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883-895 Richmond Road, Marsden Park Economic Sludy

1. INTRODUCTION

Hill PDA was commissioned to undertake an economic study ("the Study) of a proposed rezoning at 887-
895 Richmond Road, Marsden Park which forms part of a larger site encompassing 883-895 Richmond
Road. The proposed rezoning is for a change from R3 Medium Densily Residential to B5 Business

Development.

It is understood that the Study comes as a result of a new access road proposed by the Roads and
Maritime Services (RMS) associated with the Richmond Road upgrade. It is also recognised that the
proposed road will create an intersection that effectively separates the residential land on the eastern side
of Richmond Road with the subject site and other B5 zone land to the south. This Study focuses on the
demand for retail within the Subject Site’s locality, the potential economic impact of retail provision to the
vitalily and viability of surrounding centres and also considers the loss of residential land to broad dwelling

targets.

1.1 The Subject Site

The Subject Site is located at 883-895 Richmond Road, Marsden Park which is located within the Marsden

Park Industrial Precinct (refer to the following figure) within Blacktown City Council. The Subject Site

encompasses 9.8ha of land of which 3.1ha is proposed to be rezoned. The Subject Site is largely covered

by vegetation and is bounded by Richmond Road to the west, farmland to the north and vegetation to the |
east and south.

Figure 1 - Marsden Park Industrial Precinct and the Subject Site

* Planning &
Nﬁ!\f Inhasl?ugctufc

Marsden Park Industrisl Precinct
Indicative Layout Plan
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§83-895 Richmond Road, Marsden Park Economic Study

The Marsden Park area is located within the North West Growth Centre. The North West Growth Centre
comprises the new residential and employment precincts of Marsden Park Industrial Precinct, Marsden
Park, North Kellyville, Alex Avenue, Riverstone, Riverstone West, Riverstone East, Colebee, Area 20 and
Shanes Park. Together these suburbs and precincts are intended to provide for approximately 70,000 new

dwellings accommodating around 200,000 people, spread across 10,000ha.!

Figure 2 - North West Growth Centre Precincts
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Source: NSW Department of Planning & Infrastructure (www. hitp:/www.qce.nsw.gov.auinorth+west-21.html). Accessed 20.12.2012

1.2 The Proposed Rezoning

A rezoning of the northern part of the Subject Site from R3 Medium Density Residential to B5 Business

Development under the Blacktown Local Environmental Plan (LEP) is proposed.

Five different

development scenarios have been appraised for the Subject Site, with a range of retail uses proposed for
the portion of land to be rezoned and the existing B5 Zone land. The details of each development scenario

are identified below:

Option 1: Two bulky goods stores comprising 17,500sqm and associated car parking. An 8,500sqm
bulky goods store to be located on proposed rezoned land.

Option 2: Seven service / fast-food sites comprising a total of 3,880sqm along with a fuel/service
station (1,200sqm), a car wash (470sqm), car servicing (1,500sqm), other car uses (870sqm) and
associated car parking. The fuel / service station and fast-food are proposed on the rezoned land
portion of the Subject Site.

! NSW Department of Planning & Infrastructure (www.hitp:/iwww.gce.nsw.qov.au/north-west-21.himl). Accessed 15/08/2013

Ref: C13285 Page |7
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Option 3 A bulky goods store {9,200sqm), 50 residential lots (250sgm each} and associated car
parking. All of the residential lots are proposed on fand to be rezoned.

Option 4: A bulky goods store (6,500sqm}, fuel / service station (1,200sqm), tavern/bar (1,200sgm),
bottle shop (1,600sqm), a fast food store (700sgm), car servicing (450sqm} and associated car
parking. All uses aside from the bulky goods store and car servicing are located on land to be
rezoned.

Option 5. A bulky goods store (9,800sqm), a barftavern (1,200sgm), bottle shop {1,600sam), a fast
food store (600sgm) and associated car parking. Al uses aside from the bulky goods store are
located on the proposed rezoned land.

1.3 Structure of the Study

To meet the requirements of the project brief, the Study is set out in the following manner:

Chapter 1: Introduces the context of the Study and the need for the proposed rezoning at the
Subject Site;

Chapter 2: Underiakes a delailed review of state and local policy of relevance to the Study;

Chapter 3. Reviews the hierarchy of retail centres around the Subject Site including bulky goods
centres of influence;

Chapter 4. Identifies the Primary and Secondary Trade Areas for the proposed development, the
age, household, dwelling and employment characteristics of these areas and projects population
growth;

Chapter 5. Forecasts the demand for retail floorspace in the MTA based on retail expenditure
modelling and provides commentary on the suitability of the proposed developments to meet
demand;

Chapter 6: Assesses the likely turnover of retait development on the Subject Site and measures the
likely impact of development on the role and function of existing and proposed centres in the locality,

Chapler 7; Identifies other economic impacts resulting from the proposed development of the
Subject Site including multiplier and employment impacts, shopper convenience and the loss of
residential fand.

Chapfer 8: Summarises the key findings of Chapters 1 -7.

Ref: C13285 Page |8 Hill PDA
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7. PLANNING & POLICY REVIEW

This Chapter undertakes an appraisal of the planning and legislative context that are relevant to the Study.
Note that it considers matters relating to economic impact only.

2.1 State and Regional Planning Policies and Strategies

Metropolitan Plan for Sydney 2036 (2010)

The NSW Department of Planning and Infrastructure’'s (DP&I's)

Metropolitan Plan for Sydney 2036 was released in December P(%{E%QPD%LEI\T’@B&LAN

2010. The Plan aims to shape the future growth of Sydney to 2036

ensuring a more resilient, compact, connected, multi-centred and sustainable city. The Metropolitan Plan
integrates land use and transport planning by integrating the Metropolitan Transport Plan, which was
published for consultation earlier in 2010.

The Plan aims to address key challenges facing Sydney which includes managing a growing and changing
population, providing more jobs closer to home, more efficient transport delivery, climate change and
maintaining our global competiveness. These challenges are addressed through strategic directions.

The Plan anticipates Sydney's population will reach close to 6 million by 2036. To accommodate this
population growth, land use service provision and infrastructure capacity must be planned to provide for
+769,000 additional homes and +760,000 additional jobs.

Table 1- Sydney Metropolitan Dwelling and Job Targets to 2036 (2010)

New Dwelling New Employment
Subregion Additions Target % Share Growth Target % Share
2006 to 2036 2006 to 2036
Sydney City + 61,000 7.9% +114,000 15.0%
East + 23,000 3.0% +31,000 4.1%
South + 58,000 7.5% +52,000 6.8%
Inner West + 35,000 4.6% +25,000 3.3%
Inner North +44,000 5.7% +62,000 8.2%
North +29,000 3.8% +15,000 2.0%
North East +29,000 3.8% +23,000 3.0%
West Central +96,000 12.5% 98000  129%
North West = +169,000 22.0% +45,000 19.1%
South West +155,000 20.2% +141,000 18.6%
Central Coast +70,000 9.1% +54,000 7.1%
Total +769,000 100.0% +760,000 100.0%

Source: Metropolitan Plan for Sydney 2036, NSW Department of Planning and Infrastructure. Note: the Subject Sile is located in the North West
Subregion

The Plan also forecasts that an additional 10 million sqm of additional commercial floorspace and 5 million
sqm of additional retail floorspace will be required across Sydney by 2036 in order to cater for employment
growth and increasing demand.

Ref: C13285 Page |9 Hill PDA
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North West Subregional Strategy (2007)

The DP&I Draft North West Subregional Strategy (2007-2031) was prepared as part of the planning
process for the Sydney Metropolitan Region in accordance with the Metropolitan Plan.

Consistent with this overarching plan, the Draft Subregional Strategy provides a range of actions and
objectives for the Subregion covering themes such as: economy and employment, centres and corridors,
housing, transport, environment, heritage and resources, culture and governance. Relevant fo this study,
the North West Subregional Strategy provides a number of targets, aims and objectives over a 30 year time
frame. This includes the need for 130,000 additional jobs in the North West Subregion between 2001 and
2031 which has been further distributed on an LGA basis. As can be seen in the following figure, the Cily
of Blackiown was designated to accommodate a further 45,000 jobs (35% of total jobs target) between
2001 and 2031. The Subregional Strategy also sets a target of accommodating an additional 140,000
dwellings within North West Subregion between 2004 and 2031 of which 21,000 (15%) are to be located
within the City of Blacktown.

North West Structure Plan (2006)

The Draft North West Structure Plan (refer Figure 4) is an indicative regional land use plan that will guide
the detailed planning for individual Precincts within the North West Growth Centre once they are approved
for release by the NSW Government.

Figure 3 - North West Structure Plan (2006)
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The Structure Plan identifies anticipated residential and employment targets for precincts in the North West
Growth Centre. The Marsden Park Industrial Precinct is anticipated to accommodate 10,000 jobs and
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1,200 homes. As can be seen above, the Subject Site is located in a mixed use employment corridor.
These corridors are intended to provide employment opportunities for a variety of commercial and industrial
uses that take advantage of site exposure and high levels of passing trade.?

NSW Draft Centras Policy (2009}

Over the past few years there has been a growing awareness and investigation of barriers to competition in
Australia, particularly in the refail industry. As a result of these investigations the Australian Government
directed state governments and planning authorities to review the flexibility of planning regulations and
policies regarding retail development. In response the DP&! released the draft Centres Policy in April 2008.
The draft Centres Policy has been publicly exhibited and the DP& is currently reviewing submissions.

The draft Centres Policy focuses around six key principles as described in the following table.

Table 2. NSW Draft Centres Pohcy Key PI‘mCIpleS

‘Principle - Direction © . s ~Deseriplion w0 T - - :
Principle 1 Retail and commercial achwty shouid Reinforces the Iongstaading strategy io concentrate the predommani share of
be located wilhin centres. retalt and business floor space within fown centres, The clustering of uses

within centres is justified for environmental and economic reasons. By way of
example, focusing uses within centres makes efficient use of existing
infrastructure, can improve business efficiency and productivity and atlow for a
range of uses to be provided to mest consumer needs.

Principle 2 Centres should be able to grow and The Draft Centres Policy identifies that areas experiencing significant
new centres form. increases in population and real income must be dynamic and respond to
“prevailing market demands” through the extension of existing centees or the
growth of new ones. Principle 2 of the Draft Centres Policy notes that
increases in popufation and real incomes and a constantly changing and
evolving economy means that the planning system needs fo respond
dynamically to prevailing market demand.

Principle 3 Market determines need for Identifies that the market is best ptaced to determine demand for retaif and
devetopment, planning regulates commerciat development. Accordingly, the role of the planning system is not to
logation and scale. assess the appropriateness of development on the basis of demand, but rather

to make an assessment as to the external costs and benefits, # also notes
that the planning system should be fiexible and enable new centres to form
which may mean that new centres will compete with more established centres.

Principled  Ensuring the supply of floor space Emphasises the importance of competition between retailers. The key intention
accommodates market demand. of this principle is to create better quality, cheaper and more accessible goods
for all consumers through enhanced competition. To support opportunities for
greater competition, the Draft policy requires councils to ensure that there is
sufficient zoned land o enable additional {and new) large format retailers to
enter the NSW retail market.

Principle 5 Support a wide range of retail and Subject to mesling the appropriate focation and design criteria, the zoning and
commercial premises and confribute to  development assessment process should not consider impacts between
a compelitive retail market. existing and proposed retailers as a planning consideration.

Principle 8 Contribuling to the amenity, Centees should be well designed for functionality, providing ambience,
accessibility, urban context and convenience and accessibility and weil integrated with surrcunding land uses.

sustainability of centres.

Source: NSW Draft Cenlres Policy, NSW Department of Planning and Infrastructuse {2009}

Draft SEPP (Competition) (2010)

Following a review underfaken by the DP&! and the Better Regulation Office into how economic growth and
competition were impacted by the planning system, a new Draft State Environmental Planning Policy (SEPP)

2 Growth Centres Development Code, Deparlment of Plarning & Infrastructure {2006}

Ref: G13285 Page |1 Hill PDA
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has been prepared and was placed on public exhibition in July 2010, The proposed state-wide planning policy
removes arlificial barriers on competition between retail businesses. The Draft SEPP states that:

The commercial viability of a proposed development may nct be laken into consideration by a
consent authority, usually the local council, when determining development applications;

The likely impact of a proposed development on the commercial viability of other individual
businesses may also not be considered unless the proposed development is fikely to have an overall
adverse impact on the extent and adequacy of local community services and facilities, taking into
account those 1o be provided by the proposed development itself, and

Any restrictions in local planning instruments on the number of a particular type of retail store in an
area, or the distance betwaen stores of the same type, will have no effect.

2.2 Local Planning Instruments

Blacktown LEP and SEPP Sydney Reqion Growth Centres (2006)

The majority of the City of Blacklown is statutorily controlled by the Blacktown Locat Environmental Plan
(LEP) 1988, apart from some parficular areas which are under the guidance of specialised State
Environmental Planning Policies (SEPPs). The Subject Site is located within an area that comes under the
conirof of the State Environmental Planning Policy {SEFP)} Sydney Region Growth Cenlres, also known as
the Growth Centres SEPP. Under the Growth Centres SEPP, the Subject Site is zoned R3 Medium
Density Residentiat, the objectives of this zone are as follows:3

= To provide for the housing needs of the community within a medium density residential envircnment;
To provide a variely of housing types within a medium density residential environment;

To enable other land uses that provide facilities or services to meet the day lo day needs of the
residents;

To support the well-being of the communily by enabling educational, recreational, communily,
religious and other activities where compalible with the amenity of a medium density residential
environment.

The proposed rezoning of the Subject Site would see it become B5 Business Development. The objectives
of the zone are outlined in the Department of Planning & Infrastructure’s (DPIs) Standard instrument (Local
Environmental Plans) Order (2006) and include the need “To enable a mix of office, retail and warehouse
uses in locations which are close fo, and which support the viability of, centres.™

3 SEPP Sydney Region Growth Centres, NSW Bepartment of Planning & Infrasiructure {2006)
¢ Standard Instrument (Local Environmental Plans} Ordes, NSW Depariment of Planning & Infrastructure {2008)

Ref: C13285 Page |12 Hill PDA
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Blacktown City 2025 (2008)

This document is Council's long term strategic plan which will guide development within Blacktown over the
next 15 years and heyond. It was adopted in 2008. Eight Sirategic Directions are identified within
Blacktown City 2025, Of relevance (o this study, the *Vibrant Commercial Centres’ stralegy aims by 2025:

“To deliver two major CBDs (Blackiown Cify and Mount Druiff) as well as supporting town and neighbourhood
cenires sirategically located throughout the Cily's resideniial areas. All centres are accessible, vibrant and safe
and meaf the needs of the communily.”

The “Smart Economy” strategy aims by 2025:

“To work with industry to idenlity strategic economic opportunities thal will help underpin sustainable economic
growth...”

Blacktown Planning Strategy (2012)

it is understood that the Blacklown Planning Strategy recognises that over the 2012 to 2036 period
Blacktown's largest growth industry {by number of jobs) and highest employment generating industry will be
retail trade.

The Strategy recognises population growth and increased levels of affluence as drivers of demand for retail
floorspace, with anticipaled growth in demand equivaient to an additional 579,000sgm across the LGA by
2036. Of this, the grealest demand is anficipated to be for supermarkets and grocery stores, bulky goods
stores and personal and household retailing.

The Biacktown Planning Strategy is expecied to promote jobs in the retail industry as:
There is substantial anticipated growth in retail floorspace demand;
The industry is a significant employment generator for the LGA; and

60% of residents employed in retail leave Blacktown for employment.

Blacktown Development Control Plan (2006}

The Blacktown DCP is intended to “provide guidance for the preparation for the preparation and
assessment of Development Applications for sites zoned for business purposes.™

The DCP also identifies an established hierarchy of retail centres and makes a note that * Development
proposals should be consistent with the level of function designated for the particular centre.”®

The retail hierarchy as defined in the DCP is set out below:
= Sub-regional centre;

District centres;

% Blackiown Development Control Plan 20086, Blacktown City Council (2006}
& Blackiown Development Control Plan 2006, Blacktown Cily Council {2006}

Ref: C13285 Page |13 Hill PDA
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Large Neighbourhood centres; and

Small Neighbourhood cenlres,

Blacktown Commercial Centres Analysis (2007)

This Strategy undertakes a review of existing centres and the retail hierarchy in the City of Blackiown and
makes recommendations fo support and improve refall centres In the fulure, K also provides
recommendations which seek to enable Council to respond to future retail development and applications in
an informed manner.

The Strategy records that in order fo meet forecast commercial land demand in the City an additional 288
hectares of lang will be required by 2031. Current (2007) supply of vacant commercial land is estimated at
102 hectares, meaning that existing fand supply is expected o be exhausted by 2013114 and therefore
zoning addifional commercial land will be reguired, together with increasing densities in existing
commercially zoned areas.

2.3 Matters for Consideration with Respect to D.A.s

This particular application relates to a rezoning of land rather than a development application.
Nevertheless the guiding principles of economic impact assessment are relevant when considering likely
scenarios of development under a proposed zoning.

Section 79C(1)(b} of the Environment Protection Act (EPA} Act, requires Councll to consider ‘the likely
impacts of that development, including environmental impacts on both the natural and built environments,
and social and economic impacts in the locality”, Previous court judgements have provided some guidance
on relevant issues in relation to the economic impact of retail developments.

In Fabcot Ply Ltd v Hawkesbury City Council {87) LGERA, Justice Lloyd noted "economic competition between
individual Irade competifors is not an environmental or planning consideration to which the economic effect
described in s 90{1){d) is directed. The Trade Praclices Act 1974 (Cth) and the Falr Trading Act 1987 (NSW) are
the appropriate vehicles for regulating competition. Neither the Council nor this Court is concerned with the mere
threaf of economic compelition between competing business.... I seems fo me that the only relevance of the
economic impact of a development is its effect ‘in the locality'...".

In Kentucky Fried Chicken Ply Lid v Gantidis (1979) 140 CLR 675 at 687 Justice Stephen noted that “if the
shopping facilities presently enjoyed by a communify or planned for it in the future are put in jeopardy by
some proposed development, whether that jeopardy be dus to physical or financial causes, and if the
resultant community detriment will not be made good by the proposed development itself, that appears to
me to be a consideration proper fo be taken into account as a matter of town planning... However, the mere
threat of competition to existing businesses if not accompanied by a prospect of a resulfant overall adverse
effect upon the extent and adequacy of facilities available io the local community if the development be
proceeded with, will not be a relevant town planning consideration.”

The NSW Land & Environment Court has stated that Councils should not be concerned about competition
between individual stores as this is a malter of fair trading. But it should concern ftself with impact on

Ref: C13285 Page | Hill PDA
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eslablished retail centres. The impact on compeling stores and businesses Is only refevant if the viability of
those businesses are lhreatened and the viability of a retail centre as a whole is threatened due to a
demonsirated nexus between the competitive stores and the other retailers within the retail centre.

The principles were reiterated by Justice Pearlman in Cartier Holdings Pty Lid v Newcastle Cily Council
and Anor [2001] NSWLEC 170. "It follows that Section 79C(1){b) does not require the consent authority to
take an approach in consideration of the relevant matter different from the approach formerly taken in the
application of 90{1){d)".

Ref: C13285 Page |15 Hill PDA
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3. RETAIL HIERARCHY REVIEW

This Chapter examines the exisling retail hierarchy in the area around the Subject Site. The purpose is to
gain an understanding of the supply and distribution of retail flcorspace in this locality, which will inform the
trade area definition and the subsequent demand assessment. Understanding the existing pattern of
shopping in the local area and identification of any gaps in provision also assists in determining the future
rofe retail floorspace on the Suhject Sile would perform,

3.1 Retail Hierarchy

The table below identifies the centres, centre typology and cenfre characteristics which constitute the retail
hierarchy for the purposes of the Study.

Table 3 - Retail Hlerarchy around the Subject Slte
:Centre Typology .- -"Characteristics -+ 02 S Centres

Regional Centre Providing a full range of busmess government retail, cuEturaF Penrith
entertainment and recreational activities, they are a focal point
where large, growing regions can access good jobs, shopping,
heaith, education, recrealion and other services and not have to
travel more than one hour per day.

_Specialised Centre. * - Areas containing major airpoits, porls, hospilals, universities, " " Norwest =
T e r'ese_arch and business ‘activities,  These perform:a vital economi siid
~oand emp!oyment rote w‘n:ch generate metropohtan-wrde benefrts

Major Cenlre Ma;or shoppmg and busmess centre servmg lmmedrate Castle Hil
subregional residential population usually with a fuli scale shopping
mall, council offices, taller office and residential buildings, central
commumty facilities and a minfmum of 8,000 jobs. Rouse Hill

Blackiown

Stanhope Vrltage e
" Mount Druitt, Box HIEI
- (potenial), Marsden

< _-Park (potentlai)

L of fWO. supermarkets commumty facr!ttres,'
medical centre, schools efc. Contain between 4,500 and 9, 500
dwelimgs Usua!ly a remdentrai origin ‘than emptoyment

: destrna!ton i

Stand Alone Shopping Intematised prwately owned centres Iocated away from other Wlnston Hills
Centre commercial areas, containing many of the aliributes of a Town

Centre but without housing or public open space - may have

potential to become a traditional town centre in the long-term,

.. A strip of shops and. surrounding 1 residential area within a 510 10 Kellyville, Quakers Hil -
R minute walk contains a small. supermarket hairdresser, take-away 3'2'---_(potentra_t) Rwerst_one
Pt ___food shops Contarn between 2; 100 and 5,500 dweihngs : e ST

' Vritage

‘SmallVilage A smali strip of shops and adjacent res:dentrel area within @ 5 to 10 "'Rouse Hill vilage
minute walk. Contain belween 800 and 2,700 dwellings.

~Numerous centres

¢~ One or a small cluster of shops and serwces"'Contarn between
' 150_and 900 dwe!tmgs S

'Fttrra.E.Ten'n,' Viltege or  Located in rural zones outsnde metropohtan urban areas W|!h
Neighbourhood Centre  similar roles to lowns, villages and neighbourhoods but rural in
character with a wider driving catchment.

Source: North West Draft Subregional Stralegy {2007)

Ref: C13285 Page |16 Hill PDA




883-895 Richmond Road, Marsden Park Economic Study

The location of these centres in relation to the Subject Site is shown in Figure 2. A brief description of each
centre is provided in the following table.

Figure 4 - Bulky Goods and Other Retail Hierarchy around the Subject Site
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Source: Blacktown Commercial Centres Strategy (2006), North West Subregional Strategy (2011) and Hill PDA (2013

3.2 Bulky Goods

The main bulky goods clusters in the area around the Subject Site are:

Blacktown Mega Centre, Blacktown: Located 12.5km to the south-east of the Subject Site,
comprises approximately 37,000sqm of bulky goods retailing. The centre is anchored by a Bunnings
and Harvey Norman and also accommodates a Bing Lee, Petbarn and Snooze Furniture.

Totally Home, Bella Vista: The Totally Home bulky goods centre is located 13km to the east of the
Subject Site on Old Windsor Road. The centre contains a number of prominent bulky goods retailers
including Harvey Norman, Freedom Furniture, Forty Winks and Carpet Call. It should be noted that
this complex has been acquired by State Government for the future development of a train station on
the Northwest Rail Line and will be subject to a planning proposal for higher density mixed use
‘transit orientated development'.

Bunnings, Seven Hills: Located 15.2km to the east of the Subject Site. The standalone Bunnings
store is located at the eastern fringe of the Seven Hills Industrial Estate.

Minchinbury: Located 13.8km to the south of the Subject Site on the Great Western Highway, bulky
goods retailing in Minchinbury includes:

The M Centre comprising carpet, flooring and furniture retailers as well as a car wash.
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A Burnnings store focated approximately 300m to the west of the M Centre; and

A Doors Plus showroom located in a business park to the rear of the M Cenlre.

Table 4 - Other Competing Retail Centres

Centre . "Distance. Floorspace - Characteristics and Performance -+ -Major
S from TR e e Atractors

S Site LR T L T o

Blacktown CBD  9km Approximately  The City of Blacktown’s most significant retail Myer

{Major Cenire) 141,000sgqm centre. The centre encompasses a fulf scale Big W
including shopping mall (Westpoint Shopping Centre) as Target
Woestpoint well as Council offices, residential buildings and  kmart
{98,600sqm) &  uiility facilities. Coles
37,000sgm of At 2013, Westpoint Shopping Centre had a Woolworths
bulky goods Moving Annual Turnover (MAT) of $4,910/sqm £ e o
floorspace). which ranked it 80 out of 93 comparable centres

_ _ in Australia.”
“68,000sqm . As identified in the North West Subreglonal j S

}'Rouse Hm (Major )
e 3 Strategy Rouse:Hili isa Major Centre in the -~
Wos i ! :

Woo[worihs

Mount Druitt 8.5km 59,693s§rﬁ .' TheMounEDrmtt Town'Centre ENCOMPasses 'Target

(Planned Major the Westfield Mount Druitt Shopping Centre Kmar
Cenlre) along with residential, health and education Woolworths
facilities. AL2013 Westfield Mount Drultthad a  cgles
MAT of $7,819/sqm, ranking it 69 of 93 Harvey
comparable centres across Australia. Norman
j.;Stanhope Vlliage -11._'_?§;m E Stanhope Village is a slandalone shopping -~ - -i(marl

SRR ~centre focated in Stanhope Gardens.. At2011,

:f(Tow Centre
he centre recorded 2 MAT: of 58 324fsqm

).

R :_..__'_;Auslratla S BRI
Marsden Park 1.8km 25,000- The cenlre is planned to contam a wade range of Upto 2 DDS
{Planned Town 30,000sgm” retail goods and services provision incfuding
Centre) DDS', full-line supermarkets, 100-150 specialty At least 2 full-

stores and around 10,000sam of commercial line
space including banks, medical premises and supermarkets
office.

.- The centre will ulitmalely compnse around
- 30, Oﬂﬂsqm of retail IEoorspace including’ a DDS
rmafkets ‘mini ma;ors__and

. 1DDS

_'fuli Itne _
upermarkets

7 Shopping Centre News: Big Guns 2013, Property Councif of Australia {2013}
& Shopping Centre News: Big Guns 2012, Property Councit of Australia (2012}
4 Shopping Centre News: Little Guns 2011, Property Council of Ausiralia {2011}
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Alex Avenue 4km ' '25,000- Located op'po'si'té' the brbposéd Schofields rail 1DDS
(Potential Town 30,000sgm” station on {he eastern side of Railway Terrace. 2 full-line
Centre) The cenire will comprise a simitar retail supermarkets

component to that planned for the Box Hill and
Marsden Park Town Centres.
‘SevenHills "~ 12.8km~ " 19,671sgm . ' Standalone shopping centre located al Federal * Woolworths
(Town Centre} -~ =~ = -~ e . Road and Prospect Highway. Anchored by two - Coles *
R e T : {ull-line supermarkets and comprising 91 '
: -._-speciaE{y stores.: Al 2011, the centre had aMAT_ S

':-'acrossAus!rahaw . . -
Riverstone Tkm 12,000sqm The centre is compnsed of the standafone Franklins
{Town Cenire) Riverstone Marketown Shopping Centre and

strip retailing along Garfield Road East. The

centre is anchored by a 1,340sqm Franklins

supermarket and contains a range of non-retall

shopfront uses including real estate agents, a

post office, a TAB and banks.
: A standalone’ shoppmg centre. Eocaied on Jersey ;
. Road to the south-west of the Subject Site. Th
+  cenlre has approximately 60 specialties i i
: addmoa to its key-anchors (Blg Wand =

t s

- Woolworths

':'_(Village Centre)'

St centres acoss Australia !t N
Emerton {Village  7km 10,000sqm** A standalone shopping centre also loca!ed on  Woolworths

Centre) Jersey Road to the south-west of the Subject
Site. It is anchored by a full-line Woolworths
_4__'__‘supermarkei

-Doonside

B " lack of asignificant relail anchor and aitraclor IR
Woodcroft Plaza  5.9km 5,000sgm™* A standalone shoppmg centre located on Coles
{Village Centre) Woodcroft Drive just off Richmond Road in

Woodcroft. The centre is anchored by a Coles
supermarket and has a limiled range of
specialty slores.

T A standa!one c

;Quakers Courl

of specm!ty store ﬁaorspace.

Rouse Hill 11.6km 3,970sqm Located at the corner of Windsor Road and Franklins
(Village Centre) Adelphi Street and anchored by a Franklins

supermarket {1,580sqm). Also includes

approximalely 15 specialty stores and a small

medical facility. More recently a 1,500sgm ALDI

food store and fast-food restaurants have been

developed directly adjacent to the centre along

Windsor Road.

* Potential
** Hili PDA estimate only

1 Shopping Centre Naws: Mini Guns 2011, Property Council of Australia (2011}
11 |bid
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3.3 Other Retail Facilities

Hambledon Road, Quakers Hill is a small centre that is anchored by an ALDI food store with an adjacent
service station. It is located on the corner of Hambledon Road and Bali Drive approximately 9km from the
Subject Site.

There will alse be a number of small neighbourhood [ local cenlres located in the Marsden Park area, as
identified in the North West Growth Centre Structure Plan. These centres will provide refail goods and
services for a small local walkable calchment and are fikely to only contain a very limited retail offer. They
are unlikely to be significanily impacted given their role and function as convenience cenres.

3.4 Proposed Development

Hill PDA is aware of the following proposed devetopments in the area around the Subject Site:
A Blackiown City Council led development is planned for the Riversione Marketown Shopping
Centre. The proposal includes two supermarkels at 1,390sqm and 2,4%0sqm respectively,
approximately 30 specialty and food tenancies comprising around 3,600sam, a food court and
dining area and associated car parking.
A site has been acquired at 840 Richmond Road, Marsden Park for the potential development of a
Costco store within the Sydney Business Park.
A planning proposal has been fodged with Blacktown City Counctl to rezone land at 773, 783 and
799 Richmond Road o accommodate a shopping centre. The proposed shopping centre is
intended fo comprise a supermarket of 1,500sqm with specialty stores of 1,400sam and 1,240sqm
of commercial floorspace.
A development application has been submilted lo Blackiown City Council for a new Coles based
shopping cenlre with specially stores at the site of the planned Alex Avenue Town Centre. The
development would comprise over 6,000sqm of floorspace.
Woolworths has commenced construction of a shopping centre at 217 Railway Terrace,
Schofields, the site of the Alex Avenue Town Centre. The cenfre will be 4,495sqm and is
expected to be completed by the end of 2013.
Further to the existing proposals for development in the locality around the Subject Site is the potential for
a homemaker or lifestyle precinct fo locate adjacent to the Rouse Hill Town Centre given that the Bella
Vista cenire will be redeveloped as a high density 'transit orientated development' in the future.
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4. TRADE AREA DEFINITION AND ANALYSIS

This Chapter defines the trade areas which would be served by the retail floorspace proposed. An analysis
of the demographic characteristics of residents within these areas and population forecasts has also been
undertaken. These inform the retail expenditure modelling subsequently presented in the Study.

4.1 Trade Areas

Definition of a Trade Area

The trade area served by any retail centre/ facility is determined by the consideration of:

The strength and attraction of the centre andfor facility as determined by factors such as the
composilion, layoul, ambience/atmosphere and car parking in the centre/facility;

Competitive retail centres/ facilities, particularty their proximily to the subject centreffacility and
respeclive sizes, retail offer and attraction;

The location and accessibility of the centreffacility, including the available road and public {ransport
network and travel times; and

The presence or absence of physical barriers, such as rivers, railways, national parks and freeways.

Subject Site Trade Area

For the purposes of this Study a number of trade areas are defined for retail uses on the Subject Site: a
Primary Trade Area (PTA) and a Secondary Trade Area {STA} which combined constitute the Main Trade
Area (MTA). These terms can be understocd as follows:

The PTA - the area from within which the proposed centre would capttire the majority of its trade;

The STA - the area from which the proposed centre would capture some trade, but would not be the
main destination for shopping; and

The MTA - the PTA and STA combined.

The attraction of retail at the Subject Site as a place to shop would be enhanced by the proximity of the
proposed Marsden Park Town Centre fo the north. The proposed Marsden Park Town Centre and the
Subject Site would largely serve the same MTA, notwithstanding that it may be more extensive given the
fack of large bulky goods developments to the north-west and north-gast of the Subject Site.

Trade areas served by bulky goods uses vary depending on the type of goods sold but it would alfract trade
from a wide trade area in a thin category of goods. For the purposes of this Study the MTA has been
determined based on travel zones and comprises the approximate area as shown in the following figure.
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Figure 5 - Subject Site Main Trade Area o _
o .

1p
Bligh Park Vineyard t\"‘b "”o.;ﬁ !{
! ) ¥ g %
Londonderny : 11’_,‘, q:& _,’;’
Y
» -
\\r"“Q Ao Box ({,ll, Annangiove
# Y
o
) _~g\"~ 4 8¢ ’bﬁ
g ' \ W v o
& \ 63\ " upq
b (s ) f )
g ‘ 1 Park 'bw.- Hill
rp““é ‘ ' O
A ields 45 P4
\ ot
\r™ G
L ©
fardd
\ Keltyville Fred
\ Starbope ol A e e
brook \'. m'"‘ e 0.; v n
Quakérs Hill  Parklea [] E
Cambridge . - 2 C
Gardens : * <
O Subect S
3] 0 Mo —
\ \ r_]m‘ra:-uo-.-«(ernn
hd South )i{ ‘ I Trrnss tage Cortres
g Croek }-.‘ { Dono \ Lalor Par Estvag K Eachres
Charemont Pt . e [ | By Goots Certres
Meadows £ Rooty Hill % B ¥ Goods Cert
C 5 R { ! 2iScienel Ty Lt
Hdeny py S \ ] flrx‘*‘. e U =
a Colyton | i "y O;MG;#M [ prmary 1o area
b western MUY ¥ o _
{' “} Amndell Park Primacy Trade Aea

&
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The PTA broadly extends to the west and north-west given existing and planned Town Centres at
Riverstone, Alex Avenue and Stanhope Gardens. The PTA encompasses most of the suburb of Marsden
Park and parts of Colebee and Shanes Park. There are currently no bulky goods or fast food restaurant
retailers in the PTA,

The STA broadly extends a further 0.75 — 2.5km from the border of the PTA. The PTA is constrained to the
east, with the Subject Site unlikely to draw trade from beyond Riverstone Parade given the quantum of
existing and planned bulky goods retail in this area. The STA extends as far south as the Plumpton and
Emerton Village Centres. The Subject Site is unlikely to compete with Village Centres given they are
primarily focused on the provision of weekly shopping needs including supermarket and limited specialty
store provision. The STA extends as far as The Northern Road to the north-west, further highlighting the
lack of existing or planned retail development in this area. There are currently only minor individual bulky
goods retailers in the STA, with the larger homemaker centres located beyond the STA to the east and
south including the Blacktown Mega Centre and Totally Home, Bella Vista (which is to be redeveloped for

high density mixed uses).
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4.2 Demographics of the Trade Area

Retail demand in any trade area is dependent not just on the spending potential of households buf also on
their socio-demographic characteristics. In order to understand the socio-demographic characteristics of
households in the trade area an analysis of 2011 ABS Census data has been undertaken for those suburbs
which comprise the majority of the MTA with comparisons drawn to broader areas including Blacktown LGA
and the Greater Sydney Capital Cily Area (refer to Appendix 1). The key findings of this analysis are
provided as follows:

The trade areas (Including Marsden Park and Shanes Park) had an older demographic than either
Blacktown LGA or Greater Sydney with a significantly higher proportion of residents in all age groups
beyond 45 years. This is likely to shift in the coming years as younger families move into the area to
take advantage of more affordable housing.

There was a much higher proportion of households in the lower income ranges in the MTA compared
to the broader Blacktown LGA and Greater Sydney.

The MTA had lower rates of home ownership compared against Blacktown LGA and Greater
Sydney.

In contrast to the other areas analysed, Marsden Park had a much lower proportion of family
households (63%) compared to all other areas including Shanes Park (81%), Blacktown LGA (82%)
and Greater Sydney (92%). In turn, the proportion of lone person households was much higher in
Marsden Park than in the other areas. This has contributed lo Marsden Park having significantly
tower average household sizes than the other areas also.

The Irade areas had almost no townhouses or flat / unit / apartment development. In contrast both
Blacktown LGA and especially Greater Sydney as a whole had much higher representations of
medium-high density housing. This reflects the rural nature of much of the MTA at the present time.
Marsden Park also had a very high proportion (44%) of other dwelling types which includes
caravans, cabins, tents and houses or flats attached to a shop or office. This is due to the presence
of a caravan park within the suburb.

The MTA and Blackiown LGA, on the whole, had a significantly lower proportion of skilled
professionals compared to the Greater Sydney area. The MTA did however have a significantly
higher concentration of machinery operators and drivers compared to both Blacktown LGA and

Greater Sydney.

It should be noted that the demographic character of the area will change with urban development as
families move into the area. Over time Marsden Park will replicate the other growih suburbs such as
Glenwood and Stanhope Gardens which initially were frequented by first-home buyers and young families
but has since become a higher income area with fewer first-home buyers and a slightly older demographic.
For the purposes of this Study, retail expenditure profiles have been assumed to reflect the longer-term
demographic trends in the area.

Ref: C13285 Page |2 Hill PDA




883-895 Richmond Road, Marsden Park Economic Stugv

4.3 Population Growth and Residential Targets

Population Loss as Part of Proposed Development

As part of the rezoning of the Subject Site from R3 Medium Density Residential o B5 Business
Development, some residential fand would be replaced by retail development at the northern part of the
Subject Site. The Marsden Park Industrial Precinct is intended to accommodate approximately 3,200
persons when complete.’2 This represents just 1.75% of the lotal North West Growth Centre population
forecast {200,000 persons}.

The proposal seeks to rezone approximately 3.1ha of R3 Medium Density Residential Zone land to B
Business Development Zone land. The Marsden Park Industrial Precinct has 45.5ha set aside for
residential development including 15.7ha of R2 Low Densily Residential and 29.8ha of R3 Medium Density
Residential. Therefore the proposed rezoning would constitute just 7% of total residential land in the
Precinct, equivalent to around 225 persons.

This quantum of land proposed for rezoning represents approximately 7% of total residential land in the
Marsden Park Industrial Precinct, equivalent to around 225 persons. This is a negligible number of people
in the context of the broader North West Growth Centre projections and would make no significant
gifference to demand for refail floorspace in the MTA. Furthermore, development scenario 3 provides for
50 residential lols. Assuming an occupancy rate of 2.4 persons per dwelling (based on the Marsden Park
average occupancy rate at 2011), there would be additional population growth of 120 persons when
development is completed (assuming all dwellings are fully occupied). The additional resigences proposed
as part of Option 3 would essentially offsel any loss in residential targets as a result of a rezoning on the
Subject Site. Consequently, no provision has been made to take account of the effect that this minor loss
of residential fand would have on expenditure demand within the MTA.

Poputation Growth in the Main Trade Area

Population estimates and growth forecasts for the MTA have been sourced from the NSW Bureau of
Transport Statistics (BTS) Population Forecasts (August 2012 release) and are based on travel zones. As
noled above, the BTS projeclions have not been altered 1o reflect foss of residential land as a resull of the
proposed rezoning or the additional population growth likely to occur as part of development scenario
Option 3.

12 Marsden Park Induslrial Precinct: Precinct Planning Report, NSW Bepartment of Planning & Infrastructure {2009)
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The combined popultation forecasts for the MTA over the 2011 to 2031 period are shown in the following table.

Table s - _Co_mbined F_’o_pui_atio__n P_ro_je_ctions fo_r the Main Trade Area

o 206 B gy

_Change ~ Growth/
~-ann (%)

PTA
Total PTA

16,838 30,900 40,639 38,628 17.5%

§TA
Total STA

72,601 79,169 88,767 30,160 21%

Total Main Trade Area

88,830 110,069 120,406 68,788 3.9%

Source: BTS Population Forecasts {August 2012 release), Hill PDA

Table 5 indicates that the population of the MTA will increase from 60,230 persons at 2011 to 129,400
persons at 2031, This represents a doubling of the population over a 20 year period at a very high annual
average growth rate of almost 4%. The majorily of growth (56%) will come from the PTA. Growth will be
particularly strong over the period 2016 to 2031 and will drive demand for a range of retail goods and

serviges.
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5. RETAIL DEMAND ASSESSMENT

This Chapter considers the extent to which there is demand to support the retail components of the
development options or scenarios. The method of floor space demand utilised was expenditure modeliing
based on growth in the MTA over the 2013 to 2031 period.

5.1 Household Expenditure

To calculate demand for refail floorspace over the 2011 to 2031 period household expenditure was sourced
from:

ABS Household Expenditure Survey (HES) 2003-04 {updated to 2009) which provides household
expenditure by broad commodity type by household income quintile;

Marketinfo 2009 database which is generated by combining and updating data from the Population
Census and the ABS HES using "microsimulation modelling techniques”.

Markeilnfo combines the data from the Census, HES and other sources to derive total household
expenditure by commodity type. This data, which was validated using {axation and national accounts
figures, quantifies around 12% more expenditure than the ABS HES Survey. Household expenditure by
commadity type is then applied to the population forecasts between 2011 and 2031 o determine fotal
demand for refail floorspace.

The table below quantifies demand for retail floorspace in the MTA based on household expenditure
madelling. It uses the population growth estimates derived in Table 5 and the household expenditure
estimates sourced from the Hill PDA expenditure model. It applies the target turnover rates set ouf in Table
8, incorporating an allowance for real retail growth in floorspace target turnover rates, to defermine total
growth In demand between 2013 and 2031.

Table 6 - Total Forecast Resident Expenditure by Retail Store Type in the MTA 2013 to 2031
($m2008)

RelStoeType L mn e wm
Supermarkets & Grocery Stores 268.5 301.0 412.0 541.8 676.3
Specialty Food Stores 859 96.3 131.8 173.3 216.4
Fast-Food Stores 80.2 89.9 1231 161.9 202.0
Restauranis, Hotels and Clubs* 784 87.9 120.4 158.3 197.5
Depariment Stores 84.9 95.1 130.2 171.2 2137
Clothing Stores 53.7 60.1 82.3 108.3 135.1
Bulky Goods Stores 147.9 165.7 226.9 298.4 3724
Other Personal & Household Goods Retailing 143.6 160.9 220.3 289.7 3618
Selected Personal Services** 281 35 43.2 56,8 709
Total Main Trade Area 971.2 1,088.5 1,490.3 1,959.6 2,445.9

* Tumnover relating only to consumplion of foed and liquor (excludes alf other types of revenue such as accommodation, gaming and gambiling)

** Selected Personal Services includes hair and beauly, laundry, clothing hire and altesations, shoe repair, opticat dispensing, pholo processing
and hire of videos

Note: Forecast assumes 1.2% real growth in retail spend per capita per annum in line with historic rend since 1986,
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Residents in the MTA generated an estimated $971m in retail expenditure by retail store type in 2013. This
included $269m of supermarket and grocery store retailing, $86m of specialty food store retailing, $80m of
fast-food store expenditure and so forth.

Due to population growth, together with growth in real retail spend, total household retail expenditure
generated by residents in the MTA will increase fo an estimated $2.45bn by 2031. This equates to an
increase of $1.47bn or approximately 150% over the 2013 to 2031 period.

It is important to note that not all of the expenditure will be directed towards existing or planned retail
facilities / centres in the MTA. Given the lack of a regional or major centre within the MTA, it Is likely that a
proportion of trade would be directed to centres beyond the MTA including to the likes of Blacktown,
Blacktown Mega Centre, Rouse Hilf and Mount Druitt. Some expenditure (approximately 7% based on
Tourism Research Australia data), is also likely to be directed to other centres from MTA residents when on
holidays or when visiting friends and family beyond the local area.

Having regard to these faclors, it will be seen in the following table thal approximately $226m is estimated
to be drawn to existing and proposed centres in the Marsden Park area at 2013. This Is forecast o
increase to $900m at 2031. At 2013, the analysis indicates that existing and planned retail activity in the
Marsden Park area would capture approximately 72% of total expenditure. Relail centres in the Marsden
Park area would capture approximately 20% of total STA expenditure given the greater levels of
compelition and choice.

Table 7 - MTA Forecast Resident Expenditure by Retail Store Type drawn to Marsden Park Retail
Centres 2013 to 2031 ($m2009)

‘Retail Store Type.. .~ o0 o013 2016 2024 2026 2031
Supermarkets & Grocery Stores 87.6 102.8 166.6 246.2 387
Specialty Food Stores 19.7 236 414 63.9 84.1
Fast-Food Stores 18.4 221 38.6 53.8 78.5
Restaurants, Hotels and Clubs* 1356 16.5 295 46.0 60.7
Department Stores 14.8 17.5 308 47.3 62.3
Clothing Stores 8.0 108 17.8 26.9 35.1
Bulky Goods Stores 254 30.5 53.4 825 108.5
Other Personal & Household Goods Retailing s 377 62.8 94.5 1234
Selected Personal Services™* 6.4 7.6 13.1 20.1 264
Total Main Trade Area 226.4 268.9 453.8 §87.1 898.6

* Turnover relating only to consumption of food and tiquor {excludes all other lypes of revenue such as accommodation, gaming and gambling}

** Selected Personal Services includss hair and beauty, faundry, clothing hire and alterations, shoe repair, optical dispensing, photo processing
and hire of videos

Note: Forecast assumes 1.2% real growth in retail spend per capita per anaum in line with historic trend since 1986.
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5.2  Forecast Demand for Floorspace within the Main
Trade Area

Demand for floorspace within the MTA is forecast by applying target turmnover rates {or industry
benchmarks®) to the total sales generated by resident expenditure. The table below provides larget
turnover rates over time from 2011 to 2031. Industry benchmark levels are expected to increase in real
terms in line with historic trends since 1991,

Table 8- Industry Benchmark Turnover Levels in 2011 (§2009)

o Target?urnover(slsqm)“ L T T
R‘“a“S“”“ype- oot 03 2016 20212038 203

Supermarkets & Grocery Sto{es 10,00{} 10,121 10,304 10,617 10,939 11,271
Specialty Food Stores 7,500 7,590 7,728 7,962 8,204 8,453
Fast-Food Stores 7,500 7,590 7,728 7,962 8,204 8453
Restaurants, Hotels and Clubs* 4,500 4,554 4,637 4777 4923 5,072
Department Stores 3,560 3,542 3,606 3,716 3828 3,945
Clothing Stores 5,000 5,060 5,152 5,308 5,468 5636
Bulky Goods Slores 3,400 3441 3,503 3.610 3,719 3,832

Other Personal & Household Goods 4,500 4,554 4637 4,777 4,923 5,072
Selected Personal Services** 3,200 3,239 3,297 3,397 3,500 3,607

Note: * Tumover relating only to consumption of food and liquor (excludes all other types of revenue such as accommodation,
gaming and gambling) ** Selected Personal Services includes hair and beauty, laundry, clothing hire and alteraticns, shoe repair,
optical dispensing, photo processing and hire of videos

* Source: Various including ABS Retail Survey 1998-99 indexed to 2011 dollars, Shopping Cenlre News, Urbis Relail Averages,
various consuitancy studies and Hill PDA research. Target turnover levels are expected to increase at a rate of 0.6% per annum in
line with the historic trend.

Dividing expendilure levels in Table 7 above by benchmark turnover levels in Table 8 we forecast demand
for retall floor space as follows.

Table 9 - MTA Forecast Demand for Floorspace by Retali Store Type 2013 to 2031 {sqm GLA)

‘Retail Store Type 0 T T 2048 2016 2021 2026 2031
Supermarkets & Grocery Stores 5,660 9,978 15 690 22,510 28,366
Specialty Food Stores 2,590 3,067 5,194 7,786 9,943
Fast-Food Stores 2418 2,855 4,850 7,270 9,284
Restaurants, Hotets and Clubs* 2,997 3,561 6,166 9,337 11,958
Department Stores 4111 4,854 8,246 12,360 15,784
Clothing Stores 1,769 2,060 3,366 4915 6,234
Bulky Goods Stores 7,374 8,706 14,791 22,172 28,314
Other Personal & Household Goods 5,985 8,121 13,155 19,205 24,333
Selected Personal Services™ 1,968 2,31 3,868 5,751 7,326
Tofal Main Trade Area 38,871 45,503 75,316 111,306 141,542

As can be seen in Table 9 above, there is existing demand for approximately 39,000sqm of retail
floorspace in the MTA. This is expected fo increase significantly in line with high population growth in the
North West Growth Centre, with a requirement for approximately 141,500sgm of retail fioorspace evident at
2031. Proposed retail development on the Subject Site constitutes between 6,500-17,500sam depending
on the particular development scenario. At 2016 (when retail on the Subject Site would become

12 Derived from various sources including Urbis Retail Averages, ABS Retail Survey 1998-99 escatated at CPJ 10 $2009, Shopping Centre News,
Hill PDA and varicus consultancy studies.
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operational) this represents between 14%-38% of the total demand for retail floorspace in the MTA. At
2031, retail development on the Subject Site would represent just 4.5%-12% of total retail floorspace
demand.

As can be seen above, there is clearly unmet demand for retail goods and services floorspace in the MTA
of which only a small proportion would be satisfied by retail development on the Subject Site. At 2016 itis
estimated that there would be unmet demand of between 28,000-39,000sqm of retail floorspace in the MTA
even accounting for retail development on the Subject Site. This will increase to between 124,000-
135,000sgm at 2031 should no further retail floorspace be developed in the MTA. The remaining demand
for retail goods and services floorspace in the MTA will likely be met by planned centres, including the
Marsden Park Town Centre and Marsden Park Industrial Precinct (butky goods). Development of these
centres is a likely to occur gradually in the coming years, paricufarly from 2016 onwards.

Ref: C13285 Page |2 Hill PIDA




883-895 Richmond Road, Marsden Park Economic Stud

6. RETAIL IMPACT ASSESSMENT

The previous Chaplers in this Study established a need for the retail component of the proposed
development. This Chapter assesses the economic impact of the proposed retail floorspace on existing
and proposed retail centres in the locality. The EPA & Act (1979) is not clear on what is meant by locality,
however for the purpose of this assessment we have assumed it to be those bulky goods facilities located
in closest proximity within and just beyond the MTA.

In terms of assessing economic impacts, previous court judgements such as “Fabcot Ply Ltd v Hawkesbury
City Council (97} LGERA” and *Cartier Holdings Ply Lid v Newcastle City Council and Anor [2001]
NSWLEC 170" have provided some guidance on relevant issues. The NSW Land & Environment Court has
stated that Councils should not be concerned about competition between individual stores as this is a
matter of fair trading. Coungil shoutd however concern itself with impacts in the locality.

6.1 Estimated Turnover of the Proposed Development

For the purposes of this assessment Hill PDA has assumed that retail floorspace on the Subject Site would
be fully developed and have achieved a setlied pattern of trading by 2016.

Target turnover rates consistent with those used to calculate floorspace demand have been used to derive
marginal turnover for rezoned land for each of the development scenarios {Options 1 - 5).

The retail componenis of the proposed land rezoning by development scenario would generate the
following turnover at 2016:

Option 1: $29.8m;

Option 2; $15m;

Option 3: $0;

Option 4; $23.3; and

Option 5; $22.6m.

Ref: C13285 Page |3 Hill FDA




6.2 Impact from Rezoning

The potential adverse impacts of proposed retail development are an important consideration in
delermining the validity of any retail proposal. In determining the impacts on existing and planned retail
cenires in the locality, only that retail floorspace proposed as part of the rezoning on the Subject Site is
relevant in this instance. All other floorspace proposed on the Subject Site is designated fo be located on
land which is a permissible use under the B5 Zone which means thal il is therefore not a relevant concern
of this Study. Across the five different development scenarios, the grealest concentration of retail
floorspace proposed on land to be rezoned is 8,500sam of bulky goods floorspace as part of Option 1,
equivalent to $29.8m of refail turnover.

Diversion of Trade from Existing Centres

Given the scope of unmet retail floorspace demand in the MTA (45,500sqm at 20186), there will be only
minor diversion of frade from existing centres in the localily such as Blacktown, Riverstone, Quakers Court
and Plumpton. The overall economic impact on existing centres will therefore be insignificant, particularly
with high population growth forecast in the region to 2031, This will create strong demand for retail goods
and services floorspace and will mitigate any minor diversions of frade from existing centres to the Subject

Site.

Future Impacts on Planned Centres

This high growth in demand for retail goods and services floorspace will also miligate against any
significant impact occurring at planned but not yet developed centres in close proximity to the Subject Site,
such as the Marsden Park Town Cenire. Whilst there may be some minor competition between the Subject
Site and Marsden Park Town Centre once it is operational, the substantial increases in demand for retail
floorspace {particularly from 2016 onwards, refer to Chapter 5) means that there will be more than enough
demand to allow a prosperous Marsden Park Town Cenire to evolve over time.
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/. OTHER ECONOMIC IMPACTS

This Chapter examines other economic impacts which could eveniuate from the proposed rezoning of Subject
Site and potential retail development, over and above meeting identified demand for floorspace. These impacts
include additional invesiment, value-add to the local economy, employment, consteuction multipiier Impacts,
shopper choice and so on,

7.1 Construction Multiplier Effects

The construction induslry is a significant component of the economy accounting for 7.3% of Gross
Domestic Preduct (GDP) and employing almost one million workers across Australia®.  The industry has
strong linkages with other sectors, so its impacts on the economy go further than the direct contribution of
construction. Multipliers refer fo the level of additional economic activity generated by a source industry.

There are two types of multipliers:

production induced: which is made up of;

first round effect: which is all outputs and employment required to produce the inputs for
construction; and

- an industrial support effect: which is lhe induced extra output and emptoyment from all
industries to support the production of the first round effect; and

« consumption Induced: which refates to the demand for additional goods and services due to
increased spending by the wage and salary earners across all industries arising from e mployment.

The source of the multipliers adopted in this report is ABS and Australian National Accounts: Input-Oulput
Tables 1996-97 (ABS Catalogue 5209.0). These tables identify first round effects, industrial support effects
and consumption induced multiplier effects af rates of $0.646, $0.673 and $0.989 respectively for every
dollar of conslruction costs.

Given that the proposed development is at an early stage no Capital Investment Value (CIV) has yet been
quaniified. For the purposes of calculating economic mullipliers we have estimated the potential CIV value
fo be between $11m and $32m based on indicative sketch development scenarios provided to Hill PDAS,

Table 10- Economic Mutipers
T T production Induced Effectst o o
— - Consumption: .-

' Eieds FirstRomnd  Industrial inquced Effests 1ot
Oulput multiphiers 1 0.646 0.673 0.989 3.309
Output (Smillion) $11-832 §7-521 §7-$22 $11-832 $36-$106

* Source; ABS Australian National Accounts: lnput-Ouiput Tables 1986-1997 (ABS Pub: 5209.0).

1 [BIS Worlg Construction Industry Report 2011
% Sgurce: Rawlinsons Austratian Construction Handbook 2042 and Hill PDA. Estimated at $300,000/ unit and $3,500/sqm GLA for other
floorspace
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The estimated $11m-32m of CIV would generate a further $14m-$43m of activity in production induced
effects and $11m-$32m in consumption induced effects. Total economic activity generated by the
construction of the proposed retaill and residential activity on the Subject Site would be approximately
$36m-$106m.

The additional economic benefit derfved from retail and residential contruction on the rezoned portion of
land on the Subject Site would range between $19m - $50m.

7.2 Construction Employment

it is estimated thal four full time construction positions over 12 monihs is created for every one million
doliars of construction work undertaken'®, Based on the proposed development’s estimated construction
cost of $11m-32m, approximately 31-91 job years'” would be directly generated. Between 16-43 job years
would be the directly generated from a rezoning of part of the Subject Site.

Table 11 - Employment Generation N —
" FistRound | Industial ~ Induced  Total
o Effects oo

S T Effects o Support Effects SR
Multiptiers 1 0.64 0.70 1.34 3676
Employment No. per $miltion 2.85 1.83 1.98 3.81 10.48
Total job years created 31-91 20-59 22-64 42-122 115-336

* Source: ABS Australian National Accounts: Input-Output Tables 1996-1997 (ABS Pub: 5209.0).

The 1996-97 ANA Input-Output Tables identified employment muitipliers for first round, industrial support
and consumption induced effects of 0.64, 0.70 and 1.34 respectively for every job year in direct
construction. Including the multiplier impacts the proposed development would therefore have potential to
generate belween 115-336 job years overall over the length of the project, depending on which
development scenario is progressed.

This total includes the proposed rezoning of the northern part of the Subject Site which would contribute
helween 59-158 job years over the course of development.

Note that the multiplier effects are national, and not necessarily local. The ABS notes thal “Care is needed
in interpreting multiplier effects; their theoretical basis produces estimates which somewhat overstate the
actual impacts in ferms of output and employment. Nevertheless, the estimates iliusirate the high flow-on
effects of construction activity to the rest of the economy. Clearly, through its mulfipliers, construction
activity has a high impact on the sconomy.” Nevertheless, multipliers represent a significant additional
economic benefits associated with this development to the economy.

16 Sowrce: 1BIS World Construction Industry Repert 2011
7 Note: One job year equals one fuli-time job for one full year

Ref: C13285 Page 3 Hill PDA
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7.3 Employment in Operations

The proposed development would support permanent employment post-construetion through the operation
of retail uses on the Subject Site. The following table applies worker ratios!® to the assumed floorspace mix
to calculate the number of full and pari-time permanent jobs (note that part ime jobs are normally around

60% of full time jobs, dependent upon store type) which would be supported.

Table 12 - Emptoyment Generatlon hy Retaa! Store Type

Retall Store Type E'“P'W;':Q‘ “olA (sclm) Workers
L e RRTCR Total " Rezoned Land -
Fuif-Line Supermarket 1 2isqm - - .
Specially Food 1:45sqm 1,600 107 107
Restaurants, Café’s and Take-Away Food® 1:30sqm 1,800-1,940 120- 129 120-129
Non-Food Specialties 1.40sqm - -
Personal Services 1:25sam
Commercial Shopfront and Vacancies 1:25sqm - - -
Bulky Goods Floorspace™ 1.70sqm  6,500-17,500 433 - 1,167 567
Commercial Floorspace 1:30sgm - - -
Other Floorspace*** 1.80sqm  1.650-4,040 110- 269 80
TOTAL GLA - 5,980-17,500 399 - 1,167 209-567

* Job per square metre of GLA. Sourced from the ABS Retail Census and Hill PDA
** includes car wash activity for ihe purposes of this study

*** Includes car uselseles, car servicing and fuel retaiting

* includes bar / tavem use

Based on Table 15, the proposed development would support between 399 (Option 2) and 1,167 {Option 1)
permanent full and part fime jobs post-construction across the range of refail sfore types given different

development scenarios.

It should be noted that all these jobs would be net additional given that the existing site is not currently
used for any intensive purpose, however the following identifies operational employment benefits based on

retail activity located on fand proposed to be rezoned only:
Option 1: 567 jobs;
Option 2: 209 jobs;
Option 3: No jobs created during the operational phase.
Option 4: 313 jobs; and
Option 5: 227 jobs.

t Source: ABS Retail Census and Hill PDA

Rel. C13285 Page {34
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7.4 Investment Stimulus

Where a significant property investment decision has been made, it is generally viewed as a commitment to
the local area which can stimulate and attract further investment. The direct investment of between $11m
and $32m on the Subject Site would represent a sign of confidence in the future prospects of the Marsden
Park area and would raise the profile of the area as a place to visit and shop.

7.5 Shopper Convenience

The Subject Site is an appropriate location at which to accommodate bulky goods and other retall activity
given its strong accessibility and visibility from Richmond Road. It would cater to a specific need emerging
out of the MTA and particularly within the PTA. On this basis, by providing predominantly for bulky goods
retailing in an accessible location, the centre would support shopper convenience. In doing so, retail
activity on the Subject Site would support principles of sustainable development.

7.6 Added Price Competition

There is sufficient need locally as a result of a lack of retail facilities in the MTA and expenditure growth fo
support retail development on the Subject Site. Trading impacts from the proposed development would not
threaten the viability of any other centre and would provide price competition to existing retail facilities
beyond the MTA in the locality.

7.7 Loss of Housing Targets

As has been identified throughout this Study there are likely to be a range of economic benefits generated
from the proposed rezoning of part of the Subject Site from R3 Medium Density Residential to B5 Business
Development. As a key growth area in broader metropolitan Sydney, the North West Growth Centre and
the Marsden Park area in particular is expected to absorb a significant quantum of residential growth. The
North West Growth Centre as a whole is expecled to accommodate around 200,000 people when
complete.

The Marsden Park Industrial Precinct is intended to accommodate approximately 1.6% or 3,200 persons of
the total expected population in the Growth Centre.”® The existing R3 Zone land which is proposed to be
rezoned comprises 3.1ha, equivalent to 7% of total residential zoned land in the Marsden Park Industrial
Precinct.

A loss of 7% of residential targets in the Industrial Precinct equates to around 225 persons. This is
aquivalent to just 0.11% of the total expected population in the North West Growth Centre. The rezoning of
this quantum of residential land on the Subject Site would have a negligible effect on demand within the
broader MTA. Moreover, one of the development scenarios proposed the provision of 50 residential lots on

 hito:/Awww . goe new qov.au/mpihtml:95 himl. Accessed 26.08.2013
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the Subject Site. These lofs could potentially yield around 125 persons, somewhat offsetting any loss in
potential residents within the Marsden Park Industrial Precinct as pari of the proposed rezoning.

Ref: C13285 Page |36 Hill PDA
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8. CONCLUSIONS

Based on the analysis and findings from Chapters 1 — 7 of this Study, the following are the key points in
relation to the proposed rezoning of the Subject Site from R3 Medium Density Residential to B5 Business
Development and potential development of bulky goods and other retail:

The rezoning would create a rational, contiguous area of B5 Business Development Zone land given
the location of the Subject Site to the south of the proposed access road designated by the RMS.

The trade area for the Subject Site is extensive given the lack of competing retail activity in the
locality, however it is more constrained to the south and east.

The MTA forms part of the North West Growth Centre which is anticipated to accommodate very
high population growth over the period 2013 to 2031. The MTA is projected to grow from around
63,700 persons at 2013 to 129,400 persons at 2031. This represents more than a doubling of the
population and will create significant demand for retail goods and services in the MTA over this
period.

The loss of residential land as part of the proposed rezoning is likely to only constitute approximately
7% of all residential land in the Marsden Park Industrial Precinct, equivalent to approximately 225
persons. This is a negligible loss of residential targets in the North West Growth Centre
(representing just 0.11% of the total projected population in this area) and will have an insignificant
impact on the demand for retail goods and services in the MTA.

Based on retail expenditure modelling undertaken as part of this Study, the MTA currently demands
approximately 39,000sqm of retail goods and services floorspace. This will increase to 45,500sqm
at 2016. Given there are no retail facilities in the MTA, the provision of retail activity at the Subject
Site will help to satisfy a small portion of this undersupply.

There will be net additional demand for a further 103,000sqm of retail floorspace over the period
2013 to 2031. This quantum of demand will reduce the need for trade to be diverted from existing
retail centres beyond the MTA such as Blacktown, Blacktown Mega Centre, Minchinbury, Quakers
Court and Riverstone.

Demand over the 2013 to 2031 period will also easily accommodate the rezoning of land and
subsequent retail development at the Subject Site, along with the development of planned centres
such as the Marsden Park Town Centre (designated to accommodate around 30,000sgm of retail
floorspace when complete). The planned Marsden Park Town Centre in particular will not suffer any
future adverse economic impacts as a result of the proposed rezoning and development, despite
being in close proximity to the Subject Site.

Rezoning of part of the Subject Site will result in a number of economic benefits in addition to that
which would occur on existing B5 Zone land. Aside from satisfying existing and future demand for
retail floorspace, the rezoning of part of the Subject Site would provide positive economic impacts
that include.

Multiplier impacts (valued at $19m-$50m depending on the development scenario);
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Construction employment effects (ihe creation of 59-158 job years);

Operational employment effects {209-567 full and part-time jobs, aside from development
scenario 3 which would not creale any additional operational employment);

improved shopper choice and convenience;

Potential for the development to act as a stimulus to investment in a recognised and
designaled growth area.

Ref: C13285 Page |3 Hill PDA
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DISCLAIMER

1. This report is for the confidential use only of the parly to whom it is addressed ("Client") for the specific
purposes to which it refers and has been based on, and takes into account, the Client's specific instructions.
It is not intended to be relied on by any third party who, subject to paragraph 3, must make their own
enquiries in relation to the issues with which this report deals.

2. Hill PDA makes no representations as to the appropriateness, accuracy or completeness of this report for
the purpose of any party other than the Client ("Recipient").Hill PDA disclaims all liability to any Recipient for
any loss, error or other consequence which may arise as a result of the Recipient acting, relying upon or
using the whole or part of this report's contents.

3. This report must not be disclosed to any Recipient or reproduced in whole or in part, for any purpose not
directly connected to the project for which Hill PDA was engaged to prepare the report, without the prior
written approval of Hill PDA. In the event that a Recipient wishes to rely upon this report, the Recipient must
inform Hill PDA who may, in its sole discretion and on specified terms, provide its consent.

4. This report and its attached appendices are based on estimates, assumptions and information provided by
the Client or sourced and referenced from external sources by Hill PDA. While we endeavour to check these
estimates, assumptions and information, no warranty is given in relation to their reliability, feasibility,
accuracy or reasonableness. Hill PDA presents these estimates and assumptions as a basis for the Client's
interpretation and analysis. With respect to forecasts, Hill PDA does not present them as results that will
actually be achieved. Hill PDA relies upon the interpretation of the Client to judge for itself the likelihood of
whether these projections can be achieved or not.

5. Due care has been taken to prepare the attached financial models from available information at the time of
writing, however no responsibility can be or is accepted for errors or inaccuracies that may have occurred
either with the programming or the resultant financial projections and their assumptions.

6. This report does not constitute a valuation of any property or interest in property. In preparing this report Hill
PDA has relied upon information concerning the subject property and/or proposed development provided by
the Client and Hill PDA has not independently verified this information except where noted in this report.

7. In relation to any valuation which is undertaken for a Managed Investment Scheme (as defined by the
Managed Investments Act 1998) or for any lender that is subject to the provisions of the Managed
Investments Act, the following clause applies:

This valuation is prepared on the assumption that the lender or addressee as referred to in this valuation
report (and no other) may rely on the valuation for mortgage finance purposes and the lender has
complied with its own lending guidelines as well as prudent finance industry lending practices, and has
considered all prudent aspects of credit risk for any potential borrower, including the borrower’s ability to
service and repay any mortgage loan. Further, the valuation is prepared on the assumption that the
lender is providing mortgage financing at a conservalive and prudent loan to value ratio.
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