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1 EXECUTIVE SUMMARY

This report provides the Retail and Employment assessment to support the development of the Kelmscott
Town Centre Precinct Structure Plan (the Plan). The analysis considers a ten-kilometre catchment around the
centre including demographic context, employment context and consideration of competing activity centres.
Analysis has been developed in alignment with the draft State Planning Policy 4.2 (SPP4.2) and the City of
Armadale Activity and Retail (Commercial) Centres Strategy (the draft ARC Strategy).

The Kelmscott Town Centre (the KTC) plays an important role in meeting the goods and services needs of the
surrounding population and those driving along Albany Hwy. The Centre is planned to increase to 25,000m?
by 2031 with a number of other key centres developing to support most of the population growth in the City
of Armadale. The Armadale City Centre is planned to expand significantly to meet its role as a Strategic
Metropolitan Centre. This means that further growth (above that in the draft ARC Strategy) in the KTC is mainly
required to support increased residential density and commercial activity that is identified in the Plan.
The KTC is a large district centre that supports almost exclusively population driven industries. There are a
number of opportunity industries going forward including:

Retail Trade

Food and Beverage Services

)l
)l
1 Health Care and Social Assistance
1 Education and Training

)l

Professional Services (population orientated)
These industries can be targeted to improve the viability and vibrancy of the KTC.

Floorspace analysis identified specific gaps in detailed floorspace uses based on relevant benchmarks. There

were three gaps that should be addressed through the Plan, including:’

i Entertainment, Recreation and Cultural (ENT) uses
il Health, Welfare and Community Service (HEL) uses
bl Office (OFF) uses

It is recommended that ENT and HEL uses be targeted in the shorter term to provide the amenity required to

support OFF uses and residential development in the medium to longer term.

The gaps have been combined with projected increases in floorspace required based on residential
development scenarios from the Plan. Retail gravity modelling was used to inform increases in Shop/Retail
floorspace, accounting for current and future supply in surrounding activity centres. This method ensures the
KTC supports additional local residential populations while respecting the activity centre hierarchy proposed

by the draft ARC Strategy. Three scenarios were tested:

il Business as Usual: no increased development in the KTC

! Please see Section 14, Appendix 3, for floorspace Planning Land Use Code (PLUC) definitions
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il Potential Yield: an additional 885 dwellings in the KTC
il Full Yield: an additional 3,259 dwellings in the KTC?

The floorspace development scenarios are as follows (Figure 60).

Figure 1. Floorspace Development Scenario Summary?

PLUC | Scenario | 2021 | 2036 | 2031 | 203 | z0a1 |
BAU

25,000

SHP Potential Scenario 22,573 22,573 25,000 25,000 25,507
Full Scenario 30,394

BAU 6,932

ENT Potential Scenario 4,263 6,474 6,932 6,932 7,028
Full Scenario 7,951

BAU 1,098

HEL Potential Scenario 217 217 1,098 1,098 1,103
Full Scenario 1,150

BAU 11,880

OFF Potential Scenario 7,923 7,923 10,327 11,880 12,058
Full Scenario 13,773

BAU 5216

RET Potential Scenario 4,710 4,710 5,216 5,216 5,322
Full Scenario 6,342

BAU 3,887

SER Potential Scenario 3,510 3,510 3,887 3,887 3,966
Full Scenario 4,726

It is estimated there could be demand for between 2,900m? and 7,800m? additional SHP floorspace and
8,400m? and 13,300m? additional Non-SHP floorspace at the KTC. The upper limit for SHP floorspace would

resultin a 5,394m? increase compared to the ARC Strategy.

Employment scenarios were developed based on the identified additional floorspace to understand the
potential contribution of the KTC to the City's ESS target, established in the sub-regional planning framework.
It is estimated that the City will require 21,000 jobs to meet the target by 2050. It is estimated that the KTC
will support between 310 and 600 additional jobs by 2041. This equates to a contribution of between 1.5%

and 2.8% of the total additional jobs required to meet the ESS target.

2 This scenario provides an upper limit of the development that is possible in the KTC based on the Plan. It is unlikely that
this level of development will be achieved within the timeframe being considered in this analysis.

3 There is some Shop/Retail floorspace within the KTC boundary that does not appear to be accounted for in the draft ARC
Strategy, which has guided the analysis. The bulk of the missing floorspace is at the River Rd Centre and has been assumed
to remain constant in future. This means that the total SHP floorspace at any time point is +5,620m?
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A business survey and performance assessment of the KTC provided opportunities to support the KTC in

implementing the Plan. There are a number of actions the City can use to implement the Plan to achieve a

high-performing and activated KTC that supports local business needs. These include:

f
il

=A =4 =4 =

City of Armadale

Require active frontages for key sites and exposure areas as redevelopment occurs

Providing clear wayfinding between destinations

Require key active frontages without separation from footpaths when redeveloped (i.e. along Denny
Ave)

Continue the City’s programs to improve regulatory and planning processes

Provide increased support and information to local businesses

Encourage parking to be external to the KTC (around the perimeter)

Require that future multi-storey or internalised parking provides primary access via a Main St and not
directly into a shopping centre

Identifying priority uses for important active frontages (i.e. food and beverage, high turnover retail,
etc.) and allowing for some specialty uses in these locations (i.e. clothing and footwear retail, jewellery
retail, etc.)

Encourage development of destination operators (i.e. supermarkets, large entertainment facilities,
etc.) in locations that promote pedestrian traffic along activated frontages

Market local industry capabilities to attract opportunity industries

Lobby State Government for improved transport connections
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2 INTRODUCTION

The City of Armadale is developing an Precinct Structure Plan (the Plan) for the Kelmscott Town Centre (KTC).
The plan looks to provide guidance for the development of the KTC based on an understanding of the drivers
for development and demand for employment, goods and services. This report investigates the floorspace

and employment needs for the KTC to inform the Plan.

The City has undertaken a draft Activity and Retail (Commercial) Centres Strategy (the ARC Strategy) that
outlines growth projections for all planned centres in the City. The KTC is to experience limited Shop Retail
growth as other centres expand to meet the needs of population growth. This analysis supplements the

strategy by considering:

il Current gaps in Shop/Retail (SHP) and non-SHP uses specifically relevant to the KTC

i Growth associated with additional dwellings in the KTC that arise as part of this planning process
The process used to develop the RES includes:

Strategic Alignment

Context Analysis (Demographic, Socio-economic, Employment)
Centre Performance Assessment

Floorspace Gap Analysis

Retail and Non-Retail Needs Assessment

f
f
f
f
f
f

Scenario Development

The following sections provide spatial and policy/strategy context that inform the RES.
2.1 Kelmscott District Centre Catchment

The Kelmscott District Centre is located strategically along the Albany Highway and the Perth to Armadale rail
line, providing it with a direct connection to the Perth CBD via road and rail. Albany Highway is a major road
that generates upwards of 30,000 vehicle movements per day through the KTC. Secondary routes including
Brookton Highway and the Canning Mills Road connect residents in the east of the City of Armadale to
Kelmscott. As these residents are serviced only by a small IGA in Roleystone, many rely of Kelmscott for their
weekly retail needs. As such, a 10 km catchment radius has been selected to appropriately reflect visitation to

the KTC (Figure 2).
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Figure 2. Kelmscott District Centre Catchment
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The KTC is located approximately 4km from the Armadale City Centre (the primary centre in the City’s activity
centre hierarchy) and is the second highest ranking centre in the City’s activity centre hierarchy. The KTC plays
an important role in supporting the employment, goods and services needs of the catchment population and
must maintain this role into the future without impeding on the Armadale City Centre’s role as a Strategic

Metropolitan Centre.
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2.2 Background Document Review

This section summarises the relevant policy and strategy documentation that inform the RES.

DOCUMENT SUMMARY RELEVANCE TO KTC

Perth and Peel @ PerthandPeelisaland use planning 9 Future development must
3.5million and infrastructure framework for maximise existing infrastructure
Department of Western Australia ata population of 3.5 1 Regional employment targets

million. A core aim is in promoting local
employment opportunities to increase
the number of people who live and
work within the same region. This employment growth
includes a focus on attracting strategic

economic and employment land uses

within the strategic metropolitan

centres and key industrial centres, while

maximising use of existing and

proposed infrastructure.

Planning, Lands and
Heritage, 2018

mean a balance must be struck
between residential growth and

State Planning Policy Good precinct design mustincorporate  Major trip-generating land uses

7.2 Activity Centres the design elements of; urban ecology, (such as major retail, office and
(Draft), Department of urban structure, public realm, other employment land) should
Planning, Lands and movement,land use, and built form. be in locations that are most

Heritage, 2020 Land use plann!ng s'hc?uld 'reﬂect the accessible by walking, cycling
B == i role of the precinct in its wider context. .
: . and public transport.
S Land use type, proportion, mix and ) ) o
o location should respond to community 1 Points of interest ?nd activities
e needs; current and intended future need to be established along
activities and functions, alongside key pedestrian routes to
broader trends. facilitate ease of wayfinding
Diverse and adaptable land uses will within KTC.
support improved place outcomes, §  Opportunities for active uses

social interaction, civic engagement
and access to goods, services and
employment.

and public space near public
transport nodes

9 A mixof uses such as various
housing types, community
facilities, commercial and
business uses, as well as public
spaces can encourage
community diversity, social
interaction and walking and
cycling

1 Consider land use mix
horizontally and vertically
across the KTC. Vibrancy can be
promoted by prescribing a
vertical and horizontal mix of
compatible land uses

City of Armadale



Retail and Employment Strategy

DOCUMENT

State Planning Policy Activity centres are multi-functional

4.2 Activity Centres
(Draft), Department of

Planning, Lands and
Heritage, 2020
| By
- "L,
Activity Centres
r
Strategic Community

Plan, City of Armadale,
2018

" Strategic
Community

Economic Development
Strategy 2018-22, City
of Armadale, 2017

ECONOMIC
DEVELOPMENT
STRATEGY

City of Armadale

SUMMARY

community focal points that vary in size

and function.

SPP 4.2 aims to develop activity centres

which meet different levels of
community need and enables

employment goods and services to be

accessed equitably and efficiently by

the community. The density and
diversity of housing in and around
activity centres is maximised to

improve land efficiency and housing
variety. Development within activity

centres aims to be well-designed,

cohesive and functional and capitalises

on the use of existing and planned
infrastructure. Walking, cycling and
public transport, to and between

activity centres, should be maximised

while private vehicle trips and
dependence on parking is reduced.

The City’s Strategic Community Plan is

the blueprint for the direction of the

City out to 2031. It identifies four major

goals with Community and Economy

being relevant to the KTC.

Community - The range and quality of
services offered within the area plays a

key role in making Armadale a
preferred place to live by fostering

community pride, safety and healthy

lifestyles.
Economy - A strong economy that

improves employment opportunities

and also provides regional services,
facilities and infrastructure.

The vision of the

Economic

Development Strategy is for “[The City
is] to have a vibrant and sustainable

economy that provides a diversity of
jobs and investment opportunities.”

the City

As the economy within
continues to evolve, there will

growing opportunities for a variety of

be

population driven business services,
including accounting, financial planning

and legal services.

Kelmscott is designated as a District

Centre and

is a major retail and

commercial town centre, as well as an

RELEVANCE TO KTC

1

1

Wayfinding and accessibility for
pedestrians and cyclists needs
to be deconflicted to promote
connections across Albany Hwy
Activity centre planning should
maximise the use of existing
and planned infrastructure
through effective design.
Adaptive reuse or
improvements to accessibility
should be investigated to
improve utilisation

The hierarchy of activity centres
should not be undermined
through non-viable
development. This is addressed
through development of a
Needs Assessment to guide the
precinct structure plan

Future plans for the City must
consider economic and
employment growth whilst
balancing community service
delivery

Developing the liveability of the
KTC through appropriate land
uses in line with its future vision
and leveraging its transport
links

KTC provides an opportunity to
promote commercial and
residential opportunities
through transit-orientated
development (TOD)

Future office-based
employment growth within the
City, may be appropriate for
KTC.

n
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DOCUMENT SUMMARY
established residential and industrial
area.
Armadale Retail The City of Armadale is rapidly growing
(Commercial) Centres With many green field developments to
Strategy City of occurover the next decade.
Armadale, 2020 At the same time, opportunities for

increased density have been identified
for KTC.

Kelmscott provision of Shop / Retail
Floorspace is only expected to modestly
increase form 22,574m? (2016) to 25,000
m?2(2041).

Town Planning Scheme Current provisioning within the Town
No. 4, City of Armadale, Planning Scheme restricts permissible
2005 land uses in surrounding land area of the
KTC to maintain the central retail Town
Centre functions located within the
unrestricted central area of the KTC. In
effect, high trip generating convenience
retail and entertainment land uses are
not permitted in order to maintain the
primacy of the KTC.

City of Armadale

RELEVANCE TO KTC

Changing demographic and
population dynamics
surrounding KTC due to
elements such as macro-
economic fluctuations and
dwelling uptake may facilitate
additional or hastened
development of shop / retail
and other floorspace uses
Increased density in and around
KTC will increase demand for
floorspace uses within the
night-time economy

Restrictions on permitted uses
consolidate the retail emphasis
of the town centre core and
provide benefits for activation
and walkability.

Floorspace projections will
need to consider the permitted
uses for recommendations to
remain feasible

12
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3 DEMOGRAPHIC AND SOCIO-ECONOMIC ANALYSIS

Making decisions about the future of an activity centre requires an understanding of the context and
environment of where an activity centre operates and also its unique characteristics from the perspective of
those who depend on it as a place to work and a place to visit. This understanding provides a reliable baseline
from which a vision for the centre can be established and viable development scenarios with relevant

interventions can be designed.

Without users regularly accessing the centre for goods and services, the centre will contract and fail to grow,
reducing its amenity to residents and visitors. It is therefore prudent to examine the characteristics of the

userbase to ensure that future planning is relevant and addresses their needs.
Demographic Profile

The study area includes a higher proportion of children and young adults than the Greater Perth area. This
consistent with demographic profiles of areas with higher levels of greenfield housing developments. The age
profile is expected to flatten over the next 20 years as adults age in place and children mature and move out
of the household. The age profile and projected changes mean that planning for age-appropriate
infrastructure including education (primary, secondary and tertiary/vocational) and dwelling diversity will be
critical to supporting local residents. Similarly, as the population ages, aged care and health related floorspace

is expected to increase in demand.

Figure 3. Study Area Age Profile

10%
9%
8%

7%
6%
5%
4%
3%
2%
e
0%
NS S S R R R\

G X

\\Qp‘% \\Qp‘% *Q/’b\c’ AQ;&C’ AQ”&% AQ”&% 4“?/’&% 4“?:0 A,Q’,b \\e’b \\e’b \\Q;o \\Q:b \\Q:b \\Q/’b \\e'b \\Q;zi‘ &
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Source: ABS 2016
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Household Composition

The study area has a high proportion of larger households than the Greater Perth average. This reflects the

high proportion of families within the study area (confirmed by the age profile presented in (Figure 3).

Figure 4. Household Composition in Study Area

One person Two persons Three persons Four persons Five persons Six Persons of
More

40%
35%
30%
25%
20%
15%
10%

5%

0%

B Study Area M Greater Perth

Source: ASB 2016

Weekly spending differs considerably by life stage with a lone person under 35 spending $849 per week versus
$1,572 for a couple without children and $1,833 for a couple with at least one child under five*. The high
proportion of housing costs as a percentage of total weekly spending for Couples with a youngest child under

five may lead to less overall discretionary spending.

Figure 5. Australian Spending Habits by Type and Family Lifecycle

Lone person aged |Couple only Couple with kids (Couple with kids [Couple with kids
(At least one (youngest child |(youngest child [(youngest child

between 5-14) 15 and above)

Housing $284 $381 $458 $355 $359
Fuel and power $24 $35 $48 $54 $53
Food and drink $122 $239 $282 $336 $332
Clothing and $18 $54 $62 $64 $61
footwear

Medical and health $23 $69 $85 $104 $110
expenses

Alcohol $22 $39 $28 $35 $47
Transport $97 $243 $247 $309 $292

4 Moneysmart, 2016, Australian Spending Habits, https://moneysmart.gov.au/australian-spending-habits
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Lone person aged |Couple only
(At least one i (youngest child |(youngest child
between 5-14) 15 and above)

Recreation $83 $176 $158 $263 $243
Total $849 $1,572 $1,833 $2,085 $1,990

Source: Moneysmart 2016
Household Income

Income demographics of an area play an important role in the success of retail developments as the level of
spending on retail goods and services is primarily determined by household income. Quintiles provide a
simple way of understanding how income is distributed within a study area and assessing the likely retail
expenditure behaviour of study area residents. Lower quintiles spend a higher proportion of their income on
basic goods and services but typically spend less overall than upper quintiles. The study area has a lower
proportion of high income (5™ quintile) households than Greater Perth, with a greater concentration in the
2", 31 and 4" quintiles. With 64% of households in the study area falling in the bottom three quintiles, it is
likely a greater proportion of available expenditure is spent on convenience retail and there may be slightly

less demand for comparison retail goods. .°

Figure 6. Household Income Quintile

28%
26%
24% 24%
22% 21%
16% 16% 15%
9% I
1. Quintile 2. Quintile 3. Quintile 4, Quintile 5. Quintile

B Study Area M Greater Perth

Source: ABS 2016

5 ABS 2017, 6523.0 - Household Income and Wealth, Australia, 2015-2016
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Residents Industry of Work

The study area has a higher-than-average proportion of workers employed in Retail Trade, Manufacturing,

Transport, Postal and Warehousing and Wholesale Trade, whilst having less Professional, Scientific and

Technical Services and Education and Training. This is likely due to the area’s proximity to the Crossroads,

Maddington, Cannington and Welshpool industrial areas; Forestdale Business Park; and, the ease of access to

Perth Airport and the surrounding logistic nodes, afforded by Tonkin Highway. Should the KTC develop into

a Transport Orientated Development there would likely be greater capacity for office-based employment

opportunities such as professional services. Residents would need to have access to appropriate education

(for younger persons) and training (for those in the workforce already) to take advantage of these

opportunities or skilled workers would need to be attracted to the area. High quality amenity will be required

to retain and attract skilled workers to the KTC, ensuring the centre’s liveability is maintained or improved as

population and the local workforce grows.

Figure 7. Industry of Employment of Residents

Health Care and Social Assistance

Retail Trade

Construction

Manufacturing

Education and Training

Transport, Postal and Warehousing

Public Administration and Safety
Accommodation and Food Services
Professional, Scientific and Technical Services
Other Services

Mining

Wholesale Trade

Administrative and Support Services
Financial and Insurance Services

Rental, Hiring and Real Estate Services

Arts and Recreation Services

Electricity, Gas, Water and Waste Services
Information Media and Telecommunications

Agriculture, Forestry and Fishing

0%

w
X

10%

B Study Area M Greater Perth

Source: ABS 2016
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Occupation

The study area has a higher proportion of individuals employed in technical and trades roles with a
considerably lower amount of managers and professionals that in the Greater Perth region. Automation is
creating greater demand for managerial roles and occupations with IT skills. There is a shift in the nature of
many occupations that require manual labour that is creating skills gaps, particularly in industries such as
manufacturing. Planning for the KTC needs to consider the likely increase in demand for education and
training that will be required to support the current and future workforce in developing the skills required for
future occupations. Opportunities to support managerial occupations by targeting the office-based elements

of businesses in nearby industrial and logistics areas should also be considered.

Figure 8. Occupation of Residents in Study Area Ordered by Descending Skill Level
0% 5% 10% 15% 20% 25%

Managers

Professionals

Technicians and Trades Workers
Community and Personal Service Workers
Clerical and Administrative Workers

Sales Workers

Machinery Operators and Drivers

Labourers

H Study Area  H Greater Perth

Source: ABS 2016

Labour Force Status

The study area has similar labour force status statistics as Greater Perth. Notably, the study area has a lower
proportion of part time workers and a higher proportion of those unemployed and looking for work. The study
area also has a higher proportion of those not in the labour force which may reflect the relatively higher
proportion of children in the study area. Accommodation and food services, retail trade and administrative

and support services are the industries with the highest proportion of part time workers.

City of Armadale 17



Retail and Employment Strategy

Figure 9. Labour Force Status

0% 5% 10% 15% 20% 25% 30% 35% 40%

Employed, worked full-time

Employed, worked part-time

Employed, away from work
Unemployed, looking for full-time work
Unemployed, looking for part-time work

Not in the labour force

H Study Area  H Greater Perth

Source: ABS 2016
Travel to Work

The primary mode of transport for study area residents to work is by car. Although Kelmscott and the City of
Armadale are located along the Armadale train line, only 6% of residents indicate they use the train to
commute to work. Approximately 8% of City of Armadale workers work in the City of Perth suggesting that
individuals are choosing to drive rather than take public transport. This is common in outer suburban areas
which are characterised by greater reliance on private vehicles, even where access to public transport is
available. Increased density around the train station would accommodate a population that is more likely to
use public transport as they would be within a walkable catchment. Higher rates of usage could provide the
scale required to increase the frequency of trains and make public transport more attractive to surrounding
residents, raising the overall usage rate. It is noted that in the short term train patronage will be negatively

affected by the Armadale line shut down in 2023 but should return to the long term trend upon completion.

Figure 10. Mode of Transport for Study Area Residents

Car I 7 3%
Did not go to work I 10%
Train N 6%
Bus mEE 4%
Worked athome mm 3%
Other B 1%
Walkedonly ® 1%
Truck 1 1%
Motorbike/scooter 1 0%
Bicycle 1 0%

Source: ABS 2016

Note: Transport mode counts accounts for those that use more than one mode of transport per journey i.e. those that drive to

the train station will count against both car and train.

City of Armadale 18
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3.1 Population Growth

The study area has an estimated population in 2021 of 224,100¢. Forecast.id small areas were aligned as closely
as possible to the identified catchment to provide an estimated projection; the Study Area is expected to reach

approximately 300,000 by 2041.

Figure 11. Study Area Population 2016 - 2041

350,000

Extrapolated
300,000
250,000
200,000
150,000
100,000
50,000
2016 2021 2026 2031 2036 2041
m City of Armadale m City of Gosnells*
Rural East - Walliston Small Area (Kalamunda) Darling Downs Small Area (Serpentine-Jarahdale)

Source: Forecast.id 2021, Pracsys 2021 * City of Gosnells excludes the small areas of Beckenham and Langford
WA Tomorrow projections were used in the Gravity modelling as they use ABS spatial areas which align with
the more detailed ABS Statistical Area Level 1 spatial areas that are used for gravity modelling. Between 2021

and 2041, there is an estimated 54% growth in the number of dwellings (Figure 12).

Figure 12. Study Area Dwellings 2021 - 2041

82,275

91,919
73,949

66,573
) I I

2021 2026 2031 2036 2041

Source: WA Tomorrow 2018, Pracsys 2021

6 Forecast.id 202. The population estimate is high as the Forecast.id areas do not fit within the identified 10km catchment. Dwelling
estimates are used in the gravity modelling and are more closely aligned to the catchment as they used more detailed ABS SA1 spatial
areas. Darling Downs and Rural East make up a very small proportion of residents with 3,356 and 3,439 residents respectively.
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This high growth rate is expected to be concentrated within the greenfield developments of Forrestdale,
Harrisdale, Haynes, Hilbert, Piara Waters and Seville Grove, located between 5 to 10km from the KTC. The KTC
Precinct Structure Plan is expected to increase the number of dwellings in the KTCs walkable catchment,

which will increase demand for goods and services in the KTC (this is investigated further in Section 7.4,

Estimated Retail Potential.

City of Armadale
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4 EMPLOYMENT ANALYSIS

This section examines the study area and KTC in terms of business and worker userbase. Understanding the
type of workers and business operations in the KTC will help develop a vision and interventions that suits their
requirements. This could include initiatives to obtain specific infrastructure to support the growth of business
or extra floorspace of varying types to support growth. An understanding of the types of industries that exist
in the KTC can inform what types of infrastructure and urbanisation initiatives may work best. Similarly, deficits

in desired types of activity can be examined and initiatives identified in attempting to reduce the deficit.
4.1 Employment Quality

Employment Quality relates to both the skill level required of an employee and the drivers for the industry:

i Population driven employment caters to the needs of the local population (i.e. residents, workers,
visitors, etc.). This activity includes; retail and hospitality, construction and industrial services, civic,
healthcare and education, and the business-to-business supply chains that service these industries.
This type of activity is largely catered for in activity centres.

1 Strategic employment results from economic activity focused on the creation and transfer of goods
and services to an external market. Employment resulting from this activity may be distinct, in
industries where there is little or no local demand (e.g. iron ore mining), or in the same industries as
population-driven activity but with a different focus (e.g. manufacture of food/wine, higher

education, tourism).

Based on these factors a set of Employment Quality categories can be defined to understand the factors

influencing employment in the KTC and study area. These include:

i Consumer Services (CS - e.g. retail, food and beverage workers, etc.)
bl Knowledge Intensive Consumer Services (KICS - e.g. health, education, etc.)
i Producer Services (PS - e.g. warehousing, wholesaling OR equipment manufacturing, equipment

servicing, etc.)
il Knowledge Intensive Producer Services (KIPS — advanced manufacturing, professional services, etc.)

1 Export-orientated employment (Exports — e.g. mining, agriculture, etc.)

City of Armadale 21



Retail and Employment Strategy

Figure 13. Employment Quality
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Source: ABS 2016, Pracsys 2021

Within the KTC and the wider City, there is a high representation of consumer services (retail and other
consumer facing businesses) and KICS (education, health care, etc.) with an under representation in strategic
employment. This indicates that growth in employment will require growth in population. The City as a whole
appears to provide consumer services and KICS to support the wider region based on the high concentration
in these categories. The high overall levels of consumer services in the KTC are related to its location along
Albany Highway and along the Armadale trainline. It provides goods and services to residents from the

surrounding region (particularly to the East) and passing traffic as they travel to work.

It is unlikely that the KTC will be able to achieve a greater level of Strategic Employment. This is due to its
suburban location and the primary function of a District Centre, which is designed to cater to the daily and
weekly shopping needs of residents and provide some employment opportunities. Should the KTC develop
as a TOD, there could be a shift towards office-based employment that could support higher-levels of KICS,
offering higher-skilled job opportunities and providing a greater level of services available locally to residents.
The scale of this shift will be affected by private demand and the shift towards working from home. There
could be the opportunity to provide localised shared offices to cater to small businesses that work

predominantly from home but need an office premises once or twice a week.
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4.2 Employment Profile

The top six industries in the Study Area are predominantly population driven (highlighted in orange in the

graphic below).

Figure 14. Industry of Employment

Health Care and Social Assistance
Education and Training

Retail Trade

Construction

Accommodation and Food Services
Public Administration and Safety
Manufacturing

Other Services

Transport, Postal and Warehousing
Professional, Scientific and Technical Services
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Wholesale Trade

Rental, Hiring and Real Estate Services
Agriculture, Forestry and Fishing

Mining
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Arts and Recreation Services

Electricity, Gas, Water and Waste Services

Information Media and Telecommunications

Source: ABS 2016
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Note: Orange indicates Population Driven, Dark Blue indicates Strategic employment

Employment Within the Kelmscott Town Centre

The employment profile within the KTC differs in function with the Armadale City Centre. Retail trade is the

highest employing industry in both centres, however, Armadale has a greater civic focus, providing

employment to support the wider region.

City of Armadale
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Figure 15. Kelmscott Town Centre Industry of Employment
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Source: Pracsys 2021

Note: due to the shape of ABS Spatial Boundaries, the KTC employment figures include some employment that is not within the

Notional Town Centre Boundary.

The four main industries in and directly surrounding the KTC provide an almost even mix of consumer service
and KICS employment. This means there are both low skill and high skill opportunities. As the KTC develops
into a TOD there should be a focus on providing sufficient space for KICS industries such as health and

education to locate in the KTC to meet the increased demand from increased residential density.

There are currently limited strategic employment opportunities in the KTC; this is not likely to change to a
significant extent unless there is a major catalyst for growth in relevant businesses. The majority of strategic
employment in the study area is likely to be accommodated by industrial areas. Should strategic employment
in activity centre uses eventuate (i.e. office based strategic employment), this would likely locate, and should

locate as a priority, in the Armadale City Centre, given its primacy in the Activity Centre Hierarchy.

Some office-based industries such as specific Professional, Scientific and Technical Services that are
population driven (i.e. accounting, legal, etc.) could be attracted to these centres as they evolve. Key attractors

for these industries are high-quality amenity, walkability and a diverse offering of day and nighttime activities.

City of Armadale 24



Retail and Employment Strategy

| pracsys.

Opportunity Industries

The analysis highlights the KTC's strengths in population driven industries. These industries are likely to

continue experiencing high levels of demand as the population within the catchment grows. With the

opportunity to develop the KTC as a Transit Orientated Development (TOD) there may be further

opportunities in office -based uses, although it is noted the Armadale City Centre is intended as the primary

location for these uses in the Activity Centre Hierarchy.

The key industry opportunities for the KTC are in:

f
f
f
f
f

Retail Trade

Food and Beverage Services
Health Care and Social Assistance
Education and Training

Professional Services

Floorspace analysis has identified gaps within these industries that could be addressed to improve the

performance of the KTC in the shorter term (Figure 16).

Figure 16. Detailed Industry Opportunity Uses

Opportunity Industry Detailed Use

Education and Training

Professional Services

Retail Trade (Activity Centre) 1
1
1
1
Retail Trade (Highway - Bulky Goods) i
1
1
1
Health Care and Social Assistance T
1
1
Food and Beverage/Tourism i
1
1
1

= =a a8 444 -4

City of Armadale

Clothing retail

Supermarkets and Grocers
Department Stores (includes Discount
Department Stores)

Electronic Equipment Retail

Furniture and home furnishings
Electronic Equipment Retail
Hardware retail

Light fittings retail

Optometry and optical dispensing
Allied Health Services
Dental Practices

Restaurant, cafes and function centres
Drinking places (alcoholic beverages)
Function and reception centres
Penny arcades and electronic
amusement/arcades

Travel arranging services

Child day care centres creche and nurseries
Libraries
Special training and schooling services

Real Estate Operators

Banking

Business and management consulting services
Internet related business
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Opportunity Industry Detailed Use

1 Legal services
9 Architectural services

Source: ABS 2016, DPLH 2016

These industries will be population driven meaning the potential increase in employment associated with

these industries can be tied to population growth.

4.3 Employment Self Sufficiency and Employment Self

Containment

Employment self-sufficiency (ESS) is the ratio of local jobs to local resident workers. A low ESS indicates that
there is a larger working population relative to the number of job opportunities within the area. A low ESS is
typical of outer metropolitan LGAs whilst a high ESS (over 100%) is typical of central LGAs. Employment Self-
Containment (ESC) is the proportion of local jobs filled by local residents and is an important measure of

workforce and resident labourforce skill alignment.

The South East Metro target for ESS is 61% by 20517 and the current ESS for the City is 44%. Employment in
the City will need to grow faster than population if the City and the Sub-region are to meet the 61% target.
Although, this task becomes increasingly difficult the faster the population grows, a positive trend in ESS was
observed between 2011 and 2016. Ensuring that centres within the City provide a diversity of offering that

cater to the goods and service needs of the population will be key to meeting this target.

Over the 2011 to 2016 period, there was a net reduction in residents filling local jobs (ESC). This suggests that
the additional employment opportunities created over the period were filled by proportionally higher rates
of those living outside the area. There is a potential mismatch between local skills and the skills required by

local industry.

72050 Eastern ESS Target, South Metro Peel Sub Regional Planning Framework, p 105, table 3.1
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Figure 17. Employment Self Sufficiency and Employment Self Containment
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Industries were assessed based on their relationship with labourforce mobility. A number of key industries for
the local labourforce see significant travel outside of the City for employment, this includes Manufacturing,

Professional Services and Financial Services (Figure 18).

Figure 18. ESC by Industry
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The KTC could support a small additional level of employment aligned with local skills for the office based
Professional Services and Financial services. A number of industries highly suited to the KTC also provide high
levels of local employment including Retail Trade, Accommodation and Food Services, Health Care and Social

Assistance, and Education and Training.
Future Employment Demand

As the City and the surrounding area grow in population, additional jobs will be required to meet ESS targets.
If the rate of labour force participation is maintained within the city an additional 11,900 jobs will be required
to maintain the current ESS rate. However, 21,300 additional jobs will be required should the City wish to meet

the sub-regional 2050 ESS target of 61%.

Figure 19. Employment Demand Scenarios

Current Jobs 21,419

2041 Unchanged ESS 33,299 11,880

2041 Target ESS 42,728 21,309

W Total Local Jobs  m Additional Jobs Required

Source: Pracsys 2021, Forecast.id 2021

Population driven jobs alone will not be sufficient to achieve the ESS as they grow at a constant rate with
population. This means that the KTC and other activity centres will contribute to maintaining the current ESS
and additional strategic employment will be required to achieve the State target. Activity centres can
contribute to reaching the target through the attraction of office based strategic employment and addressing
gaps in underprovisioned population driven industries (see Section 6). KTC is unlikely to attract strategic
employment due to its primary role in serving the local population however it can address gaps in the
provision of goods and services. The contribution of the KTC to achieving the ESS targets is considered in

Section 9.
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5 CENTRE PERFORMANCE ASSESSMENT

The KTC's performance has been assessed based on feedback from local businesses and analysis of the centre.
5.1 Business Preferences Survey

A survey was distributed to the City’s businesses to develop a local understanding of the economic context.
Twelve respondents completed the survey all of whom represented businesses in population driven
industries with 33% indicating tourists were part of their customer base.? Eleven of the respondents operated
in the KTC itself (Figure 20).

Figure 20. Industries Represented

Accommodation and Food Services
Printing Services

Agriculture, Forestry and Fishing
Health Care and Social Assistance

Professional, Scientific and Technical Services

Retail Trade
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Source: Pracsys 2021

Responding businesses were all Small and Medium Enterprises with an average revenue of $2.3 million per

annum (Figure 21).

Figure 21. Number of Employees

Employees

20-49 I

50-199 I

0% 5% 10% 15% 20% 25% 30% 35% 40% 45%

Source: Pracsys 2021

8 The sample is not large enough to be representative of all businesses within the KTC but can provide evidence, which,
combined with other analysis, supports decision-making at a local level.
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The results from the survey indicate there is a lack of nighttime activation in the KTC; this is unlikely to be
addressed in the short term though could eventually be addressed through a family friendly tavern and small
restaurants offering dine-in meals. Saturday'’s are the busiest day across businesses with mornings being the
busiest time on all days. A large majority of businesses in the KTC indicated they are not seasonal (83%) (Figure

22).

Figure 22. Customers Per Day

Average Customers

Weekdays

Saturdays

Sundays

0 20 40 60 80 100 120 140 160 180

Source: Pracsys 2021

Respondents were asked to identify advantages and barriers of the KTC. The top three advantages and barriers

included:

Advantages

il Proximity to passing traffic

il Proximity to residential population

bl Internet Speed

Barriers

il Access to skilled workforce

1 Proximity to similar businesses

1 Access to parking (was also an advantage for many respondents — this may reflect constraints

imposed by Albany Highway in certain areas)

Safety was highlighted by 33% of respondents as an ‘other’ barrier to business, citing anti-social behaviour

and homelessness (Figure 23).
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Figure 23. Advantages and Barriers to Business
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Source: Pracsys 2021

Respondents were asked to indicate the potential initiatives that the City could undertake to support growth

in the KTC (Figure 24). The most important activities included:

1

f
f
f
f

Improved Parking

Improved regulatory/planning processes
Greater information and business support
Marketing of local industry capabilities

Improved transport connections

An open question was provided to allow suggested activities from respondents that the City could undertake.

The most common suggestions included:

f
1
1

Need for more food and beverage offering (i.e. restaurant, tavern, etc.)
Improve landscaping, trees and lighting for Albany Hwy

Need to improve safety
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Figure 24. City of Armadale - Activities to Support Business Growth
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Source: Pracsys 2021

The potential for private investment in the KTC was explored with respondents asked whether they had any

planned projects. A third of respondents indicated they were planning either an expansion or other project

with an average investment amount of $2.8 million.
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5.2 Economic Activation Assessment

In this section we examine the economic sustainability and physical characteristics of the KTC. Many of these
aspects can be influenced through urban planning to encourage the growth, or alter the characteristics of the
centre. Pracsys uses the Six Principles of Economic Activation to assess the relative performance of the centre

from an economic perspective.

Figure 25. Summary of Six Principles of Activation

oo

The role of the Centre based on its size and classification:
1. Purpose of Place

9 Addresses the question — what does this place represent to its target user
@ population (residents, workers, visitors)?

) This refers to the means by which centres are accessed and the arrival points:
2. Access - Arrival

Points 1 Decisions about access begin 5km from the place
1 Do not allow transport networks to bypass the place — ensure the design
> funnels people and traffic into the core

1 Congestion and a mix of transport nodes is good
9 Arrive at the “front door’ of the place, not around the back

Origins are areas from which pedestrian movements begins:
3. Origins - Car 9 P 9

Parking and 9 Parking and transport nodes are the driver of pedestrian movement
Transport Nodes 1 Strategic distribution of car parks and transport nodes will maximise pedestrian
movement

0 Location is more important than numbers
0 Space the car parks around the periphery of centre

9 Street parking is important (for commercial areas)

0 Charge no fees
0 Relax time limits
Exposure indicates Active Frontages that are exposed to high levels of
4. Exposure -
Pedestrian pedestrian traffic:

Movement ) o ) )
9 Economic activation is driven by the frequency and concentration of

transactions
M Channel movements
0 Concentrate transactions by pushing people past as many shop windows
as possible
0 Rents and sales are directly related to pedestrian traffic (e.g.: Butcher will
pay three-times the rent to be at supermarket entry)

9 Minimise possible routes from origin to destination points (e.g. car park to main
attraction) as architectural “permeability” is not always a good thing

L. Destinations are areas that attract high concentrations of customers/people:
5. Destinations -

Major attractions 1 Identify main destination — what will bring users into the core?
9 Assess user behaviour
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N
@ 0 Number of visits
0 Timing of visits (time of day, seasonality)

1 Give major destinations special treatment

0 Understand what they need
0 Build centre around them

1 Amplify the impact of attractions by creating support amenity and
infrastructure to maximise frequency, length of stay and expenditure

Key Sites are locations that could be considered as future destinations and/or

6. Control -
Strategic Sites suitable sites for anchor tenants (i.e. supermarkets). Tenure control is a
significant advantage for overall development success

1 Tenure control is vital for overall development success — determine which sites
(supporting what uses) must stay in public ownership

1 Identify active frontages and take control of key sites orimplement appropriate

planning measures

Corner sites drive uses on either side

Not all areas in a place need to be active — be selective

= =9

Source: Pracsys 2022

Gaps in the performance of the centre can be reconciled with a centre vision and planning framework aligned
to the aspirations and needs of the existing and targeted future user and worker populations of the centre.
Activation within the KTC will be key to ensuring successful businesses can develop as the KTC evolves. The
following economic principles have been assessed based on the initial site visit and further desktop review

using Google Maps - Street View.
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Figure 26. Economic Principles - Spatial Representation
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Source: Pracsys 2021

The map highlights the spread of destinations (anchor tenants) and origin points in the KTC. There are limited
active frontages connecting these destinations, meaning that there is a missed opportunity for exposure from

pedestrian traffic. Future potential exposure sites along Davis Rd and Denny Ave have been included.

The following table describes the principles and summarises initial findings and commentary regarding the

KTC. These will be mapped once they are refined.
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Figure 27. Principles of Economic Activation Assessment
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This is used to determine what the activity centre
represents to its target user group (residents,

workers, visitors)

The KTC is a District Centre that is meant to provide
goods, services and employment opportunities to

meet the needs of the community.
Considerations:

The KTC's location on a major road has led to
commercial uses (i.e. bulky goods) that cater for the
significant volume of passing traffic. These are in
addition to those that would generally be relevant

to a District centre.

This refers to the means by which centres are

accessed and the arrival points

The Primary access points for the KTC are via Albany
Hwy from the North and South as a pedestrian, by
car and by bus; via train from the North and South;
via Davis Rd from the West; and, via Canning Mills

Road and Gilwell Ave to the East.
Considerations:

1 The centre has high levels of access

9 Public transport users do not have a strong
connection to the KTC

1 The level of traffic along Albany highway
creates considerable challenges for connecting
the eastern and western sections of the KTC

1 Individual parking areas encourage visitors use
their car within the KTC instead of walking

9 Ensure pedestrian access via Davis Rd is clear
(i.e. good wayfinding), safe and guides people

into activated areas within the KTC
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ORIGIN

Car Parking & Transport Nodes

City of Armadale

Ensure that those accessing the Town via train
are guided into activated areas of the KTC with
activation at Streich Ave where train
passengers begin their pedestrian journey
Depending on how the KTC develops, motor
vehicles accessing the KTC should be guided to
parking lots that maximise the potential for
walking within the KTC (see following Principle

‘Origin’

Origins are areas from which pedestrian

movements begins

The train station is a key potential origin of
pedestrian traffic but is located on the boundary of
the centre to the northwest. The Bus transfer is
within the train station, limiting the potential for
footfall in the KTC. Parking lots are located along
most of Albany highway, mostly surrounding

shopping centres.

Considerations:

Future train station parking will be focussed to
the west of the train tracks and around the
station. Promoting pedestrian movement from
the Train Station into the KTC will be key to
capitalising on the high number of public
transport movements

Providing strategic parking to the East of the
KTC would be a means of encouraging foot
traffic through a portion of the northern end of
the KTC (this appears to be occurring to an
extent currently). This creates a challenge as
pedestrians are required to cross Albany Hwy
Supermarkets are currently surrounded by
parking which means that people are not likely

to walk to other parts of the centre. Ideally
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parking would be arranged to encourage

walking between shops as the Centre develops

91 Internalised parking that puts pedestrians into
a shopping centre and not into the KTC itself
should be avoided where possible when the
current shopping centres develop. An example
of a less than ideal outcome is in the Wanneroo
Town Centre where there is multi-storey
parking where a shopper does not have to
leave the shopping centre to make all their
purchases

1  Any new parking facilities should be provided

parking
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