NORTH COORANBONG
ECONOMIC IMPACT ASSESSMENT

Prepared for
URS

on behalf of
Lake Macquarie City Council

July 2006

independent
>




~www.hillpda.com

NORTH COORANBONG
ECONOMIC IMPACT ASSESSMENT

Prepared for
URS

on behaif of
Lake Macquarie City Council

July 2006

s §G
@ = I



GQUALITY ASSURANCE

This document is for discussion purposes only unless signed and dated by a Principal of Hill PDA.

BEVIIY LD By

Adrian Hack

B.TP (Hons). M Land Econ. MAPI. MPIA.
Principal, Hill PDA Land Economists and Valuers
Telephone: 612 9252 8777

Fax: 612 9252 6077

Email: adrian.hack@hillpda.com
30 July 2006

Date

Ry POr: 43w v

Victoria Tompsett

Senior Consultant, Hill PDA Land Economists and Valuers
Telephone: 612 9252 8777

Fax: 612 9252 6077

Email: victoria. tompsett@hillpda .com

EE R TE LIS I LIRS T S

Job Ref No:  PD6059
Version: Final

Date Printed: 9/08/2006 9:5%:00 AM

File Name: P06059 - North Cooranbong EIA Draft V§

P06059 — North Cooranbong Ecenomic Impact Assessment

Fégc 3



5.

LONTENS

EXECUTIVE SUMMARY ..veernceenireinencnsnsrmmen s g 8
Introduction & Background (Section 2)........cooiiiimiiiiiiii e, 8
Planning Framework and Background Reports (Section 3).............oooooiii e, 8
Analysis of Existing Centres (Section 4) .....ooiuiviiiioniitiiiiec i ceressr s ves e es e 8
Demographics (Section 5).....cuuuiiiiiiiiii et 9
Residential Impact Assessment (SECHOM G .uuurrniiiiiir i e e e rera s 9
Retail Demand Assessment (SECtion 7) ..o iiiierierc v i as i aeeet e e cnasseve e s enn e eanenas 10
Cost Benefit to Government (Section 8) ... e s e eens 10
Cost Benefit to the Broader Commrunity (Section 9)........coveiiiiisiinieccieniieiii e e 11
Employment Trends & Generation (Section 10)......o i 11
INTRODUCTION & BACKGROUND ...ccraumrancresionnsenssns U aereenn 13
2.1 I TS 1 T R 13
2.2 Methodology ..o e —— 13
2.3 Project Background ... e 14
2.4 BTl It o« T 15§
2.5 Cooranbong AUTPOTL L e e e 16
2.6 Proposed Structure Plan ... e 17
PLANNING FRAMEWORK & BACKGROUND REPORTS ...covveavanennnne T 20
31 New South Wales Strategic & Statutory Planning Framework ..........vviiciniiiiininnnn . 20
3.2 Lifestyle 2020 Strategy .o.oooccoivrrce s e e 20
3.3 North Cooranbong Rezoning Submission March 2005, Prepared for Johnson

Property Group, ArchiteCtUs . .......oooiieiiitiiiirr s e st ce s e eee e 21
3.4 Economic Impact Assessment — Proposed Retail Development at Cooranbong,

NSW - Leyshon Consulting Pty Ltd (February 2005) ..o 22
3s Retail Location Analysis— Architectus Sydney Pty Ltd— (March 2005).........cccccprerrrrrinns 22
3.6 North Cooranbong Residential Development - Social Im pact Assessment — Key

Insights Pty Ltd {February 2005) .......ccoiiiiiiiiiiiniiiiit e 22
ANALYSIS OF EXISTING CENTRES civotscrarsatsestsssiostsssvesssstresnessansannssannsensrnns ISR .
4.1 Cooranbong ...c..ovi i e e e 24
4.2 1T e 1o <2 O 27
4.3 I oY 1 o S VU S 28
+.4 B = S 29
4.5 BOnNells Bay......oviiiieeiniri oot e s n e e et s 30
DEMOGRAPHICS svsverrrrreccss vasrsssmsrsennEnwmrans resonssunssans TR R RN RIS RAS b an Y aRasnesanas 31
5.1 Population Growth ... 31
5.2 Age s 51 LT U S 32
5.3 EthCIEY oo e e 32
5.4 Dwelling Structure ....vi oo rrersee et e 33
5.5 Housing Tenure . ...ocovvr it e e e s 13
5.6 Household Type. ... 34
5.7 Household INCOME.....ccioviiirir e e e et e st e et e e eens 34
RESIDENTIAL MARKET APPRAISAL ticvieiiiernnstersosnisssensiossrassassisssssnnsssanassssnns [ 3s
6.1 Rezoning Proposal. ... 35
6.2 Residential Market in Cooranbong ......................................................................... 3s

P0O&05Y — North Caoranbong Economic Impact Assessment Page 4



7.

10.

11.

RETAIL DEMAND ASSESSMENT «..vveueseeanes rassenbmessrnsersannn crerrerrsenaan Y &
7.1 Rezoning Proposal.....c.o..ccooioiiiiiii e 43
7.2 Retail Market in Cooranbong B MOrriset ...uveiiiciecenineeasivceeeeeee oo 43
7.3 Trade Areas ..o e 46
7.4 Retail Hierarchy. ..ot 48
7.5 Population and Household Growth ............ocoooceuimnniiniieceeeeee 50
7.6 Household Expenditure...........oc.oiiiiiiiiicciiieeeece e 51
7.7 Demand for Retail Space..........c.ovvurimniiiiiiit et 52
7.8 Demand for Commercial Space...........o.c.oooiiiiiiiini e g3
7.9 Demand for Industrial Space.........oooeeiii e 54
COST BENEFIT TO GOVERNMENT....... crrennees . reenennsan . .56
8.1 Introduction to Cost Benefit Analysis..........oovocvicieeicninniin e 56
8.2 Cost Benefit to GOVErnment. ...ouu.iovee et eeee oo 56
8.3 08t ettt et 57
3.4 Benehits . covveenei e 64
8.5 Cost Benefit Cash Flow Results ... 65
8.6 Sensitivity Analysis ..o e 66
CosT BENEHT TO THE BROADER COMMUNITY....... ereerrareseuns cereenrammnnas resrsennann ererbessanas w67
.1 COSES 1ottt 67
9.2 Benefits . ..ovieeee e 68
9.3 Cost Benefit Cash Flow Results ..o 69
2.4 Sensitivity Analysis .......cooiiiii e 70
EMPLOYMENT TRENDS & GENERATION........ cerrtesaarannns eertimarnsetrresstisances erssunmanases srernmeenn 72
10.1 Current Labour Force Trends..........ovveieiiiiinneinnnieceeeeceeeooe 72
10.2 Emerging Employment & E conamic Trends.........ccovemeniiivinceooneoieneso 77
10.3  Employment Generation from Multiplier Effects ............................. 81
10.4 Employment Generation from Construction...........e.euvveuveeueessovomsnnoo 82
10.5 Employment Generation STATtEZILS c.oveieiic e e 82
10.6 Strategy One — Target Appropriate Industry Sectars.......coeeevveeereesseeeseeeeeeoee 83
10.7 Strategy Two— Encourage Diversity in Enterprise Size ......ccooooeeiiiiiiiiii L 86
10.8  Strategy Three — Provision of Business SUPPOIt........covvoeeeeveconeeeeeeneooo o 89
10.9  Strategy Four— Identifying Resident Generated Employment.........................._._ 91
RECOMMENDATIONS.... rererssrcsnunan . w93
Environmental Planning and Assessment Act 197%.......o..ocommniiineniiiiiiinee e 98
State Environmental Plarming Policies .. oot 99
Regional Environmental Plans ... e 99
Lake Macquarie City Council’s LEP 2004, .........cooommmmunniiioeiiieeeeeo o 101
Lake Macquarie Urban Development Program (*UDP).........ccoommmiiiiiiiiaiin oo 101

APPENDIX I - Advice from Seventh Day Adventist Church
APPENDIX 2 - Background Planning Instruments
APPENDIX 3 - Cost Benefit To Government

APPENDIX 4 - Cost Benefit to the Broader Community



LIST OF FIGURES

Figure [ - Triangle Lot Configuration . .....ooiiii it 14
Figure 2 - Site LOCaHON. oo iectiiiitei i it e e e e e 15
Figure 3 - Draft Structure Plan (asat June 2006)..........cccovrriiriimiinri e v esne e e 17
Figure 4 - Cooranbong Town Centre Map .............ccooiriiiiiiiiiiiiii e 24
Figure 5 - Avondale College & Sanitarium Health Food Company
Figure 6 - Capital Growth for Cooranbong, June 95- June 06 ......ccccoiiciiniiiiiiniciniii e,
Figure 7 - Trade Areas.......ocerrrriirsen ettt ee e e e e e bbbt aeeaee s
Figure 8 - Jobs in Suburbs of Cooranbong, Morisset, Mandalong, Bonnells Bay and Toronto by

Industry Type in 1991 and 2001 ... e et 75
Figure 9 - Lake Macquarie UDP Map.....ccovviniiiiimmiiiiniiiiiie e e 102

LIST OF TABLEDS

Table | - Proposed Rezoning Changes - North Cooranbong.......... v, 17
Table 2 - Population Growth for the Lower Hunter..........ocooviiiiiii e, 31
Table 3 - Population Growth & Dwelling Size for Cooranbong vs. Surrounding Areas........coceiiiinennnn 31
Table 4 - Age Profile of Cooranbong in comparison to Dora Creek, Morisset, Toronto, Bonnells

Bay and Lower Hunter 2001 ..ot et e s e e 32
Table § - Ethnicity of Population for of Cooranbong in comparison to Dora Creek, Morisset,

Toronta, Bonnells Bay and Lower Hunter 2001 ...t 33
Table 6 - Dwelling Structure in of Cooranbong, Dora Creek, Morisset, Toronte, Bonnells Bay

and Lower Hunter 200 Lot i et tee e ee ve e arsvn s vares senseans smnssasanemenns 33
Table 7 - Tenure Type in Cooranbong, Dora Creek, Morisset, Toronto, Bonnells Bay and Lower

Hunter 200 ... e rrrreae e s e e resam s rrar s s e b ra e ta bttt s ensmmm s s eanen s s enenen i3
Table 8 - Houschold Type in Cooranbong, Dora Creek, Morisset, Toronto, Bonnells Bay and

Lower Hunter 2000 ... .iiiiiiiiiiierieieneiiiiissisnisiriaararaseateeas et mnnsaennermvnnsbnenansnansn 34
Table 9 - Weekly Household Income 2001 ........oiiiiiiiiiii s 34
Table 10 - Median House and Unit Prices for the September Quarter 2005.........o.ocoiiviiiiiiiiiiinns, 36
Table 11 - Market Research of Individual Site Sales......coociiiiiiii e 39
Table 12 - North Cooranbong Release Rates.....ocvvvviveiiven i i 41
Table 13 - Woolworths DA Details. ... it ee e e e e s e e a et o rr s e een s 43
Table 14 - Woolworths Development Employment Generation............ccoooioiiiiininnn e 44
Table 15 - Coles Myer DA Details..avuaoiiiiiiiii i e e 45
Table 16 - Types of Strategic Centres ... e e s e e 49
Table 17 - North Cooranbong Release Rates.........ooocoiiiiiiiiii e 50
Table 18 - North Cooranbong Draft Staging Plan ...l 5
Table 19 - No. of Households by Trade Area . oninmiiiisinmnmne e, 51
Table 20 - Total Household Expenditure, Cooranbong Trade Area (in constant 2005 $m)................... 52
Table 21 - PBP North Cooranbong, Budgetary Cost Estimates Water Supply & Waste Water

Servicing OPHONS ..oiiiii e e 58

P06059 = North Cooranbong Economic [rﬁpact Assessment Page 6



Table 22 - Summary of Recommendations Road Infrastructure...............cocoeeeeeiiviiieiii 60
Table 23 - Age Profile of New Urban Release Areas & Lake Macquarie LGA asat 2001 .........oevvvneenn.n. 62
Table 24 - Local Community Facilities— West Lakes.......c...ooivvuriiviineniiineeeeeeieeeoeee e 63
Table 25 - Cost Benefit to Government with and without Stamp Duty and GST ........oooovvvveeie 6%
Table 26 - Sensitivity Testing of Cost Benefit to GOVErnmMent........c......o..ocooovveveveesooeose 66
Table 27 - North Cooranbong Release Rates.......... e ey e as e rerrenaba tesebae e e rerensta s 69
Table 28 - Sensitivity Testing of Cost Benefit to Community .......ecuvieeiriveeeeeeeeeeoeees oo 70
Table 29 - Proportion of Hunter Region Employment in Primary, Secondary and Tertiary Sectors

TOBT B 200N ettt e ettt s e e e e s etn e 73
Table 30 - Sectors employing the most residents of Lake Macquarie, 2001 .........ocoevniicneeer e, T4
Table 31 - Proportion of Employment in Specified Industries in the Lower Hunter, 2001 .................... 74
Table 32 - Employment by Occupation Cooranbong, Dora Creek, Morisset, Toronto, Bonnells

Bay and Lower Hunter 2001 ..ot oo 76
Table 33 - Construction Multiplier Effect...............oooooomiiiiiiiii oo 82
Table 34 - Existing Site ZORINGS ..oovoiooniiiiiiiiineic et ee e 101

Qgr“_‘gm.m ﬁr‘z{"?hr‘é # A "nr'u\\:&?

ABS Australian Bureau of Statistics

CBD Central Business District

DCP Development Control Plan

DIPNR Department Of Infrastructure, Planning and Resources
DoP Department of Planning

EPI Environmental Planning Instrument

EPA Environmental Planning and Assessment Act,
EIA Environmental Impact Assessment

FSR Floor Space Ratio

GFA Grass Floor Area

GLA Gross Lettable Area

JT™W Journey to Work

LEP Local Environmental Plan

LGA Local Governmental Area

NSW New South Wales

REP Regional Environmental Plan

RTA Roads and Traffic Authority

SD Statistical Data

SEPP State Environmental Planning Policies

SQM Square Metres

PO059 — North Cooranhong Economic Impact Assessment ) ' ) l;;xgc 7



1 EXECUTIVE SURMMARY

Introduchion o Hackground [Seonios 2

The report aims to provide an analysis of the likely impacts on the local community and surrounding land
uses, of a proposed rezoning of rural land at North Cooranbong to residential. An appraisal of the likely
costs and benefits to government of the rezoning and servicing of the subject site for urban development

was undertaken.

The site includes various parcels of land under various ownerships, with the main land owner being the
Seventh Day Adventist Church (‘Church’). A total of 55 lots will be amalgamated to form the subject
site, with the total developmcnt site area being approximately 348 hectares. It is antici.pated that the
proposcd development will include the following:

2,500-3,000 residential dwellings;
+ 17ha of land dedicated to Avondale School to meet their current and future expansion needs;

»  Multipurpose hall and community centre on the land adjoining Avondale School;

« A possible commercial/ community facility to include an alternative health care facility and child
care centre;

»  The potential for a small café or general shop in association with the community facility;

s Holistic health care facility; and,

»  Various recreational facilities.

Planmms Fraresari @ng Hack ot s s e
There are a range of regional and local planning instruments affecting the subject site at North

Cooranbong:
« Hunter Regional Environmental Plan (HREP) 1989;

o  Draft Lower Hunter Regional Strategy 2006-31;
o  Lake Macquarie City Councils Local Environmental Plan 2004; and,
o Lake Macquarie City Councils Lifestyle 2020 Strategy.

In addition, there are numerous State Environmental Planning that relate to the proposed rezoning of the
subject site.

i s H DY o ! i LT S R
AEPERNE Lo T el R L T L

The town centre of Cooranbong includes a total floor space of 1,800sqm and is anchored by First Choice
Welcome Mart of 180sqm. This also includes 16 specialities shops extending over a single level of floor

SPQ.C(.‘. .

The Seventh Day Adventist Church is not only a large land holder in Cooranbong, but also a provider of
college and school education (Avondale College and Avondale School), community services,
employment (Sanitarium Health Food Company), aged care services, and accommodation.
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Morriset is the primary centre of the Morriset Planning District which includes Cooranbong. Morisset is
a neighbourhood centre of around 2,500sqm and currently has the following key developments in the
pipeline:
+ New 3,3855qm Woolworths supermarket with associated specialty retail (still with Council);
» New 4,000sqm Coles supermarket plus associated specialty retail (still with Councily;
* Morriset Gateway Park, an industrial park located just off the freeway and the Morriset
Interchange.

There are several other centres within the vicinity of the subject site including Toronto, Dora Creek,
and Bonnells Bay.

Daro e o b B

The population of the Lower Hunter region was 468,861 persons at the 2001 census. This is a growth
rate of B6 per annum since 1996. Over the ten-year period, since 1991, the regional area population
increased by some 41,888 people. The population of Cooranbong at the 2001 Census was 3,597,
stightly ahead of Morriset (3,171) and Dora Creek (1,244).

Based on the demographic analysis the following conclusions can be made:

s  Cooranbong as at 2001 had a high representation of young adults, most likely as a result of
Avondale College;

» Cooranbong also had a high proportion of older people and retirees compared to other
surrounding arcas like Dora Creek and Toronto.

»  Cooranbong has a low ethnic diversity;

+  Detached housing is the housing structure that predominates in Cooranbong;

e  Cooranbong and the surrounding suburbs have a lower level of rented accommodation in part is
due to the lower proportion of investment flats units and apartments.

*  The majority of households within Cooranbong are family houses; and,

*» Household income levels in Cooranbong are slightly below the surrounding localities and the
Lower Hunter region.

Based on an average houschold size of 2.7 persons per household, we anticipate the population of the
new development at North Cooranbong to be approximately 6,750 persons.

FTRNPTRS ' % R Yo tiar dony wmsrE o Fe e am wes s )
PSR LY TRV R B RN T e ey

Cooranbong is not as typically affluent as many of the lake-side suburbs around Lake Macquarie.
Feedback has suggested that the re-development of the Avondale site could help improve the image and
socio-demographic profile of the area. Based on a comparable analysis of end sales values of residential
lots, we have assumed a sales price of $225,000 for residential lots at the subject site,

Agents have expressed concern as to a possible current over supply of residential land to meet recent
demand which has been attributed to the down turn in the housing market and also the supply of new
residential land releases. However, it is desirable to have multiple development fronts ilIustrating
differences in affordability and product range. In addition, our analysis of take up rates considers this
possible short term oversupply, by lessening the number of lots initially released by the subject site

P06059 — North Cooranbong Economic Impact Asscssment T o ”Page 9



which will reduce an oversupply or flood of the market, and allows existing supply to be absorbed.
Overall we therefore estimate a residential sales release program as follows:

End Financlal Year No. of Lots Lats per annum
2009 - 2010 100 L]
2011-2013 300 100
2014 — 2019 900 150
2020 - 2025 1,200 200

Bt cn (e 5y ey e T
i W T g STARMFRUEICOUO S = MG SR

Household expenditure by commodity type is forecast in the table below.

Expenditure by Commodity Type Year 2005 Year 2010 Year 2015 Year 2020 Year 2025
Supermarkets & Grocery Stores 5104 $129 $20.9 3315 $45.0
Spedialty Food Stores $2.8 $36 $5.9 $9.1 $13.1
Take-away Food Stores $2.2 $28 P47 $7.3 $10.7
Department Stores $3.0 $37 $6.2 $9.3 $131
Clothing Stores $1.8 2.3 $38 55.9 83
Bulky Goods Retailers $5.5 66 $10.8 $16.1 $225
Cther Personal & Household Goods Retailers $4.0 548 $7.9 $11.8 $166
Cafés and Restaurants $1.9 24 $4.2 6.4 a1
Other Personal Services $0.9 $1.1 $1.9 $2.8 $4.1
TOTAL Retalling $32.6 $40.3 $66.3 $100.1 $1425

As shown in the above table expected growth in retail expenditure is significant — a fourfold increase
over the next 20 years. This translates to strong demand for retail space. There will be sufficient
expenditure in regular shopping (food, groceries, etc) to support a supermarket based village say
between the years 2015 and 2020. A 2,500sqm Bi-Lo supermarket for example could sustainably trade
at $15m ($6,000/sqm) in 2015 capturing 75% of the Cooranbong food and grocery expenditure. A
3,500sqm full-line supermarket with fresh food could capture 80% of the Cooranbong market by Year
2020 and trade sustainably at $7,000/sqm.

In addition to the supermarket there would be demand for specialty shops of around 3, 000sqm by 2015
and 4,500sqm by 2020. The specialty shops would provide a range of store types to serve regular
shopping needs including specialty food stores, take-away foods and restaurants, personal services and
non-food local shops such as chemists and newsagents. Around 15% to 20% of the shop front premises
would be occupied by non-retailers such as banks, real estate agents, travel agents and the like.

Ideally, the supermarket based centre would be located within the existing Cooranbong town centre,
not only to enhance the synergy of retail uses already established, but also as not to fragment the
relatively small existing retail offer.

UL e
Lt
.,

The methodology used in the economic appraisal is cost benefit analysis generally as in accordance with
NSW Treasury Guidelines except that only costs and benefits to the government sector were identitied
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and assessed. Using the discounted stream of costs and benefits the following decision measures should
be calculated:
*+  Net Present Value (NPV) - the sum of benefits minus costs. A project is potentially worthwhile
(subject to the availability of funds) if the NPV is greater than zero.
*  Benefit Cost Ratio - a project is potentially worthwhile if the BCR is greater than 1 (i.e. the
present value of benefits exceeds the present value of costs).
¢ Internal Rate of Return (IRR) - this is the discount rate at which the Net Present Value of a
project is equal to zero (i.e. discounted benefits equal discounted costs). A project iz worthwhile
if the IRR is greater than the test discount rate.

Assuming:

+  Full costs for water and sewerage and local external roads;

*  Zero real escalation in land values - NSW Treasury Guidelines for Economic Appraisals 1997
notes that the cost benefit analysis should be expressed in constant dollar terms, stating zero
inflation.

then the results of the cost benefit analysis are as follows based on a 7% discount rate:

Secenarlo NPV ($) BCR

CBA to Govemment without GST & SD 1080  0.70

CBA to Gavernment with GST & SD 43.34 2.2
Fost Mgt oine B oathy Cooymont, [Backion O

Assuming full costs for water and sewerage and local external roads and zro real escalation in land
values then, the net present value is $170.88million at a 7% discount rate. Therefore total benefits to the
wider community brought about by the proposed development at North Cooranbeng is greater than the

Costs,

The cost-benefit ratio depicts the total financial return for each dollar invested. In other words at a 7%
discount rate, for every dollar invested in the development, $2.26 would be returned to the wider
community. The IRR on this CBA is 31%.

o~ o FU e T
LA

H

Our analysis of the labour force in the Hunter, Lake Macquarie, and Cooranbong revealed the following:

» Historically the Hunter region has been characterised by a large proportion of employment in
traditional industries such as mining, steelmaking, shipbui]ding and power generation.

=  Over the 20 years to 2001, there has been a significant increase in the proportion of the labour
force employed in: wholesale and retail trade; health, education and community services;
finance, property and business services; and recreational and personal services.

»  Cooranbong is characterised by a slightly higher proportion of people employed as managers,
administrators and professionals than the Lower Hunter. Cooranbong has a slightly lower
proportion of clerical, sales and service workers.

«  Within Cooranbong, major employment Providers include Avondale Collegc, Avondale School
and the Sanitarium Health Food Company. Employment projections provided by these
institutions have revealed the following:

P06059 — North Cooranbong Economic Impact Assessment k o 7 -ml;age 1



¢ Avondale College is applying for University status, and it is expected that the number of pupils
will increase to a conservative projection of 1,500 students by 2012. The College currently has
around 12.8 students per academic, and therefore we can assume that if the College maintained
the current student/academic ratio, the number of academic staff would increase by 46 staff by
2012,

»  Avondale School has acknowledged that it expects approximately 400 students to result from
the subject development at North Cooranbong, increasing the number of students to 1,300
pupils. The School acknowledges that if student numbers increased to 1600, 150 staff members
would be required however no physical expansion of the school would be required as a result,

*  Sanitarium currently employs approximately 498 staff, being 353 full time staff, 40 part time
staff, and 105 casual staff. Discussions with Sanitarium have revealed employee levels are
currently at a maximum and there are no future plans to increase or decrease staff levels. If any
foreseeable changes were to occur it would see new technology replace existing staff.

There are several emerging trends in employment and economic activity, which are having direct and
indirect impacts on urban structure, The main forces acting on employment change are:

» Rationalisation of agriculture, mining and manufacturing industries

+»  Globalisation;

+  Growth in knowledge based industries;

. Increasing reliance on transport efficiencies.

In property the response to these changes has been:
s  The loss or relocation of traditional industries;
»  The rise of business parks in regional centres;
o The rise of economic gateways around major infrastructure; and
e  Growth in home based businesses and mix land uses.

The construction industry is a significant component of the economy. There are two types of
multiPliers:
= Production induced: which is made up of:
© first round effect: which is all outputs and employment required to produce the inputs

for construction; and
©  an industrial support effect which is the induced extra output and employment from all

industries to support the production of the first round effect; and
»  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.

Therefore the $67Im cost in construction translates to 2 further $607m activity in production induced
effects and $646m in consumption induced effects. Total economic activity generated is equivalent to

$1,924m (see table 33 below).

It is also estimated that construction at the subject site will therefore generate 4,154 job years directly in
construction over the project time frame. This equates to 244 job years per annum.
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it & understood that Council has commissioned URS to manage and carry out the preparation of the
required documentation for the rezoning of land at North Cooranbong. Hill PDA has been
commissioned by URS on behalf of their client Lake Macquarie City Council br the provision of
consultancy services to undertake an Economic Impact Assessment study of a proposed rezoning at
North Cooranbong.

Under Section 74(2) of the Environmental Planning and Assessment Act 1979 (EP&AA) the Director
General of the Department of Planning has directed Council to prepare a Local Environmental Study
(LES) for the lands at North Cooranbong. It is understood that Council requires the preparation of a
detailed economic assessment study of the rezoning proposal, to be incorporated into the LES.

The purpose of this study was to appraise the likely costs and benefits to government of the rezoning and
servicing of the subject site for urban development. The underlying objective of State Government, for
the rezoning of land for urban development is the minimisation of public sector costs in meeting market

demand for housing, whilst achieving the provision of an appropriate level of physical and human
services.

The brief required the analysis to be carried out in accordance with NSW Treasury Guidelines for
Economic Appraisals 1997. This included an analysis and estimation of marginal infrastructure costs such
as main roads, water, sewer and drainage major works, schools, community services and open spaces
and an estimation of benefits to government in terms of developer contributions.

S8 BMthay 2 Sy

The outcome of the study is to provide an Economic Impact Assessment regarding the implications of the
intended rezoning.

To meet the requirements of the Project Brief, we undertook an approach broadly structured on the
basis of the Project Brief, the key tasks of which included:

* A market analysis was undertaken, profiling key demographic characteristics with review of
data derived from the ABS Census, DoP, Council and other sources. This also included an
analysis of the prevailing property market and identify patterns of supply and demand for
residential land, residential development land, as well as surveys of nearby retail and
employment centres;

» Using expenditure modelling quantified the likely increase in demand for retail/commercial
services from population projections;
+  Quantified the costs of infrastructure amplification, including possible funding options for these

services;

+ Prepared a cost benefit analysis using discounted cash flow modelling incorporating all direct
(and where possible indirect) costs and revenues from whole of government viewpoint,
including scenario or sensitivity analysis testing;
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+ Completed an impact assessment on the broader economy, including impact of proposed
rezoning on existing retail/commercial industry and established centres. As well as quantified
(using multipliers) the potential flow on impacts on the rest of the local economy; quantified
job years; identified opportunity costs; estimated the post constructon employment
opportunities; and, assessed the financial viability and impact of the closure of the former
Cooranbong airport;

+ Provided recommendations concerning appropriate initiatives that are likely to mitigate any
negative impacts posed by the rezoning, as well as comment on specific issues tdentified from

the assessment H

22 Progees ~daei woniry

The site includes various parcels of land under various ownerships, with the main land owner being the
Seventh Day Adventist Church (‘Church’). Other owners include Johnston Property Group (‘JPG’), and
various owners of individual lots represented by JW Planning (‘JWP’). A total of 55 lots will be
amalgamated to form the subject site, with the total development site area being approximately 348

hectares.

The Australian Conference Association (*ACA") of the Church is the trustee for all the Seventh Day
Adventist property in Australia. The ACA owns their site, although it is managed by Avondale College.
Those lands owned by the ACA total approximately 278.3ha of the total development site at North

Cooranbong .

Figure 1 - Trangle Lot Configuration

2

Source: Forest Fauna Surveys Pry Lod, Novernber 20005
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There is an agreement between Avondale College and the ACA that the funds from the development
will be put back into the future expansion of Avondale College. The ACA has entered into a joint
venture agreement with JPG for the development of the site.

It is understood that JPG have purchased an adjoining lot (Lot 219, DP 755218) located at the north-west
corner of the ACA affiliated land, totaling approximately 58 hectares of land.

It is understood that JWP are representing owners of lots adjoining the western side of the site,
accounting for between 5-12ha of land.

G e e N
The subject site is located at North Cooranbong, within the Lake Macquarie Local Government Area

('LGA’). Approximately 100km from Sydney, and 45minutes from Sydney’s northern suburbs, the
subject site in North Cooranbong lies north west of Morriset and south west of Newcastle CBD.

The subject site is bounded by rural land and state forest to the north and west, by Cooranbong town
centre to the south, and Avondale School and Avondale Road to the east. Existing uses on the subject
site include chicken sheds to the south-west of the site, Avondale School to the east, and a small private
airfield with two associate runways and various sheds (which ceased operations at the end of 2005).

The aerial photo below indicates the subject sites approximate location.

Figure £ - Site Location
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2.5 Cogranbong Airport

Hill PDA has received written confirmation from Avondale Collage as to the reasons for closure of the
Cooranbong Airport (see Appendix One).

Originally the 260 hectares of land attributed to the airfield was purchased by the Seventh Day Adventist
Church for the use and benefit of Avondale College. The land is owned by the Seventh-day Adventist
Church and controlled by the College.

In 1946 the Avondale College Board approved an airstrip on the site for use by aviation enthusiasts, on
the understanding that the land would be returned for use by Avondale College whenever it was
required.

A School of Aviation was established in 1977 by the College to train pilots for the mission work of the
Seventh-day Adventist Church in the Pacific region, and a second runway was constructed.

Since then, the primary users of the airport have been the School of Aviation and some recreational
pilots. The Adventist Aviation Association does not currently utilise the airpoet and hasn't for some

time.

A key element of the strategic plan of Avondale College is to create a sizeable endowment fund, the
earnings of which will help fund the future expansion and ongoing operation of the College. The result
being the development of the airfield affiliated land for residential housing. The College envisages the
development catering for the significant population growth projected for the Cooranbong area in the
immediate future.

Initially the College investigated the possibility of retaining the airport and developing the remaining
land, however these were neither compatible adjacent land uses (due to noise, safety etc) or cohesive
from a planning perspective.

The College Council decided to relocate the School of Aviation to the Cessnock Airport and to close the
airport at Cooranbong, with the School of Aviation having been operating from Cessnock since January
2006. Hill PDA understands that the Seventh Day Adventist Church has decided to cease involvement in
aviation on a global basis not just at the subject site.

The College plans to recognise the history of the Cooranbong Airport and the contribution of aviation to
the work of the Seventh Day Adventist Church by incorporating aspects of that history into the
development plan for the land.

A Heritage Impact Assessment by Graham Brooks & Associates (January 2005), assessing the heritage
significance of the airport found areas of the airfield are of historical significance, social significance, and
the general landscape being of aesthetic distinction. The report reviewed the proposed original structure
plan submitted by the proponents, concluding that the impact of the proposed development would in
fact be positive by retaining the alignment of both the north-south and east-west airstrip and allowing
significant interpretation of the airfield and its history within the proposed development,
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The vision for the subject site at North Cooranbong is to pravide a development which: will respond to
the environment; provide a diverse and well serviced community; provide a well designed and liveable
community; encourage progress and prosperity; and, create an integrated accessible development. These
objectives hawe been based on the Lake Macquarie Lifestyle 2020 Strategy (1998) in order to direct
future detailed design and development of the site.

The subject site comes under Lake Macquarie City Council’s LEP 2004 and it is understood that the
proponent is seeking Council’s approval to rezone the study area from 1(1) Rural (production), 7(1)
Conservation (Primary), 7(2) Conservation (Secondary) and 10 Investigation zones t¢ a mix or urban,
infrastructure, environment and conservation zones. At the time of the zoning submission the proposed

structure plan was as follows:

Table 1 - Proposed Rezoning Changes - North Cooranbong

Existing Zone Proposed Zone
Environmental Protection 7(1) —Primary Emvirenmental Protedtion 7(1) — Primary
Environmental Protedtion 7(2) — Secandary Environmental Protection 7(2) — Secondary
Investigation 10 —Urbar/Conservation Envirenmental Protection 7(3) — Tertiary
Investigation 10 —Urban/Employment/Recreation/Conservation Residential 2(1)

Infrastructure 5

Source: JPG, North Cooranbong — Rezoning Submission, 20006

JPG lodged a rezoning application br the subject lands, and the structure plan below was prepared by
JPG on the basis of the rezoning being approved. This structure plan has not yet been approved by
Council and has been used in order to gain an appreciation for the type of development envisioned by
JPG and the Church for the site.

Figure 3 - Draft. Soructure Flan (as & June 2000

3 D

A

Key
Ecological Corridors & Riparian Corridors —
Deveiopable Land

Existing Key Roads Formed and Unformed ==
New Circulation Roads ==

P06059 — North Cooranbong Economic Impact Assessment o ) T -F.'agAc 7



The rezoning application notes the following land uses and activities envisaged for the site at the date of
the original submission:

Hesiventisl Lot

The original rezoning application considered a total number of 1,888 dwellings for the subject site, at
approximately 12 dwellings per hectare. However, Hill PDA has since been advised verbally by JPG that
between 2,500-3,000 dwellings are now expected for the subject site at North Cooranbong. This is
mainly due to the addition of the JWP lands which will provide additional residentially zoned land.

Avandgla Sohon
The rezoning application notes that Avondale School (which includes the Senior School, Primary School,

and Infants School) has determined their current and future needs can be met by a site of approximately
17ha. This land will be located adjacent to the existing School facilities to the southwest of the site.

To ensure this land remains available for the school, it is intended that the zone for this area changes
from Investigation 10 to Infrastructure 5.

i v o e e
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A parcel of 1.5ha of land has been initally attributed to community uses at the subject site.

The Retail Location Analysis by Leyshon Consulting (February 2005), identified that a small convenience
store/ café should be located adjoining the Avondale S chool within the development site, whilst all other

retail development should be focused around the existing Cooranbong retail precinct. As a result the
potential for a small general store or café has been proposed within the community attributed land.

A number of community facilities have been considered for the development of the Avondale School
attributed land. Indicatively the location of these facilities is at the south west corner of the site. This
location allows communal use of the facility by the School and local community.

Community facilities that will be demanded or needed at North Cooranbong include:

*  Multipurpose hall and community centre on the land adjoining Avondale School;

» A possible commercial/ community facility to include an alternative health care facility and child
care centre likely to be a Council facility funded through works in kind, with ultimate
ownership passing to Council. The health care facility would be a commercial operation located
in proximity to community centre;

+  The potential for a small caf¢ or general shop, run as a commercial facility in association with the
community facility.

S T EE A

HillPDA have received written confirmation from the Seventh Day Adventist Church (see Appendix
One), that they are prepared to give favourable consideration to providing a holistic health facility on the
subject development site at North Cooranbong based on the Church’s interest in preventative health

care.
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The Social Impact Assessment by Key Insights (February 2005), notes that there are two medical practices
with four doctors within Cooranbong, which Hill PDA have been informed are insufficient for 2 town

the size of Cooranbong, and already .

D o Pt e,
Recreational facilities that are being considered by [PG to be included within the retained landscape,
open space and community facilities include: BBQ area(s); playgrounds; handball court(s); and half

basketball court(s).
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3.1 New South Veales Strate

Land use control is based on a hierarchical system of strategic and statutory (or legislative) land use
planning, including a number of Environmental Planning Instruments (EPIs). These instruments are

shown below in the order of hierarchy and are further detailedin Appendix Two:
+ Environmental Planning & Assessment Act 1979 (the Act) (institutes a system for
environmental planning and assessment in NSW, including strategic planning, approvals and
environmental impact assessment);

« Environmental Planning & Assessment Regulation 2000 (Regulation) (contains
details on practice and implementation of the Act);

+ State Environmental Planning Policies (for state significant matters) including:
O State Environmental Planning Policy No.11 — Traffic Generating Development; and,
o State Environmental Planning Policy No. 55 — Remediation of Land

* Regional Environmental Plans (for matters of regional importance) including:

© Hunter Regional Environmental Plan (HREP) 1989: The proposed development should

give consideration to the provisions of the HREP especially with regard to housing,
community services, commercial developtnent, rural and urban land; and,

0 Draft Lower Hunter Regional Strategy 2006-31: The key purpose of the Draft Strategy
is to ensure adequate land is available and appropriately located to sustainably
accommodate the projected housing, employment and environmental needs of the
Regions population over the next 25 years. The Strategy highlights Morriset as
becoming an emerging major centre that is expected to grow and take on the role of a
major centre in the future. Cooranbong is earmarked as a new release area, as a location
of proposed major urban development, which although primarily residential may
contain a mix of local open space and employment opportunities.

* Local Environmental Plans (that contain specific land use provisions including zoning and
development standards at the local level); and

» Development Control Plans (which provide detailed provisions relating to development
standards and controls that are not appropriate for incorporation into @ Local Environmental

Plan).
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Lake Macquarie City Council's Lifestyle 2020 Strategy, is the major planning initiative for the LGA
which aims to provide strategies necessary to manage expected growth in populgtion and employment
up to the year 2020. The document underpins land use strategies upon which the Council’s Local
Environmental Plan 2004 (“LEP 2004”) and various Development Control Plans (“DCPs”) are based. It
provides a forward planning tool for the community with regards to diverse aspects of the City,
including land vse planning, environmental management, and social and economic development.
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Lifestyle 2020 acknowledges Cooranbong as being within the Morriset Planning District through
increased accessibility, employment, urban amenity and medivm and low density residential
opportunities. According to the document, Morriset will continue to be the Frimary centre for the
District. The strategy notes possible new major retail opportunities; the establishment of a TAFE; a
multi-purpose sporting facility; the establishment of employment activity north of Morriset Railway;
and, the establishment of a town square in front of Morisset Railway Station.

The strategy identified Cooranbong as a local commercial, retail, employment and educational provider
serving the surrounding residential and rural area. Its is acknowledged that some possible expansion of
the Seventh Day Adventist Church is to be expected, with some medium and low density residential
development within close proximity to the existing local centres. The proposed development at North
Cooranbong is mooted in the strategy noting the project will facilitate future low density urban

development.
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The rezoning submission relates to the subject de velopment site at North Cooranbong in the south west
of the Lake Macquarie LGA. The land is currently zoned part 10 Investigation and part 7(2)
Conservation {Secondary) under Lake Macquarie Local Environmental Plan 2004 and forms part of the

Morriset Pla:ming District.

The original rezoning submission (March 2005), prepared for Johnston Property Group by Architectus
outlined a structure plan which indicated a proposal for 90ha of land for conservation purposes, land for
approximately 1,888 dwellings, and an additional population of some 5,200 people.

The rezoning application noted no adverse effects that would prohibit the proposed development from
being undertaken. However, it is noted that some work and considerations should be given to:
+ Some remediation due to effluent treatments, facilities and storage related to the airficld, curial
puts for animal waste, and septic tanks;
« Some potential for some adverse impacts such as erosion impacting on water quality; and,
» Potential for some flooding along the creek lines to the north and south of the site.

Various surveys and studies have been undertaken on the subject site to assess flora, fauna, creeks, and
the value of the local ecosystem. As a result a number of issues have been highlighted regarding
threatened species of flora and fauna, noxious weeds, and an endangered ecological community. As a
result recommendations were made which have resulted in wide conservation corridors being realised
within the proposed development site which will link vegetation areas with creek lines and protect

riparian habitats,

An access and transport study undertaken by GHD for the rezoning application notes that there is an
existing road network providing access to the site across most boundaries with adjoining land. An urban
use of the site would result in a direct increase in traffic.

The rezoning application notes that the land can be serviced with reticulated sewer and water, with
enhancement of the existing infrastructure system required for latter stages. There is no physical
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impediment to the provision of infrastructure. Gas, electricity and communications are available to
service an urban use of the land.

SR ey £

A report was prepared by Leyshon Consulting Pty Ltd for JW Planning who acts for Avondale Greens
Developments Pty Ltd, analysing the demand for additional retail/commercial floor space at
Cooranbong. The report also considered the likely economic effects of the provision of
retail/commercial floor space within the proposed new developrent area at North Cooranbong.

3.4 COoNOMIC TR, ASSESS TERL, - P i
Cooranbong, NEVW - Levsion Domsillys

The report concluded that given the proposed residential development at Cooranbong a centre in the
order of 4,770sqm anchored by a full line supermarket of around 3,000sqm would be appropriate.
There are three retail centres which would be directly affected by the development, namely Cooranbong
village shops, Morisset and Toronto. It predicts that all three will experience a down turn in trade in the
short term however in the longer term it predicts that both Morisset and Tororito should be able to
recover given the continued population growth predicted for those areas. The report sees the current
Cooranbong village shops fulfilling a convenience retal role to local residents once the proposed centre
is established, however this will depend greatly upon the new centres location.

3.5 Hetal Covatn Anaysis - LTy
20

The report analysed the possible location and structure for retail centres to serve the needs of the
existing and future populations of the Cooranbong region.

The report looked at four different options for accommodating the future retail demand at Cooranbong
being:
1. To concentrate additional retail development around the existing town centre

2. Retail servicing in two separate centres one being the existing and the other being at one of
three additional sites considered;

3. To enhance the existing centre but to have, in addition, small local stores within the site; and,

4. To accommodate all of the additional retail development on site within additional centres each
within walking distance of residential development.

The report recommended that the additional retail space be accommodated within Cooranbong centre
but with additional smaller faciliies within walking distance of residential centres. It further
recommended that a DCP with design guidelines be put in place as soon as possible to protect the future
amenity of the Town Centre and prevent development which could reduce the overall opportunity for

this site.

[ N R
"

This report evaluates the likely impacts, opportunities and constraints of the proposed rezoning of a
future urban precinct to the north of Cooranbong .
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The report details the numerous benefits of the development to the local community, These include
improved social mix, enhancement of housing options, increase in eligible volunteers, jobs during the
construction phase of the project, the multiplier effect throughout the region, jobs in the supply industry
and increased trade and economic activity in the surrounding area including more customers for the
urban centre of Morisset. However it went on to detail negative issues including increased noise
(particularly during construction/excavation phase), increased traffic, long term stress on government
funded services and potential isolation from existing community if block size, aesthetics and design
differs significantly from existing style and atmosphere.

In order to mitigate the potential negative impacts the report suggests that community, commercial and
educative resources be shared in order to improve integration of new residents, the existing commercial
centre be expanded which would assist in focusing the community, physical networking in the form of
cycle ways, pedestrian paths which would help ease demarcation between new and old and finally the
formation of a Cooranbong Communi ty Development committee that is open to old and new residents,

The report concludes that the proposed rezoning would deliver a net social and economic gain to the
area with potential negative impacts being mitigated with careful strategic planning.
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4. ANALYSIS OF BXISTING (ENTIHS

4.1 Cooranbong

Cooranbong is a short drive off the freeway at the Morriset Interchange. Avondale Shopping Village
Cooranbong is described as your “top up shopping” centre. It is easily accessed due to its location on the
corner of Freeman Drive and Alton Road. It is located approximately 4.8km from the nearest centre -
Morisset Shopping Centre.

Fgure 4 - Cooranbang Town Cantre
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Avondale Village centre has a total floor space of 1,800sqm and is anchored by a First Choice Welcome
Mart of around 180sqm. The shopping centre consists of 16 specialities shops e'xtending over a single
level of floor space. The tenants in the centre include a mix of specialty retail including: cafes; chemist;
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newsagency; hair dressers; bakery; medical centre; takeaway shop; gift shop; real estate agency; and
other retailers. Vacancy rates suggest that the centre is trading very well with few changes to tenants
over the last 5 years.

Sevarnd Day Adeertiot Chegon

The Seventh Day Adventist Church is not only a large land holder in Cooranbong, but also a provider of
college and school education, community services, employment, ageél care services, and
accommodation.

The Seventh Day Adventist Church (“SDAC”) incorporates a number of Union Conferences of which
Australia is one. Cooranbong is part of the northern NSW Local Conference.

South Pacific Institutions of the SDAC include:

»  Avondale College — has been located in Cooranbong since 1897 and is an education institution of
the Seventh Day Adventist Church (‘SDAC’);

» Sanitarium Health Food Company — has one facility adjacert to Avondale College in
Cooranbong. The Company’s head office and main facility is in Berkley Vale. Many residents
that live in Cooranbong travel to Berkley Vale to work at the head office;

¢ Adventist Media Centre;

s  Adventist Relief;

»  Sydney Adventist Hospital; and

»  Signs Publishing Company.

In September 2005, the Church gained development approval for the development of a retirement
village in Crawford Road, Cooranbong (Consent No. 2704/2004). The development application states
approval for 14 independent lving units and community centre (SEPP Seniors Living). However, the
total area to be developed will be 70 acres, with the intention that 300 living units, a nursing home,
hostel and dementia specific facilities will be provided on the property. Consent on the application will
lapse on 21 September 2008.

St ke

Avondale College (‘the College’) is located to the south-east of the town centre adjacent to the
Sanitarium Health Food (‘Sanitarium’) facility.

Avondale is an education institution which also has in attendance a growing number of students of other
faith traditions who desire higher education in a Christian context. The College has 48 degree programs,
which are nationally accredited, of which the largest programs are the teaching degrees. Courses range
from undergraduate to post-graduate (including PhD), and include : education; arts; business and
information technology; nursing and health; lifestyle education; visual arts and graphic design; science
and mathematics; and theology. Vocational courses are also provided including : aviation; business; and,

outdoor recreation.

The College will be the main beneficiary of returns from the proposed development at North
Cooranbong. It is intended that the financial returns will be passed to the Cdlege to aid in planned
expansion of their residential and academic facilities.
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Currently 1,037 students are enrolled at the Lake Macquarie campus at Cooranbong. Commonwealth
supported places at the College have helped drive an increase in enrollments as increased funding has
been allocated to the students of the College. Since 2001, the student population has increased by more
than 50% (15.6% growth from 2001-2005). The College anticipates a conservative projection of 1,500
students by 2012.

Of ail enrollments at the college , 36% are not from Seven Day Adventists members. 15% of students in
degree and vocational courses are from countries outside Australia and New Zealand; and over 60% of
students are from outside the Lake Macquarie region. 58% of students either live at home or rent
accommodation off campus; whilst there are a large proportion of married students, Most teaching staff
live in the local area with the College providing loan funds for staff, to help thern establish themselvesin
the area.

The College is currently secking university status to give status to the institution proportionate with the
range and quality of its programs. The College anticipates that the status will enhance the attractiveness
of the College to new students.

Since 1998, $6.6million has been spent on building and construction of the College. The College is
planning a $5.5million housing project for students, with an ongoing residential and academic building
program planned over the next 20 years. The aim being that the North Cooranbong development is
going to help fund these development plans.

Avonuat 3000

Avondale Sch;ml is located adjacent to the airstrip, north-west of Cooranbong town centre. Avondale
School is run by SDAC. Currently the School includes 900 students and a total of 140 staff (90
professional and 50 support staff). 70% of current school students are not Seventh Day Adventists,

The School is currently embarking on the development of a $4.5million multipurpose centre with

another $20-$25million in additional buildings planned. The School anticipates that the proposed
development at North Cooranbong will bring an additional 400 students into the school.
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Hill PDA have been provided with written advice from the Church that Avondale School is committed
to increasing the capacity to of the school by 400 students to meet demand anticipated to be generated
by the development at North Cooranbong (See Appendix One).

Saiter v Hestn Food Darmpany

The Sanitarium Health Food Company has been located in Cooranbong since 1898, when large
bakehouse equipment was installed in a large building which had previously been a saw mill. Sanitarium
still remains at these premises which are located south cast of the Cooranbong town centre and adjacent
to the College.

Since its establishment in Cooranbong, Sanitarium has grown substantially, now employing 1,700 people
in Australia and New Zealand, with a combined turnover of approximately $300million.

At its Cooranbong facility, Sanitarium currently employs approximately 498 staff, being 353 full time
staff, 40 part time staff, and 105 casual staff.

The Sanitarium site is also listed as a heritage item which places stringent constraints on the building
making it very difficult to undertake any form of physical expansion.

Vol TS

Morriset is the primary centre of the Morriset Planning District which includes Cooranbong. Located on
the main northern rail line, Morriset is one of the busiest stations along the Hunter line with express
services to both Sydney and Newcastle. The centre is 2.3km east of the Morisset turnoff from the
Sydney Newcastle Freeway.

Traditionally Morriset was a base for coal mining and energy generation, however recently the area has
attracted those residents pursuing a more rural lifestyle.

Many religious communities also are located within the Morriset district including the Seventh Day
Adventist Church and Avondale College in Cooranbong, a Buddhist temple, the Saint John of God
facility at Point Morriset; and, the Salvation Army at Bonnells Bay.

Adjacent to the freeway is the relatively new Gateway Industrial Estate, as well as the Morriset Mega
Markets which is operational on weekends. Council have advised that in excess of 464 businesses
currently operate in the Morriset/Cooranbong area. Major employers in the area include: Eraring
Generation; Sanitarium Products, Centennial Coal; Yates Horticultural Products; Specialist
Horticulture; Morisset Hospital; and Avondale College.

Morriset provides a range of services to residents in Dora Creek, Cooranbong, the Morriset Peninsula,
Mandalong, Wyee Point and Wyee. North Cooranbong and the subject site are known to be situated
within the Morisset trade area.
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Dora Street locking west from the train station BHL.o Supermarket from car park

Morisset is a neighbourhood centre of around 9,500sqm. It comprises 68 shop front premises of which
45 are being used for reta.iling, 19 are being used for commercial services and 4 are vacant. Anchor
retailers include a 2,300sqm Bi-Lo supermarket, 400sqm Retravision store and a 250sqm Go-Lo
discount variety store.

The strip retail accommodation in Morriset fronts Dora Street for around 400m between Doyalson
Street and Bridge Street adjacent to the railway station. The supermarket, Go-Lo and Retravision stores

are behind the Main Street in Short Street.

Morisset’s trade area encompasses the localities of Morisset and Dora Creek but extends further
northwards to Myuna Bay, westwards to Cooranbong and Martinsville and southwards towards Wryee.
Currently it is a major destination for food and grocery shopping for residents on the Bonnells Bay
Peninsula, Dora Creek and Cooranbong areas given the limited retail offer in these locations.

Morriset currently has the following key developments in the pipelinc (see Section §.2):

+  New 3,385sqm Woolworths supermarket with associated specialty retail (still with Council);

+  New 4,000sqm Coles supermarket plus associated specialty retail (still with Council);

*  Morriset Gateway Park - This industrial park is located just off the freeway and the Morriset
Interchange. The park has seen much development recently and is on going with many new
warchouse units currently hitting the market. Recent development in the park includesa child
care centre and carwash, as well as much new distribution firms and small businesses

established.

The development of Morriset Gateway Park is establishing the town as a major industrial location. With
good ramp access to the freeway and being located away from residential development, Morriset is
joining Cardiff, Gateshead, Toronto, Warners Bay and Cameron Park as well established industrial

areas.

"“iﬁﬂ v

Toronto is the main district centre around 19km by road to the north of Morisset. It is 8,3km by road
from the Toronto turnoff on the Sydney Newcastle Freeway. Toronto is the cenmal point of the
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Westlake's district and services the surrounding communities of Kilben Bay, Coal Point, Carey Bay,
Rathmines, Wangi Wangi, Teralba, Booragul, Woodrising, Fennell Bay, Bolton Point, Fassifern and
Blackfalls Park.

Council sees Toronto maintaining a focus on tourism, government services and coal mining, with
ongoing development in retail, commercial and tourism facilities. The area will see continued
intensification of housing and mixed commercial / housing opportunities.

Toronto has around 140 shop front premises of which around 90 are being used for retail purposes, 40
are being used for commercial purposes and eleven are vacant. There are also 4 number of commercial
buildings adjacent to the retail centre. Toronto has a high proportion of commercial space for a centre

of its size.

Most of the strip shopping fronts The Boulevard between Carey Street and Victory Parade. There are
also strip shops fronting Victory Parade opposite Edward Gain Park. The centre has an attractive setting
adjacent to the lake and Edward Gain Park.
Toronto currently has the following key developments in the pipeline:

e $15.5million mixed used development

*  §$10million seniors living development for 45 units

» Extensions to Catalina Motel

»  Centennial Coal announced plans for further underground mining and an open cut mine to

extend the life of Newstan and Awaba Coal Mines.
¢ Four storey mixed use commercial and residential development in Brighton Avenue.

Anchor tenants in Toronto include a 4,000sqm Coles supermarket, a 2,800sqm  Woolworths
supermarket and a 700sqm Go-Lo discount variety store,

Total floor area in Toronto is around 21,000sqm of shop front retail of which 4,000sqm is cormnmercial
space and 1,000sqm is vacant. Being a district centre it has an extended trade area that extends from

Wangi Wangi in the south to Teralba and Killingworth in the north.

L] " e
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Dora Creek is primarily known for its relaxed atmosphere and natural attributes being located on the
water. Dora Creek has a small 1,200sqm neighbourhood centre adjacent to the railway station
comprising 13 shops with no anchor tenant.

F06059 — North Cooranl‘mng Economic lﬁlpat‘t Assessment ‘ : [;age B



!
r- T
|
l

Looking west up Doree Place Looking south down VWangi Road

.
6_1 BT Ty ol

Bonnells Bay is a local shopping centre of around 3,400sqm anchored by an IGA supermarket of 600sqm.
Being a small supermarket it captures only a minority of the trade area’s expenditurc on food and
groceries. Residents and tourists on the Bonnells Bay peninsula travel to Morisset, Toronto, Lake Haven
and occasionally beyond to the regional centres to undertake food and grocery shopping.

The area is fast growing with household numbers increasing at around 3.5% per annum. Expenditure in
food and groceries is reaching a critical level where a full-line supermarket is viable.

The owner of the shopping centre is seeking to replace the existing IGA supermarket with a larger full-

line 3,200sqm supermarket to improve the sustainability of the centre. This will indude a proposed
medical centre.
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This section provides a profile on population, household and employment statistics from ABS Census
data in regional Cooranbong. Comparisons are made Dora Creek, Morisset, Torénto, Bonnells Bay and

the Lower Hunter. This analysis is done to gain an appreciation of the context and labour related
demand for land in Cooranbong town centre and the peripheral areas of the LGA.

Note: Relevant employment statistics and trends have been discussed in Section 10 of this report.

RS AP L R N R

Over the past decade the population of NSW has grown faster than previously .forecasted, leading to
increased housing construction and demand for infrastructure. Most of this growth has been in the
Sydney Region, but also in coastal towns and regional cities.

The population of the Lower Hunter region was 468,861 persons at the 2001 census. This is a growth
rate of P per annum since 1996. Over the ten-year period, since 1991, the regional area population
mcreased by some 41,888 people. '

The Lower Hunter has experienced an increase in population from 1991 to 2001 as shown in the table
below. However population growth is slightly below NSW.

Table 2 - Population Growth for the Lower Hunter

1991 1996 2001 1991-2001
NSW 5732032 6,038,869 6,371,745 1%
Lower Huniter 426,973 448,653 458,861 10%

Source: Australian Bureau of Statistics Census, 1991, 19986, 2001

The population of the Lower Hunter region was 468,861 persons at the 200t census. Thisisa growth
rate of 0.9% per annum since 1996. Over the ten-year period, since 1991, the regional area pepulation

increased by some 41,888 people or 10%.

The table below outlines population growth for Cooranbong and surrounding localities from the 2001

Ccensus.

fable 3- Fopulation Growth & Dweating Size for Cooranbong vs. Surrounding Areas

Characteristics Cog;ng: cr::erka Morisset Taronto Bonngl;; Newcastle d‘m:
Population and Dweliings )

Total Population 3,597 1,244 3,171 30,910 12,079 7,077 468,860
Total Dwellings 1,345 595 426 12,544 5077 3,260 197,639
Occupied Private Dwellings 1,265 502 398 11,469 4,668 2,703 181,191
o ; pied Private Dwelings 94.1% 84.4% 93.4% 91.4% 91.9% 82.9% 01.7%
Averags Household Size 2.8 25 26 27 26 2.6 26

Source: Australian Bureau of Statistics Census 2001
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The above figures are based on the same census collector districts as those census figures in Councils
Lifestyle 2020 Strategy. The Strategy indicates that the number of people living in each house is
reducing. In 1991, the average number of persons per household was 2.87, which in 1996 had reduced
to 2.69 and by 2020 is expected to be 2.3.

Cooranbong, Dora Creek, Morisset, Toronto and Bonnells Bay, as at 2001, had a similar age distribution
compared to the Lower Hunter as depicted in the table below.

Table 4 - Age Profile of Cooranbong in comrpanson to Dora Cresk, Monssst, Toronto, Bonnells
Bay and Lower Hurnter 2001

Population at Consus .

Age Bracket Cooranbong Dora Creek  Morisset Toronto  Bonnells Bay  Lower Hunter
014 20.2% 21.9% 14.9% 22.4% 25% 20.9%
15-29 19.1% 15.4% 14.2% 17.2% 17.6% 19.7%
30-44 18.2% 18.7% 17.5% 19.9% 20.7% 21.4%
45-59 17.1% 20.9% 20.2% 19.7% 18.2% 18.8%
60-74 12.4% 17.4% 19.8% 12.7% 15.5% 12.2%
75+ 12.9% 47% 13.3% 8.1% 54% 7.0%
Total 100.00% 100.00% 100.00% 100.00% 100.00% 100.00%
Metlian Age 9.3 39.7 4r.1 385 37.3 358

* Excludes Overseas Vistors '

Source: Australian Bureau of Statistics Census 20001

Consistent with the Lower Hunter, Cooranbong has an ageing population. This is a result of families
selecting to have fewer children, delay having children or have no children at all; It is also a result of
people living longer.

The most mobile age groups are the 15-29 years and 20-34 years. In Cooranbong it represents 37.3% of
the population which is typical of many smaller urban localities. In the Lower Hunter region it
represents 41.1%. The largest age bracket in the trade area falls in the 0 to 14 years bracket.

Ay < oo T
T

With only 15.9% of Cooranbong population born outside Australia and Oceania, ethnic diversity is
considerably lower than NSW. The NSW ratio of non-Australian and Oceania born residents is strongly
influenced by Sydney SD (35%) and is areflection of the trend of overseas migrants generally settling in
the capital cities. However Cooranbong is consistent with the Lower Hunter.
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Table 5 - Ethnicity of Population for of Cooranbong in companison ta Dors Creek, Morisset,
Toronto, Bonnells Bay and Lower Bunter 20101

Wortd Reglon Cooranbong DoraCreek  Morlsset Toronto  BannelisBay  Lower Hunter
Oceania & Australia 84.1% 87.0% 84.1% 88.0% ' 86.3% 86.6%
Europe 7.2% 8.0% 9.1% 6.1% 7.3% 6.4%
North Africa & Mid-East 0.2% 0.0% 0.0% 0.0% 0.1% 0.1%
Asia 2.4% 0.5% 1.0% 0.7% 0.8% 1.2%
Americas 1.0% 0.2% 0.3% 0.4% 0.5% 04%
Sub-Saharan Africa 0.7% 0.2% 0.1% 0.1% 0.4% 0.3%
Other/ Not Stated 4.4% 4.0% 54% 46% 4.8% 5.0%
Total 100% 100% 100% 100% 100% 100%

* Bludes Overseas Vistors :

Sourca: Australian Bureau of Statistics Census Data 2001
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Detached housing is the housing structure that predominates in Cooranbong. In 2001 Cooranbong had
the same percentage of all other types of dwellings (17.3%) as the Lower Hunter (17.%%).

Table 6 - Dwelling Structure in of Cooranbong, Dora Greek, Morisset, Torofto, Bonnells Bay and
Lower Hurter 2001

Cooranbong Dora Greek  Morisset Torontc  Bonnells Bay  Lower Hunter

Separate house 82.6% 94.6% 71.4% 89.6% 97.7% 82.7%
Sami-detached, row,

terrace, townhouse 146% 0.6% 120% 46% 0.6% 7.5%
Flat, unit, apartment 2.3% 1.8% 0.7% 3.0% 0.3% 7.3%
Cther dwelling 0.2% 0.6% 15.4% 1.9% 0.9% 1.8%
Not stated 02% 2.4% 05% 05% 0.5% 07%
Total 100.0% 100.0% 100.0% 100.0% 100.0% 100.0%

Sourca: Australian Bureau of Statistics Census Data 2001

Cooranbong and the surrounding suburbs have a lower level of rented accommddation than the Lower
Hunter as shown in the table below. This in part is due to the lower proportion of investment flats units
and apartments.

Table 7- Tenure Twoe in Couranbang, Dora Creek. Morisset, Tororto, Bannglls Bay and Lower
Hurter 001

Cooranbong Dora Creek Morisset Toronto Bonné;lls Bay Lower Hunter
Quwned or '
Being
Purchased 66.0% 75.1% 69.9% 70.9% 73.9% 68.8%
Rented 22.9% 18.9% 14.4% 23.0% 21.1% 25.0%
Other type/ Not
stated 11.1% 6.0% 15.7% 6.0% 5.0% 6.1%
Total 100.0% 100.0% 160.0% 100.0% _100.0% 100.0%
Source: fan Lt stics Census :
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DB Housenoid Type

Household structure in Cooranbong is similar to the Lower hunter. As depicted in the table below, the
majority of households within Cooranbong are family houses, followed by lone person houses and then
group households. '

Table 8 - Househald Type in Cooranborng, Dors Creek, Morissaz, Tororto, Bonnells Hay and
Lower Hunter 20001

Household Type Cooranbong DoraCreek  Morissat Toronto Bonne;!ls Bay Lower Hunter
Family households 74.6% 73.1% 69.9% 76.6% 77.3% 71.9%
Lone person households 23.1% 24 6% 28.4% 21.7% 20.3% 24.7%
Group households 2.3% 2.3% 1.7% 1.7% 2.3% 34%
Totat 100.0% 100.0% 100.0% 100.0% 100.0% 100.0%

Source: Australian Buresu of Satistics Census Bata 2001

Household structure has changed over time with Cooranbong, Dora Creek, Morigset, Toronto, Bonnells
Bay, and NSW all showing a decline in traditional or nuclear families as a proportion of total households.

During the 1950s and 1960s the fertility rate in Australia exceeded 2. This rate has progressively
declined to a point where today it is 1.6 to 1.7 and still falling. There has been growth in couples
without children and considerable growth in lone person households. Couples are deciding to have
children later in life, have fewer children and have no children at all. There has also been some growth
in marriage breakdowns or separation. All the® trends are resulting in declining occupancy rates and an
ageing of the population.

A e Eme s T

Household income levels in Cooranbong are slightly below the surrounding logalities and the Lower
Hunter region. Cooranbong trade area is a low to middle class area with a median household weekly
income of $630 in 2001. This is lower than the Lower Hunter median {$667).

Table 9- Weskly Household Incorre 20041

Income Bracket Cooranbong  Dora Crogk  Morisset  Toronto  Bonmelis Bay  Lower Hunter
$0-$299 12.3% 15.3% 18.3% 13.3% 12.0% 15.0%
$300-5599 29.2% 27.0% 346% 26.6% 28.2% 254%
$600-3999 20.7% 21.8% 15.8% 19.7% 21.4% 19.6%
$1,000-$1,499 15.4% 12.3% 9.8% 15.0% 14.8% 15.4%
$1,500-$1,999 6.3% B.8% 6.0% 8.4% 8.2% 83%
$2,000+ 3.2% 4.4% 26% 5.8% 4.5% 5.5%
Partial income Stated 8.8% 8.4% 7.4% 76% 7.4% 7.1%
All incomes not stated 4.1% 2.1% 57% 3.5% 3.4% 37%
Total 100.0% 100.0% 100.0% 100.0% 100.0% 100.0%
Mexdian Income $630 §632 3469 $671 _§o72 3667

Saurce: Australian Bureau of Seatistics Census Data 20001
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The rezoning of the subject site considers the designation of residential zoned land (Residential 2(1))toa
large proportien of the site. The initial rezoning application recognised th%,lt approximately 1880
dwellings would be considered for the site, however it is now anticipated that this new residential zone
would accommodate approximately 2,500-3,000 new dwellings. For the purpose of expenditure
modelling and population projections within this report we have assumed a total of 2,500 dwellings for
the subject site at North Cooranbeng.

Hill PDA has been advised by JPG that it's anticipated that work will commence by July 2008, with 50
lots to be released per stage (aim of 200-300 lots per year).

It is anticipated that 3-5% of the development will be under an affordable housing scheme allowing people
who may not normally be able to enter the home buyers market to purchase homes within the estate. Eligible
purchasers are able to purchase 50% of their home with the developer retaining the othfer 50% for 5 1o 10 years

while the new home owner builds equity in their purchase.

Whilst the initial proposed density target for the site was approximately 10 dwe]lings/ hectare, this may
change depending on dwelling location. For example there may be higher densities surrounding the
proposed community facility.

It is intended that any community facility will be constructed and completed befére the first dwelling is
built. JPG anticipate a 14 week construction period for a single residential fdwelling. A range of
dwellings will be provided being from the affordable to the executive. JPG will sign off on ail house
approvals and construction proposals.

JPG are proposing to set the building code for the site, especially with regard to design of housing,
landscaping, and the selection of builders to undertake work on the site .

There will be a predetermined mix of local builders who will be the sole contractors allowed to
construct homes on the site. Each builder will be required to employ a certain nurber of apprentices,

It is understood that JPG has met with various infrastructure providers (e.g: Hunter Water) and
commenced negations regarding developer agreements for the provision of infrastructure.

.
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The purpose of this section is to review market evidence of residential land valués in Cooranbong and
surrounding suburbs. Hill PDA has undertaken research using PIMS, RPData, as well as discussions with
agents, developers, and Council.

Cooranbong is not as typically affluent as many of the lake-side suburbs around Lake Macquarie.
Feedback has suggested that the re-development of the Avondale site could help iprove the image and
socio-demographic profile of the area. However agents have expresed concern as to a possible current

P060O5T — North Cooranbong Economic Impact Assessment o T ' P;gc 35



over supply of residential land to meet recent demand which has been attributed to the down turn in the
housing market and also the supply of new residential land releases

Hill PDA understands a rezoning application, prepared by GHD on behalf ¢f the Administrator of
Koompathoo, has been submitted to the Lake Macquarie Council with regards toi the “Koompathoo Land
Holdings” south of the Great Northern Railway at Morriset. Council has informed Hill PDA that the
applicant is currently preparing an LES study. The original application was submitted for ‘urban
development’. It is estimated that at maximum development the site will consist of 1,840 residents and
1250 residential dwellings. Whilst it is not yet known the timing of the Koompathoo project, it may
result in a release to the market at a similar time to the subject site at North Cooi’anbong.

However, whilst numerous residential lots are currently for sale and whilst projects in the pipeline may
be released on the market at the same time, it is desirable to have multiplq fronts. This results in
multiple developments being on the market at one time illustrating differences in affordability and

product range.

In addition, our analysis of take up rates (analysed further within this section) considers this possible
short term oversupply, by lessening the number of lots initially released by the §ubject site as stipulated
by JPG. This will reduce an oversupply or flood of the market, and allows existing supply to be
absorbed. Qur cost benefit models (sec Section 8 and Section 9 of this report) also considers an even
lower take up rate again by sensitivity testing.

We have reviewed DIPNR's forecast population growth for the Lake Macquari¢ LGA and based upon
the anticipated growth rates it is anticipated there will be an ongoing demand for residential sites into the
future. Any release of employment lands is likely to support continued residential development.

Since 2003 Lake Macquarie Council has received a total of 455 mw DA’s far proposed residential
dwellings and subdivisions, in the catchment area of Morisset, Dora Creek, Toronto, Cooranbong and
Bonnells Bay, equating to around 151 dwellings per year.

Research by Hill PDA has indicated Lake Macquarie is growing at arate of 900 dwellings per annum
(based upon average longer term occupancy of marginally over 2.2 persons per household). From this
data we can establish there is a need for more residential dwelling in the immediate area with currently
only 16.7% of new residential dwellings coming from the catchment area stated above.

The following data on residential valuesis presented for background purposes:
Table 10 - Median House and Unit Prices for the September Quarter 20105

Cooranbong Morisset Nowcastie | Sydney SD

All Dwellings :

Median Price $273,000 $295,000 $300,000 $417,000
Annual Movement n/a -24.9% 08% -4.1%
Non Strata ' :

Median Price $352,000 $318,000 $300,000 | $467,000
Annual Moverment n/a -19.2% 27% -5.7%
Strata )

Median Price n/a nfa $290,000 ° $375,000
Annual Movement na n/a 1.8 ) -1.3%

Source: NSW Department of Housing, Rent: and Sales Report, No. 72, Septernber Quarter 2005
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The graph below illustrates the rate of capital growth for houses in Cooranbong over the past 10 years.
Figure B - Capital Growth for Cooranbong, June 85 - une 06

B

:

188 o7 ioes 1902 X000 2001 2002 2003 2003 2005
| B cooranbong Lake Macquarie LGA |

Saures: RP Data, 2006

There is a relatively strong correlation between house price movements in the suburb of Cooranbong
and the wider Lake Macquarie LGA over the past 10 years. '

The above data shows the strang growth from 2001 to 2004, when the median house price increased
from approximately $150,000 to $320,000. This however dropped off in 2005 to around $275,000 as
the residential market generally declined across most regional and metropolitan markets.

DRI v, Do givsin T Hesiosea o

We have also had regard to the sale of new residential lots in order to confirm valués adopted.

Hampton Ridge ,Cooranbong

Accornenodation; Vacant Residential Land

Description: 34 allotments of 1600sqm parcels, offering a rural lifestyle
surrounded by Sha of bushland.

Sale Price: from $245,000 to $260,000

Status: For Sale. Project has been on the market since April 2006,

1 lot has been sold thus far.

Ellenborough Park, Cooranbong

Accommodatior Vacant Residential Land |

Description: 33 aliotments of 1500-1615sqm parcels. 17 have already ‘
been sold been on the market for two years.,

Sale Price: from $210,000 to $350,000

Status: For Sale. Project has been on the market for two years, 17
lots have already been sold.
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Oaktands , Cooranbong

Accommodation. Vacam Residential Land i T _ -

Description: 140 house and land packages released over three stages i3 o
first stage have been released. E AL

Sale Price: frorm $300,000 to $400,000

Status: For Sale. 5 have sold within the first 12months of release,

Other examples within the LGA include:

Minmi Road, Cameron Park
Accommodation: Vacant Residential Land
Description: The 324 hectare Northlakes Estate has he potential to

yieid approximately 1,300 fots, Within the next ten years, &
Northlakes will provide a primary school, high school
shopping centre (a supermarket and around 6 specialty
shops), parks and playgrounds, and cormmunity centres.
There will also be pl 'n%;iv.efds. a BMX track, cycle ways
and a farnily tavem. reviewed all sales over the |
past 12 months. These sales range between 557-851sqm.
Sale Price: $125,000-$210,000 or $147-5319/sqm.
Relatively even blocks: $200,000 to $220,000
Higher gradients can reduce this to $150,000.

Paddock and Robinla Close, Elermore Vale

Accommodation: Vacant Residential Land

Description: These vacant building blocks range in size from 710~
850sgm and are located within the Paddocks Estate. The
estate indudes vacant blocks as well as house and land

packages.
Sale Price: mowszﬁ,ooo or $290-$330/sqm for near level
Status: For Sale and Sold, The project has been on the market for

18months and 27 out of the 37 lots have sold

1 and 3 Ellerdale Drive, Glendale Helghts

Accommodation: Vacart Residential Land
Description: Located within a subdivision of approximatety 15 lots.
Sale Price: Lot 1: $189,000 or $338/sqm
Lot 8: $198,000 or $254/sqm
Status: For Sale. The subdivision went on sale approximately 2

years ago with these the two final lots. Since the
subdiviston first went on sale, the prices have been
considerably reduced.

The above analysis indicates that lots of relatively even contour produced sales values of approximately
$180,000 to $400,000 per lot dependent on whether vacant lots or house and lahd packages. Based on
the above analysis we have assumed a sales price for residential lots at the subject site at North
Cooranbong to be $225,000.
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We have also reviewed sales of improved lots. We note that the improved sales are typically older style
dwellings and are considered in order to reflect values nearing land value. The fohoﬁng sales have been
used to provide confirmaion of the englobo values assessed in the previous sectioh.

Table 11 - Market Reseasrch of individual Site Sales

Addross Zoning Land use Price ﬁirea Sale Date
4a Avondale Rd Cooranbang Residential Improved $300,000 1195 sqm 12/01/2005
30 Craword Rd Cooranbong Residential Improved $246,000 1062 sqm 22/02/2006
28 Craword Rd Cooranbeng Residential Improved $285,000 1062 sgm 16/02/2006
16 Cadillac: Close Cooranbong Residential Improved $237,000 627sqrm 15/02/2006
762 Freemans Dr Cooranbong Residential Improved $262,000 1248sqm 14/12/05
275 Freemans Dr Cooranbong Residential Improved $350,000 192? sqm 07/02/2006
16 Glenrose Cr Cooranbong Residential Improved $240,000 740 sqm 08/02/2006
2a Kumeil Rd Cooranbong Residential Improved $320,000 83%sqm 14/02/2006
8 1llawa St Cooranbang Residertial Improved $278,000 607sqm 09/12/05
17 Newport Rd Cooranbong Residential Improved $285,000 582sqm 16/12/05
Source: AP Data :

The above evidence suggests improved values of $240,000-$300,000. We note that the improved values
are typically higher than for unimproved sites, reflecting the ongoing value plated on the older style

improvements in this area. The improved sales suggest underlying land values in ithe order of $150,000
to $260,000 depending on the location and size of the lots.

T W b b

Hill PDA has undertaken research into predicted residential lot take up rates for the subject proposed
development at North Cooranbong.

Feedback suggests that the current sluggish residential lot sales rate will need to ificrease in the medium
to longer term in order to maintain the viability of the larger estates,

The ultimate sales rate will depend upon the timing of the residential land releases:. Sales rates at present

are slow, with many estate and land releases indicating negligible or very few sales per month. This is
forecast to continue into the immediate future.

However, at some point a recovery is likely to improve these rates to figures more in tune with the
longer term averages. This is likely to be attributed to current supply being met, as well as other areas
like Bonnells Bay and Dora Creek being built out, with no new and available land! capable of residential
subdivision.

At this point it is likely that take up rates for subject site at North Cooranbong will increase as a result,
and maintain higher sales rates into the future until such point as the site is fully sold.
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Lake Macquarie Council indicates that he population of the LGA is estimated to increase by some
40,000 over the next 20 years'. This equates to an average growth of 3000 ipeople per annum, or
approximately 900 dwellings per annum based upon average longer term occupancy of marginally over
2.2 persons per household). It is considered reasonable for the subject site to be afttracting in the order of
2% of this annual estimated take up over the initial years, increasing to 810% once the estate is
established.

The Lifestyle 2020 Strategy notes that the Morriset Planning District is estimated to have a housing
requirement of 4,692 dwellings by 2020, 74% of which will be for detached houéing. Therefore we can
assurne that the proposed development could fulfil half of that need.

We provide the following evidence of take up rates within various residential estates, being Green Hills
at Maitland, Bagnalls Beach at Newcastle, Melaleuca at Maitland and Fennel Bay at Lake Macquarie.

Fennell Bay, Lake Macquarle

Nurnber of lots: 60

Take up rate: ;&&? in first month; 30 lots have been sold since the initial release in

Sale Price: Prices range from $110,000- $130.000 lot.

Status; For Sale and Sokd

Green Hills, Maitland

Number of fots: 200 lots ranging from 560-724sgm.

Take up rate: ;ew?ng"v selling 2-3 per month. Lots have been released over a 6 year

Sale Price; Eig.aso'aa)nlgo? from $162,000- $171,000 per kot range from $110,000+

Status: t?; mnatrh% e;rtg:lél rrﬁgn_aining. Prices have been reduced due to the duwn

Bagnalls Beach, Newcastle '

Number of fots: 500 lots ranging from 659 854sqm

Take up rate: 'gr%allyselﬁnQZpermnm.Lotshavebeen released over a 10 year

Sale Price: Prices range from $233,000-$283,000per fot.

Status: Nine lots are still remaining. Prices have been reduced due to the
down tum in the market

Molalauca, Maitland

Number of lots: 400 lots ranging from 550- 600sqm

Take up rate: Typically selling 3 per month.

Sale Price: Prices range from $ 110,000-$130,000per lot.

Status: Recently finished selling.

The research indicates that take up rates for the residential edates are in the orider of 30-50 lots per
annum. This is in contrast to the suggested release plan of 200-300 lots per annum as advised by JPG.
However, Hill PDA suggest that 50-200 lots will be released per annum over the life of the project
dependent on demand levels and the rate of absorption of lots.

Initially, the market may require only 50 lots per annum to be released, as existing residential
subdivision projects may remain on the market in Cooranbong and surrounding areas. As these existing

' higp:/ Avwwvlakemac.comau /business /city_profile_residents asp
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releases are sold and residential products in surrounding localities to Cooranbong are filled, an increased
release rate (i.e. 100 lots) may occur as project years pass. Marketing and pricirig strategies may mean
that lots are released and purchased at a faster rate than described above.

Overall we therefore estimate a residential sales release program as follows

Table 12 - North Cooranbony Release Rates

End Financial Year No. of Lots Lots per annum
2008 — 2010 100 50

2011-2013 300 100

2014 — 2019 900 150

2020 — 2025 1,200 200

The above staging plan considers a 16 year project time frame. This is more than the ten year plan
anticipated by JPG. However, based on the above analysis of take up rates, it i felt this staging plan
accurately reflects the current market and future demand for residential lots on the subject site.

T
ey

The majority of properties available at (and nearby to) the town of Cooranbong continue to be
traditional detached houses on a single allotments. Higher @nsity forms of hfousing such as units,
townhouses and villas are relatively untested within the area, although there is eévidence of a growing
acceptance for this form of housing.

Reasons for this growing acceptance include:
*  An ageing population looking for lower maintenance housing;
e Increased affordability compared to traditional housing;
+ Location rather than housing type; and
* Associated facilities with high-density housing such as proximity to transport, shopping
centres and convenience retail,

Our observations indicate that some ‘villa’ development is occurring at Cooranbong, with examples
including: along Freemans Drive and Kennedy Close. We did not observe any townhouse or unit
development in the vicinity of the subject site. '

Medium density housing has traditionally allowed for 35 to 40 dwellings per hectare and resultedin lots
not greater than 250sqm. Many lots containing single detached dwellings in the more populous urban
areas of NSW are rapidly approaching such sizes with lot sizes between 4—005qm and 500sqm now

common.

It is considered, however, that the viability of medium density (35 to 9 dwellings per hectare) at
Cooranbong could be implemented to support elderly retirees, students and staff aécommeodation which
would be ideally located around the retail / activity centre and open space. '

The shift to medium density is a significant pressure that has certainly changed the nature of housing
choices in many areas. Furthermore, for many purchasers the acquisition of medium density
accommeodation is seen not as a preference, but rather as a compromiise in order tb achieve other goals
(such as location). At Cooranbong it is considered that the majority of purchasers will have a preference

N p— D
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for detached housing and in our opinion purchasers will be less likely to compromise on this aspect of
their purchase due to the relative affordability of land.

Nevertheless, medium density lots should be considered an important and strategic component of the

proposed subdivision plan, which will allow for a wider range of residents, students occupants, as well as
catering for those same residents as their stage in life changes.
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Hill PDA has been advised verbally by JPG that between 2,500-3,000 dwellings ¢an be expected for the
subject site at North Cooranbong. For the purpose of expenditure modelling within this report we have

assumed 2,500 dwellings.

A number of community facilities have been considered for the subject site at North Cooranbong .
Indicatively the location of these facilities is at the south west corner of the sit¢. This location allows
communal use of the facility by the School and local community. A conveniencd store or café has also
been considered at this location.

Whilst the impact of the proposed convenience store a café is likely to be minor and will in fact be
positive, the impact of the new residential population on the existing retail facilities at Cooranbong is
considered and measured. This analysis is undertaken through retail expenditure niodelling.

IOE

it i
R

Currently the retail market is strong in both Morisset and Cooranbong. There are cwrrently two major
retail development applications with Council and which are discussed further bejow, proposing a new
Coles and Woolworths in the Morriset town centre. '

The proposed development will be located at the corner of Dora, Doyalson and Yambo Streets,
Morriset. The development details are below:

Tahle 13 - Wonlwerths DA Details

Application Detalls Dotails

Site Area; 6.52ha

. ] Vacant land and shops, including a vacant undeveloped iot cumently owned
Existing development an site; Council. An agreement exists between the developer and Courr:g‘ll' as to tttlz
acquisition of the Council owned land upon development cansent,

Two existing retail buildings on site will be retained and jnoorporated into the new
development. The uses will indude a lower ground floor asium, y ground
floor speciality shops, and first fioor office space. .A nm level buiﬂl?:é will be

Proposed development; canstructed at the rear of the existing, with access via an improved Dora Street
frontage. The new buiiding will consist of a full line supermarket, restaurant,
spedialty shops and form part of the expanded gymnasium space. An intemal car
park over two levels wilt accommodate 186 cars, '

g;;pert]:iality shops 1,685sgm

N nasiurm 555sgm

Areas existing: Commercial 525sqm
Total GFA 2,765sqm
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Application Dotails Details

Supermmarket 3,385sqm
GymSpedaJity shops 1,425sqm
asium 45s4m
Areas new. Cormmercial -225sqm
Restaurant 240=sqm
Total GFA 4,870sqm
Supermarket 3,385sqm
g;ﬁendality shops 3,110sqm
. nasiurm m
Total development areas: b o] 6003“300 ol
Restaurant 240sqm
Total GFA 7,635sqm

Source: Dicksorn Rothechild SEE for Proposed Retail Development. DA 05,/28889, December E'[IE

Based on the above project details we can estimate the number of employment positions to be
anticipated from this development.

The average rate of one employee per 21.5sqm for anchor tenants and one etmployee per 30sqm of
specia]ity floor space is drawn from the ABS Retail Survey 199899 for combined full and part time staff.
An average rate of one employee per 20sqm has been adopted for commercial spaée.

Research carried out by Hill PDA shows that the employee numbers generated it a gymnasium facility
did not reflect the floor space ratio per square metre. It is difficult to pinpoint ap exact figure as there
are generally low numbers of permanent staff, with the majority of employees being fitness instructors

and personal trainers which are classified as subcontractors.

Based on Hill PDA research an average 1,600m2 gym generates 19 employees. Based on this assumption
employment in the gym operations onsite at the above development would generafte 7 staff.

The table below indicates the approximate employment generation from the abovémentioned project:

Table 14 - Whoghwvorths Developrert Erploviment Generagton

Use Area Rate Errrploymom Numbers
Supermarket 3,385sgm 1 employee per 21.5sqm 157’

Speciality shops 3,110sgm 1 employee per 30.0sgm 103

Gymnasium 600sgm 7

Commercial 300sgm 1 employee per 40.0sqm 75

Restaurant 240sqm 1 employee per 20.0sgm 12

Totals 7.635sgm 286

Source: Hill PDA Research

Thercfore based on the above analysis, the Woolworths development has the potential to generate 286
full time and part time jobs.

¢ EEEEPL W S T L S
e SRR R i

I T

Coles Myer Property Developments Ltd lodged a DA with Council in December 2005, for demolition
of existing buildings, consolidation of allotments, and the development of a proposed Coles
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Supermarket. Total construction costs being $2 1million. As at June 2006, the application was still with
Council pending further information being provided to Council.

The proposed development will front Dora Street and be bound by Station Street, Yambo Street, Bridge
Street and Newcastle Streets. The development details are below:

Table 15 - Coles Mver DA Detals

Application Detalls Detalls

A Bi-lo Supermarket and at grade car park are located] on the eastem end of the
Existing development on site: site. An existing car park is jocated under the Bi-lo Supermarket. There are five
existing dwellings and a small office building proposed to be demolished.

Extend the existing building further to the west to accommodate a Coles
Supermarket and to incorporate a Liquor Land with separate entrance,
Establish a Country Target store in the location of the existing Bi-lo Suparmarket.
Retain existing at grade car park located adjacent to the Bi-lo for staff parking. Add
new retail and commerdal floor space. Extend the shopping complex south of
Proposed development: Linden Lane and incorporate the existing Morriset $quare into the proposed
expansion by way of a pedestrian bridge. Retain the existing underground car park
and construct an additional two levet car park for 209 cars under the proposed
Coles Supermarket including a link to Lindon Lane linking the proposed car parks.
The existing Bi-lo building will be retained and treated with architectural etements

of the extension.

Coles Supemmarket 4,000sqm

GCountry Target 1,600sqm
Areas new. Speciality shops 2,500sqm

Commercialexternal shops  572sqm

Total GFA 8,675sqm

Source: GHD SEE for Proposed Retail Development. DA 05,72738. December 2005,

The development application notes that it is anticipated that 250 full time or part time jobs will be
created as a result of this development.

Hill PDA recognises that the expansion of Morisset’s retail centre would result in:it serving a larger area
across the Lower Hunter, as opposed to the existing centre. The expansion of the centre’s role would
change whereby it would no longer be considered as a village but as a town dentre under the new
Metropolitan Strategy typology of centres hierarchy,

The proposed opening of the new Woolworths and Coles is not likely to cause an oversupply problem as
could be initially feared. Anecdotally the problems may be more felt in other iretail centres such as
Bonnells Bay. Accorch'ng to local agents rents are strong and vacancy rates afre low. Evidence has
suggested that speciality shops in Cooranbong are achieving rents of $230-§2807 sqm per annum and
sales have shown values of $2,000-52,630/sqm. Morisset is achieving rents of $350-3500/sgm per
annum; which is likely to increase with the introduction of new supermarket anchor tenants as currently
within the development pipeline.

There has been some suggestion of BiLo at Morisset relocating its premise to Cooranbong behind the
existing retail village which will in turn impact the existing local centre. Currcntly;Cooranbong village is
known as a “top up shopping” centre. An anchor tenant of the same capacity as BiLo at Morisset would
ultimately change the centre into a sub-major food and grocery shopping destination for the majority of
residents west of Cooranbong taking a fare slice out of Morisset’s trade area. There is also a question of
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whether there is sufficient expenditure in the Cooranbong catchment to sustain such a supermarket. This
has been discussed further below (see Section 7).
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Demand for retail space within a trade area is dependent upon household expenditure. Household
expenditure is dependent upon population, the number of households and the socio-demographic
characteristics of those households. Most notably there is a strong positivé correlation between
household income levels and expenditure.

In order to measure need and undersupply of retail space we first have to define the trade area. The
following sections of the report define the trade areas likely to be served by the proposed development,
details the existing and forecast trade area population and the demand for suﬁ»ermarkct floor space

gcncratcd by that population,

A centre’s trade area refers to a geographical area with a boundary whereby the majority of expenditure
within that area is captured by the subject retail centre. Alternatively it refers toja major proportion of
expenditure where trade areas overlap. There may be different trade areas for different types of retail
stores or commodities.

For food and grocery shopping people generally choose a retail centre closer to whiere they live provided
that the retail offer is good.

Top up shopping is often referred to as shopping for a few items of food and grioceries when needed
quickly. Here the selection is a lot broader and residents patronized numerous céntres, petrol stations,
convenience stores and other outlets all around.

The choice of retail centres for clothing shopping is more limited. In this case shopping for clothes is
quasi-entertainment rather than a chore. Often it's a case of comparing items in different stores and so
shoppers will travel further to centres with a greater retail offer.

In this case the major destinations for clothes shopping are the larger regional, major centres.

The definition of the trade area served by any shopping centre is determined by a number of factors
including:
* The strength and attraction of the centre in question, determined by factors such as the
composition, layout, ambience/atmosphere and car parking in the centre.
»  Competitive retail centres, particularly their proximity to the subject dentre and respective
sizes, retail offer and attraction.
» The location and accessibility of the centre, including the available road and public transport
network and travel times.
» The presence or absence of physical barriers, such as rivers, railways, national parks and
freeways.
Having regard to:
e cach of the factors detailed above;
= inspection of the site and surrounding retail centres; and
e our experience with a large number of studies in similar sized centres —
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we have identified the foﬂowing trade areas.

» The Cooranbong trade area encompasses Cooranbong, Avondale and Martinsville;

» The Morisset trade area encompasses the localities of Morisset and Dgra Creek but extends
further northwards to Myuna Bay, westwards to Cooranbong and Martihsville and southwards
towards Wyee;

»  The Bonnells Bay trade area encompasses Bonnells Bay and the suburbs ¢ast of Bonnells Bay on
the peninsula;

¢ The Toronto trade area extends from Wangi Wangi in the south to Teralba and Killingworth in
the north;

A map identifying the trade areas is shown below:
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Figure 7 - Trade Areas

Based on 2001 Statistical Division Boundaries
Source: Mapinfo

: Preduced by: HillPDA Pty Itd

© Commaonwealth of Australia, 2008

Sourca: Hill PDA & Map info. 2006

Whilst the Cooranbong trade area includes Cooranbong, Avondale, and possibly Martinsville, a larger
proportion of expenditure is escaping Cooranbong shops. At the moment Cooraﬁxbong shops otherwise
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known as Avondale Shopping Centre is primarily used for top up shopping and the use of local services
like (e.g. post office).

The NSW Department of Planning has recently released the Sydney Metropoli;tan Strategy which is a
broad framework to facilitate and manage growth and development over the néxt 25 years. The plan
idendfies how local government will work with State Government to translate t;he aims and actions into
local plans. It also aims to improve the city's sustainability in terms of tra.nsiport, energy demand,
affordability and infrastructure provisioning.

The Centres policy establishes a typology/hierarchy of centres (as defined in the table below). Whilst
the Metropolitan Strategy covers a geographic area of over 10,000sqm, and in¢ludes Wyong and
Gosford LGA, Lake Macqguarie lies outside its boundaries. However, its hierarchy of centres, forms the
basis from which the Draft Lower Hunter Regional Strategy classifies centres within the Hunter Region.
As such, the following retail hierarchy is suggested based on the centre definitiéns in the Metrgpolitan
Strategy and Draft Lower Hunter Regional Strategy:

Table M Tupe o rarosegs Centie

Centre Typology Characteristics Examples

The major shopping and business centre for
the surrounding area with a full scale :
Major Centres shopping mall, council offices, taller office and Tuggerah, Charlestown
residential  buildings, central community
facilities and a minimum of 8,000 jobs.

A large group of shops and services which
include 1-2 supermarkets, sometimes a small _

Town Centres shopping mall, same comrmunity facilities eg: Mo
lecal library, medical centre and a variety of Lake Haven, Moriset
specialists shops.

Area containing a small supermarket, a strip
of shops for daily shopping eg. Butcher,
Villages hairdressers, café, restaurants and some take
g away food. Some of the services that may Teronto
exist include health, bank, fibrary and a post
office. Also more than 10 retail spaces.

A small strip of shops for daily shopping eg.
Small Villages Butcher, hairdressers, café, restaurants and
take away food. Contains 5-30 retail spaces. Bonnells Bay

Small group of 25 shops supplying daily
needs eg milk bar and newsagent. A public
transport point and child care centres, schools

Neighbeourhood Cantres and other compatible aclivities in the Cooranbo
immediate vicinity. The centre includes scme ng
medium density housing, townhouses and
villas.

Source: Sydney Metropolitan Strategy
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Lake Macquarie is one of the fastest growing areas of the Hunter region with an annual population
growth of around 0.8%. From 1996 to 2001 the Morisset District was the, second fastest growing
district with around 2.1% per annum growth. From 2001 Morisset is forecast to pass West Wallsend as
the fastest growing district. The Bonnells Bay Peninsula was, and is forecast td be, the fastest growing
area within the Morisset district with an annual growth rate o around 3.7%’. Toronto is expected to
grow slowly at an indicative rate of 1.2% per annum.

Information from JPG indicates approximately 2,500 new single residential dwﬁ;:llings will be located in
the new development, converting to approximately the same number of households. Based on staging,
provided by JPG, 200-300 lots will be taken up per annum. However, for the p:urpose of our modelling
and based on our analysis of residential take up rates (see Section 7.2 of this réport), we have adjusted
the phasing of the development to reflect existing market trends in the area to be as follows:

Table 17 - North Cooranbong Release Petes

End Financial Year No. of Lots Cumulative Lots
2009 5 50
2010 0 100
2011 100 200
2012 100 300
2013 100 400
2014 150 550
2015 150 700
2016 180 850
2017 150 1000
2018 150 1150
2019 150 1300
2020 200 1500
2021 20 1700
202 200 1900
2023 200 2100
2024 200 2300
2025 20 2500

In order to accurately predict future Populations of Cooranbong, consideration needs to be given to the
new population that will result from the proposed development at North Cooranbong.

The Lifestyle 2020 Strategy indicates that the number of people living in each house is reducing. In
1991, the average number of persens per houschold was 2.87, which in 1996 had reduced to 2.69 and

by 2020 is expected to be 2.3. However for the purpose of calculating forecgizst population for the
proposed development at North Cooranbong an average household size of 2.7 peréons per househald has

been used.

Therefore based on this household rate, we can assume the population of the new deve lopment at North
Cooranbong as follows:

*. Lake Macquarie Council Section 84 Cortributions Plan Cityide 2004
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Table 18 - North Ceoranbong Draft Staging Plan

End Financial Year No. of Lots Population
2008 — 2010 100 270
2011-2013 300 810
24 - 2019 900 2,430
2020 - 325 1,200 3,240
Total 2,500 8,750

Source: JAG and Hill PDA,

Having regard to the above we forecast household numbers as follows:

Table 15 - No. of Households by Trade Area

Trade Area 2001 2005 2010 2015 2020 2025
Cooranbong TA 1,231 1,338 1,548 2230 3,076 4,084
Marisset TA 3,423 3,495 3,568 3,643 3,720 3798
Bonnells Bay TA 2,703 2803 2,907 3,014 3.126 3241
Toronte TA 11,469 11,607 11,745 11,887 12,030 12,174

Source: Census 2001, Lake Macquarie Counnil Section 94 Contrbutions Plan Citywide 2004 and Hil POA Etirate

The above table utilises both the growth rates as mentioned previously, as well as the predicted future
population of the proposed residential subdivision at North Cooranbong.

Whilst the income levels of the existing population at Cooranbong are relatively lower than other areas
of the LGA, it is expected that the new population that resides in North Cooranbong will have not only
higher income levels but higher skill levels as well. As such the expenditure niodelh’ng for the new
pepulation has taken into account this higher income level when calculating and an'a]ysing potential retail
expenditure,

Households within the trade areas will generate retail expenditure. This is estimated from an
expenditure model developed by Hill PDA using data from:
* ABS Household Expenditure Survey 1998-99 which provides household expenditure by broad
commaodity type by household income quintile; and
* Marketinfo 2004 databasc which is generated by combining and upd:ating data from the
Population Census and the ABS Household Expenditure Survey (HES) using “micro simulation
modelling techniques”.

Marketinfo combines the data from the Census, HES and other sources to derive total HES by
commodity type within a geographical area. This data, which was validated using taxation and national
accounts figures, quantifies around 16% more expenditure than the HES.

For the purpose of this study we have assumed that growth in real expenditure will continue at 1% per

annum for food, groceries and meals in restaurants and 0.5% for all other commodities. Forecast
expenditure by retail store type by trade area is provided in the following table.
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amount of expenditure by those located within the Cooranbong trade area. However, this is based on
the 2001 census figures for households by household income quintiles. We have assumed growth for
2001-2005 of 2.1%pa for Cooranbong’s existing houscholds based on ' Council’s Section 94
Contributions Plan Citywide 2005 declining to a growth rate of Just 0.6% beyond 2020,

Tatle 20 - Tatai Household Expenditure, Cooranpong Trade Area (in constgrt 2005 $my)

Expenditure by Commodity Typa Year 2005 Yoar 2010 Year 2015 Year 2020 Yoar 2025
Supermarkets & Grooery Stores 310.4 $128 $209 $31.5 $450
Specialty Food Stores $2.8 336 $5.9 $9.1 $13.1
Take-away Food Stores $2.2 %28 $4.7 $7.3 $107
Department Stores $3.0 $a7 $6.2 $9.3 $13.1
Clothing Stores $1.9 23 $3.9 $5.9 £8.3
Bulky Goods Retailers $5.5 366 $10.8 $16.1 $225
Other Personat 8 Household Goods Retajlers $4.0 $4.8 $7.9 511.8 $166
Cafés and Restaurants $1.9 824 $4.2 $6.4 $a.1
Other Personal Services $0.9 $1.1 $19 $2.8 $4.1
TOTAL Retailing $32.6 $40.3 $66.3 . s100.1 $1425

Source: Hit PDA Estimate based on 2001 Census, ABS Househald Expenditure Survey 199899 ard Marketinfo
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As shown in the above table expected growth in retail expenditure is significant — a fourfold increase
over the next 20 years. This translates to strong demand for retail space. :

Expenditure in comparative goods (clothing, department stores, bulky goods, etc) will never be strong
enough to support this type of retail in Cooranbong. Expenditure on comparat@ve goods will always
escape Cooranbong to the higher order centres of Morisset, Toronto, Lake Haven, Tuggerah,
Charlestown, etc.

However there will be sufficient expenditure in regular shopping (food, grocerigs, etc) to support a
supermarket based village say between the years 2015 and 2020. A 2,500sqm Bi-Lo supermarket for
example could sustainably trade at $15m ($6,000/5qm) in 2015 capturing 75% of the Cooranbong food
and grocery expenditure. A 3,500sqm full-line supermarket with fresh food could capture 80% of the
Cooranbong market by Year 2020 and trade sustainably at $7,000/ sqm.  Whilst $8,000 to $8,500/ sqm
is a more appropriate level of turnover, competition between Coles and Woolworths results in 3
willingness for these retailers to trade at below target levels for the first few years in expectation of
growth in the trade area in order to secure the local market.,

In addition to the supermarket a village centre in Cooranbong could capture a, high proportion of
expenditure on spedialty food, meals, personal services and other items normally spent in local shops

(chemists, newsagents, etc).

Finally in village centres there are non-retailers that occupy shop front space (around 20% of specialty
shops). These include real estate agents, travel agents, banks, etc.

Assuming :
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*  65% capture of all specialty food and meals on premises expenditure;
*  40% capture of personal services and other personal and household goods expenditure
(excluding clothing, department store and bulky goods);

*  $6,000/sqm target turnover for specialty food retailers; and

*  $4,000/sqm target turnover for personal services, personal and household goods;

*  20% of spedialty stores to be occupied by non-retailers; then
the local or village centre could support around 3,000sqm of specialty shops by 2015 or 4,500sqm by
Year 2020,

We understand there has been some suggestion of BiLo at Morisset relocaﬁng its Premise to Cooranbong
behind the existing retail village. The current BiLo at Morriset is 2 »300sqm. A Bilo of this would need
to turnover around $13million to be sustainable. It js unlikely to achieve this sought of turnover untl
close to 2015.

Ideally, the supermarket would be located within the existing Cooranbong town centre, not only to
enhance the synergy of retail uses a.lready established, but also as not to fragmejnt the relativeiy small
existing retail offer.

Overall there is a low proportion of commercial space relative to the Population in Cooranbong because
there is no substantial commercial precinct in the trade area. As a result there is a significant migration

of workers out of Cooranbong.

IBCON Data (2004) indicates that of total shopfront space within the Sydney Metro Regional Area
approximately 6.6% is vacant and 16.3% is occupied by non-retail/ commiercial users. As the
expenditure model calculates projections based on occupied retail space demand figures need to be
grossed up to accommodate commercial space and a healthy level of vacancy (say'5%). In high trading
indoor centres commercial space occupies around 5% © 6% of specialties. In :older strip shopping
centres the proportion may be as high as 40%, although 20% is more common.

expressed their desire for a bank and another major tenant to attract more shoppers to the centre. Shop
top commercial has not been tested in Cooranbong but has been successful in Morigset town centre, and
with the new influx of residence residing in and around Coora.nbong, demand for this type of property is
likely once the subject development at North Cooranbong in well underway.

In the short term most commercial space is better met in Morriset or even Toronto. Toronto is home to
government agencies and an agglomeration of cormnmercial space, therefore attractir:ig cominercial users
for whilst also being higher in the hierarchy of centres in Lake Macquarie,

However, there has been an increase in the number of commercial properties arisipg in new industrial
precincts in the area, with several industrial lots having a 50/50 commercial/ industrial component,
Although the majority of land is being utilised for industrial purposes the bulk of industrial units have
some form of commercial office suits attached. This can be seen within the Gatev@ray development at
Morriset.
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Reference is also made to the existing strong home based business sector of Lake Macquarie, which is
further analysed in Sections 10.1 (Employment Trends) and 10.6 (Employment Strategies) of this
report.
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Our market research has revealed the lower Hunter industrial market is currently very buoyant, and
land prices have increased sharply over a relatively short period. This is a direct result of a number of
converging local, national and international factors. Importantly, the land value differentiation between
Sydney and the Hunter remains substantial adding to this strong demand. Incrieasing land prices will
eventually lead to higher rents. However, rents are currently bcing held back slightly due to heavy
owner occupier activity.

The region has a robust industrial sector which is forecast to continue. The demand outlook for the
industrial land in the region is positive because of the growth and diversification of the local economy
away from a reliance on BHP. It is now being driven by the success of lodal coal, horticultural,
grapes/wine and other crops. Strength in the education, health and tourism industries have also served
to improve the market.

Freight and transport infrastructure has been improved in recent years amplifying demand. The F3
Freeway provides significant access opportunities between Brisbane, Newcastlé and Sydney. This is
further improved by the M7 Orbital. The Port of Newcastle is also due to undergd a major upgrade with
the development of a new container terminal to handle an additional 1 million conhtainers per annum by
2008.

The most established area of industrial activity in Lake Macquarie is in Cardiff, an industrial park
containing 500 businesses located in the north of Cardiff town centre. Other established industrial areas
are at Gateshead, Toronto and Warners Bay. Adjacent to the freeway new industrial parks have been
located in the south at Morisset and in the north at Cameron Park. Both these sités have ramp access to
the freeway and are located away from residential development.

Industrial DAs lodged with Lake Macquarie Council since 2003 have resulted in.a large proportion of
industrial construction being focussed along Mandalong Road in the Morisset Gateway Industrial Park.
The Gateway Industrial park has more than doubled in size over the past two iyea.rsl with the initial
development consisting of around 46ha of subdivided industrial land into 50 lots,

Morriset is to be encouraged as the major centre of the Morriset Planning District as dictated by
Councils Lifestyle 2020 Strategy, and therefore higher order industrial uses {e.g. light manufacturing)
are to be encouraged away from Cooranbong and in Morriset.

Morriset has seen ageneral shift in land values for small serviced industrial sites, . with analysis of sales
indicating that land values of serviced industrial lots (1,000 to 5,000 sqm) are currently trading between

$150-250/ sqmm.

? Lake Business Edition B- Autumn 2005
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Cooranbong Industrial Park is located at Currans Road Cooranbong, south east of the subject site. The
Park currently includes 15 warehouse units housing a variety of light industrial users including those
specialising in: furniture; kitchens; automotive services and products; welding sérvices; and other light
industries.

An examination of Councils DA register has indicated that there has not been much activity in the
development of industrial property in Cooranbong for some time. This can be mainly attributed to the
development of Morriset Gateway which has promoted Morriset as a major industrial hub within the
Lower Hunter. As such, focus has been moved away from other areas, with Cfooranbong's industrial
space currently focussed on home services and light industrial uses.

This type of industrial use is likely to continue in Cooranbong, however it is unlikely Cooranbong will
attract other industrial uses that currently have the option of basing themselves amongst the
agglomeration of industrial space in Morriset. For more industrial space to be located at Cooranbong,
significant incentives would need to be instigated in Council’s planning tools and to prospective
occupiers by developers.

Future industrial users within Coora.nbong may come from the new population 4t North Coora.nbong.

With the right planning incentives in place, those who relocate to the new residential estate in North
Cooranbong, may have the impetus to move their business as well.
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8. Cost BenerT 10 GoVERNVENT

8.1 introducton oo Cost Beredit Searoas

The NSW Treasury Guidelines for Economic Appraisals (1997) notes that costs and benefits should be
valued in real terms over at least a 20 year period. That is, they should be expressed in constant dollar
terms, and should net include nominal increases due to inflation.

Quantifiable costs and benefits over the project life are expressed in Net Present Value terms. The
Guidelines dictate the stream of costs and benefits should then be discounted by a real discount rate of
7%, with sensitivity testing using discount rates of 4% and 10%.

The discounting process takes account of the fact that initial investment costs are borne up front, while
benefits or operating costs may extend far into the future. Discounting the value of future costs and
benefits brings these back to a common time dimension-present value-for the purpose of comparison,
The process of discounting is simply a compound interest calculation worked backwards.

Using the discounted stream of costs and benefits the following decision measures should be calculated:

s Net Present Value (NPV) - the sum of benefits minus costs. A project is potentially
worthwhile (subject to the availability of funds) if the NPV is greater than zero.

¢+  Benefit Cost Ratio - a project is potentially worthwhile if the BCR is greater than 1 (i.e. the
present value of benefits exceeds the present value of costs). It has become conventional to
deduct ongoing costs from benefits to produce a net benefit stream, and to use initial capital
costs as the denominator. This is the required basis on which results should be provided.

= Internal Rate of Return (IRR) - this is the discount rate at which the Net Present Value of a
project is equal to zero (i.e. discounted benefits equal discounted costs). A project is
worthwhile if the IRR is greater than the test discount rate.

A sensitivity analysis should be undertaken to test the robustness of results under different scenarios,
using different assumptions about some or all of the key variables.

4. LE et e Y T

The impact of the proposed development at North Cooranbong on government hag been measured using
Cost Benefit Analysis (‘CBA’).

Hill PDA analysed the required infrastructure, both physical and human services, to service the expected
population of North Cooranbong. This includes quantifying the costs of infrastructure amplification, and
identifying how these costs are to be funded. Both the costs and the benefits of the subject development

have been examined on a government basis.

This section also analyses the required revenue, to be gained from servicing the expected population of

North Cooranbong .

A cash flow was produced using a discounted cash flow model incorporating all casts and benefits from
the whole of government viewpeint. Sensitivity testing was also undertaken using various different

discount rates.
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Hill PDA understands that numerous consultations between the developers and Hunter Water
Corporation (‘HWC’) have occurred in relation to the subject development at North Cooranbong. To
date, it is believed HWC have had no objection to the proposed development, having identified various
connection points to existing sewer and water assets.

Prior to February 2005, HWC and the developers agreed that considering the size of the development at
North Cooranbong, staging over time would allow the development to be f'u]l).rE serviced in line with
future HWC upgrades’ to existing infrastructure. HWC is understood to be considering strategies to
amplify existing infrastructure in the Cooranbong Area, making allowances for the proposed
development of North Cooranbong.

In Patterson Britton Partners (PBP’s) June 2006 reportS it was noted that the HWC recently
commissioned a Water Supply Servicing Masterplan for the Morriset area. Due for release in late 2006

the Masterplan considers the proposed development at North Cooranbong, although it is only,
considered with regard to the ultimate development scenario within the supply system (post 2028).

HWC have advised PBP that and the subject site will require cither a high level supply tank, or an onsite
reservoir to service the expected water demands from the proposed development. HWC have also
indicated that connection to the existing water supply system should be made at either the Dora Creek
Reservoir or the junction of two Nominal Diameter (DN} 375m mm Cast Iron-CGement Lined (CICL)
water mains near the Dora Creek Bridge.

Hill PDA understand that HWC are currently undertaking a review of the capacity of the Doara Creek
Wastewater Treatment Works (‘Dora Creek Works’) to determine any augmentatibn works required to
cater for expected growth in the catchment works. Works undertaken were to commence in 2005,
available by 2008/9. In the meantime existing spare capacity at the Dora Creek Warks may cater for the
initial stages of the development. Any future upgrades to the Dora Creek Works will be funded by
Developer Servicing Charges and managed by HWC.

PBP were commissioned by JPG to undertake an analysis of feasible options for servicing of the proposed
development at North Cooranbong, with bulk water supply and wastewater transportation
infrastructure. All proposed bulk servicing options investigated involved the connedtion of the proposed
development to the existing HWC water supply network and wastewater transportation systems as

discussed previously.

Several on-site servicing options (on-site reservoirs and high level systems) were considered by PBP,
after which they recommended servicing options 51 and W3B be adopted which are inline with those
recommended servicing strategies of HWC. These options have been used for the purpose of modelling

the CBA.

* Letber to Jason Wasiak of JW Plarning, from Patterson, Britton & Partners Consuiting Engineers, dated 17,/02,/05
* Patterson, Britbon & Partners, North Cooranbang Bulk Wter ard Wastewater Servicing Study DRAFT, June 2008,
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For the purpose of this CBA it is assumed that the developers will undertake the capital costs of
undcrtakjng the waste water servicing and water supply infrastructure.

Option §1 considers direct connection to the Dora Creek Works via an onsite WWPS and rising main.
Based on preliminary designs a total capital cost has been evaluated at $3.00Emilllion (excluding on
costs). Option WB3 considers the positioning of a reservoir onsite. Whilst additional land purchases will
not be required under this option, the onsite positioning of the reservoir will teduce the amount of
developable site area. The cost estimate of this option based on peliminary design is evaluated at a
capital cost of $3.801million excluding on costs.

Summarised the costs of both options are provided below:

Table 21 - FBF North Cocranbiong, Surdgetary Lot Fstrmnetes Water Stppty K Wemste Whter
Servicng Uptions

Works to be Undertaken $
OPTION S1
Sewer Rising Main 2,157,000
VWAPS 844,000
TOTAL 3,001,000
OPTION W3B
Trunk Supply Mains 2,097,000
Dora Creek WPS 170,000
Reservoir 851,000
On-Site WPS (to HLT) 101,000
High Level Tank 483,000
On-Site Variable Speed Booster WPS 99,000
TOTAL 3,801,000

Source: Pattersaon, Britton 8 Partners, North Cooranbong Bulk Water and Wastewater Servicing Study DRAFT, June
216 '

It is estimated that including approvals, and design, construction of the infrastructure required for the
mitial stage of W3B and the construction of Option 51 would take in excess of 100" weeks from approval
of the strategy by HWC. Construction of the proposed reservoir / reservoirs and pump stations would
require HWC approval and a Review of Environmental Factors (REF).

It is expected that a Section 94 plan will be developed specifically for the subject site at North
Cooranbong by Council. in the absence of drainage contributions for the subject sité, we have assumed a
capital cost of $3,000/lot. This however is subject to change, upon a formal agreement or site specific
Section 94 plan bejng completed.

The proposed development would generate a significant amount of additional traffic in the local area,
The intersection and roads most affected by the proposed development as stated. in GHD's February
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2005 report® are Freeman Drive and Alton Road; and Freeman Drive, Avondale Road and Newport
Road.

GHD have stated that the major components of the required upgrades to the local transport network are
the reconfiguration of the two intersections stated above, located along Freemins Drive. The advised
changes are the possibility of a realignment and signalisation of these intersections as an opportunity to
improve the traffic flow, safety for motorists, pedestrians and cyclists.

It has been proposed that it would be beneficial to reconfigure the intersections of Newport Road with
Freemans Drive to include a new link that connects with Avondale Road, which will then form a four -
way intersection. This would service the significant thoroug hfare movement that iis anticipated between
the development area and Dora Creek. The implication of such a design would appear to provide
suitable sight distances, improve existing intersection arrangements along this sect;lon of Freemans Drive
and reduce the potential safety concerns created from the current configuration of the Avondale Road

intersection.

Also the opportunity to rccon.ﬁgure the existing Freemans Drive staggered T-intersections arrangement
with Alton Road and Central Road is also advantageous, as it would improve the ¢fficiency of the traffic
corridor and reduce the number of potential conflict points along this section of Fréemans Drive.

It has been noted that more planning would need to be undertaken when correct clwel]ing numbers and
staging times are fixed.

It is also possible that the RTA will want to investigate a new interchange with the F3 Freeway at
Newport Road or elsewhere but costs would likely be set in a developer’s agreemient. There is another
probability which has been used in the metropolitan growth areas which is currently been mooted by the
Cabinet as the State Infrastructure Levy however none cwrently applies to the Coonf'anbong area,

In regards to cost associated to these proposed road changes. All roads are local government owned.

Council has suggested that the developer would have to provide all up front costs which have been linked
as a direct result of the development. Section 94 contributions would not allocate f4r these costs.

GHD assessed the impacts of the development on the performance of the local government external
road network based on the following assumptions: i
¢  Traffic distribution is based on 2001 Journey to Work data for Cooranbong;
s  Traffic movement to Morisset by road can be undertaken via either Newport Road or Freemans
Drive:
» Traffic movement to the F3 Freeway would be undertaken via Freemans Drive from North
Cooranbong and will be redistributed along other downstream road links;
*  Some onsite trip containment will occur; and
+ Traffic will be redistributed as a result of constructing and opening the proposed internal road
network,
*  The evaluation of traffic generation assumes that outbound traffic movement represented 90%
of all road trips generated by the development with 10% rcpresend_ng inbound traffic

movement.

* GHD, Narth Cooranbong Rezoning, Traffic implications -Stage 2 - Final Report, Feb 20105
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The above combined with further assumptions outlined within a letter to JPG from GHD in response to
issues raised from the rezoning application’ indicate a number of infrastructure upgrades would be
required in order to maintain acceptable traffic conditions on the external traffic network. The likely
timing indicated may vary depending on the staging and internal access arrangements within the
proposed development.

Table 22 - Surmmary of Recormrrandations Road infrestructurs

T Likely ~ Estimated
Location Upgrade __Timing  Cost(Pv)
nersection of Freemans Dr and Upgrade from priority control to traffic signals D0 1 000,000
Freemans Dr, south of Deaves Rd Minor downstream isolated capacity improvements, 2013 $750,000
Intersection of Freemans D, i : - 2005
A e Rd and N Rd Upgrade from priority control to traffic signals 7 $3,000,000
Avondale Rd, north of Freernans Dr  Minor upstream isolated capadity improvements. - 2015 $250,000
Newport Rd east of Freemans Dr Miner downstream isolated capacity improvements. 2017 $1,500,000
Alton Rd, north of Freemans Dr Minor upstream isolated capadity improvements. L7 $250,000
Tmersection of Freemans D, Additional appreach lanes required. —
Avondale Rg and Newport Rd . 2018 $500,000
Significant downstream isolated capaclly improvernents, = 2019
Freemans Dr, South of Deaves Rd such as intersedtion upgrades and widening works. : $2,000,000
Significant upstream isolated capacity improvements, ’
Avondale Rd, North of Freemans Dr - o - Cintersection upgrades and widening works. 2020 $500,000
Freemans Dr, South of Avondale Rd Minor downstream isolated capacity improvements. 2020 $1,000,000
Intersecion of Freemans Dr and Additional right turn fanes required. 2021 $500,000
TOTAL e $11,250,000

Source: GHD, 29/6,/2006

The above results indicate that road capacity improvements are required alophg the external road
network as a result of the development. Hill PDA has been provided with an estimated cost of such

works totalling $11.25million.

B R E .

Under Council’s City Wide Section 94 Contributions Plan No. 1 (2004) as amended Council levies
development for open space land acquisition and facilities at an average rate of $8,219 and $5,212 per
dwelling respectively. However in the case of the subject site, we have assumed dedication of open
space, and therefore need only to take into account the cost of embellishment of the open space being
$5,212 per dwelling.

Council have advised thata similar rate would apply to the subject site at North Caoranbong subject toa
Section 94 Plan being prepared for the area and that its Section 94 expenditure will run more or less
parallel with revenue received. Development will therefore have zero net benefit to government in

present value terms.

* Letter to Paul Hedge of JPG, from Gordon Hughes GHD, dated 29,/85 /2006
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The Department of Education and Training (DET) have indicated to HillPDA that as a result of the
proposed development in North Cooranbong there would be added pressure placed on the local
education system.

The Department of School Education have advised HillPDA that the following thresholds would be the
most appropriate to estimate demand for public schools in Cooranbong :

s 2,000-2,500 new dwellings = 1 primary school (3 hectares)

»  5,000-8000 new dwellings = 1 high school (6 hectares)

These thresholds will vary a little depending upon the socio-economic level of the expected population.
A higher socio-economic level requires a higher threshold given that a higher proportion of the
population will use private schools.

DET has informed Hill PDA that it has an existing public primary school in Cooranbong located on a
3.5ha site. DET acknowledged that this school is in need of an upgrade, and has the potential to be
expanded for an influx of students. The school currently caters for 200 students and could be expanded
to cater for double the students. DET advised that the capital cost of a public primary school for 400
students is approximately $12 - $15 million. A school with this construction cost will cater for an influx
of students over a 5 -10 year period and be based on a Sha site.

The likely influx of new residents would not warrant the need for a new public high school based on
DET ratios. However DET has suggested that they would consider increasing the permanent
accommodation capacity of Morisset High School in the first instance to cater for additional enrolments,
We have assumed that the expansion of the High School at the existing site would be in the range of
$1.5million.

Another consideration of demand for primary and secondary schools are other proposed developments
in the area. Lake Macquarie Coundil has received a total of 455 new DA’s for ﬁ)roposed residential
dwellings and subdivisions in the catchment area of Morisset, Dora Creek, Toronto, Cooranbong and
Bonnells Bay. This equates to around 151 dwellings per year. With a large portion associated to
Cooranbong this would have added to the pressure of the need for a new Primary School and expansion

of Morisset High School.

Avondale School which is located on the subject site at North Cooranbong, have alrgady expressed their
desire to expand. Avondale School currently accommodates infancy, primary and ihigh school classes.
70% of those students who attend Avondale School currently do not belong to the Seventh Day
Adventist Church; as such it would be reasonable to assume that this wend would continue.

Within this proposal the dedication of 17ha of the subject site for the purpose of the schools expansion
should see Avondale sufficiently cope with any influx of new students as a result of the residential
development in North Cooranbong. The School currently has 900 pupils and has indicated that
expansion is only necessary once pupil numbers reach 1,600. The School anticipates m increase in
student population of 400 and hence no physical expansion would be necessary.
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Table 23 - Age Hrofile of New Urban Release Areas & Lake Macauane LGA as at 2001

Age Bracket gl;ar:'g:pe Rouse Hill  Narellen HI:\:(:n Kellyville  Glenwood I'IarlP'fanrgto "ok
51 10.8% 14.7% 17.7% 14.9% 17.5% 14.4% I17.9% 14.8%
1519 4.7% 4.6% 8.3% 7.0% 7.2% 5.5% 59% 7.2%

* Bxcludes (verseas Visitors
Source: Australian Bureau of Statistics Census 20001

The above table indicates the percentage of school children in new urban release populations during the
2001 Census. This table aids in the analysis of the possible schooling populaﬁoﬁ to come out of the
proposed development at North Cooranbong. Based on comparisons of new populdtions in urban release
areas we can assume a possible 15% of the new population at North Cooranbong will be aged 5-14 years
and 5% of the population will be aged 15-19 years. This equates to approximately 1,300 people aged 5-
19 years of age.

However, Department of Education guidelines indicate that for new populations 10% will attend
primary schools and 7% will attend high schools. Based on these figures we can assume that with a
potential new population of 6,750 persons, 675 children will attend primary schools and approximately
472 will attend secondary schools.

The Social Impact Assessment prepared by Key Insights have also identified that existing schools in the area

have the capacity to expand. With students from the proposed development likely éto take up places at a
variety of places including Avendale High School, Hunter Grammar, St Paul’s Catholic High Schaol, and
a variety of independent schools in both Newcastle and Lake Macquarie LGA it is réasonable to assume a
new high school would not be needed to cope with the possible new schooling population at North
Cooranbong.

Based on the above analysis, it is envisioned that there will be sufficient primary and high school facilities
(whether public or private) in Cooranbong to handle prospective students that ‘may arise from the
subject development. We have assumed that an expansion of Morriset High School would he

approximately $1.5million.

g‘}‘—_ag’s ;"'j‘i}!il -ji?:g"._ R

Hill PDA has been advised by the Morriset Department of Community Services (DQCS) branch, that the
Morriset region is experiencing an oversupply of preschools. However, there is no population
determination of how many childcare facilities are required in a specific community,

For a child care centre to commence operation a license needs to be obtained and a certain criteria needs
to be met. The criteria mainly relates to: the suitability of the premises; staffing; and, selected children’s
programs.

DGOCS note the existing preschool in Morisset caters for 56 children and currently has 20 vacancies.
Bonnells Bay preschool is currently being sold to ABC as is running at a significant vacancy rate.

Three child care facilities exist in the Cooranbong area, all which are running at a vacancy rates, some up
to a 50% vacancy rate.
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However, if an application was lodged for a childcare facility in the North Cooranbong area, which met
all licensing requirements, it would likely be approved, although its success would be at the owners own
risk

Based on the above information, high vacancy rates for childcare in the area have indicated hat the
impact of the subject development would not result in new childcare centres having to be developed. As
such we have not included such a facility within the cost benefit to government.

R TR T [ACR CEOREN e, B

Under Coundil’s Section 94 Contributions Plan No. 1 (as amended) Cooranbong is situated within an
area identified as West Lakes. As such the following community facilities are propoged within this area:

Table 24 - Local Cormunity Faciities West Lakes

Facility GFA (sqm) SiteArea(sqm) ' Construction Gost (3)
Child Care Centres 419 1,903 $3,016/n2
Outsida Schoal & Vacation Certres 37 135 3,062
Youth Facilities 80 875 2 80042
Library (expansion at Mormriset District Branch) 189 606 $2 8002

Source: Laks Macquarie City Wide Section 94 Contributions Plan Np, 1 (2004) as amended

Payment for these facilities will be via Section 94 of the EPA Act. Coundil will need to prepare a Section
94 plan for the subject development at North Cooranbong. Whilst there will be an assumed dedication
of land for the purpose of local community facilities the capital cost attributed to this use in the West
Lakes district is at a Section 94 levy rate of $2,029/ dwelling.

It is expected that Section 94 expenditure will run more or less parallel with revenue received and so
development will have zero net benefit to the government in present value terms.

Notwithstanding this there are recurrent expenses in operating and maintaining these facilities. This
however will be funded by rates uplift in the area. Further, it should be noted that the “do nothing”
option requires the expected 6,700-8,000 people to live elsewhere in the LGA and/or in other local

government areas where the same recurrent expenses would occur.

-
i

The Social Impact Assessment by Key Insights (Revised July 2006) notes that the: primary ambulance
respanse to Cooranbong currently comes from services at Morriset ambulance stafion, with secondary
response from Doyalson. Whilst there are no immediate plans to expand these services, it is expected
that the increasing population in North Cooranbong may lead to upgrading of emergency services to the
area. Assuch, we have assumed a capital cost of around $1.7million per service on a, 2,000sqm site.
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Waater and Sewer
Currently the contribution to water and sewer has been identified as above, wherkby it is assumed that

the developers will undertake the capital costs of undertaking the waste water servicing and water supply
infrastructure.

Hence, under Option S1 and WB3 of PBP's recommendations the benefit of new water and were
infrastructure is in the order of $6.802million.

GHD has indicated that a number of infrastructure upgrades would be required in order to maintain
acceptable traffic conditions on the external traffic network. The likely timing indicated may vary
depending on the staging and internal access arrangements within the proposed development. It is
estimated that the total value of this works will be in the order of $11.25million.

It is assumed for the purpose of this CBA, that the developer will undertake the development and
construction of this infrastructure.

=y .. Py . e s .
e - et ORI St SR S IR Sy (o

Contributions to be received as revenue by government include the fol!owing:
» Local Open Space Amplification @ $5,212/lot;
e  Drainage @ $3,000/1ot; and,
o Local Community Facilities @ $2,029/lot.

Statrg L hl: i~ %

The rezoning and servicing of the subject site at North Cooranbong will generate considerable property
sales providing a strong benefit to State Government in terms of stamp duty and land tax revenue.

The difficulty in measuring the net benefit is determining the do nothing case because arguably the same
revenue can be achieved with other options including urban consolidation infill development. Because of

this we have calculated net benefit with and without the stamp duty and land tax component.

Stamp duty on developed land was calculated at $5,705 per lot (based on 2 selling price of $225,000 per
loty. GST on the end sales value was calculated at $20,227 per lot.

Total stamp cluty and land tax revenue amounts to $64.83million through the project life.

GST on construction costs of the dwellings has also been included. A base construction cost of $220,000
per dwellings has been assumed, vith total revenue to government from GST on home construction

totalling $48million.
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The cost-benefit technique balances costs against benefits to show the estimated net effects of a plan. The
net benefit to government refers to the differences in present value of total benefits and costs between
options. The do nothing option is included as the base case since some infrastructure works may be

required in any case.

Section 9.1 summarised the infrastructure and services required for the option of tezoning and servicing
of the subject site at North Cooranbong. It should be recognised that all release aréas enjoy some degree
of subsidisation in terms of infrastructure and services by government.

The methodology used in the economic appraisal is cost benefit analysis generally as in accordance with
NSW Treasury Guidelines except that only costs and benefits to the government sector were identified
and assessed. The cash flow tables are attached as Appendix Three.

Using the NPV method a potential project should be undertaken if the present value of all cash benefits
minus the present value of all costs (which equals the net present value) is greater than zero.

A key input into this process is the interest rate or “discount rate” which is used to discount future cash
flows to their present values. If the discount rate is equal to the required rate of feturn, any NPV > 0
means that the required return has been exceeded, and the additional benefit (profit) can be expected
that has a present value equal to the NPV.

We have calculated net benefit with and without the stamp duty and land tax, as in the do nothing case
the same revenue can be achieved with other options including urban consolidation infill development.

Assuming:
+  Full costs for water and sewerage and local external roads;
¢  Zero real escalation in land values - NSW Treasury Guidelines for Econdmic Appraisals 1997
notes that the cost benefit analysis should be expressed in constant dollar terms, stating zero

inflation.
then the results of the cost benefit analysis are as follows based on a 7% discount rate:

Table 2l Cost Heraf Lo Goveronmgnit wilih ging wathet Stamp Daty and 557

Scenario NPV ($) BCR
CBA to Govemment without GST & SD -10.90 0.70
CBA to Govemiment with GST & SD 4334 221

Projects associated with an NPV of zero will recuperate only the cost of the capital required to make the
investment. Projects associated with negative NPVs represent a loss. However, as stated above the vast
majority of fringe urban areas enjoy some subsidisation from government and the subject site is
acceptably manageable largely due to the provision of the bulk of infrastructure, human and physical,
being funded by the developer.
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A number of options were modelled which considered varied assumptions.

The cost benefit to Government without stamp duty and GST was tested using varied discount rates,

namely at 4%, 7% and 10%.

The cost benefit to Government with stamp duty and GST was tested varying the fbllowing assumptions:

s Varied discount rates of 4%, 7% and 10%.

» Varied take up rates at low, medium and high which are based on the fo].lowing having

assumed a six month servicing timeframe, with sales to commence mid 2009:

O Low take up rate:25-180 lots per annum to the year 2018;

© Medium take up rate: 50-200 lots per annum to the year 202§ (the base case with

staging as per Section 8.6 of this report);

© High take up rate: 200-300 lots per annum to the year 2030.
» Varied end sales values at 10% more/less than the assumptions (or base case) of an end sales
value of $225,000 per lot. This would alter outcomes for the CBA ‘to Government with

regard to stamp duty and GST.

The results of this sensitivity analysis are provided in the table below:

Table 26 - Senatwvity Testing of Cost Bereht to overmment

NPV BCR
4% @7% @10% 4% _@7% _@10%

Option One - without GST & SD '

Base Case -13.51 -10.90 -8.86 0.70 0.70 0.69
Option Two - with GST & SD & Vardances to Take Up Rates

Low Taka Up 34,31 2434 17.74 1.82 1.72 1.65
Base Case Take Up 59.7¢ 43.34 32.28 2.33 .21 211
High Take Up 74.48 61.72 51.78 2.60 263 2.66
Optlan Three - with GST & SD & Varlances in End Sales Values

Base Case less 10%

Low Take Up 31.35 2215 16.08 1.75 1.66 1.59
Base Case Take Up 55.23 35.98 29072 223 2.12 2.02
High Take Up 69.11 57.26 48.04 2.49 2.51 2.54
Base Case plus 10%

Low Take Up 3727 26.53 1940 1.89 1.79 i
Base Case Take Up 64.29 45.70 3484 243 23 2.20
High Take Up 79.85 66.17 55.53 2.72 275 2,78
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The impact of the proposed development at North Cooranbong on the whole community has been
measured using:

¢ Cost Benefit Analysis (‘CBA’); and

+  Employment impacts based on job years and post construction opportunities.

Hill PDA analysed the required infrastructure, both physical and human, to service the expected
population of North Cooranbong. This includes quantifying the costs of infrastructire amplification, and
identifying how these costs are to be funded. Both the costs and the benefits of the subject development
have been examined on whole of community basis.

This section also analyses the required revenue, to be gained from servicing the expected population of
North Cooranbong. This includes quantifying the end values of the subject residential lots and associated
sites, and identifying how these costs are to be funded.

A cash flow was produced using a discount cash flow model incorporating all costs and benefits from the
whole of government viewpoint. Sensitivity testing was also undertaken using varigus different discount

rates.

The costs for this CBA consider some of the same costs as considered in the costs to government. These
include the costs of: water and sewer amplification; local open space; external road works; drainage;
and, local community facilities. Additional costs to be considered include:

e SN £
Opportunity cost is a term used to mean the cost of something in terms of an opportunity forgane (and

the benefits that could be received from that opportunity), or the most valuable forgone alternative,
Assessing opportunity costs is fundamental to assessing the true cost of any course of action.

In the case where there is no explicit accounting or monetary cost (price) attached {o a course of action,
ignoring opportunity costs may produce the illusion that its benefits cost nothing at all. The unseen
opportunity costs then become the hidden costs of that course of action. '

In the case of the subject site at North Cooranbong, the opportunity cost formed by the closure of the
airpert and rezoning of land in place for a new residential development needs to be taken account of as a
cost in the CBA. Even though the decision to close the airport was already established prior to the

subject development being considered, there is an opportunity cost of the land associated to its rural
value after the airport closed. It is this value which is taken account of in the cost benefit analysis.

Hill PDA has been informed by JPG that the total site value for the land at North Cooranbong based on
its “current” or “as is” use is approximately $30million.
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We have assumed a cost of $35,000 per lot for direct land subdivision costs. We have been advised from

JPG that 2,500-3,000 dwellings are proposed. For the purpose of this analysis we have assumed 2,500
dwellings to be subdivided. It is intended that subdivision of the lots will commence mid 2008,

egene I LA s Ty
Hill PDA understand that there will be a revised Social Impact Assessment, however in its absence at this

stage we refer to the previous report by Key Insights (February 2005). The report evaluated the key
impacts, opportunities and constraints of the proposed rezoning of a future urban precinct at North

Cooranbong.

The report notes that the provision of Community Facilities needs to be investigated in light of the
current Avondale School proposal which includes the provision of a large multipurpose centre and
recreational facilities (2 basket ball courts, possibly a swimming pool) within the vicinity of Avondale
School.

With respect to the childcare centre, typically a 60 place centre would be pravided for each 7000
persons, which works back to be about 1 in 20 children. That being the case, Hill PIDA has been advised
that a childcare centre is proposed onsite and therefore the land required would be around 2500m2 (a
floor area of around 1200m32), with construction costs of around $2million including outdoor areas.

infrasty . oty s sl

Infrastructure costs such as water and sewer amplification, roads upgrading, -open spaces, human
services, etc have been quantified in the previous section.

The benefits of the subject development to the wider community involve the following:

o | L S AR TR0 S O SIS

The benefits of particular infrastructure and services are reflected in the end sales values of residential
lots in the CBA i.c. an increase in new community services or upgrading of local roads, may see
improved sale prices for surrounding residential lots as amenity is improved.

Therefore we have attributed an average sales value to all proposed lots on the subject site at North
Cooranbong based on a comparable analysis of like proposed developments undertaken previously
within this report. As such, we have attributed an end sales value to the proposed 2,500 dwellings of

$225,000 per lot.

We have assumed a six month servicing timeframe (sales to commence mid 2009), after which lots will
be released based on the staging plan discussed in Section 8.6 of this report:
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Table 27 - North Cooranboryg Release Hates

End Financial Year No. of Lots Cumulative Lots
2009 50 50
2010 50 100
2011 100 200
202 100 300
2013 100 400
2014 150 550
2015 150 700
2016 150 850
2017 150 1000
2018 150 1150
2019 150 1300
2020 200 1500
2021 20 1700
2022 200 1900
2023 200 2100
2024 20 2300
2025 200 2500
Lol e _ L “;"‘:;ijz;

The benefit of the proposed 17ha school site to the broader community is measured in the end value of
the land attributed to this use. Based on comparable sales analysis for similar sites we have assumed an
end value of $1.2million per hectare. It is assumed that the year completed for this parcel of land will be
2014,

- .- ‘ L
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The benefit of the community site to the broader community is the end value attribited to that Jand. The
community dedicated land is 1.5ha under the current structure plan. We have assumed for the purpose
of this CBA that the year completed (i.e. saleable time) will be 2014, and the end value of this land will
be in the vicinity of § Imillion per hectare.

The cost-benefit technique balances costs against benefits to show the estimated net'effects of a plan. The
net benefit to the whole community refers to the differences in present value of total benefits and costs
between options. Section 10.2 summarised perceived benefits to the community for the option of
rezoning and servicing the subject site at North Cooranbong .

The methodology used in the economic appraisal is cost benefit analysis generally in accordance with

NSW Treasury Guidelines except that only costs and benefits to the government séctor were identified
and assessed. The cash flow tables are attached as Appendix Four.

Using the NPV method a potential project should be undertaken if the present valye of all cash benefits
minus the present value of all costs (which cqua]s the net present value) is greater than zero.
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A key input into this process is the interest rate or “discount rate” which is used to discount future cash
flows to their present values. If the discount rate is equal to the required rate of return, any NPV > 0
means that the required return has been exceeded, and the additional benefit (profit) can be expected
that has a present value equal to the NPV.

Assuming fill costs for water and sewerage and local external roads and zro real escalation in land
values then, the net present value is $170.88million at a 7% discount rate. Therefdre total benefits to the
wider community brought about by the proposed development at North Cooranbbng is greater than the

COStSs.

The cost-benefit ratio depicts the total financial return for each dollar invested. In other words at a 7%
discount rate, for every dollar invested in the development, $2.52 would be réturned to the wider
community. The IRR on this CBA is 31%.
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A number of options were modelled which considered varied assumptions, namely:

= Varied discount rates of 4%, 7% and 10%,.

*  Varied take up rates at low, medium and high which are based on the fbllowing:
O Low take up rate:25-180 lots per annum to the year 2018;
O Medium take up rate: 50-200 lots per antium to the year 2025 (base case);
© High take up rate: 200-300 lots per annum to the year 2030.

e Varied development costs at 10% more/less than the assurnptions (or base case) as
described above .

s Varied end sales value at 102 more/less than the assumptions (or base case) as described
above.

The results of this sensitivity analysis are provided in the table below:
Table 28 - Sensitivity Testrg of Cost Benafit to Corrunty
NPV (5) BCR IRR
@4% @rs  @10% @4% @%  @10%
Option One - Variances in Take Up Rates .
Low Take Up 14176 9456  62.33 226 200 . 176 21%

Base Case Take Up 244.17 170.88 12064 2.80 2.52 228 31%
High Take Up 29909 24195  197.09 3.02 288 . 273 62%

Qption Two - Varlances In Development Costs
Base Case less 10%

Low Take Up 147.14 98.74 65.66 2.38 200 1.84 22%
Base Case Take Up 251.58 176.63 12520 295 266 237 3%
High Take Up 30759 24916  203.28 320 3.05 288 63%
Base Case plus 10% S

Low Take Up 136.39 90.37 59.01 216 1.92 169 0.20
Base Case Take Up 238.76 165.12 116.08 268 240 218 0.30
High Take Up 200.59 234.74 190.91 2.86 272 2.59 0.60
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NPV ($) BCR IRR
@4% a@r% @10% ®@4% @r%e @n%
Option Threo - Variances in End Sales Values )

Base Case less 10%

Low Take Up 118.02 77.01 49.05 205 1.81 1.60 19%
Base: Case Take Up 207.85 143.91 100.12 253 228 2.05 28%
High Take Up 256.04 206.22 167.08 273 2,60 . 246 56%
Base Case plus 10%

Low Take Up 165.51 11211 75.62 247 219 183 24%
Base Case Take Up 280.47 197.84 141.16 3.07 276 247 34%
High Take Up 34213 277.69 227 10 3.3 3.15 299 67%
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10, EviPuoyvieENT TRENDO Sk S D0

Lake Macquarie forms part of what is know as the Lower Hunter which also includes Port Stephens,
Cessnock, Maitland and Newcastle.

Lake Macquarie comprises two major industries being coal (as dominated by Céntennial Coal), and
electricity (as dominated by Raring Electrical and Delta Electrical). The poultry industry has and will
remain a very popular industry in the LGA, and is moving further south of the Lake Macquarie LGA.

According to the Hunter Valley Research Foundation® the most notable changes anid trends in primary,
secondary and tertiary industries in the Hunter and Lake Macquarie have included the following:

» Agriculture is a relatively small sector in the Hunter Regions economy, accounting for just
2% of all employment in 2001.

» The 2001 Census noted there were 6,809 people employed in mining in the Hunter, 26%
fewer than five years earlier in 1996. The bulk of this employment wasiin the Lower Hunter
(60%), in mines located in the Cessnock and Lake Macquarie LGAs. Within the Region’s
mining sector, 88% in 2001 was in coal mining. The number of jobs in this sub-sector
declined by 23% from 1996-2001, with the decline proportionally greater in the Lower
Hunter.

» At the 2001 Census there were 25,656 people employed in manufacturing in the Hunter,
6% fewer than in 1996. The vast majority of this employment was in the Lower Hunter
(89% in 2001).

¢ The most notable change in Lake Macquarie is the cessation of commetcial operations from
late 2002 when the area was assigned to only recreational fishing. There was a similar fall in
the number of offshore operations, from 293 in 1997-98 to 182 in 2003-04.

» Lake Macquarie City Council is currently investigating urban land use strategies for the
Glendale State Rail Authority land, the smelter site and southern slopes of Munibung Hill
(known as the Hawkins Land).

+ According to the 2001 Census there were 3,995 people employed in cultural and
recreational services in the Hunter, 14% more than 1996. The bulk of this employment was
in the Lower Hunter (85% in 2001).

T *y H . rd
fe oy o g [T N .
HESE PR B E t' Mo A v

1 e

Total employment in the Hunter grew from 200,466 in 1991 to 220,642 in 2001, an increase of 10.1%.

Generally, the Hunter experiences employment growth which tends to lag the regional business cydle.
The Hunter Valley Research Foundation (2005/06) tends to attribute this to: '
« Employer hesitancy in taking on new employees until they are confident that growth will be
sustained in the region in the medium term
+ A lag between job vacancies being created and filled; and,
»  The possibility that employers could not find suitability skilled people to fill vacancies.

Historically the Hunter region has been characterised by a la.rge proportion of empl@)yment in traditional
industries such as mining, steelmaking, shipbuilding and power generation. This wad significant when the

* Hunter Valley Research Foundation, Newcastfe and the Hunter Region Yearbook U506,

P0605Y — North Cooranbong Economic Impact Assessment Page 72



industries were less capitally and technologically intensive and their labour intensiveness generated
significant regional employment.

However, when trade barriers were relaxed in the late 1970s/80s, many industries underwent major
structural change, using new production practices that often led to the replacement; of capital for labour,

and a fall in the number of people employed in traditional industries.

At the same time the Hunter was experiencing a growth in the tertiary sector, with the demand for
education, health and tourism services stimulating employment growth in areas such as accommodation,
café’s/restaurants, and retail. Whilst these new industries were labour intengive they required a
different skill base to the more traditional industries, resuIn‘ng in an economic and social dislocation of
some people. Those people, who were displaced from the manufacturing sector, did not necessarily
possess those skills required by employment positions in the services sector.

The graph below indicates how the abovementioned trends continued through the 1980°s and 1990s,
with the proportion of people employed in primary industries almost halving.

Table 22 Proportinn of Hurter Recpon Errolovrent in Prirrsry, Secandary and Tertiary Sectors
i ‘Cjélz ool A0

w1981
®2001

Primary Secondary Tertiary

Sourca: ABS, Population Census 1881 & 2001

A study by the Hunter Valley Research Foundation’ (2005-06), indicated that over time there has been a
general decline in the size of individual businesses, with around 75% of all businesdes in 2003-04 in the
region being organisations of up to 10 employees, and a further 20% of companies having 50 employees.

Over the 20 years to 2001, there has been a significant increase in the proportion of the labour force
employed in: wholesale and retail trade; health, education and community services; finance, property
and business services; and recreational and personal services. There has been a large dearease in
employment in: manufacturing; transport and storage; mining; and, utilities.

* Huner Valley Research Institute, Neweastle and the Hunter Region Year Book 2005,/06
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Compared to NSW, the Hunter exhibits:

* A substantially higher proportion of employment in retail trade (17%) and mining (3%)
compared to NSW (14% and 1% respectively). Mining figures are a reflection of the large
concentration of coal reserves in the region.

* A substantially lower proportion of employment in property and business services (9%), and
finance and insurance (3%) compared to NSW (12% and 5% respectively). This is as a result of
the centralisation of corporate headquarters in capital cities, and lower skill levels exhibited in
regional areas of the Hunter.

Lake Macquarie is one of the least industry dependent LGAs in the Hunter, with no single industry
responsible for more than 3% of all resident employment. The Foundation found supermarkets and
grocery stores were the main employers of Lake Macquarie residents.

Table 30 - Sectors ermrploying the most residents of Lake Maoguare, 2011
No. % of total emp Id’yed

Supenmarket and grocery stores 2044 3.04%
Hospitals {except psychiatric) 1848 2.75%
Primary education 1548 2.30%
Secondary educaticn 1486 221%
Takeaway food retailing 1437 214%
Black coal mining 1182 1.76%
Café's and restaurants 1148 1.71%
Road freight transport 588 1.47%
House construction 955 1.42%
Department stores 914 1.36%
Total residents employed 2001* 67185 20.17%

* The total number shown for each LGA or region is the total number of residents of that LGA/region who
were employed at the time of the Census in 2001. The total percentage is the sum of the percentages
shown for each LGA or reg‘:gn. This percentage sum provides a relative indication of the extent to which
the area is dependent on the 10 major industres.

Source: Hunter Valley Research Foundation (2005,/06); and ABS, Population Census 2001.

Of all LGAs in the Hunter Region, Lake Macquarie has the lowest dependence (20%) in the top ten
industries. This means that employment within the LGA is fairly diverse when compared to other LGAs
in the Lower Hunter like Port Stephens (29%), Cessnock (28%), Maitland (23%), Newcastle (22%) and
other areas of the greater Hunter Region.

Table 31 - Proportion of Ermployrment. n Spsoned gt stres m oe Lower Sunter ST

Lako Macquaria Lower Hunter
Agricuiture, forestry and fishing 0.6% 1.2%
Mining 2.0% 22%
Manufacturing 12.3% 12.4%
Utilities 1.4% 1.1%
Construction 8.5% 7.4%
Wholesale trade 4,8% 4.7%
Retzil trade 17.7% 17.1%
Accommodation, cafes and restaurants 4.1% 5.4%
Transport and storage 4.0% 4.0%
Communication services 1.3% 1.3%
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Finance and insurance 3.0% 2.7%
Property and business services 9.0% 9.1%
Gowvt administration and defence 3.5% 45%
Education 81% 7.6%
Health and community services 12.0% 11.8%
Cultural and recreatioral services 1.7% 1.8%
Personal and other services 3.8% 6%
Not dassified/not stated 22% 2.1%
Total 100.0% 100.0%
Total Number Employed 70111 184,687

Source: ABS, Population Cansus 201

By comparison to other areas within the Lower Hunter (excluding Newcastle) Lake Macquarie has a
proportionately higher concentration of employment in: utilities; construction; retail trade; health and
community services; and, education.

The graph below provides the number of jobs in the Cooranbong, Toronto and Morriset areas combined
in 1991 and 2001. Note that this refers to jobs provided in the local area and not the number of

employed residents.

Figure & - Jabs in Suburbs of Cograntxng, Monisset, Mandaleng, Bonnells Bay and Torortio by
industry Typa i 1551 and 2001

Retail & Wholesale Trade

Transport and Storage

Finance, Property & Business Services

Manufacturing —

Govemment, Defence, Edueation, Health [L-——

Electricity, Gas and Water Supply
Recreation & Personal Services

Construction

Communication Services

Accommodation, Cafes and Restaurants

No. Empioyed Persons ("00)

Sourca: Journey to Work, NSW Departovent of Transport 1991-2001
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The high growth areas shown in the above table have been in Government, defence, education and
health; finance property and business services; and recreational and personal services. The traditional
blue collar jobs in primary industries, construction and transport and storage havé declined. Note that
this does not translate to reduced demand for industrial floor space. Much of the decline in these jobs is
attributable to increased automation in manufacturing and other blue collar industries.

Based on 2001 Census data, within the Hunter Region there has been a general decline in the relatively
unskilled, specifically with regard to: labourers; elementary clerical, sales and sérvice workers; and,
intermediate production and transport workers. However there has been a large increase in those
employed in intermediate clerical, sales and service workers.

Within the relatively highly skilled workforce, the Hunter Region has seen a decline in tradespersons and
related workers, and an increased in the proportion of associate professionals and professionals.

Cooranbong is characterised by a slightly higher proportion of people employed as managers,
administrators and professionals than the Lower Hunter. Cooranbong has a slightly lower proportion of
clerical, sales and service workers.

Table 32 - bnployment by Docupation Coorantong, Coea Cresk, Monssat © o, Sonneits
Bay and Lower Hunter 1

Occupation Type Cooranbong Dora Cresk  Morissat Toronto  BonnellsBay  Lower Huntar
Managers & :

Administrators 6.3% 7.2% 5.2% 49% 5.4% 51%
Professionals 20.2% 15.7% 14.5% 15.2% 16.8% 15.2%,
Assodate Professionals 8.9% 9.8% 98% 9.8% 10.2% 10.1%
Tradespersons & Related 13.2% 13.9% 12.7% 132% 13.1% 13.1%
Clerical, Sales & Service 21.7% 22.3% 24.1% 27.9% 27.0% 28.1%
Intermediate Production

& Transport 6.5% 9.2% 7.4% 8.3% 8.2% 85%
Labourers & Refated 13.0% 9.6% 109% 7.7% 7.9% 8.1%
Inadequately described 1.8% 3.0% 3.9% 20% 2.7% 16%
Unemployed 8.4% 9.2% 11.6% 11.0% 8.6% 10.2%
Total 100% 100% 100.0% 100,0% 100.0% 100.0%

Source: Australian Bureau of Statistics Ceneus Data 2001

Within Cooranbong, major employment providers include Avondale College, Avondale School and the
Sanitarium Health Food Company. Employment projections provided by these institutions have revealed
the following:

+ Avondale College is a major employer of local residents, often with staff moving to the
surrounding area of Cooranbong in order to work at the College. Currently 1,037 students are
enrolled at the Lake Macquarie campus at Cooranbong with 250 staff (150 full time and 100
casual staff) employed at the College. With the College applying for University status, it is
expected that the number of pupils will increase to a conservative projection of 1,500 students
b}r 2012,

The College currently has around 12.8 students per academic, with the administrative and
support staff numbers being approximately 48% of the academic staff numbers. Therefore we
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can assume that if the College maintained the current student/academic ratio, the number of
academic staff would increase to by 46 staff by 2012.

*» Avondale School is located adjacent to the airstrip and is run by the Scventh Day Adventst
Church. Avondale School currently caters for 900 students and employs 140 existing staff (90

professional, 50 support staff).

The School has projected a 33% increase of students from 2005-2010 tota].hng 1,200 students. It
is expected that the existing number of staff would be able to cope with this increase in students.
However, if student numbers increased to 1600, 150 staff members would be required however
no physical expansion of the school would be required as a result. The Schéol has acknowledged
that it expects approximately 400 students to result from the subject development at North
Cooranbong, increasing the number of students to 1,300 pupils.

+  Sanitarium Health Food Company is a major industry and employer of local residents within
Cooranbong. At its Coor;mbong facility, Sanitarium cu.rn:ntly employs approximately 498 staff,
being 353 full time staff, 40 part time staff, and 105 casual staff. Sanitarium allows Avondale
College students to work at their Cooranbong facility as a way of ‘working their way’ through

college .

Discussions with Sanitarium have revealed that their facilities at Coorapbong are currently
operating at near full capacity. Hill PDA has been advised that there are no future plans to
expand operations or down size operations. Employee levels are currently at a maximum and
there are no future plans to increase or decrease staff levels. If any foreseeable changes were to
occur it would see new technology replace existing staff.

S R N A SR Y Vol F NI R AT S TR e ot o

There are several emerging trends in employment and economic activity, which are having direct and
indirect impacts on urban structure; many of these can be seen through the employment analysis above.
These impacts are particularly pronounced in Lake Macquarie where both structural and functional
characteristics are being conditioned by substantial improvements to the transport infrastructure and the
growing strategic importance of the areas location to Newcastle and Sydney, whilst being dissected by
the main Sydney to Brisbane freeway link.

In this context, the planning and development of the Lake Macquarie region, and more specifically the
Morriset Planning District should both reflect and be guided by the influences of rapid and fundamental
change in the form and function of urban land, both in the local area, Sydney and Australia.

The two main forces acting on employment change are the globalisation of economic activity and a
radical deepening in the knowledge -intensity of business products and processés. The key likely
consequence of both is that development is likely to become more polarized with growth ocourring in
the primary core areas where opportunities permit, and in peripheral areas, which offer greater

economies.

P06059 — North Cooranbong Economic Impact Assessment o Page 77



Glabatsanigr

The required quanturn and qualitative characteristics of demand for land and commercial real estate
products are being significantly changed by an ever-increasing trend towards. the globalisation of
economic activity. Large and highly influential trans-national corporations are now operating in almost
all countries of the world and are imposing an increasingly uniform set of key criteria in determining the
most effective locations for their productive plants and head quarters.

The development and adoption of new technologies, the introduction of flexible production methods
and the increasing we of the market mechanism for allocating economic resources and investment
priorities is having a profound effect on where, and how, corporations will site their facilities. In
essence, there is an increasing trend towards a greater flexibility in location chojce, where corporate
organisations are requiring large sites for consolidation of previously fragmented activities, and where
opportunities to co-locate in specialised clusters of activity are being increasingly sought.

The result being, that many & these global organisations have chosen regional locations such as
Newcastle and Albury/Wodonga to establish their international headquarters or plant facilities.

The industrialisation of emerging economies over the past two-three decades, together with the high
pace of world trade growth has resulted in traditional manufacturing industries maoving either off-shore
to developing economies with lower production costs, or to the periphery of the metropolitan or
regional towns where land costs are less.

Coincident with, and partly driving these processes has been the rapid development and take up of new
technologies and processes, including information and communications technologies, materials,
environmental and bio-technological sciences. In essence, the economic shift in developed economies
has been away from low cost manufacturing towards the generation, distribution and use of intellectual
capital and information.

With the technological advances in communications, corporations are locating themselves in
agglomerated business park estates, rather than in traditional CBD and town éentres Demand is
increasing for purpose-built facilities at well-located nodal points offering the benefits of agglomeration,
corporate prestige, amenity, proximity to labour and cost-effectiveness.

EE IR

Home-based employmcnt is becoming an increasi.ngly signj.ﬁcant characteristic of the economy. It is
occurring in sectors ranging from manufacturing, professional occupations, retailing, high technology
and telecommunications. The growth can be attributed to several interrelated trends including:

» A decline in primary and manufacturing industry;

+  Growth in service and high technology industry;

e Increasing levels of competition and resulting needs to minimise costs;

»  Out sourcing of non-core activities;

»  Dramatic improvements in communications technology which has increased mobility and freed

many jobs from centralised and often costly locations; and
» Increasing technologica.l complexities and the need to access 2 wider range of skills that are

provided by consultants rather than employees.
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An examination of Census data reveals the significance and rapidity of the growth. In 1996 5% of all
households carried out a home-based business (excluding people who oocasiona]ly work at home). By
June 2000, the proportion had risen to 7.7%, equivalent to 692,600 people. In addition, another
135,000 people had a second job, which they conducted from home.

In a report prepared by the Australian Bureau of Statistics (1997), on the characteristics of home based
businesses (as opposed to the wider category of home based employment) two categories were
identified: “Businesses at home” (e.g. consultants, herbalists) and “Businesses from home” (e.g
Plumbers). It was found there were some 1.3 million people operating approximately 846,000 home-
based businesses.

The Australian Bureau of Statistics also found that “property and business services” were the most
common focuses of home-based employment (19.5% of employees), followed by “education” (12%),
“construction” (10%) and light manufacturing. A key finding of the research was that the vast majority
of home based business people (78%) cited low overheads as the principal reason for their decision to
work from home, followed by lifestyle reasons. Significantly, it found that most worked at home by

choice.

Lake Macquarie Council has seen a diverse range of people considering the option to work from home
rather than more conventional commercial and industrial business locations. Counicil’s response to this
trend was to implement planning initiatives to help balance the needs of the home and business lifestyles.

In all likelihood, and as current evidence suggests, demand will be focussed on the development of high
throughput distribution facilities and what has been termed “bulk fulfilment distribijtion centres”, where
large quantities of goods are broken down for distribution to consumers of small business markets.
Locations for these facilities are being increasingly sought in hub/ gateway areas in close proximity to
major transportation infrastructure. In contrast there is likely to be reduced or $tagnant demand for
more traditional storage and commodity based industrial property.

Whilst this trend is less evident outside the metropolitan there are a growing number of industries that
seek proximity to major transport nodes and there are regional cities and towns that offer these facilities
such as Newcastle, Albury, Wagga Wagga, and Parkes. These regional cities have airports, railway and
major high-speed highways between the capital cities that have made them attractive destinations.

AT LT

Of specific relevance to the present exercise is the increasingly significant role played by economic
gateways in economies. Economic gateways are broadly defined as the exit/ entry points to a region that
supports the movement of commodities, products, services, information and ideas between itself and
regions with which it has economic and commercial relationships. They are usually focussed on
interaction points between the national and the global economy, but they can also be the interaction
points between the metropolitan economy and other cities and regions of the national economy.

Specifically gateways are the physical infrastructure — such as airports and sgaport, information

technology and telecommunication systems — that facilitates the movement of tradable products,
services, data and information and/or people. Over the past 23 decades a dramatic expansion of

P06059 — Nerth Cooranbong Economic Impact Assessment Pagé o



production, trade, finance and the movement of people have resulted in a fundamental reorganisation of
the global economy and widespread recognition of the need to reinforce the strategic role played by
economic gateways.

In regional areas like Lake Macquarie this is evident in the growth of businessesi around the freeway
interchanges, as well as being evident in business growth around the transport hubs or inland ports of
other regional cities.

Morriset Gateway Business Park is an example of the importance of the role of an économic gateway to
the location decision of some firms, being strategically located just off the F3 Morriset lnterchange, and

close to the Hunter railway network.

e R o B

During the twentieth century inland rural Australia has continually declined in its share of the national
population as farms became larger and small towns declined or disappeared. Mining and a small group of
regional centres have been the focus of economic activity in inland Australia. Population growth in rural
areas in the last twenty five years has been confined to a widening commuting area around the major
cities and along the accessible coastal areas.

Small cities and rural areas like Lake Macquarie have been left with an increasirigly aged population
reliant on private transport. Within the Lower Hunter, Lake Macquarie has the second highest
proportion of those aged 55 and over (22.8%), behind Newcastle (25.1%).

In contrast areas along the rainfall favoured coastal belts on the east; the south east and south west have
experienced unprecedented growth based on retirement and leisure services.

Whilst agriculture output continues to grow in the long term its economics has :changed significantly
over the past couple of decades and is a trend that will continue in the foreseeable future. Yet it is a
trend that is having significant impacts on rural communities. The transformation of farming areas is
often a cause of disquiet in rural communities. Particular issues of concern are:

«  The decline of population on farms and in rural small towns;

« The loss of young persons from farming and rural areas (and the associated increasing average

age of the community)
» Incremental infringements upon a percei ved ‘right to farm’.

These are not isolated issues, but are different facets of the fate of agriculture in a modern economy.

Social, institutional, and political drivers can also influence the process of land use change in regions and
communities and include:

»  Land availability;

e Demographic changes;

»  Power relationships and historic institutional arrangements in a region;

»  Culture of the regional community;

«  Government policy.
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Cultural factors influence decisions that are made by landholders, as well as commuriity decision making.
Generational change brings new people and ideas into the area. There are also cultural influences on
community reaction to policies of higher levels of government.
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The above trends have resulted in the emergence of new nodes of commercial activity and industrial and
business park estates.

Agglomeration of like uses represents activities taking advantage of increased interactions when they
locate close to one other. Consequently, transportation and coordination costs are lower, Linkages
between zones of agglomeration are generally serviced by high capacity transport corridors. If this
process occurs for some duration, an industrial complex may emerge through cumulitive agglorneration.

Regional areas like Albury, Wagga Wagga, Lake Macquarie and Orange have developed, or are
developing, similar hybrid industrial/business park estates,

Within Lake_Macquarie, a large agglomeration of industrial activity is located in Cardiff. This industrial
park contains over 500 businesses, employing over 7,500 people on a land area of 105 hectares. Major
industries located within the park include: transport; engineering; mining; distribution and logistics;
food manufacturing. The site is also the base to the regional headquarters of various national companies.

Poer Porpey B 00 hme B oer e

The construction industry is a significant compenent of the economy accounting for 6.6% of GDP and
employing almost 14.6% of the workforce at March 2003. The industry has strong i]jnl-cages with other
sectors, so its impacts on the economy go further than the direct contribution of construction.
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:
0 first round effect: which is all outputs and employment required to produce the inputs
for construction; and
O  an industrial support effect which is the induced extra output and employmcnt from all
industries to support the production of the first round effect; and
+  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 and Australian National Accounts: Input-
Output Tables 1996-97 (ABS Catalogue 5209.0). These tables identify first round effects, industrial
support effects and consumption induced multiplier effects at rates of $0.466, $0.438 and $0.962
respectively to every dollar of construction.

Therefore the $671m cost in construction translates to a further $607m activity in production induced
effects and $646m in consumption induced effects. Total economic activity generated is cquivalent to

$1,924m (see table 33 below).
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It is estimated that one full ime construction position for 12 months is created for every $148,827 of
construction work undertaken!®. With an estimated construction cost at $655m, it is estimated that
construction at the subject site will therefore generate 4,154 job years directly in construction over the
project time frame. This equates to 244 job years per annum.

The 1996-97 ANA Input-Output Tables identified employment multipliers for first round, industrial
support and consumption induced effect of 0.33, 0.45 and 2.33 respectively for every job year in direct
construction. We adjusted these multipliers to March 2004 using the building price index and these are
provided in the following table. For every $1 million in construction cost, a total of 26 job years could
be generated in the economy and the proposed development as a whole will generate 17,304 job years.

Table 33 - Construction Multipher Effeo

e o o
E [ u nduced otal
Focts Effects Support Effects Effocts
Output mukipiers 1 0.466 0.438 0.962 2.866
Output ($million) 671 $313 $294 $645 $1,924
Employment No. per Smillion
adjusted to Mar-04 dollars 627 2 3 15 2577
Total employee years created 4154 1,389 1,895 8,810 17,304
Deta Sources: Australian Netional Accounts: Input-Output; Tables 1906 87 (5208 J, Prics Index of tha OUERUE of the

Building Industry - Producer Prica Indeses ( 1, CA All Groups - RBA Bulletin {Table G2)

Note that the multiplier effects are national, and not necessarily local. The ABS notes 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”.

Y
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The encouragement and creation of appropriate employment lands is a complex issue, with a complex
interrelationship between the various factors at play. For example, economic development will not
necessarily be stimulated in the Cooranbong area by making an ever increasing sup'Ply of industrial land
available to the market, especially given the tendency for focus of employment to remain in higher order
centres. Therefore it is evident that this strategy alone will not lead to the desired employment growth
no matter how much employment land is available.

The policies which have led to the current levels of supply have, in part, promoted an inefficient
consumption of scarce public resources - in the form of land and capital. Developable land, in high
population growth areas, has been allocated to accommodate low employment depsity industries, and
capital is being diverted to fund the supporting infrastructure.

. Source: ABS Australian National Accounts: Input-Output Tables 1896-1997 (ABS Pub: 52090, Shows 9 construction
industry jobs directly created for every $1 million of construction autput. This equates to 1 employee for every $111,111
of construction output in non inflated terrms. Irflated to June 2004 dallars based on the Price Index of the Output of the
Building Industry [ABS Pub; 8427 0 Table 15}, this equates to $148.827 per direct construction employes.
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Consequently, key strategics have been identified which, interlinked, form an integrated policy
framework for sustainable economic development. Details of these strategies are provided in the
following sections.

b Seareging - Target Appropriate industry Sectors
This strategy identifies the characteristics of the workforce which are likely to live in North Cooranbong,
and how this information can be used to assess the types of employment which should be targeted for the

arca.

By matching the target employment types and opportunities with the likely characteristics of the resident

workforce we can:
s  Achieve greater integration between the resident community and workforce;

» Reduce commuting in and out of the new community; and subsequently,
+ Achieve ecologically sustainable principles through time and travel savings and reduced
dependence on private motor vehicle usage.

This strategy recognises the importance of creating a diverse and sustainable economic and employment
base. The new community at North Cooranbong will be an evolving one in terms of demographic
characteristic, workforce skills, employment and social aspirations. In order to insulate itself, as far as
possible, from fluctuating employment markets, and in recognition of the changing nature of work,
evolving workforce skill and education lewels, the employment base must be broad.’

A broad economic base and a diverse mix of employment are essential in order to provide continuing
employment opportunities for residents and to allow multiple entry points and cafeer opportunities in
the local employment market.

i R L, . . "
SJIEE T ey Ty D

The statistical information in the above sections has highlighted the trends of employment over the last
© twenty to t_h.lrty years. i

In order to identify 2 number of key target industries that may be potentially attracted to the subject site,
a broad analysis of the key drivers of location selection for major industry groups has been included.

The locational factors considered include:
«  Availability of workforce skill
. Accessibility to workforce, markets, suppliers and services
*  Managerial preferences
«  Cost of land and fadilities
» Infrastructure availability and quality (e.g. water, telecommunications etc)
+  Access to markets and customers proximity of competitors.
* Image & environment
«  Linkages with similar organisations, academic institutions etc.
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These factors have been applied to the traditional blue and white collar employment categories (such as
agriculture, manufacturing, construction, wholesale/retail trade, and FIPB) together with a number of
emerging industries such as environmental science based business, agri-business, community services and
IT/Communications. The results are highlighted in the table on the following page which illustrates
those factors which are of greatest importance for the different industry groups. The table also provides
an indication of the intensity of land use or density of employment typical for the particular industry.

PO6059 — North Cﬁnranbohg Econemic Impact Asscssment Page 8



5g aleyg Hwssassy vedw) Srurouoag Fuoqueroos YLON — §5090d

waumdofEABp Assuiep Mo |

wrRwdalanep Aysush yBiy

suoresueBic repws
i Ayurenad g seBeyury

waumioimg p ebeus

SIoNBdU03 jo A

SIEI 0 sharoy

Ui Eusbeumy

{wosoje)
‘e (Ba) Sinpnhsausy

80Ug

Agiqesesay

220} IO pemn(s AN

Uy MOGE] PADEUR UGG

RaH

feaieg
Aunuwwes

13 Apadag 7 vodsuey) 7 oIy e iy




- . BRI PDA

A number of conclusions can be drawn from this analysis:

* Traditional industrial occupiers such as manufacturers, food processorg, transport and
storage, and agricultural firms require a relatively low skilled workforce, good
accessibility, and are relatively price sensitive.

» High tech industries such as IT/Communications, Medical/ Pharmaceuticals, Agri-
science/bio tech, environmental sciences etc are able to trade off pri¢e against other
factors such as the need for a highly skilled workforce, image and environment,
managerial preferences, and linkages with key organisations.

The present socio demographic profile of the Cooranbong area is characterised by a relatively
young, skilled and mobile workforce, as well as a high proportion of retirees and older persons.

It is anticipated, however, that the socio demographic profile of the residents of the subject site will
enjoy relatively higher levels of education, skills and income in comparison to the surrounding
locality. This mix of profiles suggests a combination of both traditional industrial occupiers and
emerging industries may relocate to the surrounding locales of Cooranbong (e.g. Morriset
industrial estatc) with supplied workforces from the likes of the new population at North

Cooranbong.

In view of this, the relevance of various industry sectors to both the populations of the Hunter and
the future community at North Cooranbong have been analysed. This analysis provides an
important basis for indicating, in broad terms, those industry sectors most likely to produce the
'best fit' in terms of the projected demographic attribute and skill base of the workforce resident at
North Cooranbong.

Lake Macquarie has a significant coal mining industry and smaller agriculture and manufacturing
industries. However, with regards to employment retail, manufacturing, and health and
community services enploy the most residents of the LGA. Industry sectors considered to be
highly relevant to Lake Macquarie are therefore:

»  Mining;

+  Manufacturing;

* Retailing and Wholesaling;

*  Health and Community Services.

The industry sectors which are considered to be more specifically relevant to the likely future
workforce of North Cooranbong are:

« Education;

»  Finance, Property and Business services;

»  High-tech industry;

* Recreation and personal services.
In order to achieve a diverse economic and employment base, it is important to recognise the

substantial differences in the growth rates of various types of enterprises and to cater for their
particular needs.
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The most common type of enterprise in Australia is the so-called small business, Small businesses
are defined as any business employing less than 20 persons in general, and less than 100 persons in
the manufacturing sector. In New South Wales it is estimated that some 96% of enterprises fall into
the small business category.

ABS figures indicate that in 1997-98, 50% of all job creation in Australia came from the small
business sector and 33% came from large sized businesses. During 1996-97, 57% came from the
small business sector and 32% from the large business sector. By contrast, large businesses during
1995-96 recorded a negative net employment change with the vast majority of generation (74%)
coming from small business.

The contribution to total job generation in Australia in 1997-98 by small businesses was 492,000
persons (49%). From this, 268,000 came from continuing businesses which increased their
employment during the year and 224,000 from new businesses starting up.

Small businesses are most common in the services sector but there are nonetheless significant
numbers of small businesses in manufacturing.

Since the mid- 1980's small businesses in Australia have experienced ﬁgniﬁcmﬂy higher growth
rates than have large businesses. Rationalisation of the labour force of large companies and the
increasing tendency to out-source various components of large businesses, as wel] as the "spin-off”
of non-core functions into smaller autonomous business units, have all contributed to the recent

growth of small business in Australia.

Generally, we believe Cooranbong is suitably located for the promotion of small businesses by
offering a range of business support services and an innovative and flexible land use zoning. These
initiatives are specifically targeted to encourage the establishment of small businesses at
Cooranbong. Small business enterprises (including home based businesses) are of significant
importance because of their positive growth across virtually all industry sectors.

T I R At

As discussed earlier, employment generation is no longer simply a matter of attracting large
companies, but rather attracting mobile workers who run their own businesses or subcontract their
labour from home.

The trend towards home based business is certainly documented on a larger scale. There is

evidence that the proportion of home based employment is continying to increase under the
combined influences of existing firms encouraging employces to increase the proportion of time
they spend working at home, and the ‘out sourcing’ of services by many larger firms. Both are

creating opportunities for home based businesses.

The home business sector is one of the fastest growing in the business sectors. Within Lake
Macquarie there are approximately 6,875 home based businesses'', representing 11,1% of occupied
dwellings as at 2001.

" Novasolutions, 2001
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The capacity to increase the proportion of home based businesses relates to the capacity to
implement various strategic initiatives. We have identified the following principlés relevant to the
prom otion of home based businesses:

1. Target the groups known to choose home business

Only a minority of people choose their housing with a view to its suitability for home based
employment. Indeed, few people take up home employment (especially if they d¢ so as a result of
the loss of a job) at the same time as they move house. It will therefore be important to make the
development attractive to those groups that are most likely to choose to take: up home based
employment. It is also important to recognise that for many of these people, working from home
may be a future option rather than as an immediate choice. Many will initially wish to treat their
home based work as a hobby or part time activity. Flexibility is therefore important.

Available evidence suggests that a choice to work from home is most often made by people setting
up their own businesses (rather than by outworkers). This is the section of the population that
should be targeted by the North Cooranbong development. These may well include people who
spend a significant amount of time on the road, but can use their home office as their work base.
We anticipate that the key fields in which interest in home based business has recently been high
include:

*  Manufacturing —i.e. home industries such as a seamstress;

+  Creative indusiry — painting, glass blowing, glass staining, dress making, pottery, fashion

design, writing, architecture, etc;

+  Professionals — including accountants, IT consultants, web designers, etc;

+ Retail —including crafts, assembled com puters, etc;

¢ Professional suites — inclucling general practitioner, dentist, acupuncturist, etc

» Teleworking — or virtual offices as part of a larger corporation.

There may be particular promise in appealing to:
. Ent'cprencurial young adults, who may appreciate proximity to a urjaiversity and to
transport, and the availability of rental housing;
+  People with existing home business (which may be in unsuitable premises in surrounding
areas);
»  Older professionals who are yet to retire but wish to downscale their business by working
from home.

2. Provide premises suitable as home or home/business

It is important that any accommodation designed to appeal to home based workers should be
equally suitable as residential accommodation, for the following reasons:

»  People will move to the area primarily because it offers well located, suitable residential
accommodation rather than simply because it offers particular scope for home
employment;

e Many people will move to accommodation which offers the option of home based
employment in future, utilising space which can be readily put to residential use in the

meantime.
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3. Minimise obstacles

The most significant obstacles to home based employment quoted by Business Support Centres and
by research are regulatory barriers, particularly those imposed by Councils. These include:

»  Zoning controls prohibiting home business;

»  Prohibitions on employment of staff at a home business;

+  Strict amenity controls preventing deliveries, client visits etc;

«  Prohibition on home based craft or light industrial activities.

A large proportion of such controls are based on concerns about neighbouring amenity. If the
development is to appeal as a location for home business, it will be important t¢ ensure that, in
those parts of the area where home business is to be encouraged:

*  Design and layout should reduce the potential for amenity impacts between dwellings;

»  Controls on employment, parking, deliveries etc should be kept to a minimum;

»  Marketing should present the area as having mixed uses, so that people moving there
should have an idea what to expect (experience in other areas suggests that a significant
sector of the population see the benefits of living in a mixed use area as outweighing any
drawbacks).

The minimisation of obstacles to the establishment of home based businesses, in combination with
the flexibility permitted and encouraged under the DCP and LEP suggest a significant take up rate
of home based businesses should be anticipated. We believe a take up rate of 20% of dwellings to

be a reasonable assumption.

Such a take up is likely to rely upon the active marketing of: -
»  The concept, capacity and flexibility of home based businesses; and
»  The support services available to home business operators.

These points are discussed under Strategy Three.

AL e e B S erems Suboey
This strategy aims to attract businesses to the surrounding areas of the subject site by idemifyi.ng the
specific needs of business and required ancillary services.

Previous attempts at stimulating economic development have focused specifically on locational
factors such as: proximity of raw materials, proximity of clients/customers, transport links, labour
supply, and land ¢ost and availability,

A number of these elements, particularly in relation to the availability of serviced industrial land,
have seen some improvement. Despite this, employment growth has fallen behind labour force
growth. This outcome suggests that a more sophisticated and comprehensive approach needs to be
considered in relation to addressing the broad range of factors that ultimately influence businesses
in their locational decision making.

Small business enterprises (‘SBEs’) and home-based businesses have a range of specific needs, many
of which have not in the past been addressed by either private or public sector developers of
employment land. For SBEs and home-based businesses, concerns such as access to capital, access
to business advisory services and networking are important and cannot be addressed through the
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creation of physical infrastructure only.

In recognition of the importance of these needs, the creation of business support infrastructure has
been incorporated as a suggested strategy for employment generation, thereby offering a more
coordinated and comprehensive approach to employment and economic development on the site.

Lake Macquarie Council actively supports home based business facilitating and organising a range of
workshops and networking opportunities around the LGA. These provide ongoing assistance and
home business information sessions. Detailed information sessions address topics such as Dealing
with Council, Branding and Marketing, Taxation, Internet and Web Design, Professional Business
Techniques, and Risk and OH&S. The Council also provides interested parties with external links
and information sources including the Micro and Home Business Network and other external
orgmisations.

It may also be possible for Avondale College to instigate a business support initiative where local
home businesses can utilise certain services within the College, or maintained by the College (e.g.
photocopy services, library services) for a small fee. This also provides another revenue stream for

the College.

Furthermore, it is possible that the proposed development can, by implementing such strategies,
differentiate itself to some extent from other employment areas in Greater Sydnej(, and the rest of
the Hunter, and thus achieve higher rates of employment growth by providing a range of business

support services.

Cabiiacoy aws Toten of e unicaunne

Information technology is at the core of many home based businesses, and is an absolute pre-
requisite for some activitics. However, many existing areas do not meet current expectations about
access to telecommumications infrastructure, let alone future needs.

Most significant in the next few years will be the availability of high bandwidth Internet
connections. This may be by cable (which may also carry cable TV) or ADSN/IDSN. These services
are not currently available in many established areas, and recent practice even in newer areas has
provided obstacles to provision of a full range of services. This applies in particular to:
¢ Underground ducted cabling. Where ducted cable s provided by a
telecommunications company, it is common practice to installt ducting which cannot be
used by other suppliers in future. (eg ducting too narrow to take further cables). This
inhibits competition (and hence choice) and may also add to the cost of provision of
newer faster cabling in future.
+  Apartments. If cable TV and telecommunications ducting is not supplied at the outset,
it can be expensive (and depend on cooperation of all owners) to install it in future.

Flexibility is important, given the unknown nature of future technologies. For the foreseeable

future, this will mean ensuring that future cabling needs can be met at North Cooranbong ,
preferably allowing consumers a choice of supplier.
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This strategy shows how the needs of the people living in the new community will generate
employment. Resident generated employment refers to employment requirecf to service the
resident population in retail, education, personal and community services.

With between 2,500-3,000 dwellings planned for the subject site at North Cooranbong, we
estimate a population of approximately 6,650 persons (on say 2,500 dwellings, with 2.7 persons
per dwelling). 6,650 persons will generate demand for employment in retail, education and
community services.

Based m the most recent ABS Retail Survey there was approximately 2sqm of retail space per
capita in 1998-99. 6,650 people therefore generate a demand for 13,300sqm of retail space. In
addition to this are commercial space users that generally locate in shop font retail space, but are
not classified as retailers under ABS ANZIC code, such as real estate agents, travel agents, banks,
etc. These users generally make up a further 30% to 40% floor space, which incréases demand to
approximately 17,29%0sqm.

Traditionally retail floor space was divided evenly between neighbourhood centres, district centres
and regional centres. Of the 17,290sqm demanded by the resident population of North
Cooranbong we would expect approximately 6,000sqm could be satisfied locally in convenience
retail and commercial space.

The average rate of one employee per 21.5sqm for anchor tenants and one employée per 30sqm of
speciality floor space is drawn from the ABS Retail Survey 1998-99 for combined full and part time
staff. Therefore employment generate on site (e.g. convenience store or café) will be calculated
using these ratios once defined retail spaces (if any) have been deduced

In addition to this is employment off-site but in the local government area. This refers to the
additional retail facilities generated by the resident population that will be located in district and
regional centres. The majority of this will be in the greater LGA, Sydney and Newdastle. Based on
the ABS Retail Survey 1998-99 this is calculated on an average 40sqm per employee and will be
confirmed using this ratio once defined retail spaces (if any) have been deduced for the subject site
at North Cooranbong.

In addition to the retail employment generated on site, jobs will also be created in the Education
and Community Services areas. Given the size of the subject site it is most likely that employment
generation in these areas will be off-site, but still within the LGA . However, somé proportion of
this employment will escape to Newcastle and Sydney.

With respect to Education, ABS 1996 Census Statistics suggest there were a total of 17,892,423
persons in Australia, with 3,822,714 aged between 5-19, and 540,063 persons employed in
Education. Based upon an assessed population of the subject site of 6,650 persons, we estimate 763
persons between the ages of 519, with a requirement for 206 persons employed within the
education sector. Given the existence of primary, secondary and tertiary education within the
vicinity of the subject site in North Cooranbong, it is anticipated that the majority of this
employment would be within the Morriset regional area.

With respect to Health and Community Services, the 1996 Census Statistics state there were a total
of 725,178 employed persons in the Health and Community Services Sector in Australia, or one
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employed person per 24.6 head of population. Based upon an assessed population of the subject site
of 6,650 persons, we estimate a requirement for 270 persons employed withih the health and
community services sector. We estimate 50% of this employment would be located off-site but
within the Lake Macquarie LGA (approximately 135 jobs), with the remaining 5096 located on site
or outside of Lake Macquarie LGA.
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Based on the analysis included within this report, the following recommendations are made:
R S TS 1 IR

+ It is recommended that a Local Environmental Plan (‘LEP’), Development Control Plan
('DCP’), and Masterplan be prepared with regard to the subject site at North Cooranbong.

¢ These plans should be prepared in parallel and placed on exhibition simultaneously to
provide and establish a clear vision for Cooranbong with regards to the proposed
development.

+  Each plan should address the expansion of the existing retail centre at Cooranbong, setting
limitations for its expansion to protect the viability of Morriset as a town céntre.

e The DCP should define an area for small business and home based businegses. Ensuring a

component of buildings are designed for commercial and live/work purposes.

» The Infrastructure Zone and DCP will accommodate expansion of school, community
facilities, and the other employment uses identified within this report.

e Prior to the LEP being on exhibition, Council should commence negotiations with the
proponent with regard toa deve]oper agreement for particular infrastructure works,

. ;
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+ Itis recommended that Council allow for expansion of the existing retail centre (Avondale
Shopping Centre) through rezoning.

s  The retail centre in Cooranbong will only capture around one third of total household
expenditure. Therefore some benefit still remains for Morisset.

* The new development at North Cooranbong will generate demand for services (e.g.
emergency services), which will sce these services improve.

»  The proposed development will aid in providing a critical mass of population which will
upgrade and add essential services for the benefit of the existing population.

- rpdeh ¢ ol A T R

e Itis recommended that Council allow for expansion of Avondale School through rezoning
allowing for community and recreational uses on site.
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Developer agreements are an appropriate model for funding local infrastrycture where the
negotiation effort is efficient and effective in achieving the objectives of a development or

growth plan for typically high growth areas.

In regards to the proposed development, Council should support those developer
agreements which are made in the context of achieving the objectives of a growth plan for
Cooranbong and this should be reflected in the contributions agreement.

A Section 94 plan is suitable where there are many owners or developers involved.
However, where there is either one owner (or developer) or one consortium, such as in
the case of the subject North Cooranbong development, it’s in the best interests of the
Council to commence negotiations for a developer agreement.

It is recommended that Council investigate the services that will be required by the
proposed development at North Cooranbong, including quantifying the logal infrastructure
necessary for the local community. This will aid in any possible developer negotiations,
whereby if entered into, Coundail incurs no cost themselves.
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DISCLAIVER

This report is for the confidential use only of the party to whom it is addres:sed (the
client) for the specific purposes to which it refers. We disclaim any responsibility to
any third party acting upon or using the whole or part of its contents or reference
thereto that may be published in any document, statement or circular or in any
communication with third parties without prior written approval of the form and
content in which it will appear.

This report and its attached appendices are based on estimates, assumptions and
information sourced and referenced by Hill PDA and its sub consultanis. We
present these estimates and assumptions as a basis for the reader’s interpretation
and analysis. With respect to forecasts we do not present them as results that will
actually be achieved. We rely upon the interpretation of the reader to judge for
themselves the likelihood of whether these projections can be achieved or not.

As is customary, in a report of this nature, while all possible care has been taken by
the authors to prepare the attached financial models from the best information
available at the time of writing, no responsibility can be undertaken for erfors or
inaccuracies that may have occurred both with the programming or the fipancial
projections and their assumptions.

This report does not constitute a valuation of any property or interest in property.
In preparing this report we have relied upon information concerning the subject
property and/or proposed development provided by the client and we have not
independently verified this information excepted where noted in this report.

PO6059 — North Coeranbong EIA : laagc 95



APPENDIX 1 - ADVICE FROM SEVENTH DAY ADVENTIST
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Avandate College
PO Box 18

COORANBONG NSW 2285
Daar Jobn
Re: North Cooranbong Development

Please find enciosed an approval for the developmient of a Retirement Village in Crawford
Road Cooranbong. ihis development application only lists 14 independsnl liying units at
this slage. This was necessaly to obtain the development of the property we have in
Crawford Road. The total area to ba devefoped is 70 acres. We are planning to place in
excess of 300 Independent Living Units, Nursing Home, Hoste! and Dementia Specific
facilfies on the property. We are seeking to develop a siate of the art village on this
property

| would also die 0 confinm o wOting our wekingness o give favouranic condlieraton i
providing a holistic heaith facilify in the new development at North Cooranborig.  As the
Narth New South Wales Conterence of Seventh-day Adverntists are very interested i all
aspects of health. espectaily in the area of preventative health. we will certainly give
favourable consideration to setting up such a facility.

We also are committed to increasing the capacity of the Avandale School o cater for an
extra 400 studenis resulling from the development at North Cooranbong. This is already
being put in plate a5 we continually develap the strategic ptan ten years in advarce

| trust that Gad is continuing to bless and guide in all that you do.

With kind Christian regards

JOHN A LANG
President
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preparing this summary, and will need to be considered by Council in implementing the
recommendations of this Strategy.
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Ervironremal Flannmng and Ssuess

The Environmental Planning and Assessment Act 1979 (EP&A Act) institutes a system for environmental
planning and assessment, including approvals and environmental impact assessment for proposed
developments. It allows for the making of strategic plans to govern and guide land-use, contains a
number of considerations and processes to be followed by consent authorities when determining
development approvals, provides assessment procedures for critical infrastructure and institutes an

enforcement system for land use.

The objectives of the Act are:
{a) “to encourage:

i.  the proper management, dovelopment and conservation of natural and arlificial resourcas, including
agnicultural land, natural areas, forests, minerals, water, cities, towns and viflages for the purpose of
promoting the social and economic welfare of the community and a better environment,

ii.  the promotion and coordination of the orderly and economic use and development of land,
iil.  the protection, provision and co-ordination of communication and utility services,
. the provision of land for public purposes,

v the provision and co-ordination of community services and faciliies, and

vi.  the protection of the environment, including the protection and conservation of native ahimals and plants,
induding threatened species, populations and ecological communities, and their habitats, and

vii.  ecologically sustainable development, and
viil.  the provision and maintenance of affordable housing, and

(b) to promote the sharing of the responsibility for environmental planning between the different levels of govemnment
in the State, and

{c) to provide incressed opportunity for public involvement and participation in environmental planniing and
assassment,”

Part 3 of the Act relates to plan-making in NSW. It employs the hierarchical system referred to
above to arrive at a series of EPls that govern and guide land use in NSW. Part 3 advocates a
collaborative and consultative approach to the plan making process and when preparing plans,
Councils need to take into consideration Ministerial and Departmental directions.

There also must be consultation with authorities and government agencies to ensure that concerns
are addressed at an early stage. Consideration of the plan making process is important when
determining appropriate types of industrial land uses, as often this is the only stage in the
development cycle where these issues can be looked at strategically and planned appropriately

within an EPI.



APPENDIX 2 - PLANNING INSTRUMENTS

Land use control is based on a hierarchical system of strategic and statutory (or legislative) land use
planning, including a number of Environmental Planning Instruments (EPls). These instruments are
shown below in the order of hierarchy.

» Environmental Planning & Assessment Act 1979 (the Act) (instittes a system for
environmental planning and assessment in NSW, including strategic planning, approvals
and environmental impact assessment);

+ Environmental Planning & Assessment Regulation 2000 {Regulation) {contains
details on practice and implementation of the Act);

» State Environmental Planning Policies (for state significant matters);
+ Regional Environmental Plans (for matters of regional importance);

+ Local Environmental Plans (that contain specific land use provisions including zoning
and development standards at the local level}; and

+ Development Control Plans (which provide detailed provisions relating to

development standards and controls that are not appropriate for incorporation into a Local
Environmental Plan).

In addition to these planning instruments, the Department of Planning (DOF) releases a number of
Circulars which are intended to provide Local Government with guidance in strategic planning and
development of Local Environment Plans. These Circulars are intended to inform plan-making only
and provide basic information to inform the town-planning process.

LT

The Minister for Planning, in 2004, announced a series of reforms for the NSW Planning System.
These reforms will have a bearing on pfan-maldng processes. The proposed reforms will streamline
the local planning, approval and development process, will increase the role of Councils in
development assessment and aim to provide increased certainty of development related outcomes.

The reforms aim to focus on strategic planning for growth areas; simplify planning controls;
improve development assessment processes; and allow flexibility in the use of developer levies for
local facilities and services.
Briefly, the reforms will entail:

»  The production of standard LEP to be applied to all new LEPs in the State;

» A directive that new LEPs must be prepared within the next § years;

» A simpler system of State involvement in the planning process; and

¢ Greater certainty in the assessment process.

Details in relation to the proposed reforms are available from www.planning.nsw.gov.au.

The reforms will affect how local government develops plans for these areas and the processes by
which strategic planning is undertaken. The provisions of these reforms have been considered in
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SEPPs that may apply to development within the Lake Macquarie City LGA are listed below. Itis
important to note that not all SEPPs listed will apply to all (if any) proposals. However, they
should be checked to ensure compliance or applicability prior to lodging a development application
for any proposal on site.

e B b Trsfie Genersuing Uevelopments

The objectives of State Environmental Planning Policy No. 11 — Traffic Generating Developments are to

ensure that the Roads and Trafic Authority (RTA) is made aware of the implications of
developments likely to generate significant traffic impacts, and to provide the RTA an opportunity
to make representations in respect of such developments.

Developments to which the Plan applies are listed in Schedules 1 and 2 of SEPP 11, Coundils are
required to consult with the RTA for projects listed in Schedules 1 and 2.
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The aims and objectives of SEPP 55 are to provide a state-wide planning approach to contaminated
land remediation. It also promotes the remediation of contaminated land to reduce the risk of
harm.

SEPP 55 requires planning authorities to consider contamination issues as part of zoning and
rezoning proposals. Where a planning authority is satisfied that the land is suitable for uses under
the proposed zone, or would be suitable if appropriate remediation were undertaken, land may be

r czoned .
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Regional environmental plans (REPs) cover issues such as urban growth, commercial centres,
extractive industries, recreational needs, rural lands, and heritage and conservation, REPs are made
under the Environmental Planning and Assessment Act 1979 and provide the framework for
detailed local planning by councils. All REPs are exhibited in draft form for public comment, and
all submissions are considered before a final plan is gazetted and becomes legal.
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The proposed development should give consideration to the provisions of the HREP especially with
regard to housing, community services, cotnmercial development, rural and urban land.

PART 2 - SOCIAL DEVELOPMENT - Division 1 — Housing

A principle of the sirategy regarding hausing notes that Councils, the Department and the Depariment of Housing should
encourage urban consolidation through dual occupancy, infill, redevelopment, retention and restora tiort of existing housing
stock and conversion of buildings in appropriate focations.

The objectives of this plan in relation to planning stralegies conceming housing are:

{a) To provide opportunities for adequate provision of secure, appropriate and affordable housing in a vaniety of types and
tenures for all income groups throughout the region, and

(b} To ensure that the design and siting of residential developmant meets community needs, minimises impact on the
natural environment and involves the quality of the region’s built environment.



PART 2 - SOCIAL DEVELOPMENT - Division 2 — Communily Services

The objective of this pian in relation to planning sirategies conceming heeith, education and communily services is to
encourage the co-ordinated provision of facilities and services designed to meet the needs of user groups and accessibla
to those groups.

PART 3 - ECONOMIC DEVELOPMENT — Division 2 — Commercial Devalopment

The objectivas of this plan in relation to planning strategios conceming commercial development are:

(a) To ensure that commercial service centres are developed to suit the convenience of consumers and to opltimise public
and private investment, and

(b) To promote the distribution of empioyment in the terliary sector in a manner cornpatible with the distribution of
population.

Councils should, in consultation with the Department:

(a) Encourage retafling, office and associated sarvice functions in the central business district and subregionaf and district
centres,

(b) Provide for new or expanded centres in other locations to meet anticipated local and visilor needs, and

(c) Require the provision of soclal and community facilities, including environmental improvement, in  ¢entres appropriate
Io the focation and scafe of development.

PART 4 - LAND USE AND SETTLEMENT - Division 1 - Rural land

Tha ohjectives of this pian in relation to planning strategies concemning rural land are:

(a) To protect prime crop and pasture land from allenation, fragmentation, degradation and sterilisation,

(b) To provide for changing agricultural practices, and

(c) To allow for the davelopment of small rural holdings and multiple cocupancy on land capable of such developments in
appropriate locations.

PART 4 - LAND USE AND SETTLEMENT - Division 1- Rurat land

The objective of this plan in refafion to planning strategies conceming urban land is to provide for sufficient urban land to
meet anticipated growth in an orderly and efficient manner, having regard to:

(a) Constraints of the natural enviranment,

(b} Urban capability of the land as defined by the Soil Conservation Service,

{e) Supply and demand for land for alt urban purppsss,

(d) Avaitability and cost of public utility services,

{e) Access to employment and commercial and community faciliies, and

() Provision of a choice of locations and development types.

Councils should, in consultation with the Department:

(a) An adequate supply of residential land is rezoned to meet anticipated dernand and, in particular, take account of the
urban development program, and

{b) In locating and developing new residential areas, preference is given o areas in proximity to existing or proposed
transport, public utility services and community facilities and services.

e LA E T R N T

The Draft Lower Hunter Regional Strategy (‘the Draft Strategy’) applies to the LGA's of
Newcastle, Lake Macquarie, Port Stephens, Maitland and Cessnock. The Draft Strategy
compliments the Sydney Metropolitan Strategy.

The key purpose of the Draft Strategy is to ensure adequate land is available and appropriately
located to sustainably accommodate the projected housing, employment and environmental needs
of the Regions population over the next 25 years.



With a population of 505,000 in 2004, and growing by approximately 4,000 per year, the

Department of Planning’s (DoPs) growth scenario forecasting expects a regional population of

630,000 persons by 2031.

They Draft Strategy will:

» Promote Newcastle as the key regional city, with a hierarchy of urban centres including mixed
use regional and specialised employment centres;

« Provide for a forecast housing demand of up to 95,000 new dwellings by 2031, with up to 50%
being contained within existing zoned areas;

» Identify new release areas which build on existing communities and create new ones;

» Ensure an adequate supply of employment land;

» Focus a higher proportion of new housing in centres which will reduce pressure on existing

established suburbs;
¢ Enable the release of 5,300ha of rural land for a series of new communities and extensions to

existing urban areas;
+ Ensure the co-ordinated release of Greenfield land;
»  Ensure the protection of biodiversity through a Regional Conservation Plan.

Of relevance to the subject site:

+ Morriset will become an emerging major centre that is expected to grow and take on the role
of a major centre in the future.

¢ Cooranbong is earmarked as a new release area, as a location of proposed major urban
development, which although primarily residential may contain a mix of local open space and

employment opportunities.
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Lake Macquarie’s 2004 LEP includes updated land use zones, and controls on development and
incorporates Council’s Lifestyle 2020 Strategy.

Based on the LEP, the current zonings of the subject site are as follows:

Table 34 - bxisting Site Zonings
Existing Zone
Environmental Protection 7(1) — Primary
Environmental Protection 7(2) — Secondary
Investigation 10 — Urban/Conservation
Investigation 10 - Urban/Employme nt/Recreation/Conservation

The chief purpose of the program is to identify and estimate lot yields from greenfield land. It does
not take into account infill development or small scale subdivisions. The lot and tirhing figures are
based on various assumptions and should be taken as estimates only. The UDP tracks development
potential and the supply of undeveloped land within the City.

There are 2 components to the Urban Development Program (UDP).



. UDP info — this outlines the land currently zoned as residential and undeveloped (ie. no
linen plans for subdivision)

- Z10 Info — this information outlines those lands Zoned 10 Investigation under LEP 2004,
These sites require further investigation/studies but are identified as having. potential for
urban development. As environmental studies and subsequent rezoning applications are the
responsibility of land owners, it is difficult for Council to predict timing for the development
of these sites.

Figure 9 - Lake Macquaris UDP Map

LAKE MACQUARIS_CITY URBAN DEVELOPMENTPROGRAM o

.
BE 1 e o an PR OBRD
[——

10 INVESTIGATION ZONES - URBAN + EXPLOVHENY : v
BTME Fiyoon

Source; Liske Macquarie Council 2006



APPENDIX 3 - CosT BENEAT TO GOVERNIVENT
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APPENDIX 4 - Cost BENEAIT TO THE BROADER COMMUNITY
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