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Newport Somrercia Certra Economec Assassment

1.  EXECUTIVE SUMMARY

Hill °DA was engaged by Yeolworths Limited to urdertake an Ecoromic Assessment for a procosed rezoamng at
343 - 345 Barrenjcey Road. Newoort (hereatter referred to as tie Subject Site} The rezonmg prooosal seeks to
estabiish a 3.200sqgm Woolwerths Supermarket erd 6G0sqm of supporting specially refal The rezening proposes
incorporating two Council car park sites whick wil seed %o be rezoned from 5(a) Speciat vses ‘o 3(a) General
Business

Current Demand (Under Supply) for Retail Floor Space

As pari of the siudy Fill PDA undertook a floar space survey of Newpart Commeareial Cenire and the surrcending
locaity The survey was undertaken to provide up o date date n csdet to enable a more accurate supply and
demard aaysis

The survey urdertaken ir 2010 showed that there 1s 4.308sqm of supermarket flocr soace wich equates to an
under supo'y o° 3.473sqm n the trade area The oroposed fezoning would assist in alleviziing the current
deficiency

Table t - Demand versus Supply 1n the Total Trade Area (agm)

2007 2011 20H 2031
Suparnasiets 3 Grovery S'ores Exoerdiure {3 &5 8 028 “220 142 &
Supermaret Czptare of Expendrture i§~) 738 761 948 1€
Demard o Suparake’ F oo Saece {son?” T3 TE13 G386 11.157
Supply of Supemarxe* Floz~ Space fser 4,358 4336 £ 38 436
Undersupply of Supermarket Floor Space {sqm) 3,074 3,667 5.080 6.85%
*Bacss o to 51 82 ane tumgar 0780 B0 eg 1S, e A28 Reed Surey 1398 S Adp sed D ZI0E Lrae 4 STAL

Furthermore a broader study was undertaken for the SHOROC Regon that found & under supply of supermarket
flcor space (assuming retad equiibrum m 2006} of 10 - 33 additicnal supermarkels by 2031 This vas based on
supermarkets ranging from 1.200som te 4.0C0sgm  in Pitiwater LG4 the demend translated ‘o 4 — 17 addibonal
stpermarkets

Future Demand for Retail Floar Space

Dstaled refanl expend:ture aaysis was a'so underisken for the study, The aralysis found tha? between 2607 and
2534 *here would be an estmated addiional 3187 8m (& 51% werease) of cefall expenditure generated by
households located »thin the combined Primary Trade Area (PTA} and Secondary Trade Area (STA} From 2007
- 2011 a'one ve estimate an increase of $26 7rn {79%) in household expenditure generated

Taking :to consderaticr the growth in retail expenditure (owing to househeld grovah ard the grovang affluence of
tre populaton) we esimate that households vathin the combirec PTA and STA would generate sufficient demand
for 7.813sam of supermarket fioor space by 2011 Owing *o the nature of retaling. much of this expendiure is
ikely 1o escape the trade ares and be caplured by ‘he larger ¢enfres in the Subregon ncluding Cen'ro
Wamewood and Warringah Mall However a reasenable proportior of regular fcod and grocery shopping ' likely
to be captured and therefore be retamed within Newoort Commercial Cenire as & result of the prooosed rezoning
ard subsequent supermarket development

Hill PDA
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Meyzort Commerg:al Ce~rs Ecenomic Assessment

Thee will be competitive impacts on the neighbounng Coles supermaret shou'd a second supermarket be
development within the Newport Commercial Centre In Fabcot Pty Ltd v Hawkesbury City Council (97) LGERA
the NSW Land and Environment Court stated however that the impact on soecific retailers i1s a matter for far
trading and that the focus of any oroposed development needs to be o1 the net benefits to the community

The growth in demanc for reta” floor space forecast by this study concurs wath the fndings of preer regional
stuches undertaker by Hill PDA within Pittwater LGA and the North East Subregion The conclusions of the prior
studies cercur with the results of tns more recent analysis in that there 1s sufficient demand within the Newoort
Commercial Centre's trade areas. now and 'n the fature. for the proposed suoermarket and the complementary
specialty retail stores

Other Economic Considerations

The proposed rezoning wiil have vanous economic ments including &n imp-ovement to the level of corvenience
for residents within Newport The rezoning will reduce travel distances ard associated costs with onvate motor
vehicle usage It wil also encourage investent 1a the Newpert Commercial Centre

The proposed rezoning will also have the benefit of creating 307 job years™ dunng construction and $71 1m in
wide~ eccnomic activity througk *he multiplier effect Post censtruction and upon ooeration. the retail poriion of
development has the potential to generate 170 full and part *ime jobs for residen’s withn the Subregion

There are currently 56 council owned. public car spaces located at 17-19 ard 25-27 =oamcrest Aveaue. Newport
Tne rezoning proposal incorporating these sites would increase the number of car spaces to 281 This would
create advantages for the ongoing viablity of Newpert Commercial Centre as existing and prespectve destinaton
tyoe retailers will beneft from this added shooper convenience and accessibility

Conclusions

Tius Economic Analysis of the proposed rezoning has found that there 1s sufficien: demand with= he Newport
Commercial Centre trade area at the oresent time to acccmmodate 3.800sqm of retail fioo~ space including a
3.260sqm supermarket and 600sqm of specialty retail

As the subject site 1s located within the Newport Commercial Centre, the att-action of a full hne supe-rarket and
the additional parking could orovide economic benefits to the surrounding specialty retailers We also consider
that a centre on the Subject Site as planned could promrote sustainable trave' given its close proximi'y and ease of
access to a range of family households and businesses The central location of the Subsect Site waithin the suburb
of Newport and Pittwater LGA would also alfow for residents to have grea‘er access to varking and conduct their
chore shopping

There are a number of ikely positive econcrmic impacts of the proposec rezoning including
€ Improved retail offer.

. Reduced escape expenditure.

" Reduction in travel costs,

'Meie ok yesresua'es 1o one b forcra yeas ol
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= Remiorces the Newport Commerciai Centre.

n Creates a barbell effect’ between the prooosal and the Co'es Supermarket Thes fype of destgn
provides a strong archenng beneft “o the surrourding specialty retailers.

s The increase in emoloyment opporturibes.
x Creates cempetiion which place downward pressure on price. &rd

= Added car spaces increase the convenience of Newport

In hght of ‘his report's assessments ang conclusions. the pronesed 3.800sgm retal cenire Barrenjoey Road 15
supasied cn economic terms

Ret 75333 FFS Hill PDA
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2. INTRODUCTION

21 Study Background

Hill PDA was commissioned by Woolworths Limited, to undertake an Zceromic Assessment (EA} for the o-onosed
rezening of a site iocz'ed within the Newpori Commercial Centre The Subject Site 1s located at 343 — 348
Barrenjoey Road. Newport Hill PDA has assessed the economic impact of the procosal which would incorpora’e a
VWoolworths Supermarket and additional specralty retail flocr space The EA will be sudmiited to Pittwater Courctl
(hereafter referred to as ‘Counct’) as additional informaion m suppert cf Planning Proposal R001/09

The ongnal brief required Hill PDA to also assess the economic impacts upon the Newport Commercial Centre if it
wiere rezoned *o include a mix of retall and commercial fleor space This par® of the bnef has been subsequently
superseded and the analysis has therefore focused or a retail only development

In conducting the EA. Hr'l PDA estimated the trade area for the proposed retail floor space considerng *he existing
and future demographic profile and the forecast pooulation growth Hill PDA also underiook a Ratal Land Use
survey of the trade area {o provide an up to date and a more accurate basis for analysis

22 Subject Site and the Proposal

The subject site is located at 343 — 345 Barrenjoey Road. Newport 7hee are two adjoining public car carking
sites that are owned by Council which are located at 17-1G ard 25-27 Foamcres* Avenue. Newiport Tne proposal
incorporates two Couprc! car park sites which will need to be rezoned frem 5(a) Special uses to 3(a) General
Business

The rezoning proposal seeks to establish a 3.200sgm Woolworths Supermarket and 500sqm of supporting
soecialty retail on the subject site There are currentiy 56 car parking spzces provided by Council The rezoning
preposal will result in a net increase of 225 car spaces

23 Study Methodology

In deternuning a methadology for the assessment of the oroposal it 1s impertant to consider any consequental
impacts that would occur in the demand and supply for commercial and retail floor space and the impacts that this
would have on the centre

In undertaking this study. our methodology was based on the above principles and the following sccoe of works

= The determination of existing supermarket floo- space and otrer major retallers within the trade
areas.

»  The identification of the pnmary and secordary trade areas based on distances. accessibility and
the location and level of retail offenng in other cantres.

Ref £*3075 DRAFT p Hill PDA
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= A review of cata denved from the ABS Census, DoP. Councit and oher scurces, *o develoo a
profie of key demograpc charactenstics = the Newpor pnmary and secondary trade areas
(populaiion. household charactenstcs ard lfestyle trends,

= Anupdate of sonutation and househokd growth ir ibe trade areas.

» The deteminaton of forecasts for househcid expendiiure by trade area by retail store type and
the quantficatior of levels of under cr over suopy based on national benchmark turnover levels.

« The Identification of any comparative advantage that may anse from the adc:itonal car parking
avallabity.

«  The determunation of the economis impact to she Newport Commercial Centre

2.4 Prior Supply and Demand Studies for the Subregion

Hil PDA was commissioned i 2305 $ undertake zn mdevendent assessment of centres m the Norfk East
Subregior: of Sydney and thewr abibty to meet the challengng and future reeds of those councils within the
SHOROS 1Shore Reglonal Organisaton of Councils) The study was part funded by the four Council's and the
DoP  erder (o test the assumphions apphed by the draft Norh East Subregional Strategy

Hiil PDA was 11 lurn privaely commissioned i 2000 to underzke an indeoendent assessmert of centres in the
North East Subregion of Sydrey. exoangng on the findings of the SHOROC repert This report found a under
supply of retail floor space in Pfwaler LGA of 22.462sgm whech ncludes £.825sqm of supermarket floor Space
The uncer supply of supermarket floor space iIn 2031 was forecast to be 12.798sam

25 Limitations

This report 1s for *he confidert.al use oniy of the party to whem ¢ 15 addressed (the cheni) {or the speciic purposes
to which 1 refers We disciaim any responsibdity to any third party acting upon or using the whole or part of 1's
conterls or reference thereto that may be published m any document statement or cocular of m any
communicaiion with thurd parkes ¥athout onor vwntten: agoroval of the form and conten® in which + will appear

This report and #s atiached apperdices are tased on estmates. assumptions and information sowrced and
referenced by HIf DA We present these estmates and assumotions as a basrs “or the reader’s mterpretaton
and aralysis WWiF respect to forecasts we do not present them as results that will actually be achieved 'We rely
upon the interpretation of the reader %o udge for hemselves the likelihood of whether these projections can be
achieved or not

As 15 customary. 1n a report of this nature. while all possible care has been tasen by the authors to prepare the
expenditure and financial mode's from the best information available at the me of wating. no responsibiidy can be
underaken for erors or raccuracies that may have occurred both wath the programmirg or the financial
proiechions and ther assumptons

Re 210635 DRAFT o ox Hill FDA
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3. NEWPORT COMMERCIAL CENTRE TRADE
AREA

3.1  Trade Area Definition

The defimtion of the trade area served by anv retall devalopment 15 determined by a number of factors ‘ncluding

= The stength and z'trachior o the develooment in gueston. delemaned by factors such as ‘he
corposition, layout. ambrence/atmosphere and car parking in “he development and surrcunding area.

= Cempettive retall centres. parscularly ther proxemity to the subject developnent ard respeciive sizes.
retad offer ang attraction.

= The location and accessibilty of the developmert. including the avaiable road and pudlic t-aasport
netwo-k and travel tmes. and

= The presence or absence of physical barners. such as nvers. railways, naticral parks and freeways

Unhke tersure shopping. shoppers generally underfake the mawnty ¢ thew supermarket and chore shopping {sush
as newsagency. chemust. butcher. bakery, and quor) close to home or at the closest suvermarket basad certre to
where they ive  Shoppers have a strong refuctance to travel long distances when undertaking chore shopping
Therefore the majonty of food and grocery shooping within any definec trade area should be caplurec by s loca’
cenire

The residents in Newport and Bigola are most likely to frequent he proposed supermarket and therefore they
compnse the pamaty frade area Residents that Bve south of Newport witt be attracted to the retall offer at Mona
Vale. Cenirc Warnewood and Brookvale and theretore are not considered part of the trade area The residenis &t
Avalon and Palm Beach wall joumey past the proposed sunermarket on their way home If they travel south past
Newport These residents wil! however conduct some of ther chore shapping at Avalon Town Centre and il
therefore comanse the secondary frade area

Ref 570755 DRAFT -z Hill PDA
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4. DEMOGRAPHIC CHARACTERISTICS

Demand fer retail floor space 1s dependant not only on the demographics ¢f the trade area but also forecast
grow'h of population and households within the ‘rade area Forecast hcusehold growth was scurced from tre
NSW Ministry of Transoert. Transport Data Cen*re {TDC). and the popuation “orecasts by Pittwater Councii and
Hill PDA The articipated population of the trade a-ea up until 2031 1s previded below

Table 2 - Population Estimates and Household Growth for the Total Trade Area (2006 — 2031)

2006 2011 2016 2021 2026 2031
Prma~v T-ade Area 12235 13.035 13.3*7 13.595 13 894 *£.188
Secodary Trade Area ‘228 12172 13 450 13747 12,048 14.348
To'al "rade Area 26.520 23.207 6771 27,245 2794 26,533 |

Souse Tra~sao~ Ca'a Cenire December 2008 =Stt+ate- Counc: Hil =22

The anrual growth rate for the totai trace area from 2011 — 2031 1s forecast at a modest 0 42%

42 Trade Area Demographics

The demographic charactenstics of a ‘rade area impacts uoon the demand for retall goods and services In
part:cular the characteristics of household income. household type and fam'iy type rieed to be considered As a
result. the demographics of both the pnmary and secondarv trade area are examined from ABS 2008 Census
data

From the table below. the fo?owing can be defermined

= A total of 12,239 persons and 5.205 dwellings were located in the pnmarv trade area (PTA) and an
additional 12.291 persons and 5,559 dwellings were in the secondary ‘rade area (STA) in 2006

= The median ages of the prmay trade area (40 years) were higher than Sydney Statistical Distrct's (SD)
(35 years) in 2006

= The average household size in the trade area of 2 7 was the same as Sydney SD *n 2005

Faf 24308 DRAFT 2.2 Hill PDA




Table 3 - 2008 Population and Household Characteristics

Nepert Cormercial Cerdre £coronvs Assassment

Pnmary Trade Area  Secondary Trade Area  Pitiwater L.GA  Sydney SD
Pcowaton ¢ Soellmgs
Total Popilalion %G 2N 54187 4 119190
Torg! Dwellngs 5205 535¢ 22 805 1843575
Ozcup ec “rvate Dee’ ings £516 4465 19757 1521435
Cecuned Private Drvel irgs (55! a3 7% §56% £74% §2 8%
Average Howsehold Size 27 28 27 7
Age Distadgdon
G4 155% W 18 6% 195%
152¢ 1% 1447 15 8% g
3524 8% 163% 208% 23 5%
4559 235% 250% 22 T% 123%
6672 "33% 148% 134% 10 6%
75+ 57% 740 7 5% 5%
Tote i 100 5% 102 6% "G C%
Hadar a5e a3 43 & 35
rore Generstip
Oweed gr Being 2 ahased 76 7% 6% 776% 85 5%
Rz-led 27 0% "2l 16 5% 3%
Orher™ o1 Statad 2% 3% 17 3%
To'd! ~{0 % <00 0% 15 0% T
Housenole Sructue
Famuv “guserc'ds 78 6% S T% T3 727%
Lene Pergan House™clds 27 183% % 23 %
Greup Hosseho ds 26% Z0% 25% £3%
Tetal 100 9% 100 &% 02 0% 160 0%
Family Tyse
Cauple famiiv v ch'dren £8 5% 45 5% 53245 43 3%
Coiple “amly wie ca'dren LX) 375% 35 6% 3%
Gra parent “anily 118% 128% 12 7% 158%
Ot aniv G7% 1ol 8% 16%
Tola® G0 0% 100 8% 00 0% 00 6%
Cwaiing Yype
Sedarae bouse 758% 357% 8% B3 5%
Townrguse 315 35% 8 &% “18%
Fia-Ur t-Aparimart 225% “18% 123 239%
Giher cwell ng S 1% 0% Q2%
Net s'atec 20% £0% 1% o
Tegi 03 0% 100 2% 0 0% 00 0%

Szurce 2BS Cers.s Ja'a 203

From an exameat:on of dwelling and household characterstics the following can be determined

= Home ownsrship levels in the pnmary and secondary trade avea (76 7% and 77 §% o° homes owned or
being ourchased respectively} were sigawicarty higher than the Sydrey SD (85 0%) fevel and rental

homes are significantly ‘ower

= The oroportion of farsly households and a aumboer of lare parson househelds in the pnmary trede area
and secondary trade area were skghtly higher than *he rest of Sydney 8D

»  The household struclure of the trade areas were charac-ensed predommately by couples wath chidren

Fet C10035 DRAFT
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« There were a signtficartly higher proportion of separate house dwellings 1n the pnmary trzde area
{75 8%) and secondary trade zrea (85 7%} compared ‘o the Sydney 8D {83 6%} as of 2006

Employment and Income

Working residents m the pnmary and secondary trade areas predominately work as managers and professionals
Simearly. 2 farger portion of the Sydrey labour force work as labourers and related workers. machinery operators.
clencai and admnistrative workers

The median weekly household mcome of the PTA {51,557 per week} anc the secondary trade area (51.512 per
week) are ccnsiderably higher than Sydney {51.036 per week) Unlke Sydney SD. the majonty of households in
the or=mary and secondary trade areas earn weeXly mcomes of 51,200+ per week. with a censiderably igher
proportion eaming over 52,500+ compared 1o Sydney

Table 4 2006 Labour and Household Income Characteristics

Primary Trade Area  Secondary Frade Area Prttwater LGA  Sydney 8D

Labsir Forse

Manazers 177 18 3% 175% “25%
Professcras 25 4% 228% 251% 225%
Comrmaty & Personal Senvces “Workes 83% 7% 78% 78%
Clemca a-d Acrnislat e Werrers 14 9% 12 4% 14 3% 158%
Sales Worzers ¢ 8% 94% 98% 0%
Tec™~01a55 & “rade Worke's "28% 2% 13 %% 120%
tdscanery Creralots & Davars “ 6% 18% Z 5% 578
Ladou‘es & Rela'ed Yicrkers & 3% L7% 53% g%
Insdequately descrbad N S S 4% 23% T 7% %
L-engloved 5% 30% 27% 523%
Tota’ 120 0% 100 0% 0 0% “30 6%
Wooldy Houselsld Ingsme

$0-3349 &7 8% #5% 280
$ALO-5745 1% 8% 17 5% “34% 179%
$606-31 398 18 1% 15 3% 19 1% 20 3%
$1 400-82 £o8 21 5% 20 8% M a% 212%
52 500+ 28 5% 24 6% 23 5% B0
Parlial ncorre sfated “C6% “18% 19T% 85%
Al reones it stated 2 6% 2 7% 28% 27
To'al 163 0% 103 8% 00 0% 152 0%
Medran Weeldy <ouseheld Ircomns S 1357 3 1572 3 148 S 5

Scice £35 Cenzus Gala 2005

Summary

The trade area surrounding the Newpert Commercial Centre consists of a higher percentage of family households
that five in single dwelkngs The residents can be considered affiuent based on the Sydney SD average The avea
had an older work force that specizhsed in white collar cecupations such as managers and orofessiona s

Pe £13035 DRAFT 5 2 Hill PDA




5. RETAIL CENTRES

Newport Sommercial Cerirz Ecororm ¢ Assessmant

Hil PDA carnied out a refall survey of the area surrounding the Neviport Commergial Ceatre in Januzry 2010 The
defined trade areéa provides m the order of 22.800sg~ of re*ad floor space of which 4.300sgm refales to
suoermarke! 9oor space. 2.050sqm refates o specalty food floor space and over 7.000sgm to restaurant. cafe

and takeaway retail

Table § - Retail Floor Space in the Trade Area {sgm)

Rewport Avalon  North Avalon  Clareville Palm Boach Total
Surzmmadkels & Erocerr Stores - 932 2372 b 9 0 4328
Ssamay Ceod 7948 o4z % s 93 2003
Pesiazrants & Tace-Awar 357 2825 125 22 283 7235
Clzthing 433 " 520 13¢ 2 420 2585
Spaswalty hon Foog © g 1218 17 ] 2,885
Buiky Gocds & Heomrewares 343 436 [t 2 132 “es
Fesonal Sznaces 1454 e5* ] 33 2433
Toa Re'a Snace 9.554 19 €82 287 237 183 2283
Commerciz! 452 -+ 872 0 ° 7€ Ze2%
Enteta-~er=Recrag-on 2e 306 ¢ G G wh
Pet-o’ Stales 352 b} 4 i} 14 332
Vacart =icarspace 584 31 1] £5 [\] felicsd
Teal RetafiConmecia 10,447 12880 487 267 1.767 28138

Sou-ce FEIDA 2ex Soev )

Tre table below iderthes the number of retai stores i the *otal t*ade area of this proposal

Table 6 - Number of Retail Stores in the Total Trade Area

& .av 222

Mewport  Avalon  Notth Avalon  Clareville Palm Beach  Total
Susemarkets & Groseny Sores 1 . o ] 4 2
Sgacally Feod | - z 2 25
Restauranis 3 Tate Avay 34 5 2 2 3 73
Cotng - i) * ¢ 5 43
Spama i \on Foog 13 17 2 G G 32
Buity Hoods & Horewares [ 7 bl [d 2 15
Persona' Serces 25 ] < - 2 4%
Toia Retar Space 102 1M & 5 15 239
Cerrrercal 3 15 2 o 2 26
Eece "meyRedrearo 1 1 0 ] ] 2
Sergl Stamons 2 4 ju a2 2
Vage~* FI5omsoece 14 4 ¢ . ¢ 16
Total Retal’Commerceal 125 132 [ 6 17 283

Szurce -l FCA Pera

Brookvale

Brookvale 1s the retall and commercial centre of Warnngah LGA The centre provides @ bread range of uses
including Warringah Hall. industr a lands. commercial office. a sporling oval. a goif course and terfiary educaten

certres

Ref Z132C5 DRAFT
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A recent land use survey senducted by Warnngah Councd of the Broockvale %ajor Centre found that - provided
the order of 74.000sqm of bulky goods retz:, 115,000sqm of business and ofiize space. 87.000sgm of retail.
115.000sqm of warehcuse and distnbutier: space and < 18.000sqm of vehicle related uses (1e showrooms and
repars) Accordingly the significance of this centre fo fhe Regions employment and re*a! orowisicn 1s aoparent

Warmngah Mall 1s a super regioral shopping ceatra {i ¢ anchored by at least ene depariment store and wciucing
of 85.000sgm ci retad floor soace) 'ccated wathin the Brookvale Major Centre Warnngah “all 15 bounded by
Pattwater Road 10 the east. Old Pdtwater Road 1o the scuth and Cross Street to the north # oresently prov-des
approximately 127.838zqm of fioor space oF which zporoximately 103.400sgm re'ales to erclosed retal floor
space

Mona Vale

Mona Vale 1s classified as one of only two iown centres vathun Sydney's North East Subregion? Mona Vale Town
Cenire provides aoproximately 28.700sgm of retall space Hona Yale Town Cenire comarses of fradiéonal strio
shopping as well as two enclosed shooping malls and a sfand alcne Woolworths on the comer of Park a2d
Keenan Streets

A commercig? area exists at the junchon of Prtwater Road. Barrenjosy Rwvad and Hona Vale Road “he total
commercial space losated wthin Mona Vale Towna Centre is estmaied o be 7.388sqm A range of other land uses
gurround *he fown cemire Including commurity {schools. churches). residential and industrial

Warriewood

Centro \Warnewood (Wamewood Scuare) 1s categonsed as & Stand Alone Shopping Centre wathin the North Bast
Subregicn of Sydney's Retad Centre Hierarchy® ‘Wamnewood Shopoing Centre <5 a single fevel centre wth a high
proportion of naticnal retailers. including the only Kmart e the Northern Beaches Anchor tenanis snchude

" Kmart 8.075sgm

e Coles Supermarket 3.760sqm
" Woolworths Supermarket  2,156sqm

Major fenants consume 3,991sqm of the centres 22.091sqm of oor area In addivon there are 85 speciality
stores (8.130sqm) The fo'at retail area of the cendre 1s 22.130sqm sttuated on a site area of 8 24ha

Newport Commercial Centee

The majorty of the retallers = Newport are located on Barenoey Read The mam anchor tenant 1s a Coles
Supermarket There are a number of restaurants and take away specia'ty shops that cater fo the local residents
and fo people that use the nearby deach

NS Deperent of = aan-g
THSW Cepatan of Piar-~a
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Avalon Town Centre
This fowr cealre has the largest number of retai'ers = the trade area There are numerous cafe. restaurants and

persenal beauly and natural theraoy providers The centre 1s anchored by a Woolworths which 15 opposite o the
tocal hibrary

Clareville Village
Clarevie has a small number of ratailers with shared car parking It consists of take away shops and a restaurant

Palm Beach

Cafe and restaurants take advantage of the beach views Theve s also a small ratail stnp that provides gift shops.
real estate agents and nalural therapy services

Hill PDA
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6. DEMAND FOR RETAIL SPACE IN NEWPORT

6.1 Retaill Expenditure in the Trade Areas

Retall experditure was sourced from

»  ABS Househeld Expenditure Survey (KES) 2003-04 which provides household expenditure by broad
commodity type by household income quintlle. and

= Marketinfo 2097 database which is generated by combining and upcating data frcm the Populetion
Census and the ABS Housenold Expend:ture using microsimulaiion modelling technigques”

Marketinfo combines the data from the Census. ABS FES and other ssurces to denve to*al household expenditure
by commodity type Th's data. which was validated using taxation anc national accounts fgures. cuantifies around
14% more expenditure *han the ABS HES Survey

The ABS Retail Survey 1998-99 (Cat No 8624 0) prowides a cross tabulation of store type (defined by ANZIC). by
commodity type Multiplying the percentages in the cross tabulation by total dollars spent generates household
expenditure by retail store type Tumover by retail store type generated by household expenditure in 2007 1s
provided in the {able be ow

The retall expenditure 1s a combination of population growth (0 42%) and the real growth In expenditu-e per capite
(13%) Retail expenditure in the PTA. STA and TTA I1s expected {o grow from 2011 in real ie'ms on average
around 1 7%

Table 7- Retail Expenditure in the Primary Trade Area (Sm})

YEAR 2007 2011 2021 2031
Suoemarkets & Grocery Stoves 486 520 617 732
Specialty =cod Slores 182 194 238 27¢
Fast-Focd S'eres ‘58 168 200 287
Restaurants, ~o‘els ard Clubs® 163 174 237 245
Depa-tren* Stores 1786 ‘38 223 %5
Bulkv Geods Stoes 257 i) 327 388
Other Perscha’ & Mouserold Gozds Retatrg 390 417 £94 587
Selected Personal Seiv cas™ 53 87 80 §5
Total Retailing 1874 2003 2378 2823

* Turnaver re'a =g cn'v 'c consuD~an ¢°°cod and 1cer fexcluces &1 9% & tvpes of revenua sush as accemimacal o= gamimg a+d gamb rg®
** Se ecled Jersanal Sevees 1nchices hara~d beautv aurdry Siclyng * re and a¥eralens ghoe “eza” 98%iea’ Csca~sng 092 oeeess 3 &d g o
viecs
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Table 8 « Retal Expendifure in the Secondary Trade Area {($m}

YEAR 2007 2014 2021 2031
Sunzma~es & Goiey Steres 47 2 EI] 8e2 Ea s
$oeza Foed S'eres 174 "8 i23 =4
Fagt-Fess Sores 1 8 188 23
Res'aurars. ~a%els ard Ciabs™ 152 1€3 g 2351
Cesatmen: Stcres ‘69 52 2°3 BT
Bulzy Zoeds S7sres 24¢C 83 372 370
Ot-a- Parscra’ & Heusebcld Geods Reraring s 432 AT& 588
Selesred Pessora: Serv ces™ 3 3£ 7§ §°
Total Retailing 1791 1928 290 240

*Teesee g'etng 0n oL sonsumpnon of ‘osd znd oot fexg ndes @ cthertepes of e enup such a5 apcs~~odar o gamrg ad ger gt
* Szec'es Fersenzl Sevias-noides s rad bea.lv aundiv ot ngt ea~Zaileret s stcerate - soteatdnoens ~g phels srotestrg ac et
V635

Table § - Retail Expenditure in the Total Trade Area ($m)

YEAR 2007 201 2021 2031
Stpemr-areels & Grocerv Stares 58 28 220 449
Specaty Fosc Slores 336 2 £53 528
Fast-pod Stores G5 R7 386 461
Res*aurarle. =atels ang Clubs™ 35 3¢ 26T 478
Desatrent S'cres 35 379 439 521
Bul+y Goods Storss 511 538 638 58
Ct-e~ Pesoia- & Wousencld Goods Refanny 733 813 472 183
Selecred Parssmal Ser ces** "23 132 1545 183
Total Retailing 3665 3932 4669 5543

T Turrgegr g E n3 o0 L sk~ 67 00s andiquer ievc udes a' oe- Yypes of revznue 52 85 astgT st gametg and gamars)
3 Persoeg’ Bervoes ro'odes harard bzawy l--owv S'oraing b 5~d &renatots thig esar Coile TSEeming pholo CrCnessng aTC e’

6.2 Demand versus Supply

The trade area cumenily sufiers rom an under supply of supermerket {loor space This 15 basad on the fevel of
suparmarket expenditure i *he frade area and the caplure rate of fhe locai area

Table 16 - Demand versus Supply m the Total Trade Area (sgm}

Capfare Rate 2007 2011 2001 201
Suse-narkels & Gcoery Stoves Exverditure i$m? e58 128 "2 Ly
Suparmarvet Caztre of Bxnand*urs (814 T 38 761 648 R
Derang fo Sugenarzet =lsor Saase 55" 7377 7313 G336 1157
S.np'y of Sugemarie* F oor Spaze f3gmt £.306 4302 432 £308
Undersupply of Supermatket Fleor Space (sqm)} 3.01 3.607 35,080 6.851

Pyrerey

Based ¢~ ~dustr arerage Lrover of 333 C00%am Source 2ES Reta Somev 1332 35 Agused 0 2006 Lros H B3R

The tctal trade avea does not contain ercugh super~arket fioor space to meet the demand of e loca) residerts
This 'eads *o escane expenditure to retaii destinabions such as Warnngah Mzl The under suoaly in supermarket
floor svace =5 exoected to mcrease at annual pace of 3 3% from 2011 to 2034
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7. ECONOMIC IMPLICATIONS TO NEWPORT
CENTRE

71 Implications for Supermarkets

Demand for supermarket floor space in the orimary and secondary area was esimated by epplying capiure rates
to the fevels of retait expenditure and dividing the sum by industiry benchmark tumover rates

In 2011. supermariet and grocery expendiure in the tctal trade area 1s axnected o be $102 8m Using a capture
rate of 77% and industry average benchmark of $10.060/som suggests that the trade area demands 7.913sqm of
supermarket fioor space  Current supply (2 Coles at Newport and a Woolworhs at Avalon) meeis only 54% of
that demand A large percentage of supermarket expenditure generated by the trade area 1s captured outside of
Pittwater

A supermarket of 3.200s5qm provides a large full-kne grocery offer in Newpert  Itis a size large enough to arrest
considerable escape exoendiure out ¢f the irade area  The supermaket will however reduce the number of
residents that need to cemmute to Mona Vale. Warnewocd or Warringah to fulfil therr basic chore shopping needs
The eshmated turnover for a 3.200sqm supermarke” °s $320m This s ecavalent to 31% of supermarket
experdiure generated by the residents in the pamary t-ade area ir 2011

Presently the level of supermarket ficor space 1s unde-supphed m the trade area 7he resuit :s a hegher level of
escape exoenditure and lecal restdents bemg disedvaniaged by a fack of quality sucermarket offer for their chore
shopping needs

72 Imphcations for Specialty Retail

The soeaalty stores will compiement the Woelworths Supermarket and with the addithonal car parking spaces. the
existing retalers are hkely o mncrease their market share as they capture redall exoenditure that was peng
conducted outside the trade area

73 Relevant Statutory Considerations

The proposed development allows for a second major supermarket on Barrenioey Road within the Newport
Commercial Centre If 15 hkely thaf the mcreased competiion in the Newport Town Centre will reduce escape
expenditure from the trade area and will also cause some compettive imoacts or some surrounding setailers
When considenng the ecoromic competiion: on neighbounng supermarkets there are statutory considerabions that
neeq to be ¢onsidered

In Fabeot Pty Ltd v Hawkesbury City Council {87} LGERA. Justice Licyd noted “econsnre compelifion between
indwidual trade compefitors 's not an snvironmental or planning conswleration fo which the economic effect
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described i s 90{1){d) s directed  The Trade Practices Act 1574 {Cth) and the Fair Tradmg Act 1987 (NSW) are
the approprate vehicles for reguiafing competition Nerther the Council ror fhis Court 1s concerned wmih the mere
threat of economic compel+on belween compeiirg busmess It seems to me that the only refevanice of the
economus irpact of a develonmert is s effec! mihg jocally” ~

The LEC has stated that Councils should nct be concemed about competition between indwidual stores as this (s
a matter of far trading  But it should concern itself wath wpact on estabtshed reted cenires The impact on
gomeeting stores and businesses 1s only relevant +f the wabrlty of those businesses are threatened and e
viabihty of a retail cenire as a whole s threatened due ‘o a demonsirated nexus tetween the compebiive stoes
ard the other reta ‘ers within the ratad centre

Tre sraciples were resterated by Justice Peariman in Carzier Ho dings Ply Ltd v Newcastie City Councd and Anor
£2001] NSWLEC 170 It foilows that Section T9C{1)ib) does not requie the consent authodly to iake an
gpprogch m consideration of the relevant matter differert from ihe approach formerly taken i the apphcator of
9C{THd} -

The rezomng oroposal will have compehiive Impacts on the neighbounng Coles at Newpo-t and %0 a lesser extent,
the Woolworths at Avalon The above stafements from ihe LG nave siated that the impact on individual retailers
such as the Coles Supermarket 1s a matter of farr trading Th'e propesal brings a ret benefit to the communily
which 1 the key consideration

74 Posttive Externalities

Specialty stores develop 2 nexus “efationship witb anchors (supermarkels and department stores) Because
Newport will gam 2 second major ancho- tenant {the Woabwerths Supermarket) e would expect some reversal of
escape exoendiure io Newoort in specialty store turnover

The proposed development will form part of tre Newport Commercial Centre and will therefore not aiter the
existmg or proposed retal hierarchy but rather re-enforce 1 The location of *he oroposed Weoiworhs
Supermarkets near where the retail stnp begins and the Coles Suoenmarket at the end of the retail stno vkt create
a bartelt” shaped centre The barbell layout. wth retail archors 2t either end of 2 mamstreet™ 1s corpenly
recognised as an effective fayout fo create a viab'e and healthy “own centre This is because the anchors facitate
tre movement of trade between and around them with flow o benefils for the speciatiies on the mansirest

in aspiymg tis prnciole to Newnort Town Centre. the cenclusion 16 that *re overall impact wa® be net positive
The preposed development 1s part of the retail centre of Newporl and not out of centre” It will give Newport a
further anchor tenant that nct only capture considerably more expenditure and resuit n a higher level of trade
witin the town centre but also zevitalise existing corplementary reta located o~ Barrenjoey Road

75 CarParking

There are currerdly 56 pubhc car spaces on 17-19 and 25-27 Foamerest Avenue. Mewport that are owned by
Counci# Under the proposa! the number of car spaces required 15 60, the rumber of car spaces that w?l be
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constructed under this proposat :s 281 Thus will provide ar excess ¢f 121 car spaces which vl create adventages
for the ongong viabdity “or the Newport Town Jentre

Newport has a number of take away shops and restauranis Of the 8.500sqm of refad fcor space. 23% 15
accupied by take away shoos and restaurants Restaurants are destnatons and the avalabiliy of easy pariing
wilt Increase therr afractiveness to local residents

Shoppers are becoming Increasingly ime poor and *he need to provide visual exposure. CONMENIENGE.
accessibili'y and plentiful parking 1s becomng increasigly mportant  Skopoers more and more ¢an be put off’
by inconvenience — and ¥ that happens. wili take therr business efsewtere The high level of convemence cresles
a comparative advantage for Newport Conventent parking wi reduce escape expendiure leaving the trade area
and suppert the local businesses and focal jobs alorg Bamenjoey Road
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8. EconoMICc MERITS

81 Construction Multiplier Effects

The consiruciion industry s a sgnificart componert of the economy accounting for 66% of Gross Domestic
Product (GDP} and emoloyng aimes? 14 6% of *he workforce at March 2003 The industry has strong linkages
with other seclors. so s imoacts on the ecoromy go further thar the direct coninbution of coastruciior
Mulhipliers refer fo the level of additonal econemic activity generated by a source mdustry

There are twe tyoes of multohers

= production induced whick 1s made up of

- first round effect which is alf cutputs and erployment required 1o produce the mpuis for construction.
ang

- an industnal support ef'act which 15 the induced extra output and employment from all industnes ‘o
supozrt *he production cf the first round effect. and

= consumption mduced which relates to ‘Pe derand for additonal goods ard services due to ncreasad
spending by the wage and salary eamers across all mdustnes ansag from emoloyment

The source ¢f the sultipliers adopted In this repart 15 ABS and Australian Naticna! Accounts Input-Output Tables
1995-37 {ABS Calalogue 52090 These tables dentfy first round efecs. indusinal suoport effects and
consumotion mduced mu'tioler efiecis at rates of 50468, $0438 and SO 962 respectvely o every dollar of
construction

Table 11 - Economic Mulbiphers

Production Induced Effects
Drect Gonsumption

Economic Multiphers Effacts Erst Round Id.st1al Super  induced Effects Total
Effet’s Effects

Owu-ou* r2iplers 1 2458 G438 3982 2835

Outeut iSralien 525 $2 511 324 72

" Sp.n2 233 dustarz Mabopdd soscuns Incut S Tanes TEED 1G0T ADS Myz SEIZ

The total cost of construction for the convenience supermarket and complementary speciality stores s estimated
to be $25 Om The development 1s eshimated to cenerate a furtner $22 6m actviy i production induced effects
ard 524 1m In consumption tnduced effects To'al economuc achiviy generated by the consiruction of the
proposed developrent 15 therefore approximately $72m

8 2 Construction Employment

The proaosed development will generate emeloyment in ~wo ways ~ through canstruction and theough retall and
commercial operations
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It 1s estimated that cne full time constructon positon for 12 months 15 created for every $176.800 of construction
work undertaken Based on the proposed developments estnated cons'ruchion cost ¢f 525 m. aoproximatety 146
iob years will be directlv generated

Table 12 - Employment Generation

et Production Inducod Effects Gonsumption
Effects First Rewre ircus'na Suppott Induced Total
Efes's Efass Effects
Huliphers * 333 945 233 41
Errpoenent No ser $mtop* 5 5% 3 252 132 2297
Teta job years creaed 147 2] 63 38 g
T Soutsz ABS dosvEas Varcra! roooents Moot O 1ol Tatles 1665 (€57 fousted o 2003 Sofas i3 Tl 52030t

The 1996-07 ANA Irput-Outout Tables wentfied employment mulfiphiers for first round. industnal supgori and
consumption induced efects of & 33. 0 45 and 2 33 respactively for every job year i direct constructon  inctudirg
the mulipl-er impacts the propesed developmen® wall therefore have poential to generate 307 jot years

Note that the mulbipher effecis are natonai. and not ~ecessanly local Tre ABS notes that "Care is needed ir
interprefing multipher effects. their theorelical basis produces estimates which scmewbal overstale the aciual
impacts in lerms of output and employment  Nevertheless. the sstimates Mlustrate the high flow-on effecls of
construchor achvily to fhe rest of the gconemy  Clearly, through its multighers. construction actvidy has a high
impact on the economy ™

8.3 Employment in Retail Operations

The operation: of the re*aif floor space within the develooment will also create employment opportunties At 1 full
time or part t:me Job per 21 3sqm of supermarke: and grocery floor space the 3,200sgm converiiense supermarke’
therefore has the poteniial to provide 50 full and part time Jobs in retad operations®

The speciaity stores create 1 fuli e or part tme job per 30sqm of refail ficor space The provesal includes
600sqm of specially floor space. this could create an addiional 20 employment cpporunities

84 Employment in Newport

Accordirg to the ABS 2008 Census. Newpert had 2.659 fuil and part tme workers The new conver-ence centre
could create up to 170 new employment opporturit:es whick represent a § 3% increase in the total number of ful}
and part time workers

Based on the ABS Retall Industry 1998-99 {ABS Pub 8622 0) 10 4% of susermarket turnover ard 15 0% of
specialised food retailing 15 allocated to wages and salanes and the respective superannuztion coninbution This
will equste to almost 53 3m of wages for supermarket workers and 36 7 to the surrounding specialty stores

4A35 Je's 'ndusmy 1855 32 {A38 Pub 85220
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annually In tofal the proposed development bas the potential fo create $4 Om per annum ' wages and salanes in
Newport

8.5 Shopping Convenience

A supermarket vall offer a broat range of products at compelitve prees The propesal will provide a level of
service commensurate with the roeds of the local population and 1$ an anpropnete response io the needs of
househelds in the area

The subject si'e wl provide the esidents of Newport vath a unigue convenience based retail offer that it cureently
lacks as well as the opoo-turity to shop for food and grocenes wiraout e inconvemence of residents travelling io
and parking 0 “he larger surrounding centres

8.6 Sustainability

The proposed development will provide a higher siandard of cenvenience shoppirg for the res'dents of Newport
ard its surcounds The development will strengthen the nature and quakty of the existing refalers as # val}
discourage ihe exit of retaing expenditure out of the area and wili create a fiow cn effect that wi* strengtien the
locat shooping precingt

By =~oroving the retail offer. if wilt eliow residents In the PTA ang STA to make Zawer tnos ic ‘arger retai cenires.
thereby reducing travel times and associated costs with moior vehicle travel

8.7 Added Price Competition

There 15 sufficient expenditure avadable withun the locality to support the additonal facilites and the moacts are
vali not threaten the wiability of ary other centre or susermarket  Accordingly. the addition of a second macr
supermarket wil' increase the leve' of pace compelition and should be wiswed ovositvely n this case Twe
addier gl supermarket will act as an anchor and will assisi Ir re-enforcing the Newport Commercia! Centre
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9. CONCLUSIONS

This EA has found that there will be sufficieni demand wathin Newport and “he surounding trade a-ea to
accemmodate a 3.800sqm of retad floor space including a 3.2030sqm supermarset and 500sqm of specia’ty retall

As the subject site 1s i the Newport Town Certre. the attracton of a full ine supermarket and the additional
parking cowld provide economic berefds to the surrounding specialty retallers We also consider that & centre on
the Subject Site as plenned could promote sustainable travel giver its close proximty and ease of access to
fzaly househelds and businesses The central location of the Subect Site within Newport would afiow for
residents 1o have greater access to paring ard conduct their chere shoaping

There are 2 number of positive econom ¢ mpacis In tems ¢f
* improvement n reiail offer
] Reduced escape expendituce
» Reducticn i1 fravel costs
. The increase n employment opporturites
. Creates compebfion which place downward pressure on proe

x Added car spaces =crease ihe convenience o° Newpor

in light ¢f this report's assessments and conclusions. the procosed 2.800sam reta” centre Barrenjcey Road is
supported or economic erms
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DISCLAIMER

This raport 1s “r the confidential use only of the parly to whom it s addressed (fhe chienf} for the specific purpases
to which it refes We disclam ary resoonsibity ‘o any third party acting upon or using the whole or part of ts
contents or reference thereto that may be sublished 1n sny document. siatement or crcu'ar or m any
commurication wh third parties vathout prior wrtten aporoval of *he form and co~tent in which it vall appear

This report and 1's attached appendices are based on esimates. assumphions ané in‘ormation sourced and
referenced by il PDA and #s sub consultants We present these estimares and asstmplions as a basis for the
reacer's in‘erprefaton and analysis With respect io forecasts we do not present them as results that will actually
be achieved We re'y upen the inie'pretation of the reader to ridge for themselves the Iikehhoog of wiether these
prosections can e acheeved or not

£s 15 customary. in a repor* of ths naiure, while all possible care has been faken by the authors to prepare the
altached fmancial models fro™ the bes* mformation avadable at the tme of wrteg. no responsibility can be
undertaken for emors or inaccuracies that may have occurred both with the programwng or the financial
prejections a2rd their assumptions

This rescrt dees not conshitule a valuation of any property or mierest in properly |n orepanng this report we have
rehed upon irfomation cercerning the subject preperty andfor progosed develepment provided by the clent and
we have nagt ndependently veniied iws  'nformation excepted where noted 1 this  reocrt

Hill PDA

Ret 79005 DRAFT

It
T
ny
o




