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1.0 INTRODUCTION

1.1  Purpose of the study

HillPDA was commissioned by Scott Murdoch (Murdoch) to prepare an Economic Impact Assessment (the
‘Study’) to analyse the potential economic impacts that may result from a proposed highway service centre (HSC)
at 2912 New England Highway, Scone (hereafter referred to as the subject site).

The objectives of this Study are as follows:

= Consider the statutory, economic and competitive landscape of the proposed HSC. This is to develop a
more detailed understanding of the need and appropriateness of the proposed land use on the subject
site.

= Assess the economic impacts of the proposed HSC in the locality in terms of investment and job
generation and in terms of impacts on the wider local government area (LGA) including impacts on
existing centres and on existing and proposed HSC.

1.2  Assessment methodology and structure

The conclusions and recommendations of this Assessment have been developed using the following
methodology:

= Chapter 2 reviews the Site, including location and regional context, as well as the specific site
characteristics relevant to development of a HSC

= Chapter 3 provides a summary overview of relevant strategies and state and local policies that relate to
the MidCoast locality and in particular the proposed Highway Service centre at the Subject Site

= Chapter 4 analyses the existing and forecast demographics of Scone, the local economy and the
competitive context

= Chapter 5 assesses the economic impacts of the proposed HSC in the locality and in the LGA

= Chapter 6 provides an overall conclusion on the impacts of the highway service centre versus no highway
service station.

B C20017 Scone Service Centre Economic Impact Assessment 6 of 41
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2.0 SUBJECT SITE AND PROPOSAL

This Chapter provides a description of the subject site, including location and regional context, as well as the
specific site characteristics relevant to development of a service centre.

2.1 Location and regional context

The town of Scone is located on the New England Highway approximately 30km north of Muswellbrook, 270kms north
of Sydney and 153kms north west of Newcastle. Scone is in the Upper Hunter Shire and the former Scone LGA. The
Upper Hunter Shire was formed in 2004 from the amalgamation of Merriwa, Murrurundi, and Scone LGAs.

The Upper Hunter Shire is a predominantly rural area encompassing a total land area of about 8,000 square
kilometres, of which a large proportion is National Park and nature reserves. The Upper Hunter is recognised for
its agricultural diversity and equine industry. These industries, together with viticulture, power generation and
coal mining, will continue to benefit from the quality of the region’s natural features and systems and the
competitive advantages of the Upper Hunter.

Scone is the Upper Hunter’s main township and plays an important service role for the Shire, including providing
for the needs of local residents and smaller townships at Aberdeen, Merriwa and Murrurundi. Scone has a
mainstreet centre anchored by Coles and Woolworths supermarkets and boutique retailers.

In addition to being a rural service centre for residents of the Upper Hunter, Scone is renowned for breeding
thoroughbred racehorses and the long running "Scone and Upper Hunter Horse Festival" and is the world’s
second largest thoroughbred and horse-breeding centre. The equine industry along with the region’s landscape
and established agricultural industry (with an increasing number of vineyards in surrounding towns) are key
tourist draw cards for the region.

Tourism into Scone is also brought about by its proximity to the New England Highway — one of the main links
between Sydney and Brisbane. The highway is an inland route connecting Newcastle and Warwick, Queensland.
This means that Scone is a popular stopping point for travellers seeking a brief rest stop during their journey.

2.2 Scone bypass

Roads and Maritime Services are constructing a New England Highway bypass of Scone to improve traffic flow,
travel times and safety for road users. Access to and from the bypass would be provided to the north and south
of town and midway at St Aubins Street. The below map depicts the proposed design for the Scone bypass.
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Figure 1: Scone Bypass Design Map
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According to the RMS the New England Highway south of Scone carries 8,400 vehicles a day, peaking in town at
14,000. Approximately 8,000 vehicles use the Kelly Street crossing every day, including 1,200 heavy vehicles.

The bypass will remove a large number of heavy vehicles from the town centre which will result in improved:

m Traffic flow and amenity for local traffic
= Travel times for freight and long distance traffic
= Safety for all road users.

The bypass also provides an alternative route for road users wanting to travel across town unimpeded by rail
operations®.

The section of New England Highway fronting the subject site (and some 200 to 300m south of the site) is planned
to be converted to a two way access road and renamed Kelly Street. Kelly Street will have access to both the
Scone CBD and the New England Highway (Scone Bypass), with direct access to Kelly Street available for both
northbound and southbound highway traffic. The figure below illustrates the northern bypass intersection with
Kelly Street.

Figure 2: Northern bypass intersection with Kelly Street
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The town of Scone currently features five service stations: Shell, two BPs, Caltex and an independent service
station (Liberty). All of these stations are on the current highway or main street through the town centre. Service
stations typically rely on high exposure to passing trade and therefore the location of these existing sites will be
sub-optimal on completion of the proposed bypass. Two of these stations are north of the town centre, two are
located to the south and one outlet is in the town centre. All existing stations will be bypassed by the new road.

Note that negative trading impacts maybe the result of the bypass itself which may occur irrespective of the
proposed service centre on the subject site.

2.3 Subject Site

The subject site is located on the eastern side of New England Highway at 2912 New England Highway, Scone
and is known as Lot 22 DP1235763. The site is 2.5 hectares and is currently vacant. Agricultural uses formerly
occupied the subject site and surrounding area however most agricultural activity appears to have now ceased.

L http://www.rms.nsw.gov.au/projects/hunter/new-england-highway/scone-rail-level-crossing/index.html
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Figure 3: Aerial View of Subject Site

Source: NSW Six Viewer

The site is on the eastern/south bound side of the New England Highway less than 300 metres south of the
planned northern bypass intersection with Kelly Street, which will be the main route into Scone Town Centre for
traffic travelling south bound. The subject site would obtain access from Kelly Street (former New England
Highway). However access to the site for traffic travelling northbound along the planned bypass is further back
—around 0.5km before reaching the site.

Motorists can turn right from the planned bypass onto Kelly Road and continue some 400m north to the subject
site. However those motorists wishing to continue to travel northbound from the site would need to turnaround
for some 400m and from there they can turn right onto the bypass and continue on northbound. Access is not
possible from New England Highway.

A diverse range of land uses surround the subject site — ranging from light industrial zoned land to the north
(known as the Scone Business Park), Scone Regional Live Stock Selling Centre (Sale Yards) across the railway
tracks to the east (which is currently operational), general housing to the south and primary production land
opposite New England Road to the west.

The subject site is zoned R1- General Residential under the Upper Hunter Local Environmental Plan (LEP) 2013.

24 Proposed Development

The proposed development comprises a highway service centre, with a provision of fast food stores. The key
features of the proposed development are outlined below:

= Commercial Building: incorporating a service station (204sqm), fast food and dining with drive-thru
(529m2) and public amenities.

= Light Vehicle Fuel Canopy: offering eight dispensing positions for retailing products such as Unleaded,
E10, Premium Grades of fuel, Diesel as well as air/water facilities.

B C20017 Scone Service Centre Economic Impact Assessment 11 of 41
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= Truck Fuel Canopy: Offering four dispensing positions for retailing products such as Diesel, Premium
Diesel, Biodiesel blends and Diesel Exhaust Fluid (“Adblue”).

= Parking facilities: for light vehicles, cars with trailers and caravans, buses/coaches, and heavy vehicles.

|

In addition to the proposed highway service centre land uses it is proposed to develop the rear / eastern
portion of the site for industrial units (2,092sqm).

All of the above proposed land uses are prohibited within the R1 — General Residential zone. Therefore the owner

is seeking to rezone the land to IN2 Light Industrial to facilitate the development of a highway service centre with
ancillary uses. The proposed land zone will be consist with the adjoining land to the north.

Figure 4: Planning Proposal
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3.0 STRATEGIC POLICY CONTEXT

This chapter provides a summary overview of relevant strategies that relate to the Scone locality and in
particular the proposed HSC at the Subject Site.

3.1 State Plan

The NSW State Plan identifies challenges and opportunities facing NSW whilst recognising the need for
Governments to ‘reconcile competing demands in an environment of constant social and economic change’. The
Plan sets out the following key goals and priorities relevant to this Implementation Strategy:

= NSW Open for Businesses:
o increase business investment
o maintain and invest in infrastructure
o cutting red tape
o facilitate more people participating in education and training throughout their life.
= Stronger Rural and Regional Economies:
o increased business investment in rural and regional NSW
o better access to training in rural and regional NSW to support local economies
o strengthening Aboriginal Communities
o improved health and education for Aboriginal people
o healthy Communities
o improved access to quality healthcare.
= Build Harmonious Communities:
o increased participation and integration in community activities
o opportunity and support for the most vulnerable.
= Practical Environmental Solutions:

o better environmental outcomes for native vegetation, biodiversity, land, rivers and coastal
waterways.

= Improve Urban Environments through:
o jobs closer to home
o housing affordability
o improve the efficiency of the road network

o more people using parks, sporting and recreational facilities and participating in the arts and
cultural activity.

The proposed rezoning is consistent with a number of the above goals namely building a stronger regional and
rural economy and improving the urban environment through job creation. This is discussed in further detail in
Chapters 4 and 5.

B C20017 Scone Service Centre Economic Impact Assessment 14 of 41
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3.2 Upper Hunter Land Use Strategy 2017

The Upper Hunter Land Use Strategy 2017 (Strategy) outlines Council’s key land use priorities and principles for
the Upper Hunter local government area (LGA), and is referenced by Council when processing requests to amend
the Upper Hunter Local Environmental Plan. Of relevance to this Assessment is Part C, Section 2.2 of the Strategy
which outlines the strategic directions for the Town of Scone, including Scone’s industrial area (focussed along
Muffett Street). This industrial area immediately adjoins the subject site to the north. Key items for consideration
include the following:

= The area (including the lands fronting the New England Highway and accessible to the heavy rail line)
offers further capacity to accommodate industrial-related uses;

= New industrial uses within this area will need to consider impacts resulting from residential
development to the south;

= Restrict residential development to the north in order to minimise future land use conflict with existing
and planned industrial areas;

= Potential for land use conflict, including impacts to:

o The ongoing management and viability of existing uses, including the abattoir, saleyards and
landfill

o Residential to south/west

o The ongoing management and viability of surrounding rural industries (particularly equine
industries).

The proposed rezoning is consistent with the relevant sections of the Upper Hunter Land Use Strategy. The
proposed rezoning would act as a natural extension from the existing IN2 — Light Industrial zoned land to the
north.

3.3 Hunter Regional Plan

The NSW Government has prepared the Hunter Regional Plan to establish the guiding principles for how the
future growth of the region will be planned and managed. The Upper Hunter Shire formed in 2004 from the
amalgamation of Merriwa, Murrurundi, and Scone shires. Over the next 20 years (2016-2026), the Upper Hunter
Shire is projected to experience a 10% (+1,500 dwelling) population increase, reflecting a considerable amount
of growth and change.

The Plan also anticipates that Upper Hunter will undergo a transition in the context of a changing industry
environment, particularly in mining and power generation, and emerging trends in agribusiness. Further a key
action from the Plan is growing the tourism in the Upper Hunter through integration with the Equine Critical
Industry Cluster, suggesting considerable growth is anticipated in the tourism market.

3.4 New England Draft Corridor Strategy

The construction of the Scone Bypass was identified as a specific priority to improve local traffic flow and amenity
within Scone, improve travel times for freight and long distance journeys on the New England Highway, and
increase safety for all road users.

The Strategy describes the key issue with the current road network at Scone as follows:

“At-grade railway level crossings are situated on both of these key routes within Scone. With only 600 m between
these crossings, existing rail freight movements (coal trains up to 1,300 m long) can close both rail crossings
simultaneously. These closures isolate the eastern and western sides of Scone, block through traffic on the New

B C20017 Scone Service Centre Economic Impact Assessment 15 of 41
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England Highway, and prevent emergency vehicle access. With major coal development forecast for the
Gunnedah Basin, the length and frequency of coal trains is expected to increase, resulting in further delays and
isolation in Scone”

Following the completion of the Scone bypass, the Strategy identifies that there may be opportunities for Upper
Hunter Council to improve the provision of cycling and pedestrian access along Kelly Street which may in turn
improve amenity in the Scone town resulting in a positive impact.

Bypasses significantly alter the function of the existing road when it is bypassed. The existing road through the
town centre will transition from a busy through road with large volumes of traffic (including heavy vehicles),
towards a place for people and will give more priority to road space allocation for uses that support this place
function. On this basis, the bypass may encourage greater local visitation to the Scone town centre and may have
the potential to enhance the experience for regular users of the town centre, as well as for day-trippers and
overnight tourists visiting Scone.

There are numerous examples of the positive impacts of bypasses on towns such as Macksville and Nambucca
Heads?, Karuah® and Yass, Gunning and Goulburn?. In all these cases residents viewed strong improvement in
the quality of life with reductions in through traffic, heavy vehicles, noise and air pollution and an improvement
in safety, town appearance and amenity. This is despite the economic loss that has occurred on businesses that
rely on passing traffic — particularly on service stations, cafes and restaurants.

For example one of the most impacted towns has been Karuah which lost 2 of its 3 service stations and all three
restaurants within a year of the bypass opening. After 5 years it gained six new restaurants as well as a couple
of new businesses®. This reinforces the idea that adverse economic impacts are often short term rather than long
term. Notwithstanding a slight increase in the number of businesses (from 38 to 42) there were 35 fewer jobs
five years after the opening of the bypass and total revenue from retail, food and accommodation is believed to
be a little lower in real terms.

Economic impacts from bypasses are not always necessarily negative. In some cases (such as Berrima) the
impacts have been positive due to the significant improvement in amenity.

Judging by the experience in Karuah there are likely to be some losers in Scone — particularly the service stations.
However these impacts are all the result of the bypass itself — not the result of a service centre at the northern
entrance of the township. The proposed HSC acts as an extension of the town centre and may encourage some
motorists travelling southbound to continue along the existing road network (Kelly Street) to Scone Town Centre
rather than the veering right for the bypass. This is discussed further in Chapter 5.

3.5  Upper Hunter Local Environmental Plan (LEP) 2013

The subject site is currently zoned R1 — General Residential.

The objectives of the R1 zone include:

= To provide for the housing needs of the community.
= To provide for a variety of housing types and densities.
= To enable other land uses that provide facilities or services to meet the day to day needs of residents.

2 Macksville CBD relaxes into new rhythm, Guardian News, 18 January 2018

3 Phibbs, P., Heidrich, A. and Cooney, C. eds. (2009) The Karuah Highway Bypass. Economic and Social Impacts. The 5 year report. Urban
and Regional Planning Program. University of Sydney, 2009

4 Economic Evaluation of Town Bypasses, Bruno Parolin, UNSW for NSW RMS, 2012

5> Phibbs, P., Heidrich, A. and Cooney, C. eds. (2009) The Karuah Highway Bypass. Economic and Social Impacts. The 5 year report. Urban
and Regional Planning Program. University of Sydney, 2009
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The LEP lists a wide range of permissible uses. HSC is not included in the list meaning that it is not permissible.
Notwithstanding the site provides an ideal opportunity for an HSC being on the New England Highway at the
northern entrance to the township. Rezoning of the land is therefore required to permit the HSC.

A HSC under the LEP is defined as “a building or place used to provide refreshments and vehicle services to
highway users. It may include any one or more of the following:

= arestaurant or cafe

= take away food and drink premises

= service stations and facilities for emergency vehicle towing and repairs
= parking for vehicles

= rest areas and public amenities.

3.6  Guidelines for the Provision of Heavy Vehicle Rest Area Facilities Edition 1.1 2019

This document provides guidelines for both the spacing of heavy vehicle rest area facilities (HVRA) and for their
design and management. The guidance considers both long (e.g. sleep) and short-term rests which will aid the
freight industry to support safe heavy vehicle operations while meeting their workplace goals within the
prescribed heavy vehicle driving hours regulatory framework.

The guidelines recognises the types of HVRA (informal and formal or other rest opportunities with varying levels
of service) and indicates that consideration should be given to the impacts of town bypasses and whether this
may impact opportunities for rest. The proposal will offer a premium HVRA and facilitate adequate rest for
drivers. Moreover the proposal has the potential to accommodate increased demand for HVRA in the locality
(which is currently underprovided for) and provides flexibility in rest opportunities for drivers. It is therefore not
inconsistent with the guidelines. Given the long term strategy to bypass Scone the need for the proposal to
manage fatigue will become increasingly important.

3.7 Site Specific Considerations
The site is considered suitable for HSC and light industrial uses for the following reasons:

= Strong Accessibility: HSC and Industrial developments usually require good access to highways with two
entry points. Located along New England Highway (including access to the future Scone Bypass entry
and exit points) the Site has excellent regional and local accessibility.

= Land Use Compatibility: The surrounding land uses (i.e. New England Highway, Railway, Saleyards,
Industrial Zoned Land) have the potential to have negative impacts on residential amenity and therefore
a light industrial zoning and HSC is considered to be more appropriate.

= Topography and developable area: Industrial developments usually require level ground and a large
developable area to allow for large floor plates, storage areas and vehicle turning and access points. The
Subject Site comprises approximately 2.5ha of level land which is ample and suited to most industrial
uses and HSC.

= Agglomeration benefits: Industrial uses benefit from agglomeration economies - the industrial zoned
land to the north coupled with the subject site would provide the critical mass (and hence
agglomeration) to drive productivity and foster a stronger economy.
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3.8 Planning and Site Considerations

The planning proposal is consistent with the state and regional plans and will facilitate the development of HSC
and employment generating uses which will lead to stronger economic outcome for the Upper Hunter locality
thereby benefiting the community. Further and as acknowledged in the Upper Hunter Land Uses Strategy 2017
the site is better suited to industrial uses including a HSC (as intended in the planning proposal) given its Highway
location and the surrounding land uses (i.e. New England Highway, Railway, Saleyards, Industrial Zoned Land).
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4.0 THE LOCAL ECONOMY

This Chapter provides an overview of key demographic, employment and economic trends which are of relevance
to the proposal.

Analysis for Scone has been undertaken at the Statistical Area Level 2 with comparisons made to the Upper
Hunter Upper Hunter Local Government Area (LGA) and Regional NSW to highlight unique locational
characteristics.

4.1 Resident population characteristics

Over the last ten years the population of Scone increased from 5,347 to 5,827 persons, representing an increase
of 480 persons or an annual compound growth rate of 0.9%. Upper Hunter Shire had a similar growth rate from
almost 13,000 to more than 14,100 over the same period. Although growth is modest it is in line with Regional
NSW.

Table 1: Population growth

Area 2006 2016 Growth Average growth rate

Upper Hunter Shire 12,974 14,112 1,139 0.8%
Regional NSW 2,419,769 2,643,536 223,767 0.9%

Source: ABS time series data 2016

4.1.1 Population Growth

Based on NSW Planning and Environment population projections the population of Upper Hunter is expected
to grow at 0.7% per annum over the next 20+ years which will generate demand for further retail and other
employment uses.

4.1.2 Household and family structure

Over the last ten years family households have remained the dominant household type (62% of households in
2016). However, this dominance has proportionally decreased over the period with ‘lone person’ households
increasing. This is a trend reflected across the Upper Hunter and Regional NSW.

Family structure within Scone and the Upper Hunter has remained relatively stable over the last ten years with
‘couples with children’” being the dominant family type followed by ‘couples without children’.

4.1.3 Employment industries

As of 2016 there were 2,641 employed residents in Scone, representing an increase of 86 over that recorded in
2006 (2,555 employed residents).

Over this period, mining experienced significant growth in employment (145 jobs) becoming the dominant
industry for employed Scone residents. The second fastest growing industry was accommodation and food
services which experienced a growth of 44 jobs.

The industry of retail has remained a dominant employment industry for residents within Scone, with it being
the second largest employment generator. The data below also highlights the importance of blue-collar
industries such as mining, construction, manufacturing, transport, postal and warehousing for the local economy
and for local employment and for the encouragement of activities or projects that support these sectors. In this
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regard, the planning proposal will provide new employment opportunities during both its development phase —
which would be expected to employ many local construction and transport workers — and on an on-going basis
through the operation of the industrial uses proposed on site and future upgrades of these facilities.

Table 2: Employed Scone residents by industry type

Top eight employment industries (2016) Top eight growth industries (06-16)
Mining 337 Mining 138%
Retail trade 237 Accommodation and food services 42%
Education and training 232 Education and training 37%
Health care and social assistance 223 Administrative and support services 29%
Manufacturing 213 Transport, postal and warehousing 14%
Agriculture, forestry and fishing 207 Arts and recreation services 3%
Accommodation and food services 195 Wholesale trade 2%
Construction 159 Health care and social services 1%

Source: ABS time series data 2016

4.1.4 Unemployment trends

The unemployment rate in Scone has increased over the last ten years, from 4.1% in 2006 to 4.4% in 2016. This
is reflective of the wider Upper Hunter. In comparison, the unemployment rate across Regional NSW was higher
than that recorded in Scone and the Upper Hunter however it has decreased over the ten year period.

Of particular interest is the profile of those residents who are unemployed and actively seeking work. Of the 122
unemployed persons in Scone as of 2016, a total of 70 people indicated that they were seeking full-time
employment, while 49 people were seeking part-time employment.

Figure 5: Unemployment rate
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Full-time and part-time positions would be created by the planning proposal, providing additional employment
opportunities for residents with a range of options that suit the employment preferences of the local labour force. The
proposed HSC will also assist in offsetting any potential job losses that result from the bypass itself and provides new
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local employment and business opportunities in the short-term (ie, construction phase) and on a permanent
basis (ie, during the site’s on-going operational phase).
4.1.5 Household income

The average household income in Scone has remained higher than that recorded for the Upper Hunter and
Regional NSW. As of 2016, the average household income in Scone was around $69,400, representing a $21,000
or 44% increase over the last ten years.

This is compared to the Upper Hunter Shire which had an average household income of around $64,600 and
regional NSW with $60,750.

The higher household incomes in Scone suggests that residents have a greater proportion of disposable income
that could be directed towards discretionary items.

Figure 6: Household incomes
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4.2 Economic trends

4.2.1 Gross value added

Of the total value added in the Upper Hunter economy of $770.71m it is estimated that tourism, retail trade and
accommodation and food services contribute $74m or 9.6%, whilst blue-collared sectors contribute $123.8m or
16.1%. Evidently these industry sectors make up a significant economic contribution to the Upper Hunter Shire
and perform a key role in the local economy.
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Figure 7: Upper Hunter gross value-added by industry
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Given the rural nature of the Upper Hunter the agriculture sector contributed the most to the local economy
($217.3 million). However agriculture is volatile due to climate variations and during 2017, parts of the Upper
Hunter experienced a one in 20-year rainfall deficiency (see figure below). Diversification across other industry
sectors would help to mitigate this risk and promote longer term sustainability. On this basis the planning
proposal would contribute to industry diversification across industry sectors which (as demonstrated above) are
major economic contributors.

Figure 8: Left - Rainfall deficiency 2016 - 2017
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4.2.2 Business counts

As of 2017, there were 717 businesses located in Scone, representing 43% of businesses located in the Upper
Hunter Shire. Interestingly, although employment in Scone has increased over the last five years, the number of
businesses has decreased (24 businesses over the last three years).

The number of retail businesses has decreased by two over the last three years with this contributing to the
decline in employment as identified previously.

Accommodation and food service businesses increased over the period by two, highlighting this growing industry
and growth in tourism.

The development of retail and industrial uses on the subject site would increase the number of businesses within
Scone helping address the recent decline while also providing additional employment opportunities for local
residents. These new jobs would also offset any possible job losses arising from the bypass itself.

4.2.3  Tourism expenditure — Upper Hunter

Tourism Research Australia estimates that total expenditure generated by visitors to the Upper Hunter was $46
million in 2016. Of this, $4 million was attributed to international visitors, $28 million from domestic overnight
and $14 million from domestic day visitors.

The figure below details how, on average, a dollar spent by a visitor to Upper Hunter benefits local industries.
The most beneficial industry is accommodation and food services while retail the third most beneficial.

It is reasonable that increased retail services within the area would have significant positive flow on effects to
the estimated 166 tourism related businesses and 74 retail businesses within the Upper Hunter.

Figure 9: Tourism expenditure per dollar
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4.3 Scone Town Centre

The commercial core within Scone Township is centred on the New England Highway (existing) / Kelly Street.
Along this stretch of road there are around 104 operating businesses which cater for the business and shopping
needs of the local residents and surrounding villages of Merriwa, Murrurundi and Aberdeen®.

The types and number of businesses located along Kelly Street is shown in the figure below.

Figure 10: Number and types of business on New England Highway / Kelly St, Scone
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Source: New England Highway bypass of Scone, Socio-Economic Impact Assessment, December, GHD 2015

The Socio-economic Impact Assessment which was submitted with the New England Highway bypass at Scone
Environment Impact Statement stated that there were around 40 businesses that may attract passing trade or
have some dependence on highway-related trade.

These businesses include 11 in accommodation, 12 restaurants/cafes/fast food premises, 11 retail and five
service stations. The location of these businesses is provided in the following figure.

6 New England Highway bypass of Scone, Socio-Economic Impact Assessment, December, GHD 2015
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Figure 11: Location of sensitive businesses
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Regarding the potential impacts upon these sensitive businesses the report stated:

Consultations with the Scone Chamber of Commerce, the Upper Hunter Shire Council, Scone Visitor Centre and
Upper Hunter Tourism have indicated the majority of the highway dependent businesses within Scone catered to
local and regional markets, visitors to Scone as well as passing highway trade. Consultations suggested that a
small proportion of businesses along Kelly Street (about 30 per cent) catered to highway trade and less than 10
per cent could be considered to have more than 50 per cent passing trade, with the rest of the trade coming from
local and regional customers and visitors to Scone.
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According to the consultations and observations, passing highway trade, particularly for retailers, eateries,
accommodation and food shops, is mainly generated by people travelling in light vehicles, while passing heavy
vehicles mainly use the service stations. Overall, it is considered that businesses in Scone have a low degree of
dependence on highway-related trade’.

This is further confirmed in the table below which shows numbers of workers in Scone by industry type.

Table 3: Working Population in Scone by Industry Type 2016

Industry Males Females Persons
Electricity, Gas, Water and Waste Services 7 0 7
Source: ABS Census 2016 Working Profile

Of almost 2,800 workers in Scone the most vulnerable to the bypass are those in fuel retailing and food services.
This represents 226 workers or 8% of workers. These industries are high employers of part time staff. 73% of
workers in ‘food services’ work less than 35 hours a week compared to 40% for total industries. As a result the
overall impact on Scone Town Centre from the bypass and/or the planning proposal is not expected to be
significant given the Town Centres minimal reliance on passing trade.

4.4 Potential Competing Businesses

Potential competing businesses with the proposed HSC in the Scone locality include service stations, restaurants
and motels. These are described below.

7 New England Highway bypass of Scone, Socio-Economic Impact Assessment, December, GHD 2015
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4.4.1 Service stations
There are five services stations located within Scone Township, these are as follows:

1. BP service station

This is a relatively modern service station located at 30 Kelly Street at the northern end of the Scone
township, around 0.6 kilometres or a one minute drive from the subject site.

The service station provides five pumps and a convenience store of approximately 230sgm. The service
station is adjacent to McDonald’s of around 330sgm.

2. BP Scone, highway service

This service station is located at 66 Kelly Street within the commercial core of Scone, around 1.0 kilometres
or a one minute drive from the subject site.

The service station provides around three pumps, a convenience store of approximately 60sgm and a
workshop of around 350sgm.

3. Coles express / Shell service station

This service station is located at 93 Kelly Street within the commercial core of Scone, around 1.4 kilometres
or a two minute drive from the subject site.

The service station provides around three pumps, a convenience store of approximately 70sgm and a
workshop of around 115sgm.

4. Liberty service station

This service station is located at 236 Kelly Street at the southern entrance to Scone, around 2.4 kilometres
or a four minute drive from the subject site.

It provides four pumps, a convenience store of approximately 50sgm and a workshop of around 130sqm.
5. Woolworths / Caltex petrol station

This service station is located at 402 Kelly Street at the southern entrance to Scone, around 2.9 kilometres
or a four minute drive from the subject site.

The service station provides four pumps and a convenience store of approximately 80sgm.

4.4.2 Cafes and Restaurants

In addition to the motels and the RSL Club there are a further 10 cafés and restaurants in the Scone township.
4.4.3 Implications
There are a three main important points to consider with the above list:

= Firstly some of these businesses may experience adverse impacts resulting from the bypass itself. This

is particularly the case with petrol outlets and to some extent with the restaurants.

= Secondly the trade area for the proposed service centre extends beyond Scone. It follows a direction
along the highway. It will compete with other HSCs up and down the highway well beyond the
boundaries of the Upper Hunter Shire.

= Lastly the proposed service centre has potential to encourage light vehicles into the town, particularly
those travelling southbound which will benefit the community. The service centre is therefore expected
to have some positive as well as negative impacts on the town centre and this is explored in the next
chapter.
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4.5 Growth in New England Highway Traffic

Traffic volumes along New England Highway increased between 2007 and 2010, according to Roads and Maritime
Services (RMS) data. 123 more vehicles per day have been using the stretch of New England Highway at Aberdeen
in 2019 compared with the numbers recorded for 2015. This trend represents a nominal 0.3% average annual
increase in traffic flows. While light vehicle volumes have witnessed a drop during this time, there has been a
steady increase of heavy vehicles using New England Highway per day in 2019 compared with 2015, representing
a significant 3.5% average annual growth rate. This information is shown in the following table.

Figure 12: New England Highway traffic volumes, Scone, 2015-2019

Vehicle type 2015 2019 AAGR

Light vehicles 8,636 8,531 -0.3%
Heavy vehicles 1,543 1,771 3.5%
10,179 10,302 0.3%

Source: Traffic Volume Viewer, NSW Roads and Maritime Services
Note: Date refers to RMS Station Id: 6158, located 16.8km South of the Subject Site, Aberdeen
AAGR = Average Annual Growth Rate

Unfortunately RMS has not undertaken recent traffic surveys along New England Highway towards Scone. A
traffic survey® undertaken by AECOM in 2011 found that the stretch of New England Highway south of Scone
carries 8,400 vehicles per day (VPD), peaking in town at 14,000 VPD, dropping to 5,800 VPD north of Scone, of
which 21% are heavy vehicles. The subject site is located to the north of the Scone Town Centre and on the east
side of the main road.

In the absence of forecast growth data from RMS, HillPDA adopted a conservative rate of 2.0% per annum growth
which is considerably lower than the historical growth rate of 3.5% for heavy vehicles and a 0.5% per annum
growth rate for light vehicles to predict New England Highway traffic volumes between 2019 and 2031. The
estimated traffic volumes are shown in the table below.

Table 4: Forecast New England Highway traffic volumes, 2010-2031

Traffic Volume

Year (average vehicles per day)
2019 10,302
2031 11,303
Total change, 2016-2028 1,000
Total change, 2016-2028 (%) 10%

Approximately 2,250 (or 20%) of the 11,300 total vehicles in 2031 are anticipated to be heavy vehicles, based on
trends observed between 2015 and 2019. Given the large volume of heavy vehicles travelling along New England
Road, with this trend expected to continue, the planning proposal which intends to include a truck canopy and
parking will help to service this heavy vehicle market. Heavy vehicles utilising the proposed service centre will be
able to enter (or re-enter) the Scone Bypass without having to pass through the town centre thereby maintaining
safer traffic conditions as well as ambience. This would promote a positive outcome through providing heavy
vehicles with another rest opportunity.

8 Scone — Kelly Street Level Crossing , Feasibility Report, AECOM, 2014
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5.0 ECONOMIC IMPACT ASSESSMENT

The indicative development scenario of a highway service centre including fast food services can be expected to
generate a number of economic impacts in the locality and in the LGA as a whole which is described in this
Chapter.

These impacts are likely to be in the form of the creation of new employment opportunities, introducing new
opportunities for commercial development, and expand levels of household expenditure on a wide range of retail
and other services. There are also impacts during construction discussed immediately below in the next section.

5.1 Economic impacts during construction

Total construction cost is estimated to be in the order of $7.6 million. This includes the service station at $3.0m,
the fast food and dining at $1.3m, the industrial uses at around $2.5m and the carparking at $0.1m plus
contingencies at 10%°. Excluded are any external infrastructure costs and soft costs such as consultants,
developer contributions, application fees, finance and holding costs.

Project cost figures used in this analysis are an indicative estimate only, based on a HillPDA estimate. Detailed
cost estimations would be required to confirm these high level preliminary estimates.

5.1.1  Construction Multiplier Impacts

The construction industry is a significant component of the economy accounting for 7.3% of Gross Domestic
Product (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 constructed buildings.
“Multipliers” refer to the level of additional economic activity generated by a source industry.

There are two types of multipliers:

= Production induced: which is made up of:

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

o Anindustrial support effect: which is the induced extra output and employment from all
industries to support the production of the first round effect

= Consumption induced: which relates to the demand for additional goods and services due to
increased spending by the wage and salary earners across all industries arising from employment.

The source of the multipliers adopted in this report is ABS Australian National Accounts: Input-Output Tables
2016-17 (ABS Pub: 5209.0). These tables identify first round effects, industrial support effects and consumption
induced multiplier effects at rates of $0.620, $0.661 and $0.905 respectively to every dollar of construction.

° High level estimate by HillPDA based on Rawlinsons Construction Handbook and various web sites
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Table 5: Construction Multipliers ($m)

Production Induced Effects

. Consumption
Direct P

Effects First Round Industrial Igf(]jcuced
Effects Support Effects ects
Output multipliers 1 0.620 0.661 0.905
Output (Smillion) 7.6 4.7 5.1 6.9 24.3

Source: Hill PDA Estimate using data from ABS Australian National Accounts: Input-Output Tables 2015-16 (ABS Pub: 5209.0)

With an estimated construction cost of $7.6m the planning proposal will generate further economic activity
described as:

Production induced effects of $9.8m

Consumption induced effects of $6.9m.
Total economic activity generated by construction is therefore estimated at $24.3m.

Note that the multiplier effects will occur over a national reach and are not necessarily local. The ABS states that:

“Care is needed in interpreting multiplier effects; their theoretical basis produces estimates which somewhat
overstate the actual impacts in terms of output and employment. Nevertheless, the estimates illustrate the
high flow-on effects of construction activity to the rest of the economy. Clearly, through its multipliers,
construction activity has a high impact on the economy.”

In particular the multiplier impacts can leave the impression that resources would not have been used
elsewhere in the economy had the development not proceeded. In reality many of these resources would have
been employed elsewhere. It should also be noted, as stated in the NSW Treasury guidelines, that:

“Direct or flow on jobs will not necessarily occur in the immediate vicinity of the project — they may be

located in head office of the supplier or in a factory in another region or State that supplies the project”.

Nevertheless, economic multiplier impacts represent considerable added value to the local and broader
Australian economy.

5.1.1 Construction Related Employment

It is estimated that the equivalent of 2.5 construction jobs over 12 months are created for every one million
dollars of construction work undertaken!. Based on $7.6m construction cost, 19 job years'? would be directly
generated by the development.

Table 6: Construction Employment

Production Induced Effects

q Consumption
Direct P

Effects First Round Industrial Inft]jcuced
Effects Support Effects Sl
Multipliers 0.731 0.851

Employment No. per Smillion 2.497 1.826 2.125 3.581 10.029

Total job years created 19 14 16 27 77

Source: Hill PDA Estimate using data from ABS Australian National Accounts: Input-Output Tables 2016-17 (ABS Pub: 5209.0) adjusted by CPI.

4.016

10 Source: Office of Financial Management Policy & Guidelines Paper: Policy & Guidelines: Guidelines for estimating employment supported
by the actions, programs and policies of the NSW Government (TPP 09-7) NSW Treasury

11 Source: ABS Australian National Accounts: Input-Output Tables 2016-17 (ABS Pub: 5209.0)

12 Note: One job year equals one full-time job for one full year
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From the ABS Australian National Accounts: Input-Output Tables 2016-17 HillPDA identified employment
multipliers for first round, industrial support and consumption induced effects of 0.731, 0.851 and 1.434
respectively for every job year in direct construction. Including the multiplier impacts, the development is
estimated to generate 77 job years directly and indirectly.

5.2 Operational Employment

5.2.1 Direct jobs

The Planning Proposal would generate employment for an estimated 76 persons of which 10 jobs would be in
fuel retailing, 44 jobs in the fast food/restaurant and 22 jobs in the distribution centre. Many of these jobs would
be sourced from surrounding localities including Scone, noting the industry experience that most retail
employees live locally. Around two thirds of these jobs would be part time and casual positions largely for young
adults.

5.2.2  Salary Generation

The Planning Proposal would generate a combined total of workers’ remunerations on site of approximately
$2.7 million as shown in the table below.

Table 7: Estimated Salary Generation

Land Use Avg Annual Wage Total (Sm)

Service Station / Convenience 10 $33,000 $0.33
Family restaurant / drive-in fast foods 44 $18,500 $0.82
Distribution Centre 22 $71,980 $1.59
76 $35,941 $2.74

Source: IBISWorld Industry Reports, ABS and HillPDA Estimate ($2018).

5.2.3  Gross Value Added

Gross value added (GVA) (also known as industry value added) refers to the value of outputs less the costs of
inputs. It also measures the contribution that the industry makes to the country’s wealth or gross domestic
product (GDP) or gross regional product (GRP).

We estimate the GVA from the proposed uses would be $4.6 million every year as shown in the table below.

Table 8: Estimated Gross Value Added

GVA / Worker Gross Value Added (Sm)

Land Use

Source: IBISWorld Industry Reports, ABS and HillPDA Estimate ($2018).
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5.3 Impacts on Scone

Measuring the impact of the proposed service centre on Scone main-street businesses (Kelly Street) is vexed for
a number of reasons. It is important to note that although the proposal is inside the boundary of the defined
locality the site is at the northern entrance of the township some 0.5 to 1km north of the town centre.

Firstly, the negative impacts on Scone’s fuel outlets are likely to primarily be a direct result of the opening of the
Scone Bypass rather than the proposed service centre. Due to the bypass the sustainability of five fuel retailers
in Scone is questionable, irrespective of whether a service centre is developed on the subject site and/or on the
Scone bypass.

5.3.1 Food Services

Scone has 12 existing food services premises (restaurants, cafes and take-away / fast food). The subject proposal
will add a further food offering to Scone bringing the number to 13. Based on fair market share the immediate
impacts would average 7.6% (1/13) loss of trade on existing food businesses. Impacts below 10% is considered
an acceptable impact within normal competitive trading levels.

Also while there may be some competition between the proposed fast food restaurant and the businesses on
Kelly Street, the offer differs. The proposed service centre will provide a fast food option whereas most of the
café restaurants along Kelly Street are local run businesses offering alternative menus and in some cases with
alcoholic beverages and/or BYO. The proposed service centre will have a drive-through service whereas, with
the exception of McDonalds, the other Kelly Street food services do not have such an offer. Due to the difference
in food services between the existing businesses and the proposed service centre a considerably level of
competition will come from other HSCs to the north and south of Scone. The average impact on existing
businesses in Scone is therefore likely to be less than 7.6% loss of trade and is more likely to be some level closer
to 5%.

This is evident in the survey undertaken KJA Engaging Solutions of 132 shoppers (45% local residents and 55%
visitors) in Stroud Street Bulahdelah over 2 days (Sunday and Monday) in June 2017%3. The purpose of that survey
was to better inform the impacts that the proposed HSC on the Bulahdelah bypass would have on the Stroud
main street businesses. Whilst the survey was relating to a different proposed HSC and locality the results do
provide some useful information to better understand the likely impacts from the proposed HSC on the Scone
township.

The survey results suggest the impacts are likely to be mixed. 78% believed the HSC would not have had an
impact on their decision to stop on the main street, 4% were unsure and 18% said they would have stopped at
the HSC instead. A majority of respondents stated that they prefer the country town and main street ambience,
restaurants and retail services.

Interestingly visitors overwhelmingly stated that they would still visit the main street even though they were
pessimistic about the impacts of the proposed Bulahdelah HSC on the main street. Residents were much more
likely to indicate the HSC would have a positive impact on the town as it would provide more local jobs.

To gain a better appreciation of possible impacts during the holiday period the intercept survey by KJA Engaging
Solutions was repeated over 30 to 31 March 2018 being the Easter Weekend. A total of 131 surveys were
completed. Of those surveyed 87% (114) indicated that they were visiting Bulahdelah. This was a much higher
proportion of respondents than the June 2017 survey (54% visitors) due to a much higher level of tourism over
the Easter weekend. 18% (20) of visitors were staying overnight in Bulahdelah.

13 Bulahdelah Highway Service Centre Survey Report by KJA Engaging Solutions, July 2017
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The results of this second survey suggest similar findings to the initial visitor survey undertaken in July 2017, with
70.23% of respondents indicating that the proposed Bulahdelah HSC would not have impacted their decision to
visit the Bulahdelah township on the day of the survey, had it been operational already. Further, 52.67% of
respondents indicated that they would be either ‘unlikely’ or ‘very unlikely’ to visit the proposed Bulahdelah HSC
instead of the Bulahdelah township more generally.

The results confirm the view that the food offer at the proposed HSC will be different from the food and drink
offer in the Scone Town Centre and that there will be travellers that prefer the offer in Scone and would continue
to patronise Scone township. The loss of trade (or risk) to Scone would result predominantly from spontaneous
decision making by motorists to patronise the HSC without knowledge about alternatives. There are ways to
mitigate that loss or risk. The main method is to include suitable sighage on the highway and in digital media to
inform motorists as they approach Scone of the options for rest and food services.

Finally, the service centre is located at northern entrance of the township on Kelly Street. It is not on the bypass
but is on the old main street itself. Motorists travelling southbound along New England Road must turn off the
highway towards the town centre to access the proposed HSC. As such the HSC may encourage motorists who
would have otherwise used the Scone bypass and evaded the town centre to continue through to the Scone
town centre (since they have already commenced this route) and potentially stop over to use the town centres
amenities.

To access the site from the Scone bypass motorists will need to turn right via a slip road into Kelly Street and
continue 450m north to the site. To continue north from the site motorists will need to head back south 450m
to turn right onto the bypass and then continue on north. The subject site is less convenient for north bound

travellers.

Motorists travelling northbound from Kelly Street will have to pass through town centre (and passing the existing
service stations) before reaching the subject site. As such the vast bulk of patrons at the proposed service station
will be motorists travelling southbound on the old highway.

5.3.2 Petrol Outlets

There are a number of service stations in the locality. The table immediately below shows the locations of
stations within 60km to the north and 30km to the south of the subject site.
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Table 9: Service Stations in the locality

Distance from Truck stop-over

. . o Restaurant(s)
Facility Name subject site parking

30 Kelly St, Scone

_ 66 Kelly St, Scone 1.0km No No

93 Kelly St, Scone 1.4km No No
236 Kelly St, Scone 2.4km No No
402 Kelly St, Scone 2.9km No No

Metro Petroleum 148 Mayne St, Murrurundi 39.3km No No
Murrurundi BP 3/5 Mayne St 37.3km Yes Yes
Murrurundi Roadhouse 3 Mayne St 37.3km No Yes

m 49 Maitland St, Muswellbrook 27.9km Yes Yes

148 Bridge St, Muswellbrook 27.6km No No

16 Sydney St, Muswellbrook 27.3km No No
50 Sydney Street
’ N
Caltex 84-86 Maitland Street, 27.6km No No
Muswellbrook

The stations at Murrurundi to the north and Scone and Muswellbrook to the south of the subject site are
relatively convenient and have direct frontage to the highway. To estimate the impact on existing service centres
we used a type of gravity model which assumes that centres closer to the subject site will be impacted the most.
Impacts will also be stronger on those service centres on the southbound side of the highway and those with
restaurants and truck stopping areas.

The stations that are most likely to be impacted are the five existing stations on Kelly Street in the Scone Town
Centre which are all within 3km of the subject site. The impacts are likely to be a fall in the moderate range of
10% to 15% loss in trade. Outside Scone the impacts on other centres is likely to be less than 10% loss in trade
which is below moderate or insignificant. Note however that over time the impacts on these centres will be
diminished or negated by growth in trade due to growth in traffic along the highway.

We note that there is a proposal for another HSC on the Scone bypass on Aberdeen Street. At this stage it is not
known if that proposal will be approved and thus for the purpose of this assessment we have assumed that it
would not proceed. Note however that the two proposed HSCs will have slightly different roles in that the subject
proposal is positioned on the old highway that runs through the town centre whilst the other proposal is
positioned on the bypass.

5.4 Other impacts

The Australian Trucking Association has campaigned for an increase in the number of truck resting facilities along
major highways. It has also campaigned for an improvement to existing facilities. The Association represents
50,000 businesses and 200,000 workers across Australia. Truck drivers must meet legal fatigue requirements and
make use of truck rest areas to meet their obligations. It is critical that they are provided with appropriate
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facilities to ensure a safe journey. According to the Association “there are not enough rest areas on our roads

and many are in shocking condition”*.

The proposed service centre will extend these services considerably providing additional truck parking bays, food
services, fuel sales etc. This will greatly assist in improved safety and fatigue management for truck drivers.
Other benefits at the community level, including the following:

= Enhanced service facilities for local residents and visitors

= Provision of additional local employment opportunities

= New workers would generate further demand for local retail and commercial goods and services and
contribute to their sustainability

= Where a significant property investment decision has been made it is generally viewed as a strong
positive commitment for the local area. Such an investment can in turn stimulate and attract further
investment to the immediate area.

1 https://www.trucksafe.com.au/trucksafe-news/news/
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6.0 CONCLUSION

The proposed service centre with an ancillary fast food service and distribution centre is expected to contribute
a number of economic benefits in the locality and in the wider local government area. Economic impacts, both
positive and negative, which are likely to be brought about by the development are summarised as follows:

m Total cost of construction is estimated to be in the order of $7.6 million

= Construction on site would provide 19 job years directly on site and 58 indirect (or flow-on) job years in
the wider Australian economy

= A further 76 jobs would be provided in fuel retail, food services (of which around two thirds would be
part time and casual workers) and in distribution

= Total salaries of the workers would amount to $2.7m per annum (constant 2018 dollars)

=  Gross value added (contribution to the local economy) would amount to $4.6m each year

= Negative impacts on Scone is likely to be acceptable given the location of the service centre. Almost all
the entire total fuel and food sales will be derived from motorists on the New England Highway,
predominantly travelling southbound with the intention of turning off the highway through the town
centre.

= There may be some negative impact on fuel and food businesses in the Scone town centre but many
patrons (evident by the visitor surveys) will continue to prefer the rest and food offering in the Scone
township which will be different to the offering in the service centre.

= There are ways to mitigate any potential or risk of loss in trade to Scone. The main method is to include
suitable signage on the highway and also in digital media to inform motorists as they approach Scone of
all the main options for rest and food services.

= Any adverse impacts on Scone businesses will diminish over time with growth in traffic and tourism in
the area.

B C20017 Scone Service Centre Economic Impact Assessment 39 of 4]



HillPDA

Disclaimer

1. Thisreport is for the confidential use only of the party 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. HillPDA makes no representations as to the appropriateness, accuracy or completeness of this report for the purpose of any party other
than the Client ("Recipient"). HillPDA 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 HillPDA was engaged to prepare the report, without the prior written approval of HillPDA. In the event that a Recipient
wishes to rely upon this report, the Recipient must inform HillPDA 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 HillPDA. While we endeavour to check these estimates, assumptions and information, no warranty
is given in relation to their reliability, feasibility, accuracy or reasonableness. HillPDA presents these estimates and assumptions as a
basis for the Client’s interpretation and analysis. With respect to forecasts, HillPDA does not present them as results that will actually
be achieved. HillPDA 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 HillPDA has relied upon
information concerning the subject property and/or proposed development provided by the Client and HillPDA has not independently
verified this information except where noted in this report.

7. Inrelation 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 conservative and prudent loan to value ratio.

8. HillPDA makes no representations or warranties of any kind, about the accuracy, reliability, completeness, suitability or fitness in
relation to maps generated by HillPDA or contained within this report.

Liability limited by a scheme approved under the Professional Standards Legislation
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