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COVID-19 AND THE 
POTENTIAL IMPACT ON 
DATA INFORMATION

The data and information that informs and supports 

our opinions, estimates, surveys, forecasts, 

projections, conclusion, judgments, assumptions and 

recommendations contained in this report (Report 

Content) are predominantly generated over long 

periods, and is reflective of the circumstances 

applying in the past.  Significant economic, health and 

other local and world events can, however, take a 

period of time for the market to absorb and to be 

reflected in such data and information.  In many 

instances a change in market thinking and actual 

market conditions as at the date of this report may not 

be reflected in the data and information used to 

support the Report Content.

The recent international outbreak of the Novel 

Coronavirus (COIVID-19), which the World Health 

Organisation declared a global health emergency in 

January 2020 and pandemic on 11 March 2020, is 

causing a material impact on the Australian and world 

economies and increased uncertainty in both local 

and global market conditions.

The effects (both directly and indirectly) of the 

COVID-19 Outbreak on the Australian real estate 

market and business operations is currently unknown

and it is difficult to predict the quantum of the impact it 

will have more broadly on the Australian economy 

and how long that impact will last. As at March 2020, 

the COVID-19 Outbreak is materially impacting global 

travel, trade and near-term economic growth 

expectations. Some business sectors, such as the 

retail, hotel and tourism sectors, are already reporting 

material impacts on trading performance now and 

potentially into the future.  For example, Shopping 

Centre operators are reporting material reductions in 

foot traffic numbers, particularly in centres that 

ordinarily experience a high proportion of international 

visitors.

The Report Content and the data and information that 

informs and supports it is current as at the date of this 

report and (unless otherwise specifically stated in the 

Report) necessarily assumes that, as at the date of 

this report, the COVID-19 Outbreak has not materially 

impacted the Australian economy, the asset(s) and 

any associated business operations to which the 

report relates and the Report Content.  However, it is 

not possible to ascertain with certainty at this time 

how the market and the Australian economy more 

broadly will respond to this unprecedented event.  It is 

possible that the market conditions applying to the 

asset(s) and any associated business operations to 

which the report relates and the business sector to 

which they belong could be (or has been) materially 

impacted by the COVID-19 Outbreak within a short 

space of time and that it will have a lasting impact.  

Clearly, the COVID-19 Outbreak is an important risk 

factor you must carefully consider when relying on the 

report and the Report Content.   

Any Report Content addressing the impact of the 

COVID-19 Outbreak on the asset(s) and any 

associated business operations to which the report 

relates or the Australian economy more broadly is 

(unless otherwise specifically stated in the Report) 

unsupported by specific and reliable data and 

information and must not be relied on. 

To the maximum extent permitted by law, Urbis (its 

officers, employees and agents) expressly disclaim all 

liability and responsibility, whether direct or indirect, to 

any person (including the Instructing Party) in respect 

of any loss suffered or incurred as a result of the 

COVID-19 Outbreak materially impacting the Report 

Content, but only to the extent that such impact is not 

reflected in the data and information used to support 

the Report Content. 
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This report is dated 5 February 2021 and incorporates information 

and events up to that date only and excludes any information arising, 

or event occurring, after that date which may affect the validity of Urbis 

Pty Ltd’s (Urbis) opinion in this report. Urbis prepared this report on 

the instructions, and for the benefit only, of Merimbula Central

(Instructing Party) for the purpose of a Socio Economic Study 

(Purpose) and not for any other purpose or use. Urbis expressly 

disclaims any liability to the Instructing Party who relies or purports to 

rely on this report for any purpose other than the Purpose and to any 

party other than the Instructing Party who relies or purports to rely on 

this report for any purpose whatsoever (including the Purpose).

In preparing this report, Urbis was required to make judgements which 

may be affected by unforeseen future events including wars, civil 

unrest, economic disruption, financial market disruption, business 

cycles, industrial disputes, labour difficulties, political action and 

changes of government or law, the likelihood and effects of which are 

not capable of precise assessment.

All surveys, forecasts, projections and recommendations contained in 

or made in relation to or associated with this report are made in good 

faith and on the basis of information supplied to Urbis at the date of 

this report. Achievement of the projections and budgets set out in this 

report will depend, among other things, on the actions of others over 

which Urbis has no control.

Urbis has made all reasonable inquiries that it believes is necessary in 

preparing this report but it cannot be certain that all information 

material to the preparation of this report has been provided to it as 

there may be information that is not publicly available at the time of its 

inquiry.

In preparing this report, Urbis may rely on or refer to documents in a 

language other than English which Urbis will procure the translation of 

into English. Urbis is not responsible for the accuracy or completeness 

of such translations and to the extent that the inaccurate or incomplete 

translation of any document results in any statement or opinion made 

in this report being inaccurate or incomplete, Urbis expressly disclaims 

any liability for that inaccuracy or incompleteness.

This report has been prepared with due care and diligence by Urbis 

and the statements and opinions given by Urbis in this report are given 

in good faith and in the belief on reasonable grounds that such 

statements and opinions are correct and not misleading bearing in 

mind the necessary limitations noted in the previous 

paragraphs. Further, no responsibility is accepted by Urbis or any of 

its officers or employees for any errors, including errors in data which 

is either supplied by the Instructing Party, supplied by a third party to 

Urbis, or which Urbis is required to estimate, or omissions howsoever 

arising in the preparation of this report, provided that this will not 

absolve Urbis from liability arising from an opinion expressed 

recklessly or in bad faith.



THE SOCIO-ECONOMIC 
IMPACT OF THE 
PROPOSAL FOR  29-33 
MARKET STREET, 
MERIMBULA

Urbis has been commissioned by Merimbula

Central to prepare a socio-economic impact 

assessment (SIA) of the proposed 

development for 29-33 Market Street, 

Merimbula (Subject Site).

The purpose of this SIA is to assess the 

potential effects of the proposed 

development on the local and Bega Valley 

Shire LGA economy and community, and to 

demonstrate to Bega Valley Shire Council 

(Council) the economic and strategic merit of 

the proposed development. This report 

directly addresses key considerations raised 

by Council in this regard. 

Merimbula Central’s proposed development for 29-33 Market 

Street, Merimbula, should be supported by Council, as:

1
The local construction industry has the capacity to support 

the proposed development, and will benefit from the jobs and 

economic activity generated

2 Operation of the proposed ground floor retail will support 71 

jobs on site and provide a boost to the local economy

3 The proposed development will have an overall positive 

impact on businesses in the immediate area

4
The proposed development will provide housing to meet the 

current and future housing needs of Merimbula residents, 

including supporting work-from-home knowledge workers

5
By locating new dwellings in the Merimbula town centre, the 

proposed development facilitates resident access to 

transport and community infrastructure

6 The performance of Merimbula accommodation providers 

will not be significantly impacted by the proposed apartments

7
The proposed development supports the much-needed 

renewal of the Merimbula town centre as a key commercial 

and tourism centre in the region

8 The proposed development will improve the retail offer for 

local residents and tourists
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PROPOSED DEVELOPMENT FOR 29-33 MARKET STREET
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52 apartments with 

large setbacks on the 

upper floors

CONCEPT PROPOSAL FOR THE SUBJECT SITE

The Subject Site at 29-33 Market Street, Merimbula is a substantial single-

ownership land holding of 4,014 sq.m in a prime location in the Merimbula 

town centre. 

Merimbula Central has proposed a 5-storey mixed use development for the 

site that would consist of 52 apartments and 1,190 sq.m of retail 

floorspace.  It is a bold vision that will be the foundation of urban renewal 

and redevelopment within the Merimbula town centre and support the 

continued growth of the Bega Valley Shire LGA.

1,190 sq.m of retail 

floorspace on the ground 

floor

Improved pedestrian 

laneways and public 

domain 

Source: Squillace Architects



SUPPORTING THE LOCAL 
CONSTRUCTION INDUSTRY

6

The construction of the proposed development 

over two years would generate:

 43 jobs in the Bega Valley Shire LGA

 8 indirect jobs in the Rest of NSW

 $6.2 million GVA per annum to Bega Valley LGA

 $1.6 million GVA per annum to the Rest of NSW

The construction of the proposed development would 

require capital investment that will generate significant 

activity in the local economy.

Chart 1 depicts the output of the Bega Valley Shire LGA 

construction industry, totalling $521 million in 2019. This 

local construction industry is therefore expected to have 

the capacity to deliver the proposed development, which 

has an estimated construction value of $21 million. The 

project would also help to address the current shortage 

of 52 construction jobs in the LGA in comparison to 

resident construction workers, as seen in Table 1. 

Using the REMPLAN model, Table 2 shows the potential 

jobs and gross value added (GVA) to the local and NSW 

economy generated by the construction of the proposed 

development. This is based on an indicative construction 

cost of $21 million (supplied by client) and an estimated 

2-year construction timeframe from 2022.

The construction of the proposed development would 

support 21 direct jobs and 22 indirect jobs in the Bega 

Valley LGA, and a further 8 indirect jobs in the rest of 

NSW. As such the local economy will retain around 

85% of jobs generated by the construction of the 

proposed development. Construction will also generate 

$6.2 million GVA per annum for the local economy and 

$1.6 million GVA per annum for the rest of NSW. 

BEGA VALLEY LGA – CONSTRUCTION INDUSTRY PERFORMANCE 2019 CHART 1

CONSTRUCTION JOBS, 2019       TABLE 1

Bega Valley 

Shire LGA

Rest of NSW

Employment

Direct Jobs 21 0

Indirect Jobs 22 8

Total Jobs 43 8

Gross Value Added (GVA) per annum ($M)

Direct GVA $3.1M $0M

Indirect GVA $3.1M $1.6M

Total GVA $6.2M $1.6M

CONSTRUCTION PHASE BENEFITS                            TABLE 2

Jobs (No.)

Bega Valley LGA

Construction 

Jobs

1,048

Resident 

Construction 

Workers

1,100

Excess (+) / 

Shortage (-)

- 52

$270 M

$154 M
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Source: ABS; REMPLAN Economy

Source: Merimbula Central, REMPLAN Economy
Source: ABS; REMPLAN Economy



ONGOING BENEFITS TABLE 3

SUPPORTING 73 ONGOING JOBS ON SITE 
AND BOOSTING THE LOCAL ECONOMY
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Operation of the proposed retail will generate:

 73 jobs on site (140% more jobs than currently)

 10 indirect jobs in the Bega Valley Shire LGA and   

6 indirect jobs in the Rest of NSW 

 $7.1 million GVA per annum to Bega Valley LGA

 $1.1 million GVA per annum to the Rest of NSW

 Jobs for local residents currently travelling outside 

the LGA for work

The operation of the 1,318 sq.m proposed retail is 

expected to accommodate 73 jobs on an ongoing 

basis. This is estimated by applying an average 

workspace ratio of 18 sq.m per job, derived from the 

Perth Land Use Category (PLUC) database. 

These new jobs on site compare to 42 jobs currently on 

site (as supplied by Merimbula Central), therefore 

representing a 140% uplift in jobs at the subject site. 

To note, some existing tenants have indicated their 

interest in taking up premises in a redeveloped retail 

space, thus potentially making up a portion of the new 

jobs. 

As shown in Table 3, The 73 operational jobs on site 

could support up to 10 indirect supply chain jobs in 

the Bega Valley LGA, and a further 6 in the rest of 

NSW, based on REMPLAN analysis.  It also has the 

potential to deliver an additional $2.9 million Gross Value 

Added (GVA) per annum for the local economy and $0.5 

million per annum for the rest of NSW. 

Chart 2 shows the job containment of the top five 

industries by resident workers in the LGA. The ongoing 

operation of the proposed development would help to 

provide additional jobs to local residents who currently 

have to travel outside the LGA for work. 

JOB CONTAINMENT – BEGA VALLEY SHIRE LGA, 2019    CHART 2

Bega Valley Shire LGA Rest of NSW

Employment

Jobs Within Proposed 1,318 sq.m Retail GFA (@ 18 sq.m / job) 73

Indirect Jobs Supported 10 6

Total Job Uplift 83 6

Gross Value Added (GVA) per annum  ($M)

Direct GVA $5.4M $0M

Indirect GVA $1.7M $1.1M

Total GVA $7.1M $1.1M

Source: Merimbula Central, REMPLAN Economy, Urbis

Source: ABS; REMPLAN Economy
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The proposed 52 new apartments at the subject site are 

estimated to accommodate around 114 new residents 

(based on average household size of 2.2 for new 

apartment dwellings). Retail spending by these new 

residents will support new and existing businesses in the 

area surrounding the site.

It may seem like the influx of residents also has the 

potential to negatively impact nearby businesses through 

noise restrictions. However, this is not the case for the 

proposed development. Noise restrictions are generally in 

place around residential premises from 12am to 7am on 

Friday and Saturday and 10pm to 7am other days.

Map 1 depicts the uses surrounding the proposed 

development, with the types of businesses within ~100m 

listed in Table 4. Merimbula Health and Fitness is the only 

business to operate within noise restricted hours which, 

as a gym, has a low risk of receiving complaints. All other 

businesses operate outside noise restriction hours. 

Map ref. Business Types

A Bottle Shop, Gym

B Hairdresser, Banks, Real Estate, Food Catering, 

Apparel

C Hotels and Motels

D Bank, Cafes, Restaurants, Apparel, Services

E Cafes, Real Estate, Apparel, Restaurant

F Fast Food, Shopping Centre

IMPACT ON BUSINESSES IN THE 
IMMEDIATE AREA

8

SURROUNDING PROPERTY USES MAP 1Impacts on surrounding businesses include: 

 Additional retail spending to support local retailers

 Only one business operating outside noise restricted

hours, with low risk of receiving complaints (24/7 gym)

POTENTIALLY IMPACTED BUSINESSES TABLE 4



NEW HOUSING TO MEET THE NEEDS 
OF MERIMBULA RESIDENTS
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The proposed development will:  

 Address part of Merimbula’s housing capacity gap

 Improve housing diversity with apartment dwellings 

 Facilitate resident work-from-home needs

DWELLING STRUCTURE                                              TABLE 7
Separate 

houses
Townhouse Apartments Other Total

Merimbula – Tura Beach 

SA2
3,015 885 293 101 4,294

70% 21% 7% 2%

Merimbula – Tura Beach 

SA2 + Proposed 52 

Apartments

3,015 885 345 101 4,346

69% 20% 8% 2% 100%

Merimbula –

Millingandi

Dwelling Demand Based on 

Population Forecast

265

Current Housing Capacity 182

Current Gap -83

Additional Dwellings From 

Proposed Development 

52

Adjusted Gap with Proposed 

Development

-31

HOUSING CAPACITY, 2019-36             TABLE 5 HOUSEHOLD COMPOSITION, 2011-16 TABLE 6

2011 2016 Change 

(No.)

Share 

of 

Change

Lone 

Person

1,154 1,366 +212 63%

Couple 1,556 1,630 +74 22%

Family 1,209 1,247 +38 11%

Group 91 104 +13 4%

Total 4,010 4,347 +337

HOUSING DEMAND
The Bega Valley Shire Residential Land Strategy 2036 

investigates housing capacity of each area in the LGA to 

2036. As illustrated in Table 5, Merimbula currently has 

does not have an adequate supply to meet the future 

demand for housing.  Insights from local real estate 

agents indicate there is currently strong market demand for 

both 2- and 3-bedroom apartments in Merimbula town 

centre. The Strategy highlights a particular shortage of 

residential land supply around the Merimbula town centre.

The proposed development will help address the housing 

capacity shortage in the Merimbula town centre with the 

urban renewal proposal earmarked to deliver 52 new 

apartments on land not previously permitting housing. 

HOUSING DIVERSITY
Another principle of the Residential Land Strategy 2036 is 

to support housing diversity, particularly around existing 

town centres through adjusting current planning controls. 

The Strategy seeks to deliver housing to meet the changing 

demographics of Merimbula. 

Table 6 shows the growth of lone person and couple 

households in Merimbula, accounting for 85% of new 

households. This group of residents, particularly seniors, 

generally prefer smaller, low-maintenance dwellings that 

are close to local amenity. Table 7 shows how the proposed 

development would help increase the share of apartments 

in the Merimbula – Tura Beach SA2 from 7% to 8%, 

aligning with Council objectives. 

In line with a national work-from-home trend, also identified 

by Council as a growing need of LGA residents, the 

proposed development will comprise high quality 

apartments that would allow residents to work from home.  

Source: Residential Land Strategy 20236, Urbis Source: ABS, Urbis

Source: ABS, Urbis



FACILITATING RESIDENT ACCESS TO TRANSPORT 
AND COMMUNITY INFRASTRUCTURE
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MERIMBULA TOWN CENTRE AMENITY AND INFRASTRUCTURE                MAP 2Proposed apartments at the subject site will:

 Provide housing close to existing resident amenity 

and infrastructure in Merimbula town centre

 Reduce demand for additional town centres

 Reduce public costs of extending infrastructure to 

greenfield housing sites

Map 2 illustrates the location of the proposed 

development within the Merimbula town centre. It shows 

that new residents of the proposed development will 

have close access (within 800 metres) to existing retail, 

recreation, health facilities, bus network and 

community infrastructure in the town centre. 

A key principle of the Residential Land Strategy 2036 is 

to reinforce the role of the existing town centres and 

promote access to shops and services. Recent new 

housing in the LGA mostly comprises low-density 

housing in greenfield areas, which increases demand for 

new town centres. The proposed medium density urban 

renewal project would relieve this pressure and 

reinforces the role of the existing town centre.

Another principle that the proposed development 

supports in the Residential Land Strategy 2036 is 

promoting the efficient use and provision of 

infrastructure.  To deliver new greenfield housing, 

Council incurs high costs of extending transport 

infrastructure and town services to new areas. The 

proposed apartments will help to reduce these high costs 

as it is already well serviced with road, utilities, transport 

routes and community infrastructure. 



IMPACT ON MERIMBULA 
ACCOMMODATION PROVIDERS
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IMPACT ON MERIMBULA SHORT TERM ACCOMMODATION                    TABLE 8The impact of 52 proposed apartments includes: 

 Around 13 potential new short-term rental units

 A minor (-0.5 percentage points) impact on average 

occupancy in Merimbula

 An impact mitigated by expected 1.3% average 

annual growth in visitation over next five years

Tourism is a significant part of the economy in 

Merimbula, as a south coast town. Tourism Research 

Australia estimates that Merimbula had an average of 

1,647 guests per night in the last five years. As shown in 

Table 8, these guests are estimated to generate 

significant demand for 511 short term accommodation 

rentals each night, based on average guests per rental.

The proposed development is expected to take a share 

of these guests as it is expected around 13 of the 52 

proposed apartments could be used for short term 

accommodation purposes. This is based on the 

proportion of dwellings in Merimbula that are currently 

available as private accommodation rentals (25.4%).

Table 8 shows the estimated impact of the additional 13 

potential private rental apartments on other short term 

accommodation providers in Merimbula. Currently there 

is a supply of 390 private rentals and 753 hotel rooms. 

Based on this combined supply, demand per night 

reflects an occupancy rate of 44.7%. The addition of 13 

private rentals to overall supply represents a potential

minimal negative impact on occupancy of -0.5 

percentage points.

Tourism Research Australia estimates that visitors in 

Merimbula will grow at an average annual rate of 1.3% 

per annum in the next five years. This indicates that the

impact of the proposed development on occupancy 

will be absorbed by additional demand. 

Visitors (5 Year Average, 2015-2020)

Merimbula Average Guests Per Night (paid accommodation only) 1,647 

Current Short Term Accommodation Demand

Guests Per Private Rentals (Airbnb, etc.) 5.8

Guests Per Hotel Room (hotels, motels, serviced apartments, etc.) 1.9

Guests Per Short Term Accommodation 3.2

Total Demand for Short Term Accommodation (A) 511 

Current Short Term Accommodation Supply

Private Rentals Supply 390

Hotel Room Supply 753

Total Supply for Short Term Accommodation (B) 1,143

Current Occupancy (C) = (A) divided by (B) 44.7%

Impact of Proposed Development 

Proposed Apartments 52

Share of Apartments used as Private Rentals 25.4%

Additional Short Term Accommodation Supply 13

Adjusted Total Supply for Short Term Accommodation (D) 1,156

Adjusted Occupancy (E) = (A) divided by (D) 44.2%

Impact = (C) minus (E) -0.5%

Source: ABS; TRA; Airbnb; Vrbo; Stayz; AM:PM  



RENEWAL OF MERIMBULA AS A KEY 
COMMERCIAL AND TOURISM CENTRE 
OF THE REGION
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The redevelopment and renewal of Merimbula is 

essential to boosting business investment and 

increasing tourist visitation. In Council’s response to 

the proposed development in the Draft Commercial 

Land Strategy Submission, it noted that the rate of 

redevelopment and upgrade of the LGA’s town centres 

is slow, with current height restrictions limiting 

developer interest. 

A key recommendation of the Commercial Land 

Strategy 2040 is to stimulate redevelopment in 

Merimbula town centre by investigating incentives for 

shop top housing, including the consideration of 

increasing maximum height for sites with an area 

greater than 2,000 sq.m. 

The subject site, at 4,014 sq.m, is a unique site in the 

Merimbula town centre meeting this size requirement. 

This size allows for large setbacks that will minimise 

the impact of proposed upper-level apartments on the 

streetscape and surrounding sites.  Further, the site is 

under single ownership and has B2 Local Centre 

zoning making it favourable for increased density. 

Another recommendation of the Commercial Land 

Strategy 2040 is to improve public space in 

commercial areas to stimulate additional visitation and 

business investment. The proposed development, as 

seen in the images in Figure 1, will greatly improve the 

current streetscape with a redeveloped ground floor 

retail offer and upgraded pedestrian laneways. 

These improvements provide opportunities for public 

use, boutique shopping, outdoor dining, street seating 

and night-time activation that will help stimulate 

investment and visitation within the town centre. 

IMAGES OF EXISTING VS PROPOSED SUBJECT SITE BUILT FORM FIGURE 1

Key attributes making the site a unique opportunity 

for renewal of the town centre:

 Rare site larger than 2,000 sq.m in the town centre

 Under single ownership with B2 Zoning

 Potential to improve public space in commercial areas

Existing streetscape along Market Street looking west

including outdated buildings, awnings and signage.

Existing enclosed pedestrian laneway. 

Poor visibility of existing tenants, limited 

sunlight and natural features, and dated 

landscaping is unlikely to attract visitors.

Proposed development along Market Street looking south. Large setbacks at 

higher levels integrate well with existing adjacent buildings and streetscape. 

Proposed development along Market Street looking west. Improved streetscape with updated 

awnings, visible shopfronts and improved footpath. Pedestrian laneway widening and becoming open 

air allows for activation of laneway shopfronts, including seating. Improved natural features such as 

gardens and trees create a more lively and attractive environment for use by residents and visitors.  



AN IMPROVED RETAIL OFFER FOR LOCAL 
RESIDENTS AND VISITING TOURISTS
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EXISTING VS PROPOSED RETAIL OFFERThe improved retail offer will provide: 

 Fine grain retail with 60 sq.m – 120 sq.m tenancies

 Range of outdoor spaces for tenants

 Motivation for other sites to undergo redevelopment

The existing commercial and retail tenancies at the 

subject site are dated and in need of redevelopment, as 

evidenced by reports from the current landowner of:

• A vacancy rate of 11.4% across current tenancies

• Difficulty in attracting tenants due to the tired 

condition of the town centre

• Strong interest from existing tenants to take up 

premises following redevelopment of the subject site.

A key principle of the Commercial Land Strategy 2040 

that guides town centre redevelopment is the provision 

of fine grain retail in order to encourage business 

diversity. The architects of the proposed development 

have indicated the intention for tenancies in the 

proposed development to be fine-grain boutique retail. It 

is expected that there will be around 15 tenancies with 

sizes mostly ranging from 60 sq.m – 120 sq.m, although 

this is subject to change with market conditions. 

The Strategy also expresses the need for the promotion 

of existing laneways and arcades. The upgraded 

laneways of the proposed development will include more 

tenancies with outdoor spaces available for new and 

existing retail tenants. 

Urbis’ experience of town centre renewal suggests that 

redevelopment of part of the town centre will also drive 

redevelopment of other developments as the 

competitiveness and quality of retail improves. 

Existing subject site retail tenancies on Market Street facing west. Frontage close to kerb 

limits potential for outdoor use. 

Existing outdoor retail frontage at rear of subject site, facing east 

from car park. Large enclosed tenancies not opening out to the 

street with limited space between building and the street. 
Precedent image of potential outdoor dining uses of the improved retail 

offer at the subject site. Outdoor seating provisions also allow for better 

utilisation of indoor space.

Precedent image of fine grain boutique retail 

for the proposed development. Use of outdoor 

space allows for an attractive shopfront.




