thank you for your letter dated 12 November 2009 enquiring about the status of the
Bunbury Waterfront Project Taskforce report that was presented to me on 2 October
2009.
I am pleased to inform you that, if the Western Australian Planning Commission
(VVAPC) initiates amendments to the Greater Bunbury Region Scheme, the report will
form part of the amending documentation that will be advertised for public comment.
The Department of Planning will be presenting a report to the WAPC on the
11 December 2009 regarding the proposed amendments to the Region Scheme. If
initiated, the proposed amendments, together with the report, will be advertised early in
2010.
I have attached a copy for the Committee, but would ask that it remain confidential until
such time as the amendments are advertised, so that the Department and WAPC can
finalise their reporting, preparation of amending documentation and consultation with
the Environmental Protection Authority.
Yours sincerely

14---71C2?-7.
j
JOHN DAY
MINISTER FOR PLANNING;
CULTURE AND THE ARTS
Att

11 DEC

?In

13th Floor, 2 Havelock Street, West Perth, Western Australia 6005
Telephone: +61 8 9213 6600 Facsimile: +61 8 9213 6601 Email: Minister.Day©dpc.wa.gov.au
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Report to the Bunbury Waterfront Taskforce
Executive Summary
The establishment of the Bunbury Waterfront Project Taskforce was announced by
the Honourable John Day MLA Minister for Planning; Culture and the Arts to resolve
the regional planning issues associated with the Eastside Precinct component of the
Bunbury Waterfront Project.
The Terms of Reference of the Taskforce were:
•
•
•
•

To define the Regional Open Space, City Centre uses and other uses
of State interest.
Create a policy statement for the development of any area identified
for urban purposes.
Establish any requirements for an environmental review of the project
area.
Advance an amendment to the Greater Bunbury Region Scheme for
public comment.

The Taskforce was assisted in its deliberations by a Technical Advisory Group (TAG)
comprising representatives of the Department of Planning, the City of Bunbury, the
Department of Environment and Conservation and EPA, LandCorp. The TAG was
chaired by Patric de Villiers an independent planning and urban design consultant.
The work undertaken by the Taskforce included a review of the current planning
framework for the areas under consideration and a review of the community issues
which arose in response to the Bunbury Waterfront Eastside Precinct Structure Plan
prepared by LandCorp and submitted to the City of Bunbury early in 2008.
In seeking to provide a comprehensive picture of all of the urban development
components associated with Stage 1 of the Bunbury Waterfront project the Tasforce
also included in its considerations an additional component of development in
Marlston North currently under consideration by LandCorp.
This was followed by an assessment of the major planning issues which saw the
delineation of critical 'public interest' criteria against which any proposed
development would be evaluated. These comprised:
•
•
•
•
•

Enhancing the public domain
Maintaining the foreshore public open space 'arc'
Protecting vistas towards the foreshore
Improving the entry to the city
Activating the Bunbury Waterfront

A range of initial development options were then established for the Eastside area.
These sought to delineate a range of possible outcomes from, on the one hand, an
option which precluded any development on all regional open space to, on the other,
an option which facilitated fairly intensive development north of Koombana Drive
while providing a more limited development than that proposed in the LandCorp Draft
Eastside Structure plan for the land to the south of Koombana Drive.
While the outcome of the assessment of these initial options clearly identified
potentials in terms of development which activated the foreshore, provided a robust
and legible public structure, and protected important areas of regional open space
Report to the Bunbury Waterfront Project Taskforce
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the level of detail of this assessment was not adequate to establish definitive
relationships between the built form and the public domain. In seeking to tackle this
issue the outcomes of the initial assessment were therefore used to develop a more
detailed preferred option. This facilitated a more thorough analysis of the impacts of
any proposed built form on the quality of the public domain and involved a critical
evaluation of the outcomes of, and amendments to, the initial assessment for each of
the three areas in which change was proposed; Koombana South, Koombana North
and Marlston North.
The terms of reference for the Taskforce sought to advance an amendment to the
Greater Bunbury Region Scheme for public comment. This process will constitute
the first step in the development of the Bunbury Waterfront project.
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Location of Proposed Amendments to Greater Sunbury Region Scheme 1
_I
[ 1. Koombana South 2. Koombana North 3. Mariston North
Given the very different challenges provided by the three areas of Koombana South,
Koombana North and Marlston North both in terms of likely environmental
requirements and timing of development it was considered appropriate to run the
amendments to the Greater Bunbury Region Scheme as three separate
amendments. However, these amendments will be initiated concurrently to provide
Report to the Bunbury Waterfront Project Taskforce
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integrated and comprehensive 'picture to the community of
being proposed.

an

all of

the changes

Preferred Option: Koombana North and South and Preferred Option Marlston North
Recommendations
That the Taskforce receive the Bunbury Waterfront Taskforce Report
provided by the Technical Advisory Group;
That the Task force endorse the Preferred Option and the associated
policy statements for Koombana South, Koombana North and
Marlston North,
That the Taskforce resolve to recommend to the Minister for Planning
that he request the WAPC to initiate and progress the three GBRS
Amendments set out in the Taskforce report;

O

That the Taskforce resolve that the Bunbury Waterfront Taskforce
Report is publically released as part of the GBRS Amendment
process;
That the Taskforce advise the Minister for Transport of the
recommendation of the Taskforce to delete of the rail reserve in the
GBRS west of the plug;
That the Taskforce request the TAG to provide a model showing the
proposed development areas in the broader context of central
Bunbury to assist in community consultation on the GBRS
amendments; and
That the Task force recommends a Press Release by the Chair, in
consultation with the Minister for Planning, on the Taskforce
outcomes.
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1.0 Introduction
The Bunbury Waterfront Project Taskforce was initiated by the Honourable John Day
MLA Minister for Planning; Culture and the Arts to address the regional planning
issues associated with the Eastside Precinct component of the Bunbury Waterfront
Project. The Taskforce was chaired by the Member for Bunbury, the Flonourable
John Castrilli MLA,
The Terms of Reference of the Taskforce were as follows:
•
•
•
•

To define the Regional Open Space, City Centre uses and other uses
of State interest.
Create a policy statement for the development of any area identified
for urban purposes.
Establish any requirements for an environmental review of the project
area.
Advance an amendment to the Greater Bunbury Region Scheme for
public comment.

The most critical issue facing the Taskforce was the interrelated challenge of
enhancing the public domain while activating the foreshore. To simply retain all of
the existing regional open space is likely to mean that little will happen on the
foreshore in the short to medium term while alienating substantial areas of the city's
foreshore would represent a short sighted approach unacceptable to most of the
local community.
In this context the Taskforce sought to strike a balance between the potential
conflicting needs of retaining and effectively developing adequate regional open
space and providing appropriate built form to assist in activating the public domain
along the foreshore.
The Taskforce was assisted in its deliberations by a Technical Advisory Group (TAG)
comprising representatives of the Department of Planning, the City of Bunbury, the
Department of Environment and Conservation and EPA, LandCorp with an external
Consultant (See Appendix 2).

0

The methodology applied by the Technical Advisory Group in addressing the Terms
of Reference involved the following steps:
The identification of the relevant planning provisions for the areas
under consideration. This included both statutory and policy
provisions at both a regional and local level.
A review of community issues arising from the public submissions
made to the City of Bunbury in the consultation on the Bunbury
Waterfront Eastside Precinct Structure Plan prepared by LandCorp in
2008.
An assessment of the substantive planning issues which arose in
undertaking the task and, based on this assessment, the delineation
of critical 'public interest' criteria against which any proposed
development would need to be evaluated.

Report to the Bunbury Waterfront Project Taskforce
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The development evaluated comprised of a range of initial
development options for the Eastside area. These sought to
delineate a range of possible outcomes from, on the one hand, an
option which precluded any development on all regional open space
to, on the other, an option which facilitated fairly intensive
development north of Koombana Drive while providing more limited
development along areas of sections of both Koombana Drive and
Blair Street in the south.
•

Based on the outcomes of the initial investigations the development
of the preferred option for each of the three areas in which change
was proposed; Koombana South, Koombana North and Marlston
North.

•

The development of suggested amendments to the Greater Bunbury
Region Scheme for public comment.
The formulation of recommendations for consideration by the
Taskforce.

2.0 The Current Planning Framework
The planning framework in place for the areas under consideration by the Taskforce
includes both statutory and policy provisions at both a State Government and Local
Government level. The statutory provisions include the Greater Bunbury Region
Scheme and the City of Bunbury Town Planning Scheme No 7. The policy
provisions include State Planning Policies "Use of Land Reserved for Parks and
Recreation" and "State Coastal Planning Policy" and the City of Bunbury City Vision.
2.1 Greater Bunbury Region Scheme
The Greater Bunbury Region Scheme (GBRS) is a statutory region planning scheme
to direct land use in the Greater Bunbury Region. The area covered by the scheme
stretches from Lake Preston in the north to Peppermint Grove Beach in the south
and east to the Darling Scarp and covers the City of Bunbury and the Shires of
Capel, Dardanup and Harvey.
The GBRS defines future use of [and which is divided into broad zones and
reservations. The GBRS relies on local government planning schemes to provide
more detailed plans for their jurisdictions. These schemes are required to be
consistent with the GBRS.
The provisions of the GBRS are established in a set of maps (See Figure 1) and an
accompanying scheme text. The scheme text provides planning provisions for the
various zones and reservations indicated on the scheme maps.
While the GBRS establishes a range of reservations for public purposes in the
current context the following are relevant:
Regional Open Space — to protect the natural environment, provide
recreational opportunities, safeguard important landscapes and provide
for public access;

Report to the Bunbury Waterfront Project Taskforce
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Other Regional Roads — to provide a regional road network to
accommodate current and future transport needs on roads for which the
planning responsibilities are shared between the Commission and local
government;
Railways — to provide for the passage of trains, the marshalling,
maintenance and storage of rolling stock, and the conveying of the
public and freight by rail;
Waterways - to recognise permanently inundated inland and coastal
lands below the high water mark, and existing and proposed water
canals
While the GBRS establishes a range of zones in the current context the following are
relevant:
Regional Centre — the Bunbury central business district within which
commercial, civic, cultural, service and administration activities serving
the region are located;
Urban — to provide for residential development and associated local
employment, recreation and open space, shopping, schools and other
community facilities;

FIGURE 1: Portion of the Greater Bunbury Region Scheme Map

Report to the Bunbury Waterfront Project Taskforce
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It should be noted that the "Regional Centre' definition does not specifically include
residential land uses. This is an anomaly that is being addressed in a minor
amendment to the GBRS currently under way.
The Eastside area contains a number of different reservations. The majority of the
area is reserved for regional open space although this reserve is bisected by both the
Other Regional Road reserve for Koombana Drive and the Railways reserve to the
west of the existing railway bridge. The Eastside area north of Koombana Road is
bounded to the west by the Regional Centre Zone and south of Koombana Drive to
the west by the Other Regional Road reservation (Blair Street).
2.2 State Government Policy
Development Control Policy 5.3 "Use of Land Reserved for Parks and Recreation".

0

The potential range of land uses which can be accommodated on regional open
space are set out in the Western Australian Planning Commission (WAPC)
Development Control Policy 5.3 Use of Land Reserved for Parks and Recreation".
The purpose of this Policy statement is to outline the circumstances under which the
Western Australian Planning Commission (the Commission) may approve the use
and development of land reserved for Parks and Recreation for different purposes.
While the policy was developed specifically where the land is in the ownership of the
Commission it has wider application in guiding land use on land vested in local
authorities.
The relevant provisions of the policy are as follows:
• 3.1 The use and development of land reserved for Parks and
Recreation shall be restricted to that which is consistent with
furthering the enhancement of the reserve and facilitating its use
for recreational or conservation purposes.
• 3.3 The use and development of land reserved for Parks and
Recreation for commercial purposes ancillary to the purpose of
the reserve and likely to enhance the public access to and
enjoyment of the reserve may be supported.
•

3.4 The use and development of land reserved for Parks and
Recreation which would result in long-term restrictions to public
access, notwithstanding the possible benefit which could be
derived from the use and development to the general community
or to a specific educational or religious group within the
community, will not be supported.

While such uses could potentially include kiosks, cafes, a restaurants (such as
Equinox in BusseIton), bike and boat hire, facilities for barbeques, child/youth play
areas and live entertainment facilities, public toilets, and possible activities such as a
water theme park or skate park. However, any commercial or private uses which did
not provide broad public access would require rezoning of any portion of the reserve
allocated for these purposes.

Report to the Bunbury Waterfront Project Taskforce
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Statement of Planning Policy No. 2.6 "State Coastal Planning Policy"
The relevant objectives of this Policy are to:
•
•

provide for public foreshore areas and access to these on the coast;
ensure the identification of appropriate areas for the sustainable use
of the coast for housing, tourism, recreation, ocean access, maritime
industry, commercial and other activities;

The provisions of Clause 5.3 Building Height Limits apply to all urban development
within 300 metres of the horizontal setback datum (See Figure 2).
The height of buildings should be limited to a maximum of five storeys (and not
exceeding 21 metres).
Higher structures up to a maximum of eight storeys (and not exceeding 32 metres)
may be permitted where:
(a) there is broad community support for the higher buildings following a
process of full consultation:
(b) the proposed development(s) is suitable for the location taking into
account the built form, topography and landscape character of the
surrounding area.
(c) The location is part of a major tourist of activity node
(d) The amenity of the coastal foreshore is not detrimentally affected by
any significant overshadowing of the foreshore, and
(e) There is visual permeability of the foreshore and ocean from
residential areas, roads and public spaces.

Report to the Bunbury Waterfront Project Taskforce
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2.2 City of Bunbury Town Planning Scheme
The City of Bunbury Town Planning Scheme no. 7 divides the local government
district into zones to identify areas for particular uses and identifies land reserved for
public purposes. Most importantly, the Scheme controls the types of uses and
development allowed in different zones. The Scheme Text also sets out the
requirements for planning approval, enforcement of the Scheme provisions and
nonconforming uses.
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FIGURE 3: Portion of the City of Bunbury Town Planning Scheme No 7 Map
Town Planning Scheme No 7 reflects the regional reserves established by the
Greater Bunbury Region Scheme (See Figure 3). In the present context therefore
the differences between the GBRS and Town Planning Scheme No 7 relate to the
additional detail in terms of the provisions covering the Regional Centre zone in the
GBRS. These include the City Centre Zone to the west of Casurina Drive and Blair
Street and the Special Use zone established for the Silos Mixed Use Precinct.
Report to the Bunbury Waterfront Project Taskforce
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2.3 City of Bunbury City Vision
City Vision is an outcome of the City Vision Taskforce and the City of Bunbury to
redefine Bunbury's image and promote its role and potential as the strategic regional
capital for the Greater Bunbury Region of Western Australia (WA).
City Vision seeks to provide a vision for development of the City of Bunbury, and a
vision for the City's relationship with the Greater Bunbury Region, for the next 25
years.
The City Vision addresses the development of the Waterfront Project as follows:
"Proposals for the development of Stage 1 of the project will need to
address issues associated with an entry statement into the City; public
access; provision of and management of regional and local open
space; visual impact particularly height, bulk and architectural theme;
traffic generation and management; interface with existing uses; and
competition from competing uses including civic and cultural. Tradeoffs associated with the impact of development will need to be
analysed within the context of the full range of development proposals
for the CBD"
The City Vision Action Plan (See Figure 4) sets out discrete project or programme
initiatives towards implementing the recommendations of City Vision and deals with
the City Entry Precinct in some detail. These provisions are set out in a site analysis
map supported by value statements for each sub-precinct.

•
•
•
•
•

4

1, 1

•
•
Moon." r
more

•
•

•

®

I

•
• I
•
•

t
Key views
41CrOS.5

"
/

1n411.• Cal

J

water to
the CSD

Legend

0
O

Navigator Sculptures Relocated

I

Four way I:ght controlled intersection
Vista toward Water
Key sews aCrOSS Water Is the CSD
Pedestrian Movement

▪

Pedestnan and Vsual Connectivity
Sclou1
a

to

let

tor physical

convection

Symrnons d Victoria Streets tO Clifton Street
developed as an entenslan to the
'cappuccino strap -

DReel
•

0

Central . Devetopment Proposal

Stair Street
and Casuarina
downgraded to a two lane boulevard,
Key

71,77
Drive

_ : „.1,
LI•

fE)

"s

• ..-

•,,,t40:iks'., „..
or.,
\ 0

— -

Recreation Aree Ski Beach

C'si Key Recreation Area Pat Usher Promenade

FIGURE 4: Site Analysis Map - City Vision Action Plan for the City Entry Precinct
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In Sub-Precinct 1 any proposals for development are expected to:
•

•
•

•

•

•

develop low impact high quality (civic, cultural and commercial)
attractions that balance and trade-off competing objectives for open
space.
protect the inlet and wherever possible enhance it as a major tourist
and recreation attraction.
promote, improvements and integration of existing pedestrian / cycle
ways and landscaping with water on public and private spaces. There
is also scope to integrate cultural and environmental values into the
experience, and the Inlet foreshore must be developed in a way that
ensures universal access for the whole community.
contain development that is civic, cultural and commercial in nature
whilst being limited, low impact and high quality in an open and
enhanced setting for the benefit of the community.
ensure key entry sites should only contain built form that is limited in
terms of bulk and height and preserves views to the CBD and Bay
and is representative of the maritime history of the City.
development in excess of five storeys in this sub precinct is unlikely to
be justifiable.

In Sub precinct 5, which includes waterfront/commercial land, any proposals for the
development of the Bunbury Waterfront Project Stage 1 will need to address:
Issues associated with an entry statement into the City; public
access; provision of and management of regional and local open
space; visual impact particularly height, bulk and architectural theme;
traffic generation and management; interface with existing uses; and
competition from competing uses including civic and cultural.
Trade offs associated with the impact of development will need to be
analysed within the context of the full range of development proposals
for the CBD.
3.0 Community Issues
The Bunbury Waterfront Eastside Precinct Structure Plan prepared by LandCorp was
submitted to the City of Bunbury early in 2008. This document was made available
for public comment and in response the Council received 880 submissions. The
large number of submissions suggests strong community interest in any proposal for
the area. While a small proportion of these submissions actively supported the
proposed structure plan the majority objected to the plan or components of the plan.
The objectors raised a number of substantive planning issues with the proposal
which included:
•
•
•
•
•
•

The loss of public open space;
The potential impacts of high rise buildings;
Potential impacts on skiing and boating;
The concern that the Sailing Club and the Power Boat Club may be 'forced'
from the premises which they currently occupy;
A reduction in the availability of parking in the area; and
The restriction or loss of views to the waterfront.

Report to the Bunbury Waterfront Project Taskforce
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Of these concerns the issue raised by most objectors was the loss of open space. A
substantial number of submissions also expressed concerns over the potential
impact of high rise buildings. These two issues clearly represented the dominant
concerns of the community.
In terms of the loss of open space there were many who objected on principle
arguing that it was inappropriate to in any way impinge on land currently reserved as
open space. Others argued that the loss of open space would privatize the foreshore
benefitting a minority while restricting general public access to art important
community resource. Further submissions specifically argued the need for more
open space, particularly near the waters edge. Many submissions highlighted the
need for large areas of open space both to provide for the future, and to facilitate
community events such as the circus, fireworks displays, and the chefs' long table.

O

Where submissions did differentiate between the areas north and south of
Koombana Drive, and there were limited submissions which did so, it would appear
that the dominant concern was with building around the inlet with less emphasis on
Koornbana Bay. While any definitive interpretation of these submissions would be
questionable logically they are either a response to the larger setback from the water
on Koombana Bay provided in the Structure Plan, or less sensitivity about this area
given existing development in the area, or a combination of both.
In objecting to the loss of open space many submissions recognized that the existing
open space was not well used and that there was a need for improvements in the
area to generate more active use of the foreshore. Suggestions include the provision
of a water playground, cafes, public toilets, picnic areas and improved access for
pedestrians and cyclists.
In raising concerns over the potential impacts of high rise buildings many
submissions objected in principle to high rise development adjacent to the foreshore.
However, other submissions raised specific concerns in regard to the obscuring of
views to the water, the overshadowing of public space, and increased wind impacts
associated with high rise development. In addition a number of submissions argued
such structures would 'crowd' the waterfront or destroy the serenity of the shoreline.
4.0 The Planning Issues
The Terms of Reference of the Bunbury Waterfront Project Taskforce establish a
requirement to "define Regional Open Space, City Centre uses and other uses of
State interest" in order to advance an amendment to the Greater Bunbury Region
Scheme for public comment.
In tackling this task the Taskforce considered both the existing statutory and policy
framework for the area as well as the issues raised by the community in submissions
on the Bunbury Waterfront Eastside Precinct Structure Plan.
The substantive issues which arose in undertaking the task can be divided into the
exploration of critical 'public interest' criteria against which any proposed
development will need to be evaluated and more pragmatic, although strategic,
technical issues which need to be effectively addressed in any final
recommendations for the area. The critical 'public interest' criteria comprised the
following:
•
•

Enhancing the public domain;
Maintaining the foreshore public open space 'arc';
Report to the Bunbury Waterfront Project Taskforee
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•
•
•

Protecting vistas towards the foreshore;
Improving the entry to the city; and
Activating the Buribury Waterfront.

The key strategic technical issues comprise the following:
•
•

Provision for a terminus in the Central Business District (CBD) for the
Perth to Bunbury fast train project; and
Addressing relevant environmental issues.

Logically the 'public interest criteria are interrelated. For example the provision of
foreshore promenades would both enhance the public domain and assist in activating
the waterfront. In the same way vistas towards the water should provide one
element of the entry to Bunbury 'experience'.

Enhancing the Public Domain
In seeking to enhance the public domain a number of specific issues need to be
addressed. These include:
•
•

•
•
•
•

The establishment of unrestricted and convenient access to the
foreshore for the general public;
The provision of uninterrupted pedestrian/cycle movement systems
along the foreshore linked to Marlston Waterfront, Koombana Bay,
the CBD and Queens Gardens;
The delineation of an appropriate area of open space for suitable for
events;
Access to parking in reasonable proximity to the foreshore;
The provision of a range of different spaces appropriate for a range of
uses such as playgrounds and picnic areas; and
The establishment of high quality landscaping in public open space.

Maintaining the Foreshore Public Open Space Arc'
The existing foreshore public open space 'arc' (See Figure 5) is important not only in
establishing unconstrained public access to the foreshore but also as a fundamental
large scale urban landscape gesture within central Bunbury.
As the central area develops the differentiation between the increasing dense urban
fabric of the central business district and the relief provided by the foreshore 'arc' will
strengthen. In this context the preservation of the unencumbered open nature of the
'arc' is important.
This suggests that the development of any major structures within the 'arc' would be
precluded. This does not mean small scale structures such as kiosks could not be
entertained. The only potential exception to this principle is the possible
development of a cafe/restaurant/tavern facility on the point at the north western end
of the 'arc'. Such a facility will act as a magnet drawing people to the foreshore.
However, such a facility should be limited in terms of its building footprint, no more
that two stories high, and cater for a broad range of income groups.

Report to the Bunbury Waterfront Project Taskforce
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These include the views afforded of both the edge of Leshenault Inlet in front of the
central area and the Ski Beach on Koombana Bay seen from the bridge over the
Plug as one approaches the city travelling west on Koombana Drive.
Just as critical are vistas to the inlet from the central area itself. These will include
views from the edge of the central area along the western side of Blair Street, more
general views from higher buildings within the central area and the more restricted
views to the foreshore from Hayley and Symmons Streets.
Improving the Entry to the City
The importance of the preservation of vistas to the edge of Leschertault Inlet and the
Ski Beach in approaching the city has already been identified. These vistas however
should constitute simply the beginning of the entry 'experience'.
Both the nature of Koombana Drive west of the bridge and the existing roundabout
essentially bring 'non-urban' road standards into the heart of central area, provide no
effective transition into the urban conditions which pertain there and, in the case of
the roundabout, severely compromise pedestrian movement within the central area.
An appropriate entry sequence could comprise the following elements:
•
•

•

•

Vistas to the edge of Leschenault Inlet and the Ski Beach from the
bridge over the plug;
A landscaped transition space immediately to the west of the bridge;
this would logically include vertical elements (trees, flag poles, etc)
reasonably close to the road which would tend to slow traffic down;
Buildings on either side of the road as one approaches the Blair
Street/Casurina Drive intersection. This section should include
pavements on both sides and potentially trees either along the sides
of the road or in the median strip and
The replacement of the existing roundabout with a four way
signalized intersection.

Such an approach would not only provide a coherent entry transition, it would reduce
traffic speeds as well as generating substantial improvements in pedestrian amenity
in terms of strengthen the connectivity between the existing central area and the
recent development along Casuarina Drive.
Activating the Bunbury Waterfront
A critical issue in seeking to maximize the potential benefits of the Bunbury
Waterfront project to the city and the community is to ensure that the foreshore is
effectively activated.
On the one hand the retention of large areas of public space will not, in and of itself,
add life and activity to the foreshore. The area provides considerable potential but its
effective use by the community requires a range of obvious improvements. These
improvements include both enhanced access and connections within foreshore area
and to the city and substantial investment in facilities. While there are a number of
exciting examples of foreshore developments in Australia, which include the Strand
at Townsville and the Esplanade at Cairns, these projects have seen considerable
resource allocations to achieve their outcomes.
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On the other hand simply placing more buildings in the area will not necessarily
deliver the activation required. The land uses established, and more particularly the
mix of uses provided will be critical in maximizing activation. In addition isolated
areas of activity will not provide the integration and connections central to effective
activation.
In this context it would be logical to maintain the majority of the foreshore area south
of Koombana Drive as a major foreshore park. This is not to suggest that limited
urban development could not occur particularly on the northern edge of this space
which, depending on the uses established, could assist in both activation and passive
surveillance of the space. In addition uses such a shade structures, kiosks,
playgrounds, picnic areas and possible a restaurant could be placed within the space
to activate it. Larger scale developments such as water parks, markets, a skate park
or sports facilities may also be possible but would need to be assessed on their
merits in terms of the need to ensure broad community access.
In this context it would also be logical to potentially consider more extensive built
development to the north of Koombana Drive. This would acknowledge the proposed
hotel on the corner of Koombana Drive and Casurina Drive, building on, and
strengthening the links to, the existing waterfront development north of the Silos. It
would also recognize that the 'centre of gravity' of the Bun bury central area is moving
north. To effectively integrate these developments with the city the removal of the
existing roundabout is absolutely essential to improve pedestrian access. Such an
approach would also be strengthened if further urban development took place on the
eastern side of Jetty Road immediately north of the existing development along
Bonnefoi Boulevard. Such development at Marlston North could provide a quality
landmark building to 'anchor' the northern end of that section of the waterfront and
add to the overall intensity of activity along the foreshore.
Provision for a Terminus in the CBD for the Perth to Bunbury Fast Train Project.
The issue of the provision of a terminus in the CBD for the Perth to Bunbury fast train
Project was central to the considerations of the Taskforce.
GHD Consultant Engineers are, on behalf of the State Government, currently
reviewing alignments for a fast rail service from Perth to Bunbury. An alignment in
the median of the Forrest Highway is being considered along with an alignment east
of the Forrest Highway. Three potential station locations have been identified by
GHD and three conceptual alignments into the CBD are being considered. Following
the completion of the GHD report the Public Transport Authority (PTA) will undertake
a demand analysis of the fast train proposal in the last quarter of 2009. However it
should also be noted that irrespective of the outcomes of any evaluations of the fast
train proposal the State Government is committed to maintaining the existing
Australind service.
Under all the options currently under consideration the termination of the 'fast rail' line
will occur in the general locality of the Australind Bypass.
The Minister for Transport has advised that
"the Public Transport Authority (PTA) has been asked to examine the
engineering feasibility of a new rail service along a new more coastal
route approaching Bunbury from the north that would slash travel time
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from Perth to the Bunbury CBD by up to 45% compared to present
arrangements.
The PTA feasibility study has been guided in part by a perception that
the present Bunbury terminal is too remote from the city centre. The
current proposal therefore includes two stations.
The first station would be a major park and ride/bus transfer facility at
Eaton to replace what functionally now occurs at the present terminus.
This site is about nine kilometers north of the 'Plug' and could be the
terminus if a dedicated bus connector was integrated as part of the
total service package. Naturally this would involve a transfer of any
trip from Perth to Bunbury. Travel time from Eaton to Perth is
estimated to be less than 90 minutes.
To make the service more attractive to potential visitors to Bunbury
itself, the second station would be a "destination" walk-off station as
close as possible to the city centre (...)
A marketing analysis of the demand that would be generated by the
proposed service is progressing. Although this study is incomplete,
preliminary information shows that more than 50% of respondents to a
'Stated Preference Study' carried out as part of the analysis indicated
support for a second Bunbury station located within the CBD. A
station between the Plug and Casuarina Drive could ostensibly meet
that preference.
Given all of the above however, the current studies are merely a
preliminary feasibility stage and are insufficient upon which to declare
a time frame for implementation, which is a matter for the Government
after further more detailed study and consideration.
Without pre-empting study findings, I can advise that notwithstanding
the concerns of the potential impacts on Koombana Bay, there are
also difficulties in threading a railway alongside Koornbana Bay west
of the Eelup Rotary, within the competing demands of the Port of
Bunbury, Main Roads and freight rail. The PTA will work with the
various stakeholders to examine the extent to which a railway could
be accommodated, but in the end, the issue will be determined by the
willingness of all concerned to make the right of way available.
With respect to the need for any station closer to the city than the
proposed, the PTA will be guided by your Bunbury Waterfront Task
Force." (See Appendix 4)
The substantive issue for the Task Force is the impact of the need to provide for a
potential future 'transport link' from the new 'fast rail' station to central Bunbury. The
nature of the impact is clearly critically depended on the technology chosen for such
a link.
Given any definitive decisions on this question by the State Government will not be
taken for some considerable time the responsibility of the Task Force is to make
provision for such a potential link based on a set of defensible assumptions.
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The timing of the 'fast rail' project, should it proceed, will essentially be dependent on
the outcome of the demand analysis currently being undertaken by the PTA and a
related cost/benefit analysis of the project.
However, there are a number of reasons for assuming that the 'fast rail' project is
unlikely to occur in the short to medium term:
• The State Government has made a considerable investment the new
Forrest Highway. This has reduced the travel time by car from Perth
to Bunbury by thirty minutes. The fast train is estimated to take ninety
minutes from Eaton to Perth. This will effectively reduce (in the short
term at least) some of the potential demand for the 'fast rail' link.
In the context of an upgraded road link and the maintenance of the
Australind service demand for the 'fast rail' is likely to require further
population growth in Bunbury to be viable.

0

• The maintanace of the Australind service is likely to require
considerable capital investment in the short to medium term
effectively competing with the 'fast rail' for limited rail infrastructure
funds.
However in assessing the potential transport options for the link from the fast rail
terminus to central Bunbury the following are possibilities:
'Fast Rail Utilization' — this would effectively involve using the fast
train rolling stock to fulfill a 'light rail' role in providing a low speed' link
to central Bunbury. This is likely to involve additional costs
associated with the rolling stock and may compromise some
operational aspects of the fast rail system. The feasibility of such an
approach has not been established.
Light Rail — a light rail system is comparable in cost terms with heavy
rail but could run on the road network. An alternative would be to run
it in the median. In addition if such a system were introduced it is
unlikely to terminate at Eastside and would logically form part of a
more comprehensive network. Thus all that may be required is two
dedicated stops within the road reserve or an adequate median.
Bus — a bus system would not terminate at Eastside and all that
would be required is two dedicated stops within the road reserve.
In terms of the implications for the Waterfront Project an additional difficulty is the
current, or any revised, rail reservation west of the Plug will have substantial impacts
on potential development in the northern section of Eastside. Thus any rail
reservation in this area would effectively 'quarantine' this land for a considerable
period of time without any firm commitment that it would in fact be used for a station
in the future. The impacts on the Bunbury Foreshore project would be substantial.
In this context the Taskforce is recommending that any amendments to the Greater
Bunbury Region Scheme should maintain the following options for a connection from
the rail station at Eaton to central Bunbury:
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Bus connection: provide two dedicated stops within the road reserve
on Koombana Drive.
Light rail connection: provide adequate lane widths on Koombana
Drive to accommodate trams on the road and an adequate median to
facilitate trams in the median.
Rail: make provision for a station immediately east of the Plug.
The constraint placed on any potential future rail link to the CBD is that the walking
distance from a station east of the Plug (measured along Koombana Drive and Blair
Street to the Old Railway Station) would be 800m rather than 500m or ten minutes
walk rather than just over six minutes relative to a station located west of the Plug.
Importantly however any station west of the plug would still involve walking distances
that would be excessive for the aged or those with any physical disabilities. It should,
however, also be noted that the centre of gravity of the CBD is tended to shift
towards the north.

O

The approach advocated by the Taskforce will facilitate the development of land
north of Koombana Drive in the short to medium term while protecting a number of
long term options for any future requirement to link a fast rail station at Eaton to the
CBD.
Addressing Relevant Environmental issues
The proposed amendments to the GBRS will be referred to the EPA as required by
the Planning and Development Act 2005. The EPA will then determine whether the
environmental issues raised by the amendments require assessment pursuant to the
Environmental Protection Act 1986 (EP Act).
The EPA has advised the Taskforce that the proposed rezoning of:
(a) portions of Koombana North and Koombana South do not raise any
significant environmental issues; and
(b) Marlston North does raise environmental issues concerned with
reclaiming part of Koombana Bay. These environmental issues
include:
loss of seagrass;
loss of benthic habitat; and
impact on coastal processes.
Due to the limited 'footprint' of the areas to be reclaimed, the cumulative impacts on
seagrass and benthic habitat are unlikely to be significant. In relation to coastal
processes, the EPA has noted that the proposed land reclamation is proposed within
a modified environment and recommends that the project should be designed so that
coastal processes are not significantly altered any further.
The EPA advised that it considers that the environmental issues raised by the
MarEston North rezoning will be manageable during the design and construction of
the reclamation and therefore the proposed amendment to the GBRS is unlikely to
warrant assessment pursuant to the EP Act.
The cumulative impacts of any further development within Koombana Bay affecting
marine environment and coastal process will require more thorough investigation in
order to determine if assessment pursuant to the EP Act is warranted (See Appendix
10).
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5.0 Development Options
A range of initial development options were established for the Eastside area. These
sought to delineate a range of possible outcomes from, on the one hand, an option
which precluded any development on all regional open space to, on the other, an
option which facilitated fairly intensive development north of Koombana Drive while
providing a more limited development than that proposed in the LandCorp Draft
Eastside Structure plan for the land to the south of Koom bane Drive.
Importantly, all of the options considered sought to preserve vistas to Koombana Bay
and Leschenault Inlet when approaching central Bunbury along Koombana Drive and
maintain the 'arc' of open space fringing the inlet. Clearly the options implied a range
of quite different 'entry' experiences in approaching the city along Koombana Drive.

O

However, in this context the most critical variable was the tension between simply
retaining existing areas of open space and the clear need to improve and activate the
foreshore if it is to provide an effective public resource for the local community. A
logical response to this tension necessitates an understanding of longer term needs
as the city grows, and the recognition that activation will require a balance between
substantial improvements to public open space and the introduction of a range of
appropriate uses to draw people down to the foreshore.
Clearly a vital outcome in such considerations is the clear delineation of a robust
public structure that will inform future development along the foreshore. And while
community scrutiny of any proposals is likely to focus on areas designated for
development the 'vision' for the public structure (open space, connecting paths, the
potential created for activities in such space) is likely, in the longer term, to have a far
more substantive impact on the quality of life in central Bunbury
The options established comprised the following:
•
•
•
•

Option 1: Retain All Regional Open Space
Option 2: Develop Northern Section
Option 3: Develop Northern Section with Limited Southern
Development
Option 4: Develop Northern Section and Southern Section More
Intensively

OPTION 1

OPTION 2
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OPTION 3
FIGURE 7: Initial Development Options

OPTION 4

These various scenarios are intended simply to represent potential building footprints
for the various options.

5.0 Evaluation of the Options
The evaluation of the established options drew on the critical 'public interest criteria
developed for the Waterfront:
•
•
•
•
•

Enhancing the Public Domain
Maintaining the Foreshore public open space 'arc'
Protecting vistas towards the Water
Improving the entry to the City
Activating the Bunbury Waterfront

Option One
The retention of all existing regional open space clearly maintains the foreshore
public open space 'arc' and protects all existing vistas to the waterfront.
In terms of the entry to central Bunbury the lack of buildings along the western end of
Koombana Drive will not provide any effective transition to the urban condition. The
current 'car dominant' environment could be mediated to some degree by landscape
treatments, including boulevard tree planting, which may reduce generate a marginal
reduction in average speeds. But for the approaching motorist the transition will be
abrupt and occur at the intersection with Blair Street/Casurina Drive.
More problematic are the issues of enhancing the public domain and activating the
foreshore. The obvious improvements which are required are likely, given the size of
the reserve areas, certainly in the short to medium term, to provide a significant
challenge in terms of funding. Thus a likely outcome of this option is that much will
remain unchanged for a considerable period of time.
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FIGURE 8: Option 1
While it is possible to establish a number of activities such as cafes etc within a
regional reserve these may not be viable without other improvements to the area.
Proposals for larger scale developments such as water parks, markets, or sports
facilities may be possible but the viability of markets could be questionable and water
parks and sports facilities could be perceived as 'privatization' of the public domain.
The lack of any more substantive development will obviously place constraints on the
potential activation of the foreshore.
Option Two
A with option one Option 2 will maintain the foreshore public open space 'arc' south
of Koombana Drive and protect the existing vistas to the waterfront approaching from
the west along Koombana Drive.
The development included will 'frame' to some degree the entry to central Bunbury
and provide the beginnings of a transition to the urban condition which option one did
not achieve. The current 'car dominant environment could, as with option one, be
mediated to some degree by landscape treatments, including boulevard tree planting,
which may reduce generate a marginal reduction in average speeds.
Logically any development would include improvements to the foreshore reserve.
These should include a beach promenade linked to the north to the market square
and waterfront plaza and to the south under Koombana Drive, open space with
facilities such as seating, shade structures, and possible playgrounds and picnic
areas. Provision for public parking should also be included accessed from Holman
Street.
Development in this area would logically comprise residential uses which would
provide useful passive surveillance of the public domain, but is unlikely to provide
activation of the public domain. The conclusions reached in assessing option one
apply to the Leschenault Inlet foreshore under Option 2; that is much is likely to
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remain unchanged for a considerable period of time and the lack of any development
will place constraints on the potential activation of the foreshore.

FIGURE 9: Option 2
While the proposed hotel on the corner of Koombana Drive and Casuarina Drive will
be eight stories high the residential development proposed facing Koombana Bay is
proposed at six stories.
Option Three
This option starts to explore the addition of limited development to the south of
Koombana Drive. This proposal, and Option 4 which follows, are premised on the
assumption that the foreshore public open space 'arc' should be maintained. In
addition any urban development should be restricted to the northern and western
edges where it could provide both an built edge and some activation to the currently
uncontained open space, and establish an urban condition at the Koombana Drive,
Blair Street, Clifton Street and Casurina Drive intersection.
The existing vistas to both the Leschenault Inlet and Koombana Bay approaching
from the west along Koombana Drive would be protected.
This option will provide a more structured transition to the entry to central Bunbury.
This encompass a graduated transition from Koombana Drive, to the bridge crossing,
a condition open on the southern side while built up to the northern side and, finally,
to the urban condition with buildings on both sides as one approaches the Blair
Street/Koombana Drive intersection..
The potential activation of the regional open space provided by the edging
development is critically dependent on the uses established in such buildings. The
obvious preference would be to establish active edges comprising cafes, delis etc on
the ground floor. However, in the short to medium term the viability of an extensive
range of uses is likely to be problematic. In addition the preference on the upper
floors would be to retain some public aspects rather than simply provide private
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apartments. This could be achieved by a hotel, or serviced apartments. An office
component on Blair Street may also be appropriate depending on the relationship
established between that use and the open space 'arc'.

FICiUKL 1U: Option 3
While the residential development proposed facing Koombana Bay is proposed at six
stories development to the south of Koombana Drive is proposed at four stories apart
from a small component at six stories on the intersection opposite the proposed eight
story hotel on the corner of Koombana Drive and Casuarina Drive.
Option Four
The final option includes the addition of further development north of Koombana
Drive and more extensive development south of Koombana Drive.
CD

In the northern section this has seen the buildings facing Koombana Drive
augmented with two building behind them facing Koombana Bay. The assumption
was that the two buildings facing Koombana Drive would comprise offices while the
building facing Koombana Bay would comprise residential developments. While this
will clearly impact on the extent of public space between the residential development
and the Ski Beach it will still provide an opportunity for a boardwalk, a landscaped
area and limited public parking.
In the southern section the foreshore public open space 'arc' is, as in option three,
maintained and urban development is restricted to the northern and western edges of
the open space facing Leschenault Inlet.
While similar to option three this option will provide a more comprehensive transition
to the entry to central Bunbury by having buildings on both sides of Koombana Drive
over a greater length. This will clearly indicate to approaching drivers that following
the crossing of the bridge and a brief transition zone they have entered an urban
This transition should be reinforced with boulevard planting and
condition.
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pavements on both sides. This clear perception of changed conditions should assist
in lowering traffic speeds as vehicles approach the Blair Street intersection.
The land uses issues raised in dealing with the egding development around the open
space facing the Leschenault Inlet are essentially identical to those raised in respect
of option three.

1-1LiUMt 11: Option 4

In regard to building heights the residential development facing Koombana Bay is
proposed at six stories high while the office buildings facing Koornbana Drive step
down from the proposed eight story hotel to six and four stories respectively. To the
south of Koombana Drive development is proposed at four stories apart from a small
component at six stories on the intersection opposite the proposed eight story hotel
on the corner of Koombana Drive and Casuarina Drive.
Other Issues

0

The State Planning policy "Use of Land Reserved for Parks and Recreation" makes
provision for commercial purposes ancillary to the purpose of the reserve and likely
to enhance the public access to and enjoyment of the reserve. In this regard while it
is intended that the foreshore public open space 'arc facing Leschenault Inlet should
remain reserved as regional open space it would be appropriate to include a
café/restaurant/tavern facility on south east corner of the reserve. It is envisaged that
this may be similar to Equinox in BusseIton. The intention is that the area of the
footprint would be restricted and the building would be two stories high with a
restaurant/cafe with alfresco areas on the ground floor and a fine dining facility on the
first floor with a terrace area. This facility has been included in all of the options.
In addition one of the constraints on movement around the Leschenault Inlet is the
need to go up to Koombana Drive to cross the Plug. The system of pedestrian
movements around the inlet would be considerably enhanced if it was possible to
provide a pedestrian bridge across the southern end of the Plug. Such a proposal
raises a number of issues. This report suggests that such a proposal should be
further investigated.
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A further important element included in all options is a proposal to reduce the road
reserve for Koombana Drive west of the Plug. The City of Bunbury has indicated that
they require a four lane divided road in this location. While this will require the
duplication of the bridge across the plug (to the north of the existing bridge) the
existing road reservation is extremely wide in places (43 metres to 92 metres). This
could be narrowed to 35 metres which will still provide potential to free up space from
the existing road reserve.
Finally, in seeking to provide a comprehensive picture of development associated
with Stage 1 of the Bunbury Waterfront project the Tasforce has included in its
considerations an additional component of development in Marlston North currently
under consideration by LandCorp. All of the area under consideration is reserved
under the GBRS as either Regional Open Space or Waterways. A section of the
area (lot 973) is, however, currently vested under statute to the Bunbury Port
Authority (BPA).
Such a development would form a natural and logical extension to the existing
Marsden Waterfront. Given strong projected population growth in Bunbury this would
provide, particularly in the context of further development in Koombana North,
appropriate potential for future growth for the existing waterfront.
As important, it would increase the size of the 'waterfront economy' providing a
broader range of facilities, services and therefore choice of opportunities to the
community. This would in turn bring increased activation to the waterfront, and in
particular to the public domain.
At a more local level, this area of Marlston has considerable potential which under
the current planning scenario is unlikely to be realized. The views over the water,
and the boating activities already occurring there, are spectacular. Development
would not only involve a substantial extension to the existing foreshore pedestrian
promenade but would provide an important waterfront experience not currently
available to the community.
Such a proposal would involve the establishment of an additional development node
potentially including a hotel, mixed use, tourist and residential uses. In responding to
the potential of the site some increased height in this area would be warranted to
'bookend' the Marlston Waterfront development at the northern end creating a focus
and legible destination point. However, development also needs to provide a
reasonable transition to the existing development south of the area. In this context
building height should reflect the State Coastal Planning Policy and be between five
and eight stories with a transition down from the north to the south.

FIGURE 12: Marlston North
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Conclusions
The development of all of the options assessed above was undertaken within the
framework of the application of the set of critical 'public interest' criteria which
comprised the following:
•
•
•
•
•

Enhancing the public domain;
Maintaining the foreshore public open space 'arc';
Protecting vistas towards the foreshore;
Improving the entry to the city; and
Activating the Bunbury Waterfront,

In this context each of the options maintains the foreshore public open space 'arc'
and protect vistas towards the Leschenault Inlet and Koombana Bay as one
approaches central Bunbury on Koombana Drive. The options clearly vary in terms
of their effectiveness in improving the entry to central Bun bury and, if one accepts the
criteria applied, Option 4 provides the most comprehensive solution to this challenge.
This is however, unlikely to be the determinative issue in assessing the options.
Far more important are the controversial, and interrelated, challenges of enhancing
the public domain and activating the foreshore. These questions require value
judgments which are, irrespective of the precise content of any final
recommendations, unlikely to be universally accepted.
On the one hand to simply retain all of the existing regional open space is likely to
mean that little is likely to happen on the foreshore in the short to medium term. The
effective development of all of this currently underutilized open space would require
considerable public funding and obtaining such funding is likely to provide a
significant challenge.
On the other hand to simply alienate the substantial areas of the city's foreshore for
private development to achieve some hoped for activation would represent an
unfortunate and short sighted approach which would undoubtedly and not
unreasonably alienate most of the local community. At the same time many in the
community are tired of the ongoing debate, believe that the existing foreshore is
unattractive and underutilized, and do want something to happen.
In this context one should seek to strike a balance between the potential conflicting
needs of retaining and effectively developing adequate regional open space and
providing built form which assists in activating such space. In this context there is a
strong logic in building upon and reinforcing the existing waterfront development both
north and south of the existing waterfront development north of Koombana Drive.
South of Koombana Drive the existing public space arc around Leschenault Inlet
should be retained and improved with development limited both in extent and scale,
and set well back from the foreshore. These responses clearly build on the evident
potentials of the existing area.
The more active development scenarios provided in options three and four respond
to these potentials without unacceptable infringing the 'public interest' criteria
established for the foreshore.
As important as the inevitable debate on the extent and height of buildings is the
need to place primary emphasis on the establishment of clear principles for the
development of the public domain. Providing a clear and legible structure to the
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public space is essential if its potential is to be effectively exploited to provide a
comfortable and safe environment for the broadest possible range of public activity.
While the outcome of the assessment of initial options clearly identified potentials in
terms of development which sought to activate the foreshore, provide a robust and
legible public structure, and protect important areas of regional open space the level
of detail of this assessment was not adequate to establish definitive relationships
between the built form and the public domain. In seeking to tackle this issue the
outcomes of the initial assessment were therefore used to develop a preferred
option. This process facilitated a more thorough analysis of the impacts of any
proposed built form on the nature and quality of the public domain.

6.0 The Preferred Option
The development of the preferred option involved a critical evaluation of the
outcomes of the initial assessment for each of the three areas in which change was
proposed; Koombana South, Koombana North and Marlston North.
The preferred option seeks to establish overall building envelopes for each of the
three areas under consideration. The plans included set out the recommended
maximum footprints for buildings while the policy provisions included in Appendices
6, 7 and 8 set out the recommended provisions in more detail and include suggested
building heights. These provisions represent maximum building envelopes and do
not seek to represent ultimate built form outcomes.

Koombana South
In evaluating the outcomes for Koombana South the analysis involved a number of
responses. These included delineating the limit of the eastern edge of development,
a review of the footprint near the roundabout to limit impacts on the regional open
space, and a review of the proposed height of development.

FIGURE 13 Preferred Option Koombana South
The establishment of a clear line for the limit of eastward expansion was based on
the criterion of retaining the existing path up the slope to the bridge from the
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foreshore reserve. The proposed development was therefore set back 10 metres
from the western end of this path.
In terms of the development near the roundabout the built form proposed in Options
3 and 4 included a courtyard or atrium configuration which broadened the width of
development in this area bringing it further into the regional open space. For this
reason the development footprint was reduced to a single linear strip effectively
retaining a wider foreshore reserve in this area.
In terms of building height it was decided that in order to provide an appropriately
scaled edge to both the foreshore reserve and Koombana Drive five stories would be
appropriate. This reflects both State Government policy and the provisions of the
City of Bunbury City Vision for the area. However, in the area directly adjacent to the
roundabout a small section of seven storey development was provided. This was a
response to the need to emphasize the corner in the context of proposed future
development on the other corners which varies from eight stories on the proposed
hotel site to the north east of the roundabout to high rise development of greater
height on the western sides of the roundabout.
A Policy Statement for the area addressing objectives, land uses, building envelopes
and building heights and parking provisions in more detail is attached as Appendix 5.
Koombana North
The evaluation of the outcomes for Koombana North did not involve substantial
change to those proposed in Option 4. However, it did include the verification of the
foreshore set back line and a more definitive location for the beachside promenade.

FIGURE 13 Preferred Option Koombana North
More importantly it included a more detailed review of the built form proposed facing
the Ski Beach. This involved establishing a building envelope which comprised a
plinth, providing for the capacity for active ground floor uses (restaurants, cafes etc)
facing the foreshore promenade, and an increased setback for the five storey
residential development above the plinth to reduce impacts of building height on the
pedestrian environment of the promenade.
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A Policy Statement for the area addressing objectives, land uses, building envelopes
and building heights and parking provisions in more detail is attached as Appendix 6.
Marlston North
In developing the initial outcomes for Marlston North the primary focus was a more
precise delineation of the envisaged built form.
Thus the initial overall built envelope was broken up into three separate plinths facing
east, north and west respectively with a public parking area located centrally on the
site. A twenty metre 'no-build' buffer on the southern boundary was maintained. The
proposed building heights were more definitively established.

FIGURE 13 Preferred Option Marlston North
The initial assumption was development within the parameters established by the
State Coastal Policy; that is five to eight storeys. In order to establish an
appropriately scaled edge to the waterfront and facilitate the provision of
development around internal parking facilities the plinth height was maintained at two
storeys. The development above the plinth was set back from the edge of the plinth
and restricted to four storey in both the eastern and western blocks generating an
overall height of six storeys. On the northern block it was felt limited additional height
was appropriate and five stories above the plinth has been suggested generating an
overall height of seven stories.
Finally, the width of the foreshore reserve was widened from six metres to eight
metres to allow seating, landscaping and pedestrian movement.
A Policy Statement for the area addressing objectives, land uses, building envelopes
and building heights and parking provisions in more detail is attached as Appendix 7.

7.0 Where to from Here
The terms of reference for the Taskforce sought to advance an amendment to the
Greater Bunbury Region Scheme for public comment. This would constitute the first
step in the development of the Bunbury Waterfront project.
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It is however, important to see public comment on potential amendments to the
Greater Bunbury Region Scheme in context.
For any proposed development to occur a complex series of statutory procedures are
required. In broad terms these include:
•
•
•
•

Amendments to the Greater Bunbury Region Scheme;
The production of a Structure Plan(s) for the relevant areas;
Amendment(s) to the City of Bunbury Town Planning Scheme No 7
and
The granting of planning consent to individual development
proposals.

Importantly amendments to both the Greater Bunbury Region Scheme and the City
of Bunbury Town Planning Scheme No 7 require public consultation and provide
opportunity for public submissions.

0

0

Any proposed amendments to the Greater Bunbury Region Scheme essentially
involve changes to the designation of areas of existing reservations or zones under
that scheme. However, given the public interest in this matter the Taskforce has
sought to establish adequate detail to provide the community with a clear idea of
precisely what is being proposed. Much of this detail will inform the production of a
structure plan(s) and any proposed amendments to the City of Bunbury Town
Planning Scheme rather than amendments to the Region Scheme.
Amendments to the Greater Bunbury Region Scheme are initiated by the Western
Australian Planning Commission (Commission) which resolves to amend the scheme
and refers the proposed amendment to the Environmental Protection Authority
(EPA). The EPA then determines the level of any necessary environmental
assessment. Following the completion of any required environmental review the
Commission submits the amendment(s) to the Minister for Planning for consent to
seek public submissions. Following the receipt and consideration of these
submissions and any environmental conditions the Commission submits a report on
the amendment(s) with recommendations on whether to proceed and, if so, to
proceed with or without amendments to the Minister for Planning. Following
consideration by the Minister the amendment(s) is then tabled in Parliament which, if
successful, results the amendment(s) taking effect.
It is only once any necessary amendments to the region scheme have progressed
through public advertising that the more detailed amendment necessary to the City if
Bunbury Town Planning Scheme No 7 should be initiated.
Given the very different challenges provided by the three areas of Koombana South,
Koombana North and Marlston North in terms of both the likely environmental
requirements and timing of development it is appropriate to run the amendments to
the Greater Bunbury Region Scheme as three separate although concurrent
amendments. However, these amendments will be initiated concurrently to provide
an integrated and comprehensive 'picture to the community of all of the changes
being proposed
It should be noted that in dealing with the proposed amendments to the Greater
Bunbury Region Scheme the Western Australian Planning Commission will
determine whether these are treated as Major of Minor amendments to the scheme.
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This will impact of the details of the process involved and time taken to deal with the
amendments.
Below are indicative diagrams of both the existing and proposed reserves and zones
for each area under the Greater Buribury Region Scheme (More definitive
documentation of the GBRS amendments proposed is included in Appendix 8 and 9).
Koombana South
The proposed amendment for Koombana South will involve two changes to the
existing region scheme. The first will involve the narrowing of the existing road
reservation on the southern side. The second will involve a new area of regional
centre zone fronting Blair Road and Koombana Drive. While some of this new zone
will come from the existing road reserve, the majority will be excised from the existing
regional open space reservation. The proposed access road and parking areas will
occur, as they do now, on the regional reserve. In addition the proposed
cafe/restaurant/ tavern on the point overlooking Leschenault Inlet can occur within
the regional open space reservation.

FIGURES 16A and B

Proposed GBRS Reservations and Zones
Koombana North
The proposed amendment for Koombana Nouth will involve three changes to the
existing region scheme. The first will involve the narrowing of the existing road
reservation on the northern side. The second will involve the deletion of the existing
rail reservation. The third and more substantial change will involve in extension of
the regional centre zoning into this area.

FIGURES 17 A and B

Existing GBRS Reservations and Zones

Proposed GBRS Reservations and Zones
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The majority of this new zone will be south of the extended Holman Street alignment
with a smaller section to the north of this alignment facing the Ski Beach.
Marlston North
The proposed amendment for Marlston North will essentially extend the existing
regional centre zone into an area of existing regional open space reservation and an
area of waterway reservation. Provision will be made to establish the continuity of
the foreshore regional open space reserve around the eastern and northern side of
the extended regional centre zone.

FIGURES 18 A and B

Existing GBRS Reservations and Zones

Proposed GBRS Reservations and Zones

8.0 Conclusions and Recommendations
Conclusions
The task of delineating the regional open space, city centre uses and other uses of
State interest on the Bunbury Waterfront is by no means a simple task.
And in tackling this task the most critical question facing the Taskforce was the
interrelated challenge of enhancing the public domain while activating the foreshore.
Any response to such a question requires value judgments which are, irrespective of
the precise content of any final recommendations, unlikely to be universally accepted.
Having said that it is clear that there is strong support within the community for the
retention of regional open space around the foreshore and an appetite to see the
foreshore improved over time. In this context the Taskforce sought to strike a
balance between the potential conflicting needs of retaining and effectively
developing adequate regional open space and providing built form which would assist
in activating the public domain along the foreshore.
In attempting to balance these potentially competing demands the Taskforce sought
as a starting point to establish critical 'public interest' criteria which would establish
framework within which potential for development could be developed and assessed.
This saw the evaluation of a number of initial options and the subsequently
development of a preferred option which went into considerable detail in terms of the
nature and content of the built form proposed.
This is however, only one element of a comprehensive solution. While the Taskforce
sought to establish appropriate parameters for urban development in the area this
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aspect needs to be sl en in the broader context of improvements necessary to the
open space system to provide a high quality and successful public domain along the
foreshore.
The Taskforce has noted the need to establish unrestricted and convenient access to
the foreshore, to provide uninterrupted pedestrian/cycle movement systems along
the foreshore linked to Marlston Waterfront, Koombana Bay, the CBD and Queens
Gardens, to establish appropriate areas of open space for suitable for events, to
provide parking in reasonable proximity to the foreshore, and to provide a range of
different spaces appropriate for uses such as playgrounds and picnic areas etc.
The establishment of high quality landscaping in the open space along the foreshore
will be a critical component in effectively meeting these needs. This is a task which
will need to be effectively tackled in the future by both State and Local Government if
the potential benefits are to be effectively delivered. The response will need to draw
on both on the inherent potentials of Leschenault Inlet and Koombana Bay, and a
critical review of relevant national and international quality foreshore developments.
Recommendations
That the Taskforce receive the Bunbury Waterfront Taskforce Report
provided by the Technical Advisory Group;
That the Taskforce endorse the Preferred Option and the associated
policy statements for Koombana South, Koombana North and
Marlston North.
That the Task force resolve to recommend to the Minister for Planning
that he request the WAPC to initiate and progress the three GBRS
Amendments set out in the Taskforce report;
That the Taskforce resolve that the Bunbuty Waterfront Taskforce
Report is publically released as part of the GBRS Amendment
process;
That the Taskforce advise the Minister for Transport of the
recommendation of the Taskforce to delete of the rail reserve in the
GBRS west of the plug;
That the Taskforce request the TAG to provide a model showing the
proposed development areas in the broader context of central
Bunbury to assist in community consultation on the GBRS
amendments; and
That the Taskforce recommends a Press Release by the Chair, in
consultation with the Minister for Planning, on the Task force
outcomes.
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