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10 September 2010
Ref: 109561.2L

NSW Department of Planning
GPO Box 39
Sydney NSW 2001

Attention: Andrew Beattie

Dear Sir,

RE: OBJECTION TO MP09-0191-MARRICKVILLE METRO EXPANSION
Introduction

We act on instructions from the Marrickville Chamber of Commerce who have
commissioned our firm to review the major project application to expand Marrickville
Metro Shopping Centre. This submission also includes as appendices reports reviewing
the economic assessment of the proposal as well as traffic and parking impacts.

To assist with our assessment an inspection of the site and surrounding area was carried
out as well as a review of the DA documentation on exhibition. In addition reports
prepared on behalf of Marrickville Council with respect to Urban Strategy as well as
Council’s response to the NSW Government’s draft South Subregional Strategy and the
Marrickville Action Plan for Urban Centres have been reviewed.

On behalf of our clients, we wish to lodge an objection against the proposed development.
The principal concerns of that objection relate to inconsistency with the adopted strategic
planning direction of Marrickville Council with respect to future anticipated development,
size of proposed development and economic impact on the Marrickville Road and other
retail centres within the Marrickville Local Government area and traffic impacts on the
area surrounding Marrickville Metro.

Based on the above the application should be refused.
QOur Clients Land

Our clients are part of a community organisation that has been affiliated to assist with the
promotion of the Marrickville Road and Illawarra Road retail centres. They have been
heavily involved in assisting Marrickville Council with input into strategic planning for
their shopping areas as well as investment in infrastructure including the wider context
within the Marrickville Local Government Area. Our clients have direct experience with
the impact of Marrickville Metro shopping centre both initially and as it has altered and
added floorspace over the years and drawn anchor tenants away from the shopping precinct
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in Marrickville Road and Illawarra Road which resulted in retail decline. The proposed
expansion of Marrickville Metro shopping centre has the potential to cause such adverse
economic impacts once again.

Strategic Context

Marrickville Council has spent time and resources on its strategic direction with respect to
urban development to assist with updating and upgrading its planning controls both at a
regional and local level. The first document of note that we have reviewed is the
Marrickville Urban Strategy. It designates the Marrickville Metro Shopping Centre as a
stand alone shopping centre in order to support the existing retail hierarchy which is
situated along and around public transport links and existing social infrastructure such as
Marrickville Road shopping precinct. The proposed development does not incorporate
elements such as improved public transport links or social infrastructure whilst it would
have an adverse economic and social impact on retail areas within the Marrickville Local
Government Area.

The second document of note is Marrickville Council’s response to the draft South
Subregional Strategy. Council has noted that whilst the Marrickville Urban Strategy
designates Marrickville Metro as a stand alone shopping centre, the draft Subregional
strategy designates Marrickville Metro as a village. Council has resolved to advise the
NSW State Government that Marrickville Metro be designated as a stand alone shopping
centre and remove references to it having the potential for expansion on the basis that it
does not meet the strategic criteria of retail centres supporting public transport
infrastructure.

We also note that our client has provided a submission to the Department of Planning on
the draft South Subregional Strategy which reflects Marrickville Council’s position as
stated above. A copy of that submission and correspondence from the then Minister are
attached to this letter.

The final document in a strategic sense is the Marrickville Action Plans for Urban Centres.
This document reinforces the facts stated above that any expansion of Marrickville Metro
should be accompanied with strategic intensification of the area including improved public
transport links.

The Proposed Development

The proposal seeks to incorporate part of an existing public road known as Smidmore
Street and the property known as 13-55 Edinburgh Road, Marrickville into an expanded
Marrickville Metro Shopping Centre. We note that the existing shopping centre
incorporates 28260 sqm of gross floor area and the proposal seeks to add 32505 sqm. That
means that the proposal would more than double the existing capacity of the shopping
centre. Such a significant expansion in commercial floor space cannot fail to have an
adverse economic impact on existing retail centres in the Marrickville Local Government
area.

Our Clients Concerns
As previously mentioned, our clients concerns relate to inconsistency with the adopted

strategic planning direction of Marrickville Council with respect to future anticipated
development, size of proposed development and economic impact on the Marrickville
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Road and other retail centres in the Marrickville Local Government area and traffic
impacts on the area surrounding Marrickville Metro. We deal with each of those matters in
turn below.

1. Inconsistency with Marrickville Council strategic planning

As detailed above, Marrickville Council has commissioned studies and reports to assist
with determining options for future development of land within its jurisdiction. With
respect to Marrickville Metro, the consistent theme has been that it should remain as is in
terms of size and any expansion should only be contemplated if it is accompanied with
strategic intensification of the area including improved public transport links. The
proposal does not include improved public transport links which have been determined by
Council to be relevant to any consideration of expansion of Marrickville Metro shopping
centre. The proposal is inconsistent with Council’s strategic planning direction which has
been communicated to the NSW Department of Planning and on that basis should be
refused.

2. Size of proposed development

The proposed development is out of scale and context with the existing and proposed town
planning controls in the surrounding area. The existing and proposed controls (ie the
existing Marrickville LEP and draft LEP) limit the use of the land to industrial with a
maximum floorspace of 1:1. The proposed development seeks floorspace firstly for
commercial use and would be well beyond the existing floorspace limit at approximately
1.53:1. The size and bulk of the proposal apart from having adverse economic impacts
would have adverse impacts in terms of bulk, scale and intensity of use which would also
translate to such impacts as traffic and parking in the area.

3. Economic Impact

Our client has commissioned Hill PDA to undertake an independent study to consider the
potential economic impacts of the proposed expansion of Marrickville Metro on retail
centres in the locality. The report is attached to this submission as an appendix. The
outcome of the independent economic assessment of the proposal is as follows.

o The proposed development would capture $53 million dollars of expenditure from
existing retail strip retailers in Enmore Road, Newtown and Marrickville equating to a
combined redirection in turnover of 13% from these retailers.

e Given the smaller size and relatively lower margins of strip based retailers, such a fall
in turnover will make many of these retailers unviable.

e Given the current underperformance of these precincts, it is expected that their viability
will be significantly undermined with the current average level of 7% of total shop
front vacancies increasing to around 12%-15% as a result of the proposed
development.

e Given the low level of population growth in the Primary Trade Area and combined
with the new centres to the east in Erskineville/Green square, it will take considerable
time for these vacancies to be filled with new businesses.

e The Marrickville Road shopping precinct is expected to record a significant reduction
in turnover of 16%-17%.

¢ The Enmore Road shopping precinct is expected to record a 14% fall in turnover which
is considered to be moderate to high.
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e The King Street shopping precinct is expected to record a moderate fall in turnover of
10%.

In terms of economic impact there are Land and Environment Court judgements that have
provided town planning principles on relevant matters for consideration in relation to the
economic and social impact of proposed retail facilities. In Fabcot Pty Ltd v Hawkesbury
City Council (97) LGERA, Justice Lloyd noted as follows.

Economic competition between individual frade competitors is not an
environmental or planning consideration to which the economic effect described
in s 90(1)(d) is directed. The Trade Practices Act 1974 (Cth) and the Fuair
Trading Act 1987 (NSW) are the appropriate vehicles for regulating competition.
Neither the Council nor this Court is concerned with the mere threat of economic
competition between competing businesses...... It seems to me that the only
relevance of the economic impact of a development is its effect ‘in the locality’

We note that in Fabcot, the Land and Environment Court refused the application on the
grounds of adverse economic impact. The Court considered that the proposed Woolworths
Marketplace in South Windsor would redirect considerable expenditure away from
Windsor town centre. The existing supermarket in Windsor would experience
considerable loss in trade with the possibility that it would cease trading. Competition
with an individual retailer was not a relevant consideration. However in this case the
retailer was an anchor tenant and the existing speciality stores had developed a strong
nexus relationship over time. Closure of the supermarket would have resulted in further
closures and likely social detriment.

In Kentucky Fried Chicken Pty Ltd v Gantidis (1979} 140 CLR 675 at 687 Justice Stephen
noted the following.

If the shopping facilities presently enjoyed by a community or planned for it in
the future are put in jeopardy by some proposed development, whether that
Jjeopardy be due to physical or financial causes, and if the resultant community
detriment will not be made good by the proposed development itself, that appears
to me to be a consideration proper to be taken into account as a matter of town
planning...... However, the mere threat of competition to existing businesses if
not accompanied by a prospect of a resultant overall adverse effect upon the
extent and adequacy of facilities available to the local community if the
development be proceeded with, will not be a relevant town planning
consideration.

In applying the above planning principles it is clear that the proposal struggles to meet the
Fabcot test as whilst it will provide some benefit in the locality, it will also result in
adverse economic impact on the surrounding retail strip precincts and the resultant
community detriment will not be made good by the development itself.

Based on the above the application should be refused.
4. Traffic Impact
Our client has commissioned traffix traffic and transport planners to review the potential

impacts with respect to traffic and parking. The report is attached to this submission as an
appendix. The outcome of that assessment reveals that the proposal would have a
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significant adverse impact on existing capacity constraints at the following intersections at
peak Saturday trading times within the surrounding area so that their level of service would
fall.

e Enmore Road/Llewellyn Street intersection with traffic signals from level of service B
to C.

¢ Addison Road/Enmore Road intersection with traffic signals from level of service B to
C.

e Victoria Road/Edinburgh Road intersection with traffic signals from level of service B
to C.

e FEdgeware Road/Alice Street/Llewellyn Street intersection with traffic signals from
level of service D to E.

o FHdgeware Road/Victoria Road intersection with signs from level of service C to D.

e Edinburgh Road/Fitzroy Street intersection with roundabout from level of service A to
B.

¢ Edinburgh Road/Smidmore Street intersection with traffic signals from level of service
CtoD.

e Edinburgh Road/Bedwin Road intersection with signs from level of service B to C.

In addition to the above there are a number of outstanding issues that are required to be
addressed in completing a considered review of traffic an parking impacts as detailed on
page 5 in the conclusions of the traffic impact assessment report attached to this letter.

There is no justification provided by the proposal with respect to the traffic impacts
detailed above or how they are proposed to be mitigated. On this basis the application
should be refused.

Conclusion

We believe our client has substantive concerns in relation to the proposed development
especially with respect to size of the proposed development and adverse economic impacts
which on their own are sufficient in our opinion to warrant refusal of the application. That
position is strengthened when combined with the failure of the proposal to address the
adopted strategic planning direction of Marrickville Council with respect to future
anticipated development and traffic impacts on the area surrounding Marrickville Metro.

Should you have enquiries with respect to the above please do not hesitate to contact us to
discuss.

Yours faithfully
DESIGN COLLABORATIVE PTY LTD

L

J Lidis
Pirector
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1. EXECUTIVE SUMMARY

Hil PDA has been appointed by Marrickville Chamber of Commerce to undertake an independent study to consider
the potential economic impacts of the proposed expansion of Marrickville Metro on refail centres in the locality.

The proposal includes the redeveiopment of the whole of the site utilised for the current Marrickville Metro, a site
neighbouring Marrickville Metro, currently occupied by an industrial building and a section of Smidmore Street that
presently divides the two sites. When complefed, the expansion will provide two discount department stores,
10,417sgm of supermarket space, 3,279sqm of mini majors and 12,459sqm of speciality space. Total leaseable
retail floor space will aimost double from 21,061sqm to 40,914sqm.

A review of the primary trade area (PTA), as defined by Fitney Bowes Business Insight (PB} in the Economic Impact
Assessment, revealed that the main trade area had appropriate and reasonable boundaries with the exception of
the secondary and tertiary trade areas fo the east. PB is somewhat relying on the capture of expenditure from the
Erskineville Green Square area which is presently underserved with retail space. However a significant level of
retail space is planned to service this area with around 45,000sqm in the Green Square Town Centre (including the
Gazcorp and the Choker sites), 5,000sqm for Erskineville Ashmore Estate and in other centres such as Victoria
Park. Also access to Marrickville Metro from the Green Square area is highly inconvenient invalving considerable
delays crossing Princes Highway and the railway lines. Eastgardens, and to a lesser extent Bondi Junction, are far
more convenient cenfres to access from the Green Square Development Area,

Retail Expenditure

When compared to the demographic profile of the Sydney Stalistical Division it was found that comparatively the
trade areas, as defined by PB, had an older population, slightly higher household incomes, a greater level of
persons bom overseas, low home ownership and a higher number of lone person households.

Some growth in household expenditure is expected to be generated by population growth in the order of 0.70% per
year, which is not a significant level. Stronger growth is expected to come from the secondary and tertiary east
trade area - Erskineville / Green Square. However this area will experience dramatic increases in the supply of
retail space over the next decade as several new cenfres will be built. It is not expected that Marrickville Metro will
benefit from population growth in that area. [f anything Marrickville Metro's has been enjoying trade escaping this
area due fo undersupply of refail floor space. As Erskineville, Green Square Town Centre, Victoria Park and other
centres begin trading then Marrickville Metro's trade area is likely to contract.

According to Pitney Bowes Business Insight, Marrickville Mefro Economic Impact assessment the centre currently
captures 48.5% of its turnover from the defined primary trade area, 31.4% from the secondary trade areas and the
remaining 20.1% from the tertiary frade area and from residents [ocated beyond any of the trade areas. Following
completion, Pitney Bowes estimates that a greater proportion of turover will originate from the secondary trade
areas, with residents in these areas expected to confribute 33.0% of the increased yearly turnover. However as
stated above the secondary and tertiary trade areas to the east are likely to contract due to the opening of new
centres over the next decade.

Ref: C10045 Page 6 Hill PDA
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Because Marrickville Metro's trade area is likely to confract from the east, and because population growth in the
Marrickville LGA is relatively low then the marginal turnover in Marrickville Meiro will only be achieved by redirecting
considerable turnover from competing centres in the locality.

Economic Impact

The proposed development is expected to result in significant impact upon strip retail shops located in and around
the Marrickville Local Government Area. If the development proceeds, it is estimated that around half ($53m} of the
increase in turnover will be captured from existing strip retailers in the Marrickville LGA and on the boundaries of the
LGA.

As a result of the proposed development the Marrickville Road and lllawaira Road precinct is expected to record a
16% to 17% fall in turnover which is considered significant. The Enmore and Newtown precincts are expected to
record a moderate fall in turnover of 14% and 10% respectively. These strip centres are already trading around 20%
below naticnal average. Marrickville in particular has a relatively high vacancy rate of around 8% to 9% of total
shop front premises. A further 23% of premises are being used for non-retail commercial purposes reflecting the
low performance of this area. The combined impact of mundane growth in the area, below average performance of
the existing centres and significant loss in trade will result in increased vacancies that will take some time to re-fill.

In terms of economic impact there are court judgements that have provided guidance on relevant matters for
consideration. In Kentucky Fried Chicken Pty Lid v Gantidis (1979) 140 CLR 675 at 687 Justice Stephen noted that
“if the shopping facilities presenlly enjoyed by a community or planned for it in the future are put in jeopardy by
some proposed development, whether that jeopardy be due to physical or financial causes, and if the resultant
community defriment will not be made good by the proposed development itself, that appears to me to be a
consideration proper to be taken into account as a matter of town planning.”

Given the smaller size and relatively lower margins of strip based retailers, such a fall in turnover wilt likely make
many of these retailers unviable. More specifically it is expected that the Enmore and Marrickville strip precincts will
be most impacted by the proposed expansion. Given the current underperformance of these precincts, it is
expected that their viability will be significantly undermined, with a sizable increase in vacancies likely to come as a
result of the proposed development. We expect that the average level of vacancies at 8% to 9% of total shop front
premises will increase to around 15%. Given the low level of population growth in the PTA, combined with the new
centres to the east in Erskineville / Green Square area, it will take considerable time for these vacancies fo be filled
with new businesses.

Given that:

= the suburb of Marrickville and surrounding suburbs will experience limited growth in population numbers
over the foreseeable future;

= several strip based retail centres are expected to experience moderate to significant falls in turnover;

= those cenfres are currently trading below national average and have a high proportion of vacant and non-
retail shop front premises;

= the proposed development will place a number of existing retail precincts in financial jeopardy, resulting in
a lower level of retail amenity being provided to local residents; and

Ref: C10045 Page 7 Hill PDA
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s the proposed development is a stand alone outlet centre and not near any train station and will not make
good for the loss it causes.

then we consider the net secial and economic benefits to the local community to be negative.

Ref: C10045 Page 8 il PDA
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2. INTRODUCTION

Hill PDA has been appointed by Marrickville Chamber of Commerce to undertake an independent study to consider
the potential economic impacts of the proposed expansion of Marrickville Metro on existing retail centres in the
locality. The study will also review whether or not the proposed development is consistent with the objectives of
focal and state based planning instruments, from an economic impact perspective,

2.1 The Site

The proposed expansion consists of three separate parcels of land including the following;
¥ 34 Victoria Road, Marrickville, a 3.566ha site currently ufilised for the existing Marrickville Metro Centre.
2 13-55 Edinburgh Road. Marrickville, a 8,800sqm site currently occupied by an industrial building,
2 A section of Smidmore Street (as an option to link the two sites above).

The site is bounded by Victoria Road fo the north, Edinburgh Road to the south, Murray Street to the east and abuts
a residential housing estate to the west of the site. The site has a mix of zoning including General Business 3a
(existing Marvickville Metro Site) and General Industrial 4(a) (13-55 Edinburgh Road). The section of Smidmore
Street is currently unzoned and is subject to purchase from the Marrickville Council. We understand that Coungcil
resolved not to consent to the disposal of any land or airspace for the expansion of the shopping centre.

Marrickville Metro currently comprises almost 23,000sqm of [easable floorspace (GLA), including a retail component
of 21,061sgm. The centre anchored by a Kmart discount department store of 7,311sgm, Woolworths and ALDI
supermarkets totalling 6,117sam and 7,633sgm of mini-majors and specialty stores.

Ref: C10045 Page 0 Hill PDA
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Source; Urbis Preliminary Environmental Assessment, November 2009,

2.2 The Proposal

The proposed expansion of Marrickville Meiro will almost double the amount of retail floor space. It includes a
second discount department store {7,448sqm), an additional full line supermarket of 4,300sgm and 8, 100sgm of
additional specialty retail. Once completed it will be a double discount store centre with three supermarkets - a
total of 44,400sqm of leasable floor space of which approximately 41,000sgm would be retail and approximately
3,400sgm would be commercial services as shown in the table below.

Tahle 1 - Proposed Expansion (GLA sqm)

StoreType " “Existing " ° " Proposed - Tofal
Dept Stores 7,311 7448 14,759
Supermarkets 6,117 4,300 10,417
Mini-majors 1,138 2,141 3,279
Specialty Retail 6795 5,964 12,759
Total Retail 21,081 19,853 40914
Non-retail 1,672 1917 3,489
Total -0t 2093F o A0 o T 44,403

Ref: C10045 Page 10 Hill PDA
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2.3 The Methodology

In determining a methodolegy for the assessment of the economic impact of the proposal it is important to consider
the principles outiined in the relevant statutes. Demonstrating over or under supply of retail space within a given
area is not the relevant matter, although it may have consequential impacts that would be considered by the Land
and Environment Court.

The relevant matter is the impact on retail centres as a whole, whether or not it will result in social detriment and
whether or not the application will make good for that loss.

In undertaking this study, our methodology was based on the above principles and the following scope of works:
# A site appraisal;

= A review of the Part 3A development application, paying particular aftention to the Economic impact
Assessment accompanying the application.

#  The determination of supermarket floor space and other major retailers within the trade areas;

= The determination, location and intensity of compeling retail stock in the pipeline within the surrounding
area;

= The identification of the primary and secondary trade areas based on distances, accessibility and the
location and fevel of retail offering in other centres;

v Areview of data derived from the ABS Gensus, DoP, Council and other sources, to develop a profile of key
demographic characteristics in the Marrickvile Metro primary and secondary frade areas (population,
household characteristics and lifestyle frends);

= An update of population and household growth in the trade areas from Council and/or NSW government
(MDP or other) sources;

= The determination of forecasts for household expenditure by trade area by retail store type and the
quantification of levels of under or over supply based on national benchmark turnover levels;

= An estimate of the turnover of the proposed centre and the fikely redistribution from existing and planned
retail centres. The measurement of impacts as shifts in turnover over time taking into consideration growth
in expenditure in the trade area; and

&« A consideration of whether or not impact on existing/proposed retail centres is significant andfor
detrimental and, if so, whether or not means could be used to mitigate that harm,

2.4  Limitations

This report is for the use of Marrickvile Chamber of Commerce for a submission to the NSW Department of
Planning in respect of the proposed expansion of Marrickville Metro. We disclaim any responsibility to any third
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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 is based on estimates, assumptions and information sourced and referenced by Hill PDA. 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
expenditure and financial models from the best information available at the time of writing, no responsibility can be
undertaken for errors or inaccuracies that may have occurred both with the programming or the financial projections
and their assumptions.
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3. ANALYSIS OF EXISTING CENTRES

To provide the relevant context for the retail impact assessment, this Chapter includes an overview of surrounding
centres that would be impacted by the proposed expansion of Marrickville Metro.

3.1 Supply of Retail Floor Space

The existing supply of retail floor space is measured by combining the number of stores and their respective fioor
space (in square metres). Floor space is a measure of lettable area (the area leased by a store operator, inclusive
of office and storage space} and excludes common areas, plant rooms and loading docks. In the case of indoor
centres such as Marrickville Metro, it includes the floor space leased to shop owners, but excludes elements such
as common areas, car parking, toilets, plant rooms and fire egress.

The number of business in retail centres is provided below:

Table 2 - Number of Establishments in Retail Centres in the Locallty by Retall Store Type

Marrickville (Marrickville Rd &

{llawarra Rd) 3 0 209 212 90 7 329
Canterbury 1 0 41 42 g 27 78
Campsie 2 3 229 234 51 7 292
Clemton Park 0 0 1 11 4 18
Dulwich Hill 1 1 117 119 26 5 150
Eanwood 1 0 00 101 26 2 129
Huristone Park 1 0 37 38 16 12 66
Summer Hilt 1 0 52 53 12 0 65
Enmore 0 0 114 114 35 7 156
Petersham 0 0 4 4 28 13 82
Newlown 2 0 360 392 82 34 508
Breadway Shopping Centre 1 3

156 160 15 0 175

“Total'Shop front: . : : Sy
Noles: Above excludes automouve bus:nesses mcludmg gelrcl ouZIe:s Commercval tefers fo shop fron! commerclal users such as real estale agenis and
banks. If excludes stand alone commercial buildings and shop lop commercial space.

Sources: Australian Prepery Couacil Shopping Directory, Pitney Bowes 2009 and Hill PDA Floor Space Surveys 2040

The total retail floor space in the Marrickville area is provided in the table below:
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“Logation
Marrickville (Marrickville Rd &
lHawarra Rd) 5,050 0 22,600 27,650 13,250 2,075 42,975

Canterbury 1,500 0 3,462 4,962 758 2,279 8,000
Campsie 3.677 10,482 15,855 30,014 3217 490 33,721
Clemion Park 0 0 863 863 350 262 1,575
Dulwich Hill 2,100 648 6,698 9,446 1487 285 11,218
Earwoad 1,800 ] 12,684 14,484 3,265 251 18,000
Huzistone Park 300 0 4817 4,917 1,842 1,490 8,349
Summer Hill 1,728 0 2,746 4,474 6827 0 5101
Enmore ¢ 0 8,155 8,155 4,690 725 14,095
Petersham 0 0 3335 3,335 4,185 3,055 10,575
Newtown 1,688 0 33,340 35,028 10,858 2,570 48,455
Broadway Shopping Centre 3,974 14454 21227 39,655 1,500 d 41,155
Total: e BT 055840 1856820 83,0831 AG130 348 i e

Motes: Above excludes automative businesses including petrol outlets. Commercial refers to shop front commercial users such s real estate agents and
banks. it excludes stand alone commerciai buildings and shop fop commerciai space.
Sources: Australian Property Council Shopping Birectory, Pitney Bowes 2009 and Hill PDA Floor Space Surveys 2010

3.2  Marrickville Metro

The existing retail offer within Marrickville is split into three separate precincts, the existing Marrickville Metro
shopping centre and two retail strips, ene along Marrickville Road and the other along lliawarra Road.

[n its present state Marrickville Metro consists of a 19,980sqm sub-regional shopping centre featuring a full line
Woolworths supermarket (4,910sqm), ALDI supermarket (1,207sqm), Kmart (7,311sgm), 6,522sqm of retail
specialiies and parking for 1,100 cars. According to Marrickville Metro owners AMP Capital, the centre achieved
$204.1m million in turnover in the 12 months to December 2009, equating fo $10,245/sqm.! Its turnover was
reported in the Shopping Centre News (SCN) Little Guns 2010 at $206.8m. in terms of turnover per square metre it
is the third highest ranking centre out of all 88 “Litlle Guns” centres in the SCN {defined as centres between
20,000sgm and 45,000sgm) and 47% above average.

3.3  Marrickville

The Marrickville strip retail centre is “T" shape with the head of the “T" stretching 700m along Marrickville Road from
Meeks Road to Petersham Road. The remaining strip stretches 900m along llfawarra Road from Marrickville Road
past the train station to Renwick Street. At its closest point (corner of Marrickville Road and Meeks Road) this
cenfre is 1.5km by road from Marrickville Metro,

The retail properties atong Marrickville Road, being the traditional cenfre of Marrickviile are higher quality than the
retail properties along lllawarra Road, with the aesthefics of the centre boosted by a divided two lane road and
alfresco sealing areas in front of many of the Cafés. The overall mix of retailers include food and grocery, personal

1 Pilney Bowes Business Insight, Marrickville Melro Economic Impact Assessment.
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services, restaurants and Asian groceries. There are also 18 clothing stores and five bulky goods retailers. A
similar mix of retailers front both sides of lllawarra Road including food and grocery, personal services and
restaurant/fast foods. There are fewer clothing and comparative goods stores.

Anchor tenants in the Marrickville strip centre include a 1,500sqm Foodworks supermarket on lllawarra Road and a
Bing Lee eleclrical goods retailer {approximately 1,000sqm) at number 326 Marrickville Road. At the southern end
of the strip centre on llawarra Road between Warren Road and Renwick Street is a 2,800sqm Woolworths
Supermarket. The area south of the Railway line is referred to as Marrickville South.

3.4 Canterbury

The existing retail offer in Canterbury consists of a number of strip shops along Old Canterbury Road and a
1,500sgm ALDI supermarket located on Jeffery Street. With the exception of the ALDI store, the existing offering is
limited, with many of the shops along Canterbury Road in poor aesthetic condition andfor currently vacant. While
the centre benefits from strong transportation links including a train station in close proximity, the enforced
clearways along Old Canterbury road severely limits exposure and impedes vehicular access to the centre. A post
office is located here.

An external vacancy survey along some 400m of Old Canterbury Road {200m on either side of the train station)
reveals that almost 40% of the shops are either used as commercial premises or are vacant and closed.

3.5 Campsie

Campsie is located approximately 8.7km from the subject site. The centre which spreads across both sides of the
Bankstown railway line is characterised by a sub-regional shopping centre {Campsie Centre) with a large number of
strip based retail located along Beamish Street,

Campsie Centre (13,068sqm) is anchored by a 1,177sgm Food for Less supermarket and a 7,662sqm Big W. In
addition to these larger tenancies the centre also features a post office, RTA outlet, chemist, over 50 specialty
stores and enclosed parking for up to 800 vehicles.

In addition Campsie also features a freestanding 2,500sqm Woolworths supermarket and a large number of strip
based retailing, predominantly located along Beamish Street. The strip provides for a number of commercial
services oriented businesses including banks and real estate agents, as well as providing a number of restaurants
and speciality food retailers.

The Campsie Retail Gentre as a whole is in need of revitalisation, with many of its stores showing signs of dating
and underperformance. It is noted that there is a substantial redevelopment of Civic Centre planned, which will help
to lift the profile of and boost performance of the centre.
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3.6 Clemton Park

Clemton Park is located approximately 7.5km from the subject site, the centre featuring a smali number of strip
based shops located along William Street anchored by a large stand alone bottle shop.

There is currently a proposal to develop the fermer Sunbeam factory in Clemton Park for residential and retail uses,
this is discussed in section 2.11.

3.7 Dulwich Hill

There are two distinct retail centres within Dulwich Hill, one located along New Canterbury Road (4.2km from
subject site) and a second located around the Dulwich Hill train station (3.7km from subject site), both offering
similar stip based centres.

The centre located aleng New Canterbury Road is anchored by a 2,100sqm Franklins supermarket and features a
G48sqm discount deparimentfvariety store, in addition to a number of smaller retail tenancies.

In addition to a high proportion of commercial services, the centre at Dulwich Hill train station features a large
number of non-food based retailers and a small {300sgm) Riteway supermarket/convenience store,

3.8 Earlwood

The Earlwood centre is located approximately 6.2km from the subject site and is anchored by a 1,800sgm
freestanding Coles supermarket. [n addition to the supermarket, Earlwood features a large number of strip based
retail tenancies predominantly located along Homer St, the majority of which provide non-food related services with
only nine of the 129 specially retailers offering food related services.

3.9 Hurlstone Park

Similar to Dulwich Hill, Hurlstone Park features two distinct retail strip centres, one located along New Canterbury
Road (5.7km from subject site) and the other located around Hurlstone Park train station (5.6km from subject site).

The retail offering along New Canterbury Road is characterised by a number of restaurants and other non-food
speciality retailers. In addition to the strip retailers, there is also a 7-11 service station with a small convenience
based shop attached.

The centre located nearby the Huristone Park train station is characterised by a number of convenience based retail
stores which are currently in poor condition and assumed to be underperforming national benchmarks.
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3.10 Summer Hill

The retail centre at Summer Hill is approximately 4.4km from the subject site. The centre which is localed near
Summer Hill train station is anchored by a 1,728sgm freestanding Franklins supermarket, in addition the centre also
features a large deli (600sgm) attached to the Franklins supermarket and a number of strip based retail specialties.

3.11 Enmore

The Enmore strip shops sfretch from King Sireet to Stanmore Streef, lts closes point fo Marrickville Mefro at
Stanmore Street is 1.1km from the proposed development. The centre which contains a large number of retail
shops, provides a broad mix of retailing types including a large proportion of restaurants and personal services
retailers, a community food co-operative and two small convenience based supermarkets.

3.12 Petersham

The strip shops located along New Canterbury Road, Petersham are located approximately 2.5km from the
Marrickville Metro site. The centre is predeminately restaurant focused, with this retail fype accounting for the
majority retailers within Petersham. In addition the centre also features a small Foodworks convenience store
approximately 170sqm. Presently the centre is characterised by the former Majestic Theatre, there is however,
plans to develop this site for residential and ground floor retail uses.

3.13 Newtown

The Newtown retail strip is commonly referred o as a ‘prime retail strip’. The strip straddles the Newtown train
station which is focated approximately 1.9km from the subject site, although the southern end of Newtown is only
1km from Marrickville Metro. Newtown features a wide range of both national and independent retailers. Much of
the stores located to the north of the Newtown train station are high quality fashion/apparel based retailers, while
those to the south of the train station are generally feature lower quality fit-outs and are more typical of fraditional
suburban retail strip shops. Vacancies are more common fowards the southern end of the strip centre, which is
closer fo Marrickville Metro.

The centre also features a standalone 900sgm Franklins supermarket and a small 1,500sqm shopping centre
“Newtown Central” which is anchored by a 788sqm Foodwaorks shopping centre.

Newtown is less likely to be impacted by Marrickville Mefro than other strip centres largely because of its retail mix.
it has an altemative and a quasi-tourist role with its array of a-la-carte and specialfy restaurants, lifestyle and
bohemian specialty food and non-food stores.
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3.14 Broadway Shopping Centre

Broadway Shopping Centre is a Regional Centre (as defined under the PCA directory) located approximately 3.5km
from Marrickville Metro. The 41,155sqm centre is the largest centre in the immediate area surrounding Marrickville
Metro. It features three discount department stores totalling 14.454sqm, a full-line Coles supermarket, 171 retail
speciality stores, a Hoyts cinema, Gymnasium and parking for 1,870 cars.

In the 12 months to December 2009, the Broadway Shopping centre recorded a moving annual turnover of
$9,087/sqm, ranking it second of 88 similar sized centres within Australia (as reported by Shopping Centre News).

3.15 Other Centres

Other retail centres in potential competition with the proposed centre at Marrickvile include Ashfield Mali — a
25,125sqm sub-regional shopping centre featuring a Coles, Woalworths and Franklins supermarket.

3.16 Proposed Centres

There are currently a number of proposed retail developments in the locality including the following.

= Former Sunbeam 8ite, Clemton Park - a mixed use retail and residential development totalling
61,935sqm in size. If developed the site will feature a 2,751sqm supermarket and up to 4,001sgm of
specialty retailing. The site is currently for sale with concept plan approval.

= Campsie Civic Centre, Campsie — The mixed use redevelopment of the Campsie civic centre on Beamish
Street will consist of residential, council chambers, library, commercial and function centre building
totalling 36,204sqm. The proposed retail component will comprise of a supermarket and speciality
retailers totalling 6,640sgm. A draft masterptan has been finalised by Canterbury Council,

= (Green Square Town Centre will have around 45,000sqm of retail space when developed with the
Gazcorp and Choker sites included around the Green Square railway station. The State Government will
develop the land east of the railway station with 26,000sqm of retail space. The mix is [ikely fo include a
discount department store and one or two large supermarkets.

#  The Gazcorp site on Botany Rd Shopping Centre near Green Square Stafion will be a mixed use building,
with 14,900sqm of retail space anchored by a discount department store of 5,500sqm and a supermarket
of 3,500sgm. This development has been approved. Gazcorp sort for an increase in floor space to
approximately 23,700sqm which was refused by the Land and Environment Court.

= 78-79 Old Canterbury Road, Lewisham - a 51,137sgm mixed use residential and retail development
comprising of a 3,434sgm supermarket, a 1,116sgm fruit and vegetable market and 3,878sgm of retail
specialties. The proposal has been submitted to NSW Department of Planning for major planning
assessment.

= 23 Erskineville Road Newlown is a proposed conversion of a former warehouse into a 900sgqm
supermarket. This project was granted development approval in September 2009.
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= |tis anticipated that the Erskineville/Ashmore industrial precinct will ultimately have a shopping centre or
around 5,000sqm anchored by a supermarket. Other centres in Green Square area include Victoria Park
(around 12,000sqm with a full-ine supermarket). Danks Street also has some capacity for further
expansion of retail space.

= A massive 39,000sgm IKEA store on the Princes Highway in Tempe is due to open in 2011. This store is
only 3km by road from Marrickville Metro and will provide some competition with the depariment stores
and other larger retailers.

Proposed centres — particularly those centres east of Kings Street {Princes Highway) - will resuit in some
confraction in Marrickville Metro's trade area. This is discussed in the next section.
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4. DEMAND FOR RETAIL SPACE

4.1  Trade Area Definition

For the purpose of this report we have reviewed the Marrickville Mefro Trade Area defined by Pitney Bowes
Business Insight (PB), in the Economic Impact Assessment accompanying Part 3A development application,

The PB report suggests that a main trade area, encompassing a primary trade area (PTA} and a number of
secondary frade area's (STA) exist, generally extending between 2.0km—3.5km from the Marrickville Metro Centre
Site. The report also identifies @ number or terfiary trade areas, located beyond the main trade area.

The report while detailing the broad determinants of a trade area, does not define what is meant by PTA and STA.
For the purpose of assessment we usually define a refail centre’s PTA as the area where the majority of household
expenditure by type of expenditure (food and groceries, bulky goods, etc) generated is captured by that retail
centre. Alternatively it is the centre where most expenditure is directed to. A retail centre's STA is usually defined
as the area outside the PTA where a reasonable but minority level of expenditure is captured by that centre,

Given the above, we accept the overall definition of the main trade area in the PB report. As the breakdown
between the PTA and STA is not clearly defined in the report, we suggest that the size of the PTA and the split
between the primary and secondary trade areas warrants further review.

The key findings from our review of the main trade area are as follows:

= The division between the primary trade area and the northern secondary trade area is reasonable given the
physical barriers presented by the inner West railway line.

= The division between the primary trade area and the STA East is reasonable given the delays and
inconvenience in crossing King Street / Princes Highway.

= The division between the PTA and STA South is inconsistent without any physical or convenience deterrent
barrier. The STA South comes within 500m away from Marrickville Metro, which is within walking distance.
Note that the PTA as defined by Pilney Bowes passes through the strip shopping centre on Marrickville
Road.

= The Western boundary of the PTA is more than 4km by road from the subject site to the goods railway line.
This is some four times the distance than the distance to the southern boundary. There is no secondary or
tertiary trade area further westward. In other words the PTA abrupfly stops at a boundary beyond which
there is virtually no trade influence. If there was a clear barrier of separation that may be understandable
but in this case there are five easily accessible roads that cross the goods line along the boundary. The
PTA should have been defined more locally terminating at Wardell Road or Livingstone Road with a STA
West to the west of that boundary.

= Finally the PB report identifies an extensive secondary and tertiary trade area to the east and south east
encompassing almost the whole of the South Sydney and Botany Bay LGAs. It should he recognised that
Marrickvitle Metro is likely fo have limited influence in this area given the travel fimes and the
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inconvenience of alternative routes. The Secondary East Trade Area encompasses the suburbs of
Erskinevile and Alexandria and the Terliary TA includes Waterloo, Redfern, Zetland and Rosebery. Its
likely that Eastgardens and Bondi Junction is capturing far more expenditure from these localifies than
Marrickville Metro given the better access times and improved convenience. It's also essential to recognise
that a significant level of retail space is planned fo service these localities with around 45,000sqm in the
Green Square Town Centre (including Gazcorp and the Choker site), 5,000sqm for Erskineville Ashmore
Estate and in other centres such as Victoria Park. As a result Marrickville Metro's trade area will contract in
the east.

4.2 Demographics

The socio-economic profile detailed in the PB report is based upon the results of the 2006 Australian Census, as
stich it is not necessary to undertake a separate demographic analysis. While there is some disagreement on the
trade area definition, we have adopted the broad conclusions of the PB report, detailed below.

= The average age of the total frade area residents, at 37.2 years, is slightly older than the Sydney
metropolitan benchmark of 36.6 years.

@ The total trade area residents earn income levels which are higher than the comparable Sydney
metropolitan benchmarks on both a per capita and per household basis, by 19.3% and 6.9%,
respectively. Note however that localities in Leichhardt and Sydney City LGAs enlarged those differences
considerably. The average individual income level in the PTA is only 9% higher than Sydney SD.

= The trade area population contains a high proportion of overseas born residents. This trend is consistent
across all trade area sectors.

= Home ownership levels in the total frade area are low, at 51.7%.

= A review of the household structure within the tofal frade area indicates that the total trade area is less
family oriented in comparison fo the Sydney mefropolitan benchmarks. There is a significantly below
average proportion of traditional families (i.e. couples with dependent children), as well as an above
average proportion of lone person households,

4.3 Population Growth

The PB report suggests that the main trade area population is forecast fo grow by 8,325 peaple from 2009-2021,
equating to an annual growth rate of 0.72%. This growth is in line with the population growth expected in the
broader Marrickville area, with the NSW Govemment Bureau of Transport Statistics forecasting an annual growth
rate of 0.70%pa from 2008-2021 for the Marrickville SLA.

Analysis of the population projections provided in the PB report indicate that the majority of the population growth
within the main trade area, is not expected to come from the FTA, but rather strong growth in the secondary trade
areas, predominantly the Eastern STA. Given secondary trade area residents spend the majority of their retail
expenditure at centres other than Marrickville Metro, it is not expected that the centre will benefit highly from an
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increase in population of these secondary trade areas. The benefit of growth in the eastermn STA and TTA will be
captured mainly by the proposed centres, particularly Green Square and the Erskineville Ashmore Precinct.

4.4 Household Expenditure

The PB report quotes household expenditure estimates sourced from Market Data Systems, Marketinfo 2009
database. A comparison of these estimates, with the expenditure estimates provided by the HillPDA bespoke
expenditure model (which utilises Marketinfo 20089), revealed that the base estimates detailed in the PB report are in
line with what is expected in the Marrickville Region.

The Expenditure detailed in the Pitney Bowes report is provided in the following table.

Table 4 - Trade area household expenditure 2009-2021 (2009%)
: = Seco o

Total TA

e :
389.7 2,940.1

2009

2010 363.3 2,998.8
2011 367.2 3,058.0
2012 KYAX] 3117.2
2013 14205 6396 375.7 3,176.2
2014 14458 6491 380.0 3,236.5
215 14717 6588 3844 3,208.0
2016 14980  668.6 3889 3,360.9
2m7 1,5240  679.3 3934 34236
2018 1,549.5 6909 398.0 3,486.2
2019 15754 7027 402.6 3,550.0
2020 16018 71438 407.3 3,615.0
2021 16287 3,681.4
 Expenditure Growth - - Hi s
2009-2011

2011-2016

2016-2021

20052021

“Average Annual Growlh Rate” .~ - e
2009-2011 1.2% 1.6% 38% 1.9% 1.5% 20%
201 1-2016 1.5% 1.4% 28% 1.8% 1.5% 1.9%
2016-2021 1.5% 1.3% 2.5% 17% 1.7% 1.8%
2008-2021 1.4% 1.4% 2.8% 1.2% 18% 1.6% 1.9%

Source: Pitney Bowss Business Insight, Marrickville Metrc Economic Impact Assessment 2310

The PB report forecast future household expenditure based upon the expected annual growth in retail spending of
1.0% per capita and the population growth expected in each of the trade areas (around 0.7% per annum for the
primary frade area). These assumptions are consistent with historic trends and with the latest DoP population
forecasts for the LGA.

Reflecting the refatively low levels of population growth within the PTA, the report highlights that expenditure growth
is expected to be limited in the PTA, growing by only $99.1m from 2009-2021 equating to an annual growth rate of
1.4%. The report further indicates that the majority of growth within the main trade area is expected to come from
the eastern frade area, which is forecast to grow by 2.8%pa from 2009-2021, Given the level of new retail
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development within the eastern trade area (particularly in Erskineville and Green Square), it is expected that much
of this expenditure growth will be directed towards these new stores rather than Marrickville Metro.

4.5 Existing Market Share

The PB report eslimates the market share of the existing centre, by taking the most recent turmover figures from
Marrickville Metro and comparing these to the available expenditure in each of the trade areas. More specifically the
PB reports details this process as follows:

= j. Total retail sales for the centre (for the 12 months to December 2009) including major stores, mini-
majors and retail specialty shops, were approximately $204.7 million (including GST). These sales were
based on information provided by AMP and exclude non-retail items such as travel agents and lotto sales.
The total sales of each component of the centre are split into their respective retail product categeries,
taking into account the typical sales distribution for each type of retailer (food and non-food etg).

v i, The {otal sales that are generated by the centre from each trade area sector are then similarly split into
gach product category.

u i, The total available expenditure within each trade area sector is calculated by product category, based
on the Marketinfo estimates.

= jv. The market share achieved by the centre across each trade area sector is then calculated by dividing
(ii) above by (iii).?

The above market share calculation does not cleariy indicate how the total sales that are generated from each trade
area sector are calculated, in Table 5.1 of the report it indicates that approximately 48.5% of the centres sales are
secured from the primary trade area, while 31.4% is captured from the secondary trade area with the remaining
20.1% captured from residents located in the terliary frade area and outside the total trade area. Given the
implications that this figure have on the calculation of market share, it is vital that this base calculation is
understood.

46 Forecast Market Share

The PB report forecast market share in much the same way as they estimate existing market share, as such the
same limitations apply to the interpretation of the forecasted market share breakdown. Analysis of these figures
indicates that it is expected that the expansion of the Marrickville Metro, will result in a fall in the proportion of the
centres sales captured from the PTA and a slight rise in the proportion of the cenfres sales captured from the
secondary trade area. From this it can be seen that the performance of the centre will be dependent upon capturing
an increased proportion of sales from the secondary trade area, with 33.0% of all sales expected to come from this
frade area.

2 Pitney Bowes Business Insight, Marrickville Metro Economic Impact Assessment 2010

Ref: C10045 Page 23 Hifl PDA



Marrickvilie Melro Economic Impact Assessment

5.

5.1 Local Planning Instruments

Marrichkville Local Environmental Plan 2001

The proposed development falls under the Marrickville Local Environmental Plan {2001} (MLEP). The objectives of
the MLEP as it relates to this development include maximising “business and employment opportunities, particularly
in Marrickvilie's existing commercial centres”.

Marrickville Urban Strategy

The Marrickville Urban Strategy was adopted by the Marrickville Council in April 2007, The strategy, which was
formulated on work undertaken by SGS Economics and Planning, provides the planning context for the future
development within the Marrickville LGA. It primary purpose was to inform the review and rationalisation of councils
planning controls, aiding in the production of a comprehensive planning strategy and new Local Environmental Plan
(LEP).

Marrickville Urban Strategy idenfifies 16 local centres within the Marrickville LGA, of these centres Marrickville
Metro is classified as a “standalone shopping centre”, Marrickville Rd is classified as a "Village" and Marrickville
Station is classified as a "Small Village".

The strategy provides some principles in land use transport integration. Objective 5 of the strategy, promotes
*focused development in areas within walking distance of centres and public fransport.” Therefore
development should be focused in areas with strong public transport infrastructure, This would include Dulwich Hill
Station, Petersham, Lewisham, Marrickville Station, Newtown and St Peters.

The proposed expansion of Marrickville Mefro conflicts with the strategy to the extent that it will redirect expenditure
away from the existing centres around the train stations to the “standalone” centre.

5.2 Section 79C of the EPA Act

In determining any development application under the Environmental Planning and Assessmenf Act Council is
obliged to take into consideration a number of matters including Section 78C(1)(b) in relation to the likely economic
and social impacts of the proposal in the [ocality.

Land and Environment Court judgements have provided guidance on relevant matters in relation to the economic
and social impact of proposed retaii facilities.

In Fabcot Pty Ltd v Hawkesbury City Council (97) LGERA, Justice Lloyd nofed "economic competition between
individual trade competitors is not an environmental or planning consideration to which the economic effect
described in s 90(1)(d) is directed. The Trade Practices Act 1974 {Cth) and the Fair Trading Act 1987 (NSW) are
the appropriate vehicles for regulating competition. Neither the Council nor this Couit is concerned with the mere
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threat of economic competition between compefing businesses.... It seems to me that the only relevance of the

economic impact of a development is its effect 'in the [ocality'...".

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

The Court has stated that Councils should not be cancerned about competition between individual stores as this is a
matter under fair trading. But it should concern itself with impact on established retail centres. The impact on
competing stores and businesses is only relevant if the viability of those businesses are threatened and the viability
of a retail centre as a whole is threatened due fo a demonstrated nexus between the compelitive stores and the
other retailers within the retail centre.

The principles were reiterated by Justice Pearlman in Cartier Holdings Pty Ltd v Newcastle City Council and Aner
[2001] NSWLEC 170. "It follows that Section 79C({1){b) does net require the consent authority to take an approach
in consideration of the relevant matter different from the approach formerly taken in the application of 90{1}{d}.”

Note that in Fabcot v Hawkesbury City Council (97) LGERA the court refused the application on the grounds of
adverse economic impact. The court viewed the proposed Woolworths Marketplace in South Windser would
redirect considerable expenditure away from Windsor fown centre. The existing supermarket in Windsor would
experience considerable loss in trade with the possibility that it would cease trading. Competition with an individual
retailer is not a relevant consideration. However in this case the retailer is an anchor fenant and the existing
specialty stores had developed a strong nexus relationship with it over time. Closure of the supermarket would
result in further closures and likely social detriment.

The "Fabcot” case as it became known has become an important test for assessing development applications for
either new centres or the expansion of existing retail outlets.

5.3 Former Draft SEPP 66

The strategy of Draft SEPP 66 seeks to achieve “the better integration of land use and transport planning at the
local level” particularly in relation to the preparation of environmental planning instruments development control
plans and the fike and the consideration of development and applications. The Policy aims o ensure that urban
structure, building forms, land use locations, development designs, subdivision and street layout help achieve the
following planning objectives:

{a} improving accessibility to housing, employment and services by walking, cycling, and public transport,
{b} improving the choice of transport and reducing dependence solely on cars for travel purposes,

(¢) moderating growth in the demand for fravel and the distances fravelled, especially by car,
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{d) supporting the efficient and viable operation of public transport services,

{e) providing for the efficient movement of freight.
Draft SEPP 66 has been superseded by the Draft Centres Policy but the sound planning principles remain, The
purpose of the SEPP was to ensure that land uses are located with the public transport infrastructure. I is about
intensifying urban development around high volume public transport — particularly heavy rail. Retail uses are one of

the highest value forms of development in financial terms, in terms of worker density, business activity and people
generation. Itis for these reasons that retail uses are encouraged, and protected, around the railway stations.

The proposal undermines the principle because Mairickville Mefro is not at a railway station. The other centres in
the locality being Newtown, Enmore, Petersham and Marrickville are all centres that were developed in the first half
of the last century around railway stations. If the expansion of Marrickville Metro draws trade away from these other
centres then it is a clear case of redistribution of economic activity away from public transport infrastructure.

5.4 NSW Draft Centres Policy

The Policy was released in April 2009 recognising that the market is best placed o determine the need for
development and the supply of available floor space to accommodate demand. The role of the planning system is to
accommodate this need whilst regulating its location and scale.

In light of these fundamental principles, the Draft Centres Policy focuses around six key principles. The principles
relate to:

1. The need to reinforce the importance of centres and clustering business activities;

2. The need to ensure the planning system is flexible, allows centres to grow and new centres to form;

3. The market is best placed to determine need. The planning system should accommodate this need whilst
requlating its location and scale,

4, Councils should zone sufficient land fto accommodate demand including larger retail formats;
5. Centres should have a mix of retail types that encourage compeiition; and
6. Centres should be well designed to encourage people to visit and stay longer.

Whilst ihe proposed expansion of Marrickville Metro does nof necessarily undermine objectives 2 to 6 above it does
undermine the first principle which relates to the former Draft SEPP 66 objective.
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6. IMPACT OF PROPOSAL

This section assesses the impact of the proposed centre on retail centres in the locality. The EPA Act is not clear on
what is meant by locality but for the purpose of this assessment we have assumed it to be the frade area or the
geographical influence of the proposal.

6.1 Methodology

The methodology we have adopted in measuring impact is as follows:
m agsess the marginal turnover from expansion of the centre;
a  gstimate the redistribution of turnover from competing centres;
#  gstimate the less in trade from competing centres as a percentage of current trade;
= consider shifts in turnover over time taking into consideration growth in the broad trade area; and

= consider the ability of those competing centres to absorb the impacts based on current trading
performances; and

= consider whether or not impact on existing/proposed retail centres is significant andlor socially
detrimental and, if so, whether or not means could be used to mitigate that harm;

6.2 What are the Losses in Trade?

PB estimates a marginal turnover of $112m. This is equivalent to around $7,600/sgm marginal turnover for the
supermarket space, $3,300/sgm for department store space and $6,500/sgm for specialties. The marginal turnover
of the supermarket space and DDS space is a litile low. However the average turnover level of the supermarket
space post expansion will remain above the industry benchmark.

Note that a marginal turnover of $112m will result in a 23% fall in average fumnover per square metre. There is
some potential for Marrickville Metro to trade at a higher figure {with would result in stronger economic impacts) but
for the purpose of this analysis we have adopted the figure of $112m fo test the impacts.

Assuming the proposed development proceeds, the net increase in retail turnover of $112m identified above will be
captured from competing centres. In order to quantify the scope of this turnover capture from existing competing
centres Hill PDA prepared a bespoke gravity model. The gravity model was designed on the premise that the level
of redirected expenditure from a centre is direcily proportional to the turnover of that cenfre and indirectly
proportional fo the distance squared from the subject site. The impact is summarised in the table below.
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Table § - Impact Assessment Redirection of Turnover of Existing Centres 2009-2013 ($m2009)
Shiltin % Shiftin

Distance  Approx. Tumover  Turnover % Shift  turnover  turnover
from Retail in2013 in2013  Immediate in from from
Subject Fioor  Tumover without with Shiftin -~ Tumover 2009t 200810
Retail Centre Site (km)  Space®  in2009 Proposal Proposal  Tumover  in2013 2013 2013
Marrickvile Metre Expansion 112.0 112.0
Marmickville (Marmickville
and lllawarra Roads) 20 28450 140.0 149.3 125.1 247 -16.5% -14.9 -10.7%
Enmore 14 8,700 36.7 39.3 334 58 -14.8% -33 -89%
Newtown 1.9 35050 171.3 183.2 165.0 -18.3 -10.0% -6.3 -3.7%
Petersham 28 3,600 120 12.8 12.0 038 -6.5% 0.0 0.0%
Dulwich H2I (Station) 37 800 36 39 38 0.3 8.4% 0.1 -2.0%
Dulwich Hil (New Cant. Rd) 42 8,650 3.2 36.6 341 2.5 6.7% 0.1 0.2%
Hunstone Park {Station) 57 2,350 129 i3.8 13.4 04 2.7% 0.5 4.1%
Hurlstone Pk {New Cant. Rd) 57 2,600 122 13.1 12.9 -0.2 1.7% 0.6 5.2%
Erskineville 24 3,100 6.3 8.7 6.3 0.5 -7.2% 0.0 0.8%
Broadway 44 41,150 3788 405.2 3731 -3290 -1.9% 5.6 -1.5%
Morton Plaza 43 8,400 56.5 60.4 56.7 38 6.2% 0.2 0.3%
Leichhardt Market Place 48 17,800 13741 146.7 137.2 9.4 6.4% 01 0.1%
Earlwood 82 14,500 76.6 81.9 79.8 221 -26% 32 4.2%
Other Localities -11.2
TOTAL 174,950 1078.2 1153.5 1164.7 0.0 1.0% 864 8.0%

* Bources various including Pitney Bowes, Hill PDA and PCA (excludes vacancies and non-refafiers)
** Source: Various including Shopping Centre News, Pitney Bowes Business lasight, Marzickvifie Metro Ecoromic Impast Assessment and Hill PDA estimates

As shown above, the marginal retail turnover of $112m will be captured from a range of cenfres. $25m will be drawn
from existing retailers in Marrickville, $24m from retailers in Newtown and Enmore, $32m from the Broadway
Shopping Centre and so on.

As shown in the above table there are some differences in levels of impact between Hill PDA estimate and the
Pitney Bowes estimated impact. This is due to differences in methodologies employed to measure impact, The
method used by Hill PDA shows stronger impacts on centres closer to Marrickville Metro. The immediate impacts
on Marrickville (llawarra Road and Marrickville Road) are stronger than a 16.5% loss in trade which is more than
triple the 5% estimate in the Pitney Bowes report.

6.3 Are the Impacts Considered Significant?

There are no universal measures of significance. There are references in various consultancy reports and
statements in the LEC which suggests than a loss of trade below 5% is considered insignificant, 5% to 10% is low to
moderate, 10% to 15% is moderate to high and above 15% is a strong or significant impact.

Following the completion of the proposed development it is expected that the strip shopping centre along
Marrickville Road and lllawarra Road will experience a 15% to 18% decline in retail sales. Therefore this is
considered to be a significant impact,

The impact on Enmore is also considered significant at aimest 15% loss in trade and the impact on Newtown is a
loss in sales of 10% which is considered moderate.
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6.4 Can the Cenires Absorb these Impacis?

The next step is to consider the ability of these centres fo absorb these losses. A cenlre may experience a
significant impact ~ say 20% loss in retall sales — but if that centre is cuirently over trading by say 30% then it can
sustain the loss. Alternatively if the centre is in a high growth area then the adverse impact may be short term
rather than long term. We tested these possibilities in the case of Marrickville centres.

Accarding to the PB report, Marrickville Road and lllawarra Road precinct achieved a turncver of $140m in 2009,
This was around 20% below national average?. Given that:

e the estimated impact on these strips is significant at 16% to 17% loss in trade;
= Marrickville's trade area is growing at a very mundane rate of 0.7% per annum; and

a the centre is currently performing 20% below national average; then

it is not expected that this cenire will be able to absorb such a fall in furnover and remain viable. There are likely to
be considerable vacancies that will occur and the vacancies are likely to be quite long term. Marrickville Road has
10 vacant premises (8.5% of all shop front premises excluding thase being used for commercial purposes or 6%
including commercial premises) and lllawarra Road has 17 vacancies {21% of retail premises or 11% of total shop
front premises). The high proportion of commercial premises is a further indication that these strip centres are
performing well below average. An impact of 16% to 17% loss in turnover combined with a current vacancy rate of
8.5% is likely to resulf in increased vacancies to around 15% - in other words one in every six to seven shop front
premises. With a population growth of only 0.7% per annum it will take until 2020 before the refail strip centre
returns fo its 2009 trading levels in real terms.

Newtown and Enmore will experience moderate impacts in terms of loss in trade (10% and 14% respectively).
Enmore is trading around 20% below national average and Newtown is trading around 7% below. The difficultly in
measuring Mewtown's performance is that it is unegually distributed over a fong distance of more than 1.5km along
King Street. Generally the shops near the railway station are trading well but the fringe areas - particularly the
southern end is quite blighted with much higher vacancies. Overall Newtown has a vacancy rate of around 7%
which is considered moderate if not high. We do however, expect fo see vacancies rise to around 10% across the
whole centre and probably higher than 15% in the southern end, which is the end closest to Marrickville Metro. It is
suggested in the PB report that King Sfreet, Newtown provides a high level of independent apparel operators.
Generally these refailers are more sensitive to changes in furnover than national retailers,

The impacts on Petersham are less significant at 6.5% loss in trade. However Petersham is strongly
underperforming at around 35% below national average. It has 13 vacant shops which is 16% of total shop front
premises. Non-retailers occupy a further 34% of space. In other words only half of {otal shop front space is
occupied by retailers reflecting its poor performance.

3 ABS Relail Survey 1598-99 indexed fo $2009 at CPI
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6.5 Will the Impacts Result in Social Detriment?

The proposed development is expected to result in significant impacts upon strip retail shops located in and around
the Marrickville Local Government Area. Traditionally this area has featured a high number of well performing strip
precincts, which have predominately been developed nearby to major transport infrastructure, namely train stations.
In the present day these strip centres continue to offer a high level of amenity and convenience to the community,
affording residents a greater level of choice of retfailers without the need fo own or use a car. i the proposed
development proceeds, it is estimated that around haif of the marginal tumover ($53m) will be captured from
existing strip retailers in Marrickville, Newtown, Enmore, Petersham, Dulwich Hill and Hurlstone Park.

The proposal is likely to have a strong negative impact on existing strip retailers, placing these facilities in financial
jeopardy. As indicated earlier, the proposed development will likely capture $53m from existing strip retaiters within,
and on the boundary of, Marrickville LGA, equating to a combined loss in turnover of 13% from these retailers. This
is likely to translate to increased vacancies in these centres from the current average of 7% to around 12% to 15%.
Given the smaller size and relatively lower margins of strip based retailers such a fall in turnover is likely to make a
number of these retailers unviable. More specifically it is expected that the Enmore, Newtown and Marrickville strip
precincts will be most impacted by the proposed expansion,

Itis stated in the PB report that the identified retail strip precincts play a different role to the existing and proposed
Marrickville Metro, with the strip precincts providing residents with “convenient, independent food and retait service
facilities, often with particular ethnic specialisations”. Although we do not dispute the above statement, many of the
retailers while remaining independent, offer the same or similar products that national retailers offer. It is unrealistic
to assume that these national retailers would not be in direct competition with local independent retailers.

The impacts suggested in the Pitney Bowes repart is at odds with historic reality. When Marrickville Metro opened
in the 1980s the strip retailers experienced considerable impact. A number of businesses closed, rents dropped
considerably to affract new tenants and vacancies were quite slow fo fill. Whilst these strip centres have (bounced)
back over the past couple of decades history suggests that they will experience another impact and these impacts
are likely to be felt for some time given that there is very minor growth in the locality. History is full of cases where
large indoor centres have resulted in social detriment to existing cenfres and main street retail. Case studies, just to
name a few, include:

¥ Maroubra Junction (impact from Eastgardens)

= Port Kembila (impact from Warrawong)

Whyong (impact from Tuggerah)

= Newcaslle CBD (impacts from Kotara and Charlestown)

= Cessnock main strest {impacts from the indoor centres)

The proposed development struggles to meet the {(Fabeof)” test. Whilst it will provide some benefit in the locality,
particularly with an additional department store, it will alse result in adverse economic impact on the surrounding
retail strip precincts and the resultant community defriment will not be made good by the development itself.
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6.6 Impact on Employment

The PB report suggests that employment within the region will increase by a net amount of 777 full time jobs,
comprised of an additional 817 jobs provided by the expanded Marrickville Metro and a fall of 5% {(of the total
increase of jobs) in employment of other retailers within the area. What is not explained in the PB repert, is how the
figure of 5% fall in jobs is derived and why this figure has been only been applied to the increase in total jobs
atfributable to the increased centre, rather than total number of retail jobs within the region.

Applying the estimated employment multipliers as indicated in Table 5.8 of the PB report, to the total competing
floor space indicated in Table Four of this report, it can estimated that the total number of retail jobs in competing
centres is 8,841. If the figure of 5% is then applied to the total number of jobs in competing centres, it can be
estimated that the loss of jobs as a result of the Marrickville expansion is closer to 440 full time jobs.

The important consideration is that building more retail space does not result in more retail expenditure. Retailers
and retail centres are chasing the same dollars. Hence the overall increase in net employment levels is not
significant. The proposal is likely to shift some jobs away from the strip retail centres to Marrickville Metro ~ in other
words away from train stations to a stand alone retail outlet that is not served by the train line. This is contrary fo
sound planning principles which is about encouraging the use of public transport in commuting to work.
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DISCLAIMER

This report is for the confidential use only of the party to whom it is addressed (the client) for the specific purposes
to which it refers. We disclaim any responsibility to any third party acfing upen 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. 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 errors or inaccuracies that may have occurred both with the programming or the financial projections
and their assumptions.
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Re: Marrickville Chamber of Commerce — Marrickville Metro Part 3A (MP00S_0191) Objection

We refer to the subject Part 3A application and in particular the following environmental assessment
documents available on the Department of Planning’s Major Projects website:

@ Appendix E — Retail Strip Review
& Appendix F — Social Impact Study
@  Appendix H - TMAP

We have undertaken a review of the attached documentation and now provide the following
comments:

& Traffic Generation

The proposed traffic generation assessed by Halcrow are in accordance with the RTA’s Guide to
Traffic Generating Developments and is consistent with standard iraffic planning practice. In this
regard, the assessed iraffic generation is generally accepted.

However, the TMAP does not include a copy of the survey results (or modelling outputs for that
matter) and there is no opportunity for independent review to confirm the above statements.

€@  Traffic Distribution
The TMAP report states;

“ The distribution of the additional traffic was determined on the trade area sales forecasts prepared by Fitney
Bowes Capifal Insight who prepared an Economic Impact Assessment for the proposed development. Traffic
growth in expected fo come mainly form the south, scuth east and west. Litile fraffic growth is expected from
the north and north east because:

» The main competing centres are Jocated fo the north, and

» Erskineville provides a barrier fo Iraffic access directly from the east.

a
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Looking at Centre Sales column of Table 54 of the Marrickville Metro Economic Impact
Assessment, included in attachment 1, does not correlate to the above statement. Table 1 below
provides a summary of the proportion of centre sales expected from each of the trade area sectors.

table 1: proportion of centre sales by trade sector

Trade Area Sector Total Cenire Sales ($M) % of Total Centre Sales
Primary 137.1 48.5
Secondary
North 24.9 88
East 392 13.9
South 40.5 14.3
Terliary Sectors
Morth 53 1.9
East 12.3 4.4
South East 56 2.0
South West 17.5 6.2
TOTAL 282.4 100.0

Approximately one third (33.3%) of the Primary Trade Area is located to the north. Furthermore,
the majority (assume at least 50%)} of residential tand within the Secondary East trade area are
situated within the northern part of this sector and would be expected to use Edgeware Road to the
north of Marrickville Metro to access the Princes Highway and Erskineville Road rather than
recirculate around the south. Similarly, it is expected that at least up to 25% of Tertiary East trade
area traffic would use arterial roads to the north of the shopping centre. The Secondary North and
Tertiary North Sectors are both located directly to the north of the Marrickville Metro centre.

Having regard for the above, it is expected that at least 35% of the additional traffic would be
directed to the north which is significant and it is not clear from the TMAP whether this has indeed
been accounted for in the modelling.

There also appear to he some inconsistencies in the distribution of the additional traffic onto
surrcunding intersections regardless of the above assumptions. For example, the additional traffic
volumes on a Saturday at the intersection of Enmore Road and Llewellyn Street are not consistent
with the additional traffic volumes at the critical intersection of Llewellyn Street and Alice Street with
Edgeware Road.

@ Traffic Impacts

The TMAP states the performance of all intersections is ‘satisfactory’. However, the total overall
increase in average delay is 91.6 seconds. This is a significant overall change in delay to
surrounding road users considering that a number of road users will have fo negotiate numerous
intersections so that the cumulative average delay to drivers will be significantly higher than would
occur at any one intersection. [t is questionable whether a single development has the right fo
impose such an increase on the surrounding area considering the future potential growth in the
area,
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Furthermore, no consideration has been given to increased background traffic growth which would
be expected to result in increased delays at key intersections and may influence the final freatments
required to ensure that they continue to operate satisfactorily into the future. The TMAP has
considered only two surrounding developments and has not included increased ‘through’ regional
traffic which would be expected to occur along a number of key roads in the locality.

The TMAP implies that the majority of the increased delays at the intersection of Edgeware Road /
Alice Street / Llewellyn Street are a result of the additional traffic associated with these other
approved developments. This is potentially misleading as there is no separate ‘future base case’
scenario modelling provided which demonstrates the delays associated with these developments,
independent of the proposed Metro redevelopment.

The RTA Guide to Traffic Generating Developments states that assessment of required works
should be based on maintaining existing ‘Level of Service'. It can be seen from Table 8.2 of the
TMAP, included in attachment 2, that over half of the modelled intersections will experience
reduced levels of service.

Consideration should also be given to the lost amenity of residents associated with the proposed
loss of car parking to ameliorate the traffic impacts arising from the subject development. The loss
of this parking may be expected to change (increase) as a result of further sensitivity testing
discussed previously.

The TMAP does not include any modelling outputs in order for a more detailed review of the traffic
impacts to be assessed independently. As a minimum, Lane Summary and/or Movement Summary
autputs should have been included in an appendix of the TMAP.

In essence, the TMAP highlights a number of parking and traffic impacts that should be justified by
other planning outcomes. In our view, the Statement of Environmental Effects does not seek to
sufficiently justify, in planning terms, the implications arising from the technical report prepared by
Halcrow.

&  Increased Non-Car Travel

Implementation of a Travel Access Guide and improved bus service arrangements are expected to
encourage visitors and staff to utilise non-car forms of transport to access the shopping centre.
However, this could be further encouraged through restrictive parking arrangements.

The proposed parking provision is misrepresented within the Envirenmental Assessment Report
(EA). it is currently proposed to provide parking in accordance with the RTA’s Guide to Traffic
Generating Pevelopments, which generally represents ‘unrestrained’ conditions with limited reliance
on public transport. In this regard, the proposed parking provision is not considered to encourage
the use of other modes of transport, as incorrectly stated in the EA.

Therefore, to encourage reduced car dependence, it may be appropriate to further reduce the
amount of car parking provided on the site. This would then need to be reinforced with time

restricted parking on surrounding streets o discourage the displacement of shopping centre parking
onto surrounding roads and residential areas.

@ Design Issues

There are a number of issues related to the proposed design as discussed below;
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¢ Closure of Smidmore Street

The TMAP has assumed closure of Smidmore Street {o create a new pedestrian plaza. Smidmore
Street is Council owned land and it is understood that Council will not sell this land to the applicant.

An alternative scheme is discussed in the envircnmental assessment, however no discussion of the
alternative arrangement is included in the TMAP. In this regard, the TMAP does not provide an
assessment of the likely form the proposed development and further assessment is required.

The proposed closure of Smidmore Street will affect bus routes in the locality. Halcrow have
proposed that Route 308 be rerouted onto Edgeware Road in order to recirculate onto Smidmore
Street and Murray Street. This is not considered suitable as there are expected to be inherent
delays to bus services associated with access to Edgeware Road and it is not expected that this
arrangement would be favourable to the Sydney Buses, who would need to agree to any changes
to bus routes andfor bus stop locations.

¢ Signals at Victoria Street and Edgeware Road

Signalisation of the intersection between Edgeware Road and Victoria Road is discussed in the
TMAP report and included in the ‘List of Improvements’. This intersection is located approximately
40 metres from the signalised intersection of Edgeware Road and Alice Street and would therefore
require signal coordination due to the limited queue storage capacity available between the
intersections, particularly considering the high delays and congestion at Alice Sireet along
Edgeware Road.

in any event, the spacing of these intersections is not considered to satisfy the minimum spacing
requirements of the RTA which raises potential safety concerns which should be addressed as part
of the TMAP.

The TMAP intersection modelling states that the future performance of this intersection has been
assessed under ‘sign’ control. Clarification is sought as to whether it is proposed to remain under
sign control (as presently occurs) or under signal control as proposed.

s Proposed cycle and pedestrian improvements

The proposed contra-flow cycle lane in Shirlow Street will require a significant loss of on-street
parking. Shirlow Street has a width of approximately 5.5 metres which includes on-street parking
plus a single traffic lane. Therefore, there is insufficient width to accommodate the additional width
required for a contra-flow cycle lane without the removal of parking.

More details are required regarding the proposed pedestrian crossing in Edinburgh Road, to the
east of Sydney Steel Road. It is not clear from the TMAP whether the warrants specified in
AS1742.10 will be satisfied for the provision of a pedestrian crossing.

Concern is also raised regarding visibility between pedestrians and oncoming vehicles due to the
close proximity to the proposed bus stops.

e Proposed taxi rank location
A taxi rank is shown on the architectural plans within the roundabout controlled intersection of

Murray Street and Smidmore Street. This is considered an unsafe arrangement and the faxi rank
should be relocated.
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e Closure of Smidmore Street

The TMAP has assumed closure of Smidmore Street to create a new pedestrian plaza. Smidmore
Street is Council owned land and it is understood that Council will not sell this land to the applicant.

An alternative scheme is discussed in the environmental assessment, however no discussion of the
alternative arrangement is included in the TMAP. In this regard, the TMAP does not provide an
assessment of the likely form the proposed development and further assessment is required.

The proposed closure of Smidmore Street will affect bus routes in the locality. Halcrow have
proposed that Route 308 he rerouted onto Edgeware Road in order to recirculate ontc Smidmore
Street and Murray Street. This is not considered suitable as there are expected to be inherent
delays to bus services associated with access to Edgeware Read and it is not expected that this
arrangement would be favourable to the Sydney Buses, who would need to agree to any changes
to bus routes and/or bus stop locations.

»  Signals at Victoria Street and Edgeware Road

Signalisation of the intersection between Edgeware Road and Victoria Road is discussed in the
TMAP report and included in the ‘List of Improvements’. This intersection is located approximately
40 metres from the signalised intersection of Edgeware Road and Alice Street and would therefore
require signal coordination due to the limited queue storage capacity available between the
intersections, particularly considering the high delays and congestion at Alice Street along
Edgeware Road.

In any event, the spacing of these intersections is not considered to satisfy the minimum spacing
requirements of the RTA which raises potential safety concerns which should be addressed as part
of the TMAP.

The TMAP intersection modelling states that the future performance of this intersection has been
assessed under 'sign’ control. Clarification is sought as to whether it is proposed to remain under
sign control (as presently occurs) or under signal control as proposed.

¢ Proposed cycle and pedestrian improvements

The proposed contra-flow cycle lane in Shirlow Street will require a significant loss of on-street
parking. Shirlow Street has a width of approximately 5.5 metres which includes on-street parking
plus a single traffic lane. Therefore, there is insufficient width fo accommodate the additional width
required for a contra-flow cycle lane without the removal of parking.

More details are required regarding the proposed pedestrian crossing in Edinburgh Road, to the
east of Sydney Steel Road. It is not clear from the TMAP whether the warrants specified in
AS1742.10 will be satisfied for the provision of a pedestrian crossing.

Concem is also raised regarding visibility between pedestrians and oncoming vehicles due to the
close proximity to the proposed bus stops.

¢ Proposed taxi rank location
A taxi rank is shown on the architectural plans within the roundabout controlled intersection of

Murray Street and Smidmore Street. This is considered an unsafe arrangement and the taxi rank
should be relocated.
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&  Conclusions

In summary, it is our view that there are a number of outstanding issues that are required to be
addressed, namely:

-]

More details regarding the assumed traffic distributions should be provided as there appear to
be inconsistencies between additional traffic flows at various intersections;

Sensitivity testing regarding the assumed proportional distribution of development traffic,
particularly to the north;

Consideration of background traffic growth on the performance of the surrounding road
network in order to establish what works are required to ensure satisfactory performance is
achieved both now and into the future;

The modelling oufputs should be made available for detailed review (ideally the SIDRA files
themselves). A copy of dated survey results should alsc be included as an appendix to the
TMAP;

Clarification of which improvements are propesed and confirmation that the proposed design of
these facilities can physically be provided. As discussed above, there are number of issues
with the current design which raise potential safety concerns and/or result in further impacts
such as additional loss of on-street parking which have not been assessed,;

Detailed traffic assessment of the ‘alternative’ design needs to be undertaken, particularly as
the applicant is unlikely to acquire the land required for the closure of Smidmore Street as
assessed by Halcrow;

It would be preferable if a copy of the above information could also be provided to other parties
including the RTA, Council and TRAFFIX so that further review of the proposed development may
be undertaken. Resolution of the above matters should be undertaken before the Department of
Planning assesses the subject application. The environmental assessment does not sufficiently
justify the traffic impacts associated with the development and there issues regarding the proposed
design and transport improvements. As such, it is our view that the proposed expansion is not
supperted in its current form.

Please contact the undersigned should you have any queries or require any further information
regarding the above.

Yours faithfully,
traffix

Tim Lewis
associate engineer

attachment: 1) Extract of Table 5.4 from Economic Impact Assessment report, prepared by Pitney Bowes

Business Insight

2) Exiract of Table 8.2 (Comparison of Existing and Future Intersection Performance) from
the TMAP, prepared by Halcrow
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extract from economic impact assessment, prepared by Pitney Bowes
Business Insight



Section 5: Forecast centre sales and likely impacts

Table 5.4 provides our estimates of anticipated market shares for an expanded
Marrickville Metro in 2013. The expanded and redeveloped Marrickville Metro is
projected to increase its overall market share by an estimated 2.7% across the
total trade area in 2013. The centre is projected to achieve an 8.9% share of the
total retail expenditure market, including a 9.3% share of availabie food spending
and an 8.4% share of non-food spending. Projected market shares within the
main trade area (estimated at 17.0% in 2013) are higher, reflecting the enhanced
role the expanded centre will play within the retall hierarchy serving local

residents.
Table 5.4
Expanded Marrickville Metro - Projected Market Shares by Sector, 2012113*
Trade Area Retail Spending ($M) Centre Sales ($M) Centre Market Share
Sectar Food Non-food  Total Focd Mon-food Total Food Non-food Tctal
Primary Sector 307.4 253.2 560.6 92.8 443 13741 30.2% 17.5% 245%
Secondary Sectors
+ North 139.8 121.9 261.7 5.8 9.1 24.9 11.3% 7.4% 9.5%
« East 201.3 177.2 378.6 23.9 15.3 30.2 11.9% 87% 10.4%
* South 1237 95.9 219.6 22.4 18.1 40.5 18.4% 188% 18.4%
Total Secondary 464.9 385.0 859.9 62.1 425 1046 13.4% 10.8% 122%
Main Trade Area 772.2 648.3 1,4205 154.9 868 2416 20.1% 13.4% 17.0%
Tertiary Sectors
« North 342.3 297.3 639.6 0.9 4.4 53 0.3% 15% 0.8%
= East 199.0 158.4 357.4 2.0 103 123 1.0% 6.5% 3.4%
» South east 217.2 165.9 383.1 0.9 4.7 58 0.4% 2.9% 1.5%
*» South West 212.7 162.9 375.7 31 14.4 17.5 1.5% 8.8% 4.7%
Total Tertiary 971.3 7844 1,758.7 6.8 338 40.7 0.7% 4.3% 2.3%
Total Trade Area 1,743.5 11,4327 3,176.2 1617 1206 2824 9.3% 8.4% 8.9%
Sales From Beyond Trade Area 22.0 125 3486
Total Centre 1838 1332 3169

*‘Constant 2008/02 doffars & Including GST
Sowrce: Pilney Bowes Business Insight

Marrickville Metro, Sydney | PitheyBowes

Economic Impact Assessment Business Insight




Section 3: Trade area analysis
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attachment 2

extract from TMAP, prepared by Halcrow
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Road Network and Parking Implications

Future Intersection Performance
The intersections surrounding the Marrickville Metro Shopping Centre were re-analysed
using SIDRA 4.0. Table 8.2 compares the existing and future operation of these.

Table 8.2 — Comparison of Existing and Future Peak Hour Intersection
Operation
Intersection Control Thursday PM Saturday
LoS Av.Delay LoS Av, Delay
Enmore Rd / Llewellyn St Existing S{gnals B 220 B 20.3
 futaee Signals - C 29.2 C 34.0
. Existing Signals B 25.1 B 22.6
Addison Rd / E Rd
son Rd / Enmore Future Sienals C 35.4 C 35.7
. . Hxisting Signals B 28.1 B 27.2
Victoria Rd / Edinburgh Rd
ictoria Rd / Edinbuzg Future Signals  C 314 c 33.9
. Existing Signals D 51.2 D 50.5
m
Edgeware Rd / Alice St / Llewellyn St Fue®  Signals B id B 585
. Existing Signs C 41.3 C 41.8
Ed Rd / Victoria Rd
geware Rd / Victoria  Future Signs D 43 D 44.9
: . - Existing  Roundabout B 15.5 A 119
Edinburgh Rd / Fit S
inburgh Rd / Fitzroy St Fumre  Roundabout C 410 B 17.1
. o Existing Signs A 11.5 A 12.0
Fitzroy St / Sydenham Rd
itzroy St / Sydenham Futce  Signs A 12.1 A 12.4
. . Existing Signals B 26.7 C 29.6
Edinburgh Rd / Smid St
nburgh Rd / Smidmore  Futuze Signals B 216 D 46.9
Smidmore St/ Mucray St Ixisting Roun-cEabout A 8.0 A 8.2
~Fature  Signs A 11.6 A 14.3
. . Existing Signs A 11.6 A 9.4
Edinburgh Rd / Sydney Steel Rd ®
s / Sydney Stce _ Future Roundabout A 13.8 A 12.3
. . Existing Roundabout A 11.2 A 10.7
Edinburgh Rd / M St
ToRE / Murray ~Future  Roundabout A 8.0 A 12.4
. . Existing  Roundabout A 9.8 A 9.6
Edinburgh Rd / Railway Pd
nburgh Rd / Railway Pde Future  Roundabout A 12.0 A 102
. . Existing Signs B 24.8 B 24.2
Edinbuzgh Rd / Bedwin Rd ©®
inbuzgh Rd / Bedwin  Future Signs C 35.4 C 36.7
Bedwin Rd / Unwins Bridge Rd / Existing Signals F 74.5 C 28.8
Campbell Rd / May St () Future Signals C 322 C 29.1
¢} Future with medified layout
(2 Relative additional traffic contributions are:  Thursday PM  15% Marrickville Metro Expansion
85% Aquatic Centre + Subdivision
Saturday 24% Marrickville Metro Expansion
76% Aquatic Centre + Subdivision
3 Assumes any growth in right turns into Bedwin Road uses underpass to tura left to south to avoid delays.

Doc: CTLRGW_r02_v09 TMAP.doc 43
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| The Hon Kristina Keneally vir
[ Minister for P!annihg | Minister for Redfern Waterloo

Councillor Morris Hanna _ Dos/5272
Prasident

Marrickviile Chamber of Commerce inc.

PO Box 766 '

MARRICKVILLE NSW 2204

Dear CGUW’H& /L{W p _

f refer to your correspondence providing further information on the issues raised at our
meeting on 28 July 2009 with the Hon Carmel Tebutt MP, Deputy Premier, and Minister
for Health, Member for Marrickville, concerning the Marrickville Metro Shopping Centre.

=8 0CT 200

=3

I have noted your concems in relation to this matter including the classification of the
Marrickville Metro Shopping Centre as a Village' in the draft South Subregional Strategy
and any proposed intensification of the current retail usage at the Marrickville Metro
Shopping Centre. L ‘

| am advised the Department of Planning is aware of the Ghamber's concerns about any
future expansion of Matrickville Metro as well as its views on how such an expansion
could affect the economic viability of both the traditional Marrickviile and Dulwich Hilt
shopping strips. | am also advised that Marrickville Council is in the process of reviewing
its planning controls including those for the Marrickville Metro Shopping Centre, as part of
its preparation of the draft Comprehensive LEP 2010.

As part of this process, the Council has prepared an urban strategy which identifies the
Metro as a 'Stand alone’ Centre. Council has also requested that the Department
consider reviewing the draft South Subregional Strategy to reflect this classification. The
Depariment will continue to work with the Council to ensure that Marrickville Metro is
appropriately classified in both the final South Subregional Strategy and Council's new

Comprehensive LEP.
Frust this information s of assistance.

Yours sincsrely -

The Hon Kristina Keneally MP

Leval 35 Gavernor Macquarie Tower T6129228 5811

s s t Farrer Place, Sydney NSW 2000 F 6129228 549¢
Hew South Wales Government GPO Box 5341, Sydney NSW 20{1 office@keneally minister.nsw.gov.au

100 Xvd B8I:80 600 0T/€Z



Marrickville Chamber of Commerce Inc.
PO BOX 7656 MARRICKVILLE 2204

28 March 2008

NSW Departmnent of Planning
Sydney South Region

Fax: (02) 9885 6270
2 pg(s) including this pg

GPO Box 39
SYDNEY NSW 2001

Email: southsubregion@planning.nsw.gov.au

RE:

SOUTH SUB REGICN DRAFT SUB REGIONAL STRATEGY

The Marrickville Chamber of Commerce has received and considered the “South Sub
Region Draft Subregional Strategy” published by the NSW Department of Planning
("Report”), and having consulted various planning and urban design consultants and its
members, wishes to make the following comments and submissions:

1.

Marrickville, in terms of its urban and residential fabric, identity, land uses and
historical attributes appears to be closer to and better assessed within the;Inner
West sub region as opposed to the south sub region. .

There appears to be no basis or explanation provided for the discrepancy between
identifying Marrickville Road as a Town Centre in various plans and maps and in
other plans and maps identifying, lllawarra Road, as a “Village”. The Marrickville

Town Centre is defined by:

a. Marrickville Road, from approximately the Sydneham Railway Station
eastern end at Victoria Rd to Livingstone Road / Marrickville Hospital

site in the west; and

b. Along lllawarra Road including Marrickville Station and the area known
as the Warren bounded to the south by Harnett Avenue.

Accordingly, we have treated the Marrickville Town Centre as both Marrickville and
Hlawarra Roads.

This is essentially reinforced by the substantial infrastructure represented by
Marrickville and Sydneham Railway Stations, which forms the base of this Town
Centre. Which significant railway infrastructure can be better utilized by creating
greater densities within the Town Centre.

Marrickville Road presents an excellent opportunity - as evidenced by its strong
transport credentials in Marrickville and Sydneham Railway Stations, proximity to
the CBD, Airport, Port Botany and main expressways - to accommodate greater
mixed used densities and heights along the Marrickville and Illawarra Roads.

The incentive for residential / retail infill and “shop top housing” is restricted by the
lack of suitable floor space ratios and height guidelines in the environmental
planning instruments of the Marrickville Local Government Area.

A sensible and balanced increasing of densities and heights in the Marrickville
Town Centre, amongst other things, would:



Marrickville Chamber of Commerce Inc.
PO BOX 766 MARRICKVILLE 2204

a. Reinvigorate the Marrickville Town Centre with additional tenants, retail
activity, residents, better security and amenity as a result of the residential
activity above the shops — creating a vibrant urban setting during the day
time and into the evening — with cafes, restaurants and entertainment;

b. Absorb some of the increasing demand for housing (as reflected in the
increasing residential rentals in the Marrickville LGA), which housing
demand would be accommodated in traditional residential areas by
increased densities and heights - with the expected friction, disputes and
objections between residents in existing single dwellings and the
introduction of medium and high density residential.

7. The Report makes no mention of the significant Marrickville Hospital site on the
corner of Livingstone and Marrickville Roads, which should be identified as a major
civic redevelopment site, which would accommodate high density residential,
Council civic facilities such as Council Chambers, library and childcare, and other
substantial benefits for the Marrickville LGA and its residents.

8. The Chamber believes that the Metropolitan Development Program 2005 target for
approximately 5,000 new dwellings in the Marrickvile LGA Area — is an excellent
opportunity for the Report to identify, reinforce and recommend some of this high
demand for new residential dwellings be absorbed by increasing densities in the

Marrickville Town Centre.

9. Mixed use projects and “shop top housing” with suitable development standards,
including strong urban design and sustainable development principles, can make a
significant contribution to housing stock and variety within the Marrickville LGA and
contribute significantly to meeting the Metropolitan Development Program 2005
target, which the existing residential areas of Marrickville wouid encounter not only
difficulty but heated opposition and friction in achieving suitable development

density.

10. The Chamber is seeing an erosion of the traditional retailing along Marrickivile
Road, due to the expansion of nearby regional and sub regional shopping centres,
expansion of retail activities at Sydney Airport, the introduction of bulky goods and
“uniawful” retail operations in industrial areas — with the result being that many
shops are becoming vacant, a proliferation of discount and $2 shops — deterioration
of what otherwise was a vibrant and strong retail area. The introduction of greater
densities would introduce greater numbers of residents directly above and in the
immediate vicinity of the retail strip — which would invigorate and revitalize the retail
strip for both day time generic retailing, destination retailing and spill over into the
evenings with entertainment, restaurant and café retailing.

We look forward to your reply.

Yours faithfuity —

Marrickville Chamber of Commerce
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10 September 2010
Ref: 109561.2L

NSW Department of Planning
GPO Box 39
Sydney NSW 2001

Attention: Andrew Beattie

Dear Sir,

RE: OBJECTION TO MP09-0191-MARRICKVILLE METRO EXPANSION
Introduction

We act on instructions from the Marrickville Chamber of Commerce who have
commissioned our firm to review the major project application to expand Marrickville
Metro Shopping Centre. This submission also includes as appendices reports reviewing
the economic assessment of the proposal as well as traffic and parking impacts.

To assist with our assessment an inspection of the site and surrounding area was carried
out as well as a review of the DA documentation on exhibition. In addition reports
prepared on behalf of Marrickville Council with respect to Urban Strategy as well as
Council’s response to the NSW Government’s draft South Subregional Strategy and the
Marrickville Action Plan for Urban Centres have been reviewed.

On behalf of our clients, we wish to lodge an objection against the proposed development.
The principal concerns of that objection relate to inconsistency with the adopted strategic
planning direction of Marrickville Council with respect to future anticipated development,
size of proposed development and economic impact on the Marrickville Road and other
retail centres within the Marrickville Local Government area and traffic impacts on the
area surrounding Marrickville Metro.

Based on the above the application should be refused.
Our Clients Land

Our clients are part of a community organisation that has been affiliated to assist with the
promotion of the Marrickville Road and Illawarra Road retail centres. They have been
heavily involved in assisting Marrickville Council with input into strategic planning for
their shopping areas as well as investment in infrastructure including the wider context
within the Marrickville Local Government Area. Our clients have direct experience with
the impact of Marrickville Metro shopping centre both initially and as it has altered and
added floorspace over the years and drawn anchor tenants away from the shopping precinct

4/225 Clarence Street Sydney NSW 2000 Ph: (02) 9262 3200 Fax: (02) 9262 3601 DX: 13030 Syd Market St Email: descol@iinet.net.au



Design Collaborative Pty Ltd

in Marrickville Road and Illawarra Road which resulted in retail decline. The proposed
expansion of Marrickville Metro shopping centre has the potential to cause such adverse
economic impacts once again.

Strategic Context

Marrickville Council has spent time and resources on its strategic direction with respect to
urban development to assist with updating and upgrading its planning controls both at a
regional and local level. The first document of note that we have reviewed is the
Marrickville Urban Strategy. It designates the Marrickville Metro Shopping Centre as a
stand alone shopping centre in order to support the existing retail hierarchy which is
situated along and around public transport links and existing social infrastructure such as
Marrickville Road shopping precinct. The proposed development does not incorporate
elements such as improved public transport links or social infrastructure whilst it would
have an adverse economic and social impact on retail areas within the Marrickville Local
Government Area.

The second document of note is Marrickville Council’s response to the draft South
Subregional Strategy. Council has noted that whilst the Marrickville Urban Strategy
designates Marrickville Metro as a stand alone shopping centre, the draft Subregional
strategy designates Marrickville Metro as a village. Council has resolved to advise the
NSW State Government that Marrickville Metro be designated as a stand alone shopping
centre and remove references to it having the potential for expansion on the basis that it
does not meet the strategic criteria of retail centres supporting public transport
infrastructure.

We also note that our client has provided a submission to the Department of Planning on
the draft South Subregional Strategy which reflects Marrickville Council’s position as
stated above. A copy of that submission and correspondence from the then Minister are
attached to this letter.

The final document in a strategic sense is the Marrickville Action Plans for Urban Centres.
This document reinforces the facts stated above that any expansion of Marrickville Metro
should be accompanied with strategic intensification of the area including improved public
transport links.

The Proposed Development

The proposal seeks to incorporate part of an existing public road known as Smidmore
Street and the property known as 13-55 Edinburgh Road, Marrickville into an expanded
Marrickville Metro Shopping Centre. We note that the existing shopping centre
incorporates 28260 sqm of gross floor area and the proposal seeks to add 32505 sqm. That
means that the proposal would more than double the existing capacity of the shopping
centre. Such a significant expansion in commercial floor space cannot fail to have an
adverse economic impact on existing retail centres in the Marrickville Local Government
area.

Qur Clients Concerns
As previously mentioned, our clients concerns relate to inconsistency with the adopted

strategic planning direction of Marrickville Council with respect to future anticipated
development, size of proposed development and economic impact on the Marrickville

2
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Road and other retail centres in the Marrickville Local Government area and traffic
impacts on the area surrounding Marrickville Metro. We deal with each of those matters in
turn below.

1. Inconsistency with Marrickville Council strategic planning

As detailed above, Marrickville Council has commissioned studies and reports to assist
with determining options for future development of land within its jurisdiction. With
respect to Marrickville Metro, the consistent theme has been that it should remain as is in
terms of size and any expansion should only be contemplated if it is accompanied with
strategic intensification of the area including improved public transport links. The
proposal does not include improved public transport links which have been determined by
Council to be relevant to any consideration of expansion of Marrickville Metro shopping
centre. The proposal is inconsistent with Council’s strategic planning direction which has
been communicated to the NSW Department of Planning and on that basis should be
refused.

2. Size of proposed development

The proposed development is out of scale and context with the existing and proposed town
planning controls in the surrounding area. The existing and proposed controls (ie the
existing Marrickville LEP and draft LEP) limit the use of the land to industrial with a
maximum floorspace of 1:1. The proposed development seeks floorspace firstly for
commercial use and would be well beyond the existing floorspace limit at approximately
1.53:1. The size and bulk of the proposal apart from having adverse economic impacts
would have adverse impacts in terms of bulk, scale and intensity of use which would also
translate to such impacts as traffic and parking in the area.

3. Economic Impact

Our client has commissioned Hill PDA to undertake an independent study to consider the
potential economic impacts of the proposed expansion of Marrickville Metro on retail
centres in the locality. The report is attached to this submission as an appendix. The
outcome of the independent economic assessment of the proposal is as follows.

o The proposed development would capture $53 million dollars of expenditure from
existing retail strip retailers in Enmore Road, Newtown and Marrickville equating to a
combined redirection in turnover of 13% from these retailers.

e Given the smaller size and relatively lower margins of strip based retailers, such a fall
in turnover will make many of these retailers unviable.

e Given the current underperformance of these precincts, it is expected that their viability
will be significantly undermined with the current average level of 7% of total shop
front vacancies increasing to around 12%-15% as a result of the proposed
development.

o Given the low level of population growth in the Primary Trade Area and combined
with the new centres to the east in Erskineville/Green square, it will take considerable
time for these vacancies to be filled with new businesses.

e The Marrickville Road shopping precinct is expected to record a significant reduction
in turnover of 16%-17%.

e The Enmore Road shopping precinct is expected to record a 14% fall in turnover which
is considered to be moderate to high.
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o The King Street shopping precinct is expected to record a moderate fall in turnover of
10%.

In terms of economic impact there are Land and Environment Court judgements that have
provided town planning principles on relevant matters for consideration in relation to the
economic and social impact of proposed retail facilities. In Fabcot Pty Ltd v Hawkesbury
City Council (97) LGERA, Justice Lloyd noted as follows.

Economic competition between individual ftrade competitors is not an
environmental or planning consideration to which the economic effect described
in s 90(1)(d) is directed. The Trade Practices Act 1974 (Cth) and the Fair
Trading Act 1987 (NSW) are the appropriate vehicles for regulating competition.
Neither the Council nor this Court is concerned with the mere threat of economic
compelition befween competing businesses...... It seems to me that the only
relevance of the economic impact of a development is its effect ‘in the locality’

We note that in Fabcot, the Land and Environment Court refused the application on the
grounds of adverse economic impact. The Court considered that the proposed Woolworths
Marketplace in South Windsor would redirect considerable expenditure away from
Windsor town centre. The existing supermarket in Windsor would experience
considerable loss in trade with the possibility that it would cease trading. Competition
with an individual retailer was not a relevant consideration. However in this case the
retailer was an anchor tenant and the existing speciality stores had developed a strong
nexus relationship over time. Closure of the supermarket would have resulted in further
closures and likely social detriment,

In Kentucky Fried Chicken Pty Ltd v Gantidis (1979) 140 CLR 675 at 687 Justice Stephen
noted the following.

If the shopping facilities presently enjoyed by a community or planned for it in
the future are put in jeopardy by some proposed development, whether that
Jeopardy be due to physical or financial causes, and if the resultant community
detriment will not be made good by the proposed development itself, that appears
to me to be a consideration proper to be taken into account as a matter of town
planning...... However, the mere threat of competition to existing businesses if
not accompanied by a prospect of a resultant overall adverse effect upon the
extent and adequacy of facilities available to the local community if the
development be proceeded with, will not be a relevant town planning
consideration.

In applying the above planning principles it is clear that the proposal struggles to meet the
Fabcot test as whilst it will provide some benefit in the locality, it will also result in
adverse economic impact on the surrounding retail strip precincts and the resultant
community detriment will not be made good by the development itself.

Based on the above the application should be refused.
4. Traffic Impact
Our client has commissioned traffix traffic and transport planners to review the potential

impacts with respect to traffic and parking. The report is attached to this submission as an
appendix. The outcome of that assessment reveals that the proposal would have a

4



Design Collaborative Pty Ltd

significant adverse impact on existing capacity constraints at the following intersections at
peak Saturday trading times within the surrounding area so that their level of service would
fall.

¢ Enmore Road/Llewellyn Street intersection with traffic signals from level of service B
to C.

e Addison Road/Enmore Road intersection with traffic signals from level of service B to
C.

e Victoria Road/Edinburgh Road intersection with traffic signals from level of service B
to C.

o FEdgeware Road/Alice Street/Llewellyn Street intersection with traffic signals from
level of service D to E.

e LHdgeware Road/Victoria Road intersection with signs from level of service C to D.
Edinburgh Road/Fitzroy Street intersection with roundabout from level of service A to
B.

e Edinburgh Road/Smidmore Street intersection with traffic signals from level of service
CtoD.

e Edinburgh Road/Bedwin Road intersection with signs from level of service B to C.

In addition to the above there are a number of outstanding issues that are required to be
addressed in completing a considered review of traffic an parking impacts as detailed on
page 5 in the conclusions of the traffic impact assessment report attached to this letter.

There is no justification provided by the proposal with respect to the traffic impacts
detailed above or how they are proposed to be mitigated. On this basis the application
should be refused.

Conclusion

We believe our client has substantive concerns in relation to the proposed development
especially with respect to size of the proposed development and adverse economic impacts
which on their own are sufficient in our opinion to warrant refusal of the application. That
position is strengthened when combined with the failure of the proposal to address the
adopted strategic planning direction of Marrickville Council with respect to future
anticipated development and traffic impacts on the area surrounding Marrickville Metro.

Should you have enquiries with respect to the above please do not hesitate to contact us to
discuss.

Yours faithfully
DESIGN COLLABORATIVE PTY LTD

o

J Lidis
Director
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1. EXECUTIVE SUMMARY

Hill PDA has been appointed by Marrickville Chamber of Commerce to undertake an independent study to consider
the potential economic impacts of the proposed expansion of Marrickville Metro on retail centres in the locality.

The proposal includes the redevelopment of the whole of the site ufilised for the current Marrickville Metro, a site
neighbouring Marrickville Metro, currently occupied by an industrial building and a section of Smidmore Street that
presently divides the two sites. When completed, the expansion will provide two discount department stores,
10,417sqm of supermarket space, 3,279sam of mini majors and 12,459sgm of speciality space. Total leaseable
retail floor space will almost double from 21,061sqm to 40,914sgm.

A review of the primary trade area (PTA), as defined by Pitney Bowes Business Insight (PB) in the Econamic Impact
Assessment, revealed that the main trade area had appropriate and reasenable boundaries with the exception of
the secondary and tertiary trade areas 1o the east. PB is somewhat relying on the capture of expenditure from the
Erskineville Green Square area which is presently underserved with retail space. However a significant level of
retail space is planned to service this area with around 45,000sqm in the Green Square Town Centre {including the
Gazcorp and the Choker sites), 5,000sqm for Erskineville Ashmore Estate and in other cenires such as Victoria
Park. Also access to Marrickville Metro from the Green Square area is highly inconvenient involving considerable
delays crossing Princes Highway and the railway lines. Eastgardens, and to a [esser extent Bondi Junction, are far
more convenient centres to access from the Green Square Development Area,

Retail Expenditure

When compared to the demographic profile of the Sydney Statistical Division it was found that comparatively the
trade areas, as defined by PB, had an older population, slightly higher household incomes, a greater level of
persons born overseas, low home ownership and a higher number of lone person households.

Some growth in household expenditure is expected to be generated by population growth in the order of 0.70% per
year, which is not a significant level. Stonger growth is expected to come from the secondary and tertiary east
trade area — Erskineville / Green Square. However this area will experience dramalic increases in the supply of
retail space over the next decade as several new centres will be buiit. It is not expected that Marrickville Metro will
benefit from population growth in that area. If anything Marrickville Metro's has been enjoying trade escaping this
area due fo undersupply of retail floor space. As Erskineville, Green Square Town Centre, Victoria Park and other
centres begin trading then Marrickville Metro's trade area is likely to contract.

According to Pitney Bowes Business Insight, Marrickville Metro Economic Impact assessment the centre currently
captures 48.5% of its turnover from the defined primary trade area, 31.4% from the secondary trade argas and the
remaining 20.1% from the tertiary trade area and from residents located beyond any of the trade areas. Following
completion, Pitney Bowes estimates that a greater proportion of tumover will originate from the secondary frade
areas, with residents in these areas expected to contribute 33.0% of the increased yearly turnover, However as
stated above the secondary and terliary trade areas to the east are fikely to contract due to the opening of new
centres over fhe next decade.
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Because Marrickville Metro's trade area is likely to contract from the east, and because population growth in the
Marrickvitle LGA is relatively fow then the marginal turnover in Marrickville Mefro will only be achieved by redirecting
considerable turnover from competing centres in the locality.

Economic Impact

The proposed development is expected to resulf in significant impact upon strip retail shops located in and around
the Marrickville Local Government Area. If the development proceeds, it is estimated that around half ($53m) of the
increase in turnover will be captured from existing sfrip retailers in the Marrickville LGA and on the boundaries of the
LGA.

As a result of the proposed development the Marrickville Road and lllawarra Road precinct is expected to record a
16% to 17% fall in tumover which is considered significant. The Enmore and Newtown precincts are expected to
record a moderate fall in turnover of 14% and 10% respectively. These strip centres are already frading around 20%
below national average. Marrickville in particular has a relatively high vacancy rate of around 8% to 9% of total
shop front premises. A further 23% of premises are being used for non-retail commercial purposes reflecting the
low performance of this area. The combined impact of mundane growth in the area, below average performance of
the existing centres and significant loss in trade will result in increased vacancies that wilt take some time to re-fill.

In terms of economic impact there are court judgements that have provided guidance on relevant matters for
consideration. In Kentucky Fried Chicken Pty Ltd v Gantidis (1979} 140 CLR 675 at 687 Justice Stephen noted that
“if the shopping facilities presently enjoyed by a community or planned for it in the future are put in jeopardy by
some proposed development, whether that jeopardy be due to physical or financial causes, and if the resultant
community detriment will not be made good by the propesed development itself, that appears to me to be a
consideration proper to be taken into account as a matter of town planning.”

Given the smaller size and relatively lower margins of strip based retailers, such a fall in turnover will likely make
many of these retailers unviable. More specifically it is expected that the Enmore and Marrickville strip precincts will
be most impacted by the proposed expansion. Given the current underperformance of these precincts, it is
expected that their viability will be significantly undermined, with a sizable increase in vacancies likely to come as a
result of the proposed development. We expect that the average level of vacancies at 8% to 9% of total shop front
premises will increase to around 15%. Given the low level of population growth in the PTA, combined with the new
centres to the east in Erskineville / Green Square area, it will take considerable time for these vacancies to be filled
with new businesses.

Given that;

= the suburb of Marrickville and surrounding suburbs will experience limited growth in population numbers
over the foreseeable future;

= several strip based retail centres are expected to experience moderate to significant falls in tunover,

s those centres are currenfly trading below national average and have a high proportion of vacant and non-
retail shop front premises;

= the proposed development will place a number of existing retail precincts in financial jeopardy, resulting in
a lower level of retail amenity being provided io local residents; and
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= the proposed development is a stand alone outlet centre and not near any train station and will not make
good for the loss it causes.

then we consider the net social and ecanomic benefits to the local community to be negative.
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2. INTRODUCTION

Hill PDA has been appointed by Marrickvile Chamber of Commerce to undertake an independent study to consider
the potential economic impacts of the proposed expansion of Marrickville Metro on existing retail centres in the
locality. The study will afso review whether or not the proposed development is consistent with the objectives of
local and state based planning instruments, from an economic impact perspective.

2.1 The Site

The proposed expansion consists of three separate parcels of land including the following;
a 34 Victoria Road, Marrickville, a 3.566ha site currently ufilised for the existing Marrickville Metro Cenfre,
& 13-55 Edinburgh Road. Marrickville, a 8,800sqm site currently occupied by an industrial building.
s A section of Smidmore Street (as an option to link the two sites above).

The site is bounded by Victoria Road to the north, Edinburgh Road to the south, Murray Street to the east and abuts
a residential housing estafe to the west of the site. The site has a mix of zoning including General Business 3a
(existing Marrickville Metro Site) and General Industrial 4(a) (13-55 Edinburgh Road). The section of Smidmore
Street is currently unzoned and is subject to purchase from the Marrickville Council. We understand that Council
resolved not to consent to the disposal of any land or airspace for the expansion of the shopping centre.

Marrickville Mefro currently comprises almost 23,000sgm of leasable floorspace (GLA), including a retail component
of 21,061sgm. The centre anchored by a Kmart discount department store of 7,311sqm, Woolworths and ALDI
supermarkets totalling 6,117sgm and 7,633sgm of mini-majors and specialty stores.

Ref: C10045 Page 9 Hill PDA



Marrickvifie Metro Economic Impact Assessment

Figure 1- Approximate Site Location

et

Seurce: Urbis Preliminary Environmenlat Assessment, November 2009,

2.2 The Proposal

The proposed expansion of Marrickville Metro will almost double the amount of refail fioor space. It includes a
second discount department store (7,448sqm), an additional full line supermarket of 4,300sqm and 8,100sgm of
additional specialty retail. Once completed it will be a double discount store centre with three supermarkets — a
total of 44,400sqm of leasable floor space of which approximately 41,000sqm would be retail and approximately
3,400sgm would be commercial services as shown in the table below.

Table 1 - Propose_d _Expansion (GLA sqm)

Store Type - i ‘Existing 0 Proposed “Total :
Dept Stores 7,311 7,448 14,759
Supermarkets 6,117 4,300 10,417
Mini-majors 1,138 2,141 3,279
Specialty Retail 6,795 5,964 12,759
Total Retall 21,061 19,853 40,914
Non-retail 1,672 1,917 3,489
Total e R B3 T L AT0 L 44,403
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2.3 The Methodology

In determining a methodology for the assessment of the econemic impact of the proposal it is important to consider
the principles outlined in the relevant statutes. Demonstrating over or under supply of retail space within a given
area is not the relevant matter, although it may have consequential impacts that would be considered by the Land
and Environment Court.

The relevant malter is the impact on retail cenires as a whole, whether or not it will result in social detriment and
whether or not the application will make good for that loss.

In undertaking this study, our methodology was based on the above principles and the following scope of works:
= A site appraisal;

= A review of the Part 3A development application, paying particular attention to the Economic Impact
Assessment accompanying the application.

= The determination of supermarket floor space and other major retailers within the trade areas;

= The determination, tocation and intensity of competing retail stock in the pipeline within the surrounding
area;

= The identification of the primary and secondary lrade areas based on distances, accessibility and the
location and level of retail offering in other cenires;

= Areview of data derived from the ABS Census, DoP, Council and other sources, to develop a profile of key
demographic characteristics in the Marrickville Metro primary and secondary trade areas (population,
household characteristics and lifestyle trends);

= An update of population and household growth in the frade areas from Council andfor NSW government
(MDP or other)} sources;

= The determinafion of forecasts for household expenditure by frade area by refail store type and the
quantification of levels of under or over supply based on national benchmark tumnover levels;

= An estimate of the turnover of the proposed centre and the likely redistribution from existing and planned
retail centres. The measurement of impacts as shifis in turnover over time taking into consideration growth
in expenditure in the trade area; and

= A consideration of whether or not impact on existing/proposed retail centres is significant andfor
detiimental and, if so, whether or not means could be used to mitigate that harm,

2.4 Limitations

This report is for the use of Marrickville Chamber of Commerce for a submission to the NSW Department of
Planning in respect of the proposed expansion of Marrickville Metro. We disclaim any responsibility to any third
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party acting upon or using the whofe 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 conftent in which it will appear.

This report is based on estimates, assumptions and information sourced and referenced by Hill PDA. We present
these estimates and assumptions as a basis for the reader’s interpretation and analysis. With respect to forecasis
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 likelthood of whether these projections can be achieved or not.

As is customary, in a repoit of this nature, while all possible care has been taken by the authors to prepare the
expendifure and financial models from the best information available at the time of wiiting, no responsibitity can be
undertaken for errors or inaccuracies that may have occurred both with the programming or the financial projections
and their assumptions.
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3. ANALYSIS OF EXISTING CENTRES

To provide the relevant context for the retail impact assessment, this Chapter includes an overview of surrounding
centres that would be impacted by the proposed expansion of Marrickville Metro.

3.1 Supply of Retail Floor Space

The existing supply of retail floor space is measured by combining the number of stores and their respective floor
space (in square metres). Floor space is a measure of lettable area (the area leased by a store operator, inclusive
of office and storage space) and excludes common areas, plant rooms and loading docks. In the case of indoor
centres such as Marrickville Metro, it includes the floor space leased to shop owners, but excludes elements such
as common areas, car parking, toilets, plant rooms and fire egress.

The number of business in retail centres is provided below:

op Fro
- Commarcial

Mariickville (Marrickville Rd &

llawarra Rd) 3 212 a0 27
Canterbury 1 42 9 27
Campsie 2 234 51 7
Clemton Park 0 11 4 3
Dulwich Hilk 1 119 5
Earlwood 1 101 2
Hurlstane Park 1 38 12
Summer Hill 1 53 i}
Enmore 0 114 7
Petersham 0 41 13
Newtown 2 392 34
Broadway Shopping Centre 160 0

AT TSI

Lo =

' Total Shop frank _ ; : klg
Notes: Above excludes automotive businesses including petrol outlets. Commercial refers to shop front commercial users such as real estate agents and
banks. It excludes stand alone commercial buildings aad shep fep commercizl space.

Sources: Australian Property Council Shopping Direclory, Pitney Bowes 2009 ard Hill PDA Fioor Space Surveys 2010

The total refail floor space in the Marrickville area is provided in the table below:
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Tah[e 3 - Total Floor Space in Retail Centres in the Locahty by Retali Store Type 2610 {sqm}
- nial Shap:
Space:

Shops:

Marrickville (Marrickville Rd &

awarra Rd} 5,050 0 22,600 27,650 13,250 2,075 42,875
Canterbury 1,500 0 3,462 4,962 759 2,279 8,000
Campsie 3,677 10,482 15,855 30,014 3,217 490 33,721
Clemton Park 0 Q 963 963 350 262 1,575
Dulwich Rill 2,100 648 6,698 9,448 1,487 285 11,218
Earlwood 1,800 0 12,684 14,484 3,265 251 18,000
Hurlstone Park 300 0 4,617 4,917 1,942 1,490 8,349
Summer Hill 1,728 0 2,746 4,474 627 0 5101
Enmore 0 0 8,155 8,155 4,690 725 14,005
Petersham 0 0 3,335 3,335 4,185 3,055 10,575
Newtown 1,688 0 33,340 35028 10,858 2,570 48,456
Broadway Sho mg Centre 3,974 14,454 1,227 39,655 1,500 41,155

“Total G 25,5840 1356825 0183083 1 146,130 AN

Notes: Above excludes aulomolwe businesses mcludlng petrol outlets. Commerclal rafers to shop froat commescial users such as real estafe agenis and
banks. It excludes stand alone commercial buildings and shop lop commercial space.
Sources: Australian Property Council Shopping Directory, Pitney Bowes 2609 and Hill PDA Floor Space Surveys 2010

3.2 Marrickville Metro

The existing retail offer within Marrickville is split into three separate precincts, the existing Marrickville Metro
shopping centre and two retail strips, one along Marrickville Road and the other along Illawarra Road.

In its present state Marrickville Metro consists of a 19,980sqm sub-regional shopping centre featuring a full line
Woolworths supermarket (4,910sqm), ALDI supermarket {1,207sqm), Kmart (7,311sqm), 6,522sqm of retail
specialities and parking for 1,100 cars. According to Marrickville Metro owners AMP Capital, the centre achieved
$204.1m millien in turnover in the 12 months to December 2009, equating to $10,245/sqm.! [fs turnover was
reported in the Shapping Centre News (SCN) Little Guns 2010 at $206.8m. In terms of turnover per square metre it
is the third highest ranking centre out of all 88 “Liflle Guns” centres in the SCN (defined as centres befween
20,000sgm and 45,000sqm) and 47% above average.

3.3  Marrickville

The Marrickville strip retail centre is “T" shape with the head of the “T" stretching 700m along Marrickville Road from
Meeks Road to Petersham Road. The remaining strip stretches 900m along Hlawarra Read from Marrickville Road
past the train station to Renwick Street. At its closest point (corner of Marrickville Road and Meeks Road) this
centre is 1.5km by road from Marrickville Metro.

The retait properties along Marrickville Road, being the traditional centre of Marrickville are higher quality than the
retail properties along lllawarra Road, with the aesthetics of the centre boosted by a divided two lane road and
alfresco seating areas in front of many of the Cafés. The overall mix of retailers include food and grocery, personal

! Pitney Bowss Business Insight, Marrickvife Metro Econemic Impact Assassment.
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services, restaurants and Asfan groceries. There are also 18 clothing stores and five bulky goods refallers. A
similar mix of retailers frant both sides of lllawarra Road including food and grocery, personal services and
restaurant/fast foods. There are fewer clothing and comparative goods stores.

Anchor tenants in the Marrickville strip centre include a 1,500sgm Foodworks supermarket on lllawarra Road and a
Bing Lee electrical goods retailer (approximately 1,000sgm} at number 326 Marrickville Road. At the southern end
of the strip cenfre on lllawarra Road between Warren Road and Renwick Street is a 2,800sqm Woolworths
Supermarket. The area south of the Railway line is referred to as Marickville South.

3.4 Canterbury

The existing retail offer in Canterbury consists of a number of strip shops along Cld Canterbury Road and a
1,500sgm ALDI supermarket located on Jeffery Street. With the exception of the ALDI store, the existing offering is
limited, with many of the shops along Canterbury Road in poor aesthetic condition and/for currently vacant. While
the centre benefits from strong fransportation links including a train station in close proximity, the enforced
clearways along Old Canterbury road severely limits exposure and impedss vehicular access to the centre, A post
office is located here.

An external vacancy survey along some 400m of Old Canterbury Road (200m on either side of the train station)
reveals that almost 40% of the shops are either used as commercial premises or are vacant and closed.

3.5 Campsie

Campsie is located approximately 8.7km from the subject site. The centre which spreads across both sides of the
Bankstown railway line is characterised by a sub-regional shopping centre (Campsie Centre) with a large number of
strip based retail located along Beamish Street.

Campsie Centre (13,068sqm) is anchored by a 1,177sgm Food for Less supermarket and a 7,662sqm Big W. In
addition to these larger tenancies the centre also features a post office, RTA outlet, chemist, over 50 specialty
stores and enclosed parking for up to 800 vehicles.

In addition Campsie also features a freestanding 2,500sqm Woolworths supermarket and a large number of strip
based retailing, predominantly located afong Beamish Street. The strip provides for a number of commercial
services oriented businesses including banks and real estate agents, as well as providing a number of restaurants
and speciality food retailers.

The Campsie Retail Centre as a whole is in need of revitalisation, with many of its stores showing signs of dafing
and underperformance. £ is noted that there is a substantial redevelopment of Civic Centre planned, which will help
to lift the profile of and boost performance of the centre.
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3.6 Clemton Park

Clemton Park is located approximately 7.5km from the subject site, the centre fealuring a small number of strip
based shops located along William Street anchored by a large stand alone boltle shop.

There is currently a proposal to develop the former Sunbeam factary in Clemton Park for residential and retail uses,
this is discussed in section 2.11.

3.7 Dulwich Hill

There are two distinct retail centres within Dulwich Hilt, one located along New Canterbury Road (4.2km from
subject site} and a second located around the Dulwich Hill train station (3.7km from subject site), both offering
similar sirip based centres,

The cenfre located along New Canterbury Road is anchored by a 2,100sqm Franklins supermarket and features a
648sqgm discount department/variety store, in addition to @ number of smaller retail tenancies.

In addition to a high proportion of commercial services, the centre at Dulwich Hill train station features a large
number of non-food based retailers and a small {300sqm) Riteway supermarket/convenience storg.

3.8 Earlwood

The Earlwood centre is located approximately 6.2km from the subject site and is anchored by a 1,800sqm
freestanding Coles supermarket. In addition to the supermarket, Earlwood features a large number of strip based
retail tenancies predominantly focated along Homer St, the majority of which provide non-food related services with
enly nine of the 129 specialty retailers offering food related services.

3.9 Hurlstone Park

Similar to Dulwich Hill, Hurlstone Park features two distinct retail strip centres, one located along New Canterbury
Road (5.7km from subject site) and the other located around Hurlstone Park train station (5.6km from subject site).

The retail offering along New Canterbury Road is characterised by a number of restaurants and other non-food
speciality retailers, In addition to the strip retailers, there is alse a 7-11 service stafion with a small convenience
based shop attached.

The centre located nearby the Hurlstone Park train station is characterised by a number of convenience based retail
stores which are currently in poor condition and assumed to be underperforming national benchmarks.
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3.10 Summer Hill

The retail centre at Summer Hill is approximately 4.4km from the subject site. The centre which is located near
Summer Hill train station is anchored by a 1,728sqm freestanding Franklins supermarket, in addition the cenfre also
features a large deli (600sgm) attached to the Franklins supermarket and a number of strip based retail specialfies.

3.11 Enmore

The Enmore skrip shops stretch from King Street to Stanmore Street. [ts closes point to Marrickville Metro at
Stanmore Street is 1.1km from the proposed development. The centre which contains a large number of retail
shops, provides a broad mix of retailing types including a large proportion of restaurants and personal services
retailers, a community food co-operative and two small convenience based supermarkets.

3.12 Petersham

The strip shops located along New Canterbury Road, Petersham are located approximately 2.5km from the
Marrickville Metro site. The centre is predominately restaurant focused, with this retail type accounting for the
majority retallers within Petersham. In addition the cenfre also features a small Foodworks convenience siore
approximately 170sgm. Presently the centre is characterised by the former Majestic Theatre, there is however,
plans to develop this site for residential and ground floar retail uses.

3.13 Newtown

The Newtown retail strip is commonly referred to as a ‘prime retail strip’. The strip straddles the Newtown frain
station which Is located approximately 1.9km from the subject site, although the southern end of Newtown is only
1km from Marrickville Metro. Newtown features a wide range of both national and independent retailers. Much of
the stores located to the north of the Newtown train station are high quality fashionfapparel based retailers, while
those to the south of the frain stafion are generally feature lower quality fit-outs and are more typical of traditional
suburban retail strip shops. Vacancies are more common towards the southern end of the strip centre, which is
closer fo Marrickville Metro.

The centre also features a standalone 900sqm Franklins supermarket and a small 1,500sqm shopping centre
“Newtown Central” which is anchored by a 788sqm Foodworks shopping centre.

Newtown is less likely to be impacted by Marrickville Metro than other strip centres largely because of its retail mix.
It has an alternative and a quasi-tourist role with its array of a-la-carte and specialty restaurants, lifestyle and
bohemian specialty food and non-food siores.
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3.14 Broadway Shopping Centre

Broadway Shopping Centre is a Regional Centre {as defined under the PCA directory) located approximately 3.5km
from Marrickville Metro. The 41,155sgqm centre is the largest centre in the immediate area surrounding Marrickville
Metro. It features three discount department stores totalling 14.454sgm, a full-line Coles supermarket, 171 retail
speciality stores, a Hoyts cinema, Gymnasium and parking for 1,870 cars.

[n the 12 months to December 2008, the Broadway Shopping centre recorded a moving annual turnover of
$9,087/sqm, ranking it second of 88 similar sized centres within Australia (as reported by Shopping Centre News).

3.15 Other Centrés

QOther retail centres in potential competition with the proposed centre at Marrickvile include Ashfield Mall - a
25,125sqm sub-regional shopping centre featuring a Coles, Woolworths and Franklins supermarket.

3.16 Proposed Cenires

There are currently a number of proposed retail developments in the locality including the following.

= Former Sunbeam Site, Clemton Park - a mixed use retail and residential development totalling
61,935sqm in size. If developed the site will feature a 2,751sqm supermarket and up to 4,001sqm of
specialty retailing. The site is currently for sale with concept plan approval.

# Campsie Civic Centre, Campsie — The mixed use redevelopment of the Campsie civic centre on Beamish
Street will consist of residential, council chambers, library, commercial and function centre building
totalling 36,204sqm. The proposed retail component will comprise of a supermarket and specialify
retailers totalling 6,640sqm. A draft masterplan has been finalised by Canterbury Council.

= Green Square Town Centre will have around 45,000sqm of retail space when developed with the
Gazcorp and Choker sites included around the Green Square railway station. The State Government will
develop the land east of the railway station with 26,000sqm of retail space. The mix is likely to include a
discount department store and one or two large supermarkets,

= The Gazcorp site on Botany Rd Shapping Cenfre near Green Square Station will be a mixed use building,
with 14,900sgm of retail space anchared by a discount department store of 5,500sqm and a supermarket
of 3,500sqm. This development has been approved. Gazcorp sort for an increase in floor space to
approximately 23,700sgm which was refused by the Land and Environment Court.

= 78-79 Old Canterbury Road, Lewisham ~ a 51,137sqm mixed use residential and retail development
comprising of a 3,434sgm supermarket, a 1,116sqm fruit and vegetable market and 3,878sqm of retail
specialfies. The proposal has been submitted to NSW Department of Planning for major planning
assessment.

= 23 Erskineville Road Newtown is a proposed conversion of a former warehouse info a 900sgm
supermarket, This project was granted development approval in September 2009,
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= |t is anticipated that the ErskinevillefAshmore industrial precinct will ultimately have a shopping centre or
around 5,000sqm anchored by a supermarket. Other centres in Green Sguare area include Victaria Park
(around 12,000sgm with a full-ine supermarkef). Danks Street also has some capacity for further
expansion of retait space.

= Amassive 39,000sgm IKEA store on the Princes Highway in Tempe is due to open in 2011. This store is
only 3km by road from Marrickville Metro and will provide some competition with the department stores
and other larger retailers.

Proposed centres — particularly those centres east of Kings Street (Princes Highway) - will result in some
contraction in Marrickville Metro's trade area. This is discussed in the next secfion,
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A, DEMAND FOR RETAIL SPACE

4.1 Trade Area Definition

For the purpose of this report we have reviewed fhe Marrickville Metro Trade Area defined by Pitney Bowes
Business Insight {PB}, in the Economic Impact Assessment accompanying Part 3A development application.

The PB report suggests that a main frade area, encompassing a primary trade area (PTA) and a number of
secondary trade area’s (STA) exist, generally extending between 2.0km—3.5km from the Marrickville Metro Centre
Site. The report also identifies a number or tertiary frade areas, located beyond the main trade area.

The report while detailing the broad determinants of a trade area, does not define what is meant by PTA and STA.
For the purpose of assessment we usually define a refail centre’s PTA as the area where the majority of household
expenditure by type of expenditure (food and groceries, buiky goods, etc) generated is captured by that retail
centre. Alternatively it is the centre where most expenditure is directed to. A refail centre's STA is usually defined
as the area outside the PTA where a reasonable but minority level of expenditure is captured by that centre,

Given the above, we accept the overall definition of the main trade area in the PB report. As the breakdown
between the PTA and STA is not clearly defined in the repost, we suggest that the size of the PTA and the split
between the primary and secondary trade areas warrants further review,

The key findings from our review of the main trade area are as follows:

= The division between the primary trade area and the northern secondary trade area is reasonable given the
physical barriers presented by the Inner West railway line.

= The division between the primary trade area and the STA East is reasonable given the delays and
inconvenience in crossing King Street / Princes Highway.

= The division between the PTA and STA South is inconsistent without any physical or convenience deterrent
varsier. The STA South comes within 500m away from Marrickville Metro, which is within walking distance.
Note that the PTA as defined by Pitney Bowes passes through the sfrip shopping centre on Marrickville
Road.

= The Western boundary of the PTA is mare than 4km by road from the subject site to the goods railway line.
This is some four fimes the distance than the distance to the southern houndary. There is no secondary or
tertiary frade area further westward. In other words the PTA abruptly stops at a boundary beyond which
there is virtually no trade influence. If there was a clear barrier of separation that may be understandable
but in this case there are five easily accessible roads that cross the goods line along the boundary. The
PTA shouid have been defined more locally terminating at Wardell Road or Livingstene Road with a STA
West to the west of that boundary.

= Finally the PB report identifies an extensive secondary and terliary trade area to the east and south east
encompassing almost the whole of the South Sydney and Botany Bay LGAs. It should be recognised that
Marrickville Metro is likely to have limited influence in this area given the travel times and the
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inconvenience of alternative routes. The Secondary East Trade Area encompasses the suburbs of
Erskineville and Alexandria and the Tertiary TA includes Waterloo, Redfern, Zetland and Rosebery. lis
likely that Eastgardens and Bondi Junction is capturing far more expenditure from these localities than
Marrickville Metro given the better access times and improved convenience. It's also essential to recognise
that a significant level of retail space is planned to service these localities with around 45,000sgm in the
Green Square Town Centre {including Gazcorp and the Choker site}, 5,000sgm for Erskineville Ashmore
Estate and in other centres such as Victoria Park. As a result Marmickville Metro's frade area will contract in
the east.

4.2 Demographics

The socio-economic profile detailed in the PB report is based upon the results of the 2006 Australian Census, as
such it is not necessary to undertake a separate demographic analysis. While there is some disagreement on the
trade area definition, we have adopted the broad conclusions of the PB report, detailed below.

v The average age of the total trade area residents, at 37.2 years, is slightly older than the Sydney
metropolitan benchmark of 36.6 years.

# The total trade area residents earn income levels which are higher than the comparable Sydney
metropolitan benchmarks on both a per capita and per household basis, by 19.3% and B6.9%,
respectively. Note however that localities in Leichhardt and Sydney City LGAs enlarged those differences
considerably. The average individual income level in the PTA is only 9% higher than Sydney SD.

= The frade area population contains a high proportion of overseas born residents. This frend is consistent
across all trade area sectors.

7 Home ownership levels in the total trade area are low, at 51.7%.

A review of the household structure within the total trade area indicates that the fotal trade area is less
family oriented in comparison to the Sydney metropolitan benchmarks. There is a significantly below
average proportion of traditional families {i.e. couples with dependent children), as well as an above
average proportion of lone person households.

4.3 Population Growth

The PB report suggests that the main trade area population is forecast to grow by 8,325 people from 2008-2021,
equating to an annual growth rate of 0.72%. This growth is in ling with the population growlh expected in the
broader Marrickville area, with the NSW Government Bureau of Transport Statistics forecasting an annual growth
rate of 0.70%pa from 2006-2021 for the Marrickville SLA.

Analysis of the population projections provided in the PB report indicate that the majority of the population growth
within the main trade area, is not expected to come from the PTA, but rather strong growth in the secondary frade
areas, predominantly the Eastern STA. Given secondary trade area residents spend the majority of their retail
expenditure at centres other than Marrickville Metro, it is not expected that the cenfre will benefit highly from an
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increase in population of these secondary trade areas. The benefit of growth in the eastern STA and TTA will be
captured mainly by the proposed centres, particularly Green Square and the Erskineville Ashmore Precinct.

4.4 Household Expenditure

The PB report quotes household expenditure estimates sourced from Market Data Systems, Marketinfo 2008
database. A comparison of these estimates, with the expenditure estimates provided by the HillPDA bespoke
expenditure model (which utilises Marketinfo 2009), revealed that the base estimates detailed in the PB report are in
line with what is expected in the Marrickville Region,

The Expenditure detailed in the Pitney Bowes report is provided in the following table.

315.9 340.3 3597 25401
3271 350.3 363.3 2,908.8
337.8 361.2 367.2 3,068.0

2012 13057 6302 3479 3721 34 372
2013 14205 3,176.2
2014 14458 3,265
2015 14717 3,208.0
2016 1,498.0 3,3609
2017 15240 34236
2018 15405 3,486.2
2019 1575.4 3,550
2020 £,601.8 36150
2021 1,628.7 36814
Expenditure Growlh

20092011

20112016

20162021

20092021

 Average Annual Growih Rats |

20092011 12%  16%  36%  1.0% 19%  15%  34%  30%  10% 20%
20112016 6% 14%  28%  13% 18%  15%  28%  30%  12% 1.9%
2016-2021 15%  13%  25%  13% 7%  17%  23%  28%  12% 18%
20092021 4% 14% _ 28% _ 1.2% 18% __16% _27% _ 29%  11% 19%

Seurce: Pilney Bowes Business Insight, Marrickville Metro Economic Impact Assessment 200

The PB report forecast future household expenditure based upon the expected annual growth in refail spending of
1.0% per capita and the population growth expected in each of the trade areas (around 0.7% per annum for the
primary frade area). These assumptions are consistent with historic frends and with the latest DoP population
forecasts for the LGA.

Reflecting the relatively low levels of population growth within the PTA, the report highlights that expenditure growth
is expected to be limited in the PTA, growing by only $98.1m from 2009-2021 equating to an annual growth rate of
1.4%. The report further indicates that the majority of growth within the main trade area is expected to come from
the eastern trade area, which is forecast to grow by 2.8%pa from 2009-2021. Given the level of new retail
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development within the eastern trade area (particularly in Erskineville and Green Square), it is expected that much
of this expenditure growth will be directed fowards these new stores rather than Marrickville Metro.

4.5 Existing Market Share

The PB report estimates the market share of the existing centre, by taking the most recent tumover figures from
Marrickville Mefro and comparing these to the available expenditure in each of the trade areas. More specifically the
PB reports details this pracess as follows:

2§ Total retail sales for the centre (for the 12 months to December 2009) including major stores, mini-
majors and retail specialty shops, were approximately $204.7 million (including GST). These sales were
based on information provided by AMP and exclude non-retail items such as travel agents and lotto sales.
The fotal sales of each component of the centre are split info their respective retail product categories,
taking into account the typical sales distribution for each type of retailer (food and non-food etc).

= i, The total sales that are generated by the centre from each frade area sector are then similarly split into
each product category.

= i, The total available expenditure within each trade area sector is calculated by preduct category, based
on the Marketinfo estimates.

= |y, The market share achieved by the centre across each frade area sector is then calculated by dividing
(i} above by (iii).2

The above market share calcufation does not clearly indicate how the tofal sales that are generated from each trade
area sector are calculated, in Table 5.1 of the report it indicates that approximately 48.5% of the centres sales are
sectred from the primary trade area, while 31.4% is captured from the secondary trade area with the remaining
20.1% captured from residents located in the tertiary trade area and outside the fotal frade area. Given the
implications that this figure have on the calculation of market share, it is vital that this base calculation is
understood.

4.6 Forecast Market Share

The PB report forecast market share in much the same way as they estimate existing market share, as such the
same limitations apply to the interpretation of the forecasted market share breakdown. Analysis of these figures
indicates that it is expected that the expansion of the Marrickville Metro, will result in a fall in the proporiion of the
centres sales captured from the PTA and a slight rise in the proportion of the centres sales captured from the
secondary trade area. From this it can be seen that the performance of the centre will be dependent upon capturing
an increased proportion of sales from the secondary trade area, with 33.0% of all sales expected to come from this
frade area.

2 Pitney Bowes Business Insight, Marrickville Metro Economic Impact Assessment 2010,
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5. RELEVANT PLANNING CONSIDERATIONS

5.1 Local Planning Instruments

Marrickville Local Environmental Plan 2001

The proposed development falls under the Marrickville Local Environmental Plan (2001) (MLEP). The objectives of
the MLEP as it relates to this development include maximising “business and employment opportunities, particularly
in Marrickville's existing commercial centres”.

Marrickville Urban Strateqy

The Marrickville Urban Strategy was adopted by the Marrickville Council in April 2007. The strategy, which was
formulated on work undertaken by SGS Economics and Planning, provides the planning context for the future
development within the Marvickville LGA. It primary purpose was to inform the review and rationalisation of councils
planning controls, aiding in the production of a comprehensive planning strategy and new Local Environmental Plan
(LEP).

Marrickville Urban Strategy identifies 16 local centres within the Marrickville LGA, of these centres Marrickville
Metro is classiffed as a “standalone shopping centre”, Marrickville Rd is classified as a *Village® and Marrickville
Station is classified as a “Small Village”.

The strategy provides some principles in land use transport integration. Objective 5 of the strategy, promotes
“focused development in areas within walking distance of centres and public transport” Therefore
development should be focused in areas with strong public transport infrastructure. This would include Duiwich Hill
Station, Petersham, Lewisham, Marrickville Station, Newtown and St Paters.

The proposed expansion of Marrickville Metro conflicts with the strategy to the extent that it will redirect expenditure
away from the existing centres around the train stations to the “standalone” centre.

5.2 Section 79C of the EPA Act

In determining any development application under the Environmental Planning and Assessment Act Council is
obliged to take into consideration a number of mafters including Section 79C{1)(b} in relation fo the likely economic
and social impacts of the proposal in the locality.

Land and Environment Court judgements have provided guidance on relevant matters in relation to the economic
and social impact of proposed refail facilities.

In Fabcot Pty Lid v Hawkesbury City Council (97) LGERA, Justice Lloyd noted "economic competition between
individual trade competitors is not an environmental or planning consideration to which the economic effect
described in s 90{1)(d} is directed. The Trade Practices Act 1974 (Cth) and the Fair Trading Act 1987 (NSW) are
the appropriate vehicles for regulating competition. Neither the Council nor this Court is concerned with the mere
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threat of economic competition between competing businesses.... it seems to me that the only relevance of the
economic impact of a development is its effect ‘in the locality'...".

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

The Court has stated that Councils should not be concerned about competition between individual stores as this is a
matter under fair trading. But it should concern itself with impact on established retail centres. The impact on
competing stores and businesses is only relevant if the viability of those businesses are threatened and the viability
of a retail centre as a whole is threatened due fo a demonstrated nexus between the competitive stores and the
other retailers within the retail centre.

The principles were reiterated by Justice Pearlman in Cartier Holdings Pty Ltd v Newcastle City Council and Anor
[2001] NSWLEC 170. "It follows that Section 79C(1)(b) does not require the consent authority to take an approach
in consideration of the relevant matter different from the approach formerly taken in the application of 99(1)(d).”

Note that in Fabcot v Hawkesbury City Council (97) LGERA the court refused the application on fhe grounds of
adverse economic impact. The court viewed the proposed Woolworths Marketplace in South Windsor would
redirect considerable expenditure away from Windsor town centre. The existing supermarket in Windsor would
experience considerable loss in trade with the possibility that it would cease trading. Competition with an individual
retailer is not a relevant consideration. However in this case the retailer is an anchor tenant and the existing
specialty stores had developed a strong nexus relationship with it over time. Closure of the supermarket would
result in further closures and likely social detriment.

The "Fabcot" case as it became known has become an important test for assessing development applications for
either new centres or the expansion of existing retail outlets.

5.3 Former Draft SEPP 66

The strategy of Draft SEPP 66 seeks to achieve “the better integration of land use and transport planning at the
local level” particularly in relation to the preparation of environmental planning instruments development control
plans and the like and the consideration of development and applications. The Policy aims to ensure that urban
structure, building forms, land use locations, development designs, subdivision and sfreet layout help achieve the
following planning objectives:

{a) improving accessibility to housing, employment and services by walking, cycling, and public transport,
{b) impraving the chaice of transport and reducing dependence solely on cars for travel purposes,

{c) moderating growth in the demand for travel and the distances travelled, especially by car,
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{d} supporting the efficient and viable operation of public transport services,

{e) providing for the efficient movement of freight.
Draft SEPP 66 has been superseded by the Draft Centres Policy but the sound planning principles remain. The
purpose of the SEPP was to ensure that land uses are located with the public transport infrastructure. It is about
intensifying urban development around high volume pubiic transport — particularly heavy rail. Retail uses are one of

the highest value forms of development in financial terms, in terms of worker density, business activity and people
generation. [tis for these reasons that retail uses are encouraged, and protected, around the railway stations.

The proposal undermines the principle because Marrickville Metro is not at a railway station. The other centres in
the locality being Newtown, Enmore, Petersham and Marrickville are all centres that were developed in the first half
of the last century around raflway stations. If the expansion of Marrickville Metro draws trade away from these other
centres then it is a clear case of redistribution of economic activity away from public iransport infrastructure.

5.4 NSW Draft Centres Policy

The Policy was released in April 2009 recagnising that the market is best placed to determine the need for
development and the supply of available floor space to accommodate demand. The role of ihe planning system is to
accommodate this need whilst regulating its location and scale.

In light of these fundamental principles, the Draft Centres Policy focuses around six key principles. The principles
relate o:

1. The need to reinforce the importance of centres and clustering business activities;

2. The need to ensure the planning system is flexible, allows centres fo grow and new centres to form;

3. The market is hest placed to determine need. The planning system should accommodate this need whilst
regulating its location and scale.

4. Coungcils should zone sufficient land to accommodate demand including larger retail formats;
5. Centres should have a mix of retail types that encourage competition; and
6. Centres should be well designed to encourage people to visit and stay longer.

Whilst the proposed expansion of Marrickville Metro does not necessarily undermine objectives 2 to 6 above it does
undermine the first principle which relates to the former Draft SEPP 66 objective.
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6. IMPACT OF PROPOSAL

This section assesses the impact of the proposed centre on retail centres in the locality. The EPA Act is not clear on
what is meant by locality but for the purpose of this assessment we have assumed it to be the trade area or the
geographical influence of the proposal.

6.1 Methodology

The methodology we have adopted in measuring impact is as follows:
® assess the marginal turnover from expansion of the centre;
s gstimate the redistribution of turnover from competing centres;
= eslimate the loss in frade from competing centres as a percentage of current trade;
= consider shifts in turnover over time taking into consideration growth in the broad trade ares; and

= consider the ability of those competing centres to absorb the impacts based on current trading
performances; and

= consider whether or not impact on existing/proposed retail centres is significant and/or socially
detrimenial and, if so, whether or not means could be used to mitigate that harm;

6.2 What are the Losses in Trade?

PB estimates a marginal turnover of $112m. This is equivalent to around $7,800/sgm marginal tumover for the
supermarket space, $3,300/sgm for department store space and $8,500/sqm for specialties. The marginal turnover
of the supermarket space and DDS space is a litle low. However the average turnover level of the supermarket
space post expansion will remain above the industry benchmark.

Note that a marginal turmnover of $112m wilt result in a 23% fall in average turnover per square metre. There is
some potentiat for Marrickville Metro to trade at a higher figure {with would result in stronger economic impacts) but
for the purpose of this analysis we have adopted the figure of $112m to test the impacts.

Assuming the proposed development proceeds, the net increase in retail tumover of $112m identified above will be
captured fram competing centres. In order to quantify the scope of this turover capture from existing competing
cenfres Hill PDA prepared a bespoke gravity model. The gravity model was designed on the premise that the level
of redirected expendifure from a centre is directly proportional fo the turnover of fhat cenire and indirectly
propartional to the distance squared from the subject site. The impact is summarised in the table befow.
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Table 5 - Impact Assessment Redirection of Turnover of Existing Centres 2009-2013 ($m2009)
Shitin % Shiftin

Distance  Approx. Tumover  Tumover % Shitt  turnover  tumover
from Retail in2013 in2013  [mmediate in from from
Subject Floor  Tumover without with Shitin - Tumover 2009 {0 2009 to
Retail Centre Site (km}  Space® in2009 Proposal Proposal  Turnover  in2013 2013 2013
Marrickville Metro Expansion 112.0 1120
Marrickville {Marrickvite
and llawarra Roads) 20 28450 140.0 149.8 125.1 247 -16.5% -14.9 -10.7%
Enmore 14 8,700 36.7 39.3 334 58 -14.8% -33 -8.9%
Newtown 19 35,050 171.3 183.2 165.0 -183  -10.0% -6.3 -3.7%
Petersham 2.8 3,600 120 128 12.0 038 -6.5% 0.0 0.0%
Dulwich Hill (Station) 37 800 38 39 36 -0.3 -8.4% 0.1 -2.0%
Dulwich Hill {New Cant. Rd) 42 8,650 34.2 366 4.1 -25 6.7% 0.1 -0.2%
Hurstone Park (Station) 57 2,350 129 13.8 i34 -0.4 2.7% 0.5 4.1%
Huristone Pk (New Cant. Rd) 57 2,600 122 13.1 129 0.2 1.7% 0.6 5.2%
Erskingville 24 3,100 63 6.7 6.3 05 1.2% 0.0 -0.8%
Broadway 44 M50 378.8 405.2 3731 -32.0 -1.8% -5.6 -1.5%
Norton Plaza 43 8,400 56.5 60.4 56.7 -3.8 6.2% 0.2 0.3%
Leichhardt Market Place 48 17,600 131.1 146.7 137.2 -94 £.4% 0.1 0.1%
Earwood 6.2 14,500 76.6 819 79.8 2.1 -2.6% 32 4,2%
Other Localities -11.2
TOTAL 174,950 1078.2 1163.5 1164.7 0.0 1.0% 86.4 8.0%

* Sources various including Pitney Bowes, Hill PDA and PCA {excludes vacancies and non-retailers)
** Source: Various including Shopping Centre News, Pilney Bowes Business Insight, Marrickville Melro Economic Impact Assessment and Hill PDA esfimates

As shown above, the marginal retail turnover of $112m will be captured from a range of centres. $25m will be drawn
from existing retailers in Marrickville, $24m from retailers in Newfown and Enmore, $32m from the Broadway
Shapping Centre and so on.

As shown in the above table there are some differences in levels of impact between Hill PDA estimate and the
Pitney Bowes estimated impact. This is due to differences in methodologies employed to measure impact. The
method used by Hill PDA shows sfronger impacts on centres closer to Marrickville Metro. The immediate impacts
on Marrickville (ltawarra Road and Marrickville Road) are stronger than a 16.5% loss in trade which is more than
triple the 5% estimate in the Pitney Bowes report.

6.3 Are the Impacts Considered Significant?

There are no universal measures of significance. There are references in various consultancy reports and
statements In the LEC which suggests than a loss of trade below 5% is considered insignificant, 5% to 10% is low to
moderate, 10% to 15% is moderate to high and above 15% is a strong or significant impact.

Following the completion of the proposed devefopment it is expected that the strip shopping centre along
Marrickville Road and Ilflawarra Road will experience a 15% to 18% decline in retail sales. Therefore this is
considered fo be a significantimpact.

The impact on Enmore is also considered significant at almost 15% loss in frade and the impact on Newtown is a
loss in sales of 10% which is considered moderate,
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6.4 Can the Centres Absorb these Impacts?

The next step is to consider the ability of these cenfres to absorb these losses. A centre may experience a
significant impact ~ say 20% loss in retail sales — but if that centre is currently over trading by say 30% then it can
sustain the loss. Alternatively if the centre is in a high growth area then the adverse impact may be short term
rather than long term. We tested fhese possibilities in the case of Marrickville centres.

According to the PB report, Marrickville Road and lllawarra Road precinct achieved a turnover of $140m in 2008,
This was around 20% below national average3. Given that:

o the estimated impact on these strips is significant at 16% to 17% loss in trade;
= Marrickvilles frade area is growing at a very mundane rate of 0.7% per annum; and

= the centre is currently performing 20% below national average; then

it is not expected that this centre will be able to absorb such a fall in turnover and remain viabte. There are likely to
be considerable vacancies that will ocour and the vacancies are likely to be quite long term. Marrickville Road has
10 vacant premises (8.5% of all shop front premises excluding those being used for commercial purposes or 6%
including commercial premises) and lllawarra Road has 17 vacancies {21% of retail premises or 11% of total shop
front premises), The high proportion of commercial premises is a further indication that these strip centres are
performing well below average. An impact of 16% to 17% loss in turnover combined with a current vacancy rate of
8.5% is likely to result in increased vacancies fo around 15% - in other words one in every six to seven shop froni
premises. With a population growth of anly 0.7% per annum it will take untit 2020 before the retail strip centre
retuns to its 2009 trading levels in real terms.

Newtown and Enmore will experience moderate impacts in terms of loss in trade {(10% and 14% respectively).
Enmore is trading around 20% below national average and Newtown is trading around 7% below. The difficultly in
measuring Newtown's performance is that it is unequally distributed over a long distance of more than 1.5km along
King Street. Generally the shops near the railway station are trading well but the fringe areas - particularly the
southern end is quite blighted with much higher vacancies. Overall Newtown has a vacancy rate of around 7%
which is considered moderate if not high. We do however, expect to see vacancies rise to around 10% across the
whole centre and probably higher than 15% in the southern end, which is the end closest fo Marrickville Metro. It is
suggested in the PB report that King Streef, Newtown provides a high level of independent apparel operators.
Generally these retailers are more sensitive to changes in furnover than nalional retailers.

The impacts on Petersham are less significant at 6.5% loss in frade. However Petersham is strongly
underperferming at around 35% below national average. It has 13 vacant shops which is 16% of total shop froni
premises. Mon-retailers occupy a further 34% of space. In olher words only half of total shop front space is
occupied by retailers reflecting its poor performance.

3 ABS Retail Survey 1598-99 indexed to $2009 at CPI
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6.5 Will the Impacts Result in Social Detriment?

The proposed development is expeacted to result in significant impacts upon strip retail shops located in and around
the Marrickville Lacal Government Area. Traditionally this area has featured a high number of well performing strip
precincts, which have predominately been developed nearby to major transport infrastructure, namely train stations.
In the present day these strip centres continue to offer a high level of amenity and convenience to the community,
affording residents a greater level of choice of retailers without the need to own or use a car. If the proposed
development proceeds, it is estimated that around half of the marginal turnover ($53m) will be captured from
existing strip retailers in Marrickville, Newtown, Enmore, Pefersham, Dulwich Hill and Hurlstone Park.

The proposal is likely to have a strong negative impact on existing strip retailers, placing these facilities in financial
jeopardy. As indicated earlier, the proposed development will likely capture $53m from existing strip retailers within,
and on the boundary of, Marrickville LGA, equating to a combined foss in turnover of 13% from these retailers. This
is likely to translate to increased vacancies in these cenfres from the current average of 7% to around 12% to 15%.
Given the smaller size and relatively lower margins of strip based retailers such a fall in turnover is likely to make a
number of these retailers unviable. More specifically it is expected that the Enmore, Newtown and Marrickville strip
precincts will be most impacted by the proposed expansion.

It is stated in the PB report that the identified retail strip precincts ptay a different role to the existing and proposed
Marrickville Metro, with the strip precincts providing residents with “convenient, independent food and retail service
facilities, often with particular ethnic specialisations”. Although we do not dispute the above statement, many of the
retailers while remaining independent, offer the same or similar products that national retailers offer. It is unrealistic
to assume that these national retailers would not be in direct competition with local independent retailers.

The impacts suggested in the Pitney Bowes report is at odds with historic reality. When Marrickville Metro opened
in the 1980s the strip refailers experienced considerable impact. A number of businesses closed, rents dropped
considerably to attract new tenants and vacancies were quite slow to fill. Whilst these strip centres have (bounced)
back over the past couple of decades history suggests that they will experience another impact and these impacis
are likely fo be felt for some time given that there is very minor growth in the locality. History is full of cases where
targe indoor centres have resulted in secial detriment to existing centres and main street retail. Case studies, just to
name a few, include:

a  Maroubra Junction (impact from Eastgardens)

= Port Kembla (impact from Warrawong)

= Wyong (impact from Tuggerah)

= Newcasile CBD (impacts from Kotara and Charlestown)

& Cessnock main street (impacts from the indoor centres)

The proposed development struggles to meet the (Fabcof)” test. Whilst it will provide some benefit in the locality,
particularly with an additional department store, it will also result in adverse economic impact on the surrounding
retail strip precincts and the resultant community defriment wilt not be made good by the development itself.
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6.6 Impact on Employment

The PB report suggests that employment within the region will increase by a net amount of 777 full time jobs,
comprised of an additional 817 jobs provided by the expanded Marickville Metro and a fall of 5% (of the total
increase of jobs) in employment of other retailers within the area. What is not explained in the PB report, is how the
figure of 5% fall in jobs is derived and why this figure has been only been applied to the increase in total jobs
attributable fo the increased centre, rather than total number of retail jobs within the region.

Applying the estimated employment multipliers as indicated in Table 5.8 of the PB report, to the total competing
floor space indicated in Table Four of this report, it can estimated that the total number of retail jobs in competing
centres is 8,841. If the figure of 5% is then applied to the total number of jobs in competing centres, it can be
estimated that the loss of jobs as a result of the Marrickville expansion is closer to 440 full time jobs.

The important consideration is that building more retail space does not result in more refail expenditure. Retailers
and retail centres are chasing the same dollars. Hence the overall increase in net employment levels is not
significant. The proposal is likely to shift some jobs away from the strip retail centres to Marrickville Metro — in other
words away from frain stations to a stand alone retail outlet that is not served by the train line. This is contrary fo
sound planning principles which is about encouraging the use of public transport in commuting to work.

Ref: C10045 Page 31 Hill PDA



farrickville Metro Economic Impact Assessment

DISCLAIMER

This report is for the confidential use only of the parly to whom it is addressed (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 eslimates, assumptions and information sourced and
referenced by Hill PDA. We present these estimates and assumpfions as a basis for the reader’s interpretation and
analysis. With respect to forecasts we do not present them as resuits 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 errors or inaccuracies that may have occurred both with the programming or the financial projections
and their assumptions.
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Re: Marrickville Chamber of Commerce — Marrickville Metro Part 3A (MP00S_0191) Objection

We refer to the subject Part 3A application and in particular the following environmental assessment
documents available on the Department of Planning’s Major Projects website:

@ Appendix E — Retail Strip Review
%  Appendix F — Social Impact Study
%  Appendix H - TMAP

We have undertaken a review of the attached documentation and now provide the following
camments:

£ Traffic Generation

The proposed traffic generation assessed by Halcrow are in accordance with the RTA's Guide to
Traffic Generating Developments and is consistent with standard traffic planning practice. In this
regard, the assessed traffic generation is generally accepted.

However, the TMAP does not include a copy of the survey results (or modelling outputs for that
matter) and there is no opportunity for independent review to confirm the above statements.

@ Traffic Distribution

The TMAP report states:

“  The distribution of the additional traffic was defermined on the trade area sales forecasts prepared by Pitney
Bowes Capital Insight who prepared an Economic Impact Assessment for the proposed development. Traffic
growth in expected to come mainly form the south, south east and west. LitHle traffic growth is expected from
the north and north east becatse:

+ The main competing centres are located fo the north, and

« Erskineville provides a barrier to traffic access directly from the east.

“
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Looking at Centre Sales column of Table 5.4 of the Marrickville Metro Economic Impact
Assessment, included in attachment 1, does not correlate to the above statement. Table 1 below
provides a summary of the proportion of centre sales expected from each of the trade area sectors.

table 1: proportion of centre sales by trade sector

Trade Area Sector Total Centre Sales {$M) % of Total Centre Sales
Primary 1371 48.5
Secondary
Narth 24.9 8.8
East 39.2 13.9
Saouth 40.5 14.3
Terliary Sectors
North 5.3 1.9
East 12.3 4.4
South East 5.6 2.0
South West 17.5 6.2
TOTAL 282.4 100.0

Approximately one third (33.3%} of the Primary Trade Area is located to the north. Furthermore,
the majority (assume at least 50%) of residential land within the Secondary East trade area are
situated within the northern part of this sector and would be expected to use Edgeware Road to the
north of Marrickville Metro to access the Princes Highway and Erskineville Road rather than
recirculate around the south. Similarly, it is expected that at least up to 25% of Tertiary East trade
area traffic would use arterial roads to the north of the shopping centre. The Secondary North and
Tertiary North Sectors are bath located directly to the north of the Marrickville Metro centre.

Having regard for the above, it is expected that at least 35% of the additional traffic would be
directed to the north which is significant and it is not clear from the TMAP whether this has indeed
been accounted for in the modelling.

There also appear to be some inconsistencies in the distribution of the additional traffic onto
surrcunding intersections regardless of the above assumptions. For example, the additional traffic
volumes on a Saturday at the intersection of Enmore Road and Lleweilyn Street are not consistent
with the additional traffic volumes at the critical intersection cf Lleweliyn Street and Alice Street with
Edgeware Road.

@ Traffic Impacts

The TMAP states the performance of all intersections is 'satisfactory’. However, the total overall
increase in average delay is 91.6 secconds. This is a significant overall change in delay fo
surrounding road users considering that a number of road users will have to negotiate numerous
intersections so that the cumuiative average delay to drivers will be significantly higher than would
occur at any one intersection. 1t is questionable whether a single development has the right to
impose such an increase on the surrounding area considering the future potential growth in the
area.

traffic impact studies | expert witness | local govt. liaison | traffic calming | development advice | parking studies 2
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Furthermore, no consideration has been given to increased background traffic growth which would
be expected to resuit in increased delays at key intersections and may influence the final treatments
required to ensure that they continue to operate satisfactorily into the future. The TMAP has
considered only two surrounding developments and has not included increased ‘through' regional
traffic which would be expected to occur along a number of key roads in the locality.

The TMAP implies that the majority of the increased delays at the intersection of Edgeware Road /
Alice Street / Llewellyn Street are a result of the additional traffic associated with these other
approved developments. This is potentially misleading as there is no separate future base case’
scenario modelling provided which demonstrates the delays associated with these developments,
independent of the proposed Metro redevelopment.

The RTA Guide to Traffic Generating Developments states that assessment of required works
should be based on maintaining existing ‘Level of Service’. It can be seen from Table 8.2 of the
TMAP, included in attachment 2, that over haif of the modeiled intersections will experience
reduced levels of service.

Consideration should also be given to the lost amenity of residents associated with the proposed
loss of car parking to ameliorate the traffic impacts arising from the subject development. The loss
of this parking may be expected to change (increase) as a result of further sensitivity testing
discussed previously.

The TMAP does not include any modelling outputs in order for a more detailed review of the traffic
impacts to be assessed independently. As a minimum, Lane Summary and/or Movement Summary
outputs should have been included in an appendix of the TMAP.

In essence, the TMAP highlights a number of parking and traffic impacts that should be justified by
other planning outcomes. In our view, the Statement of Environmental Effects does not seek to
sufficiently justify, in planning terms, the implications arising from the technical report prepared by
Halcrow.

@ Increased Non-Car Travel

Implementation of a Travel Access Guide and improved bus service arrangements are expected to
encourage visitors and staff to utilise non-car forms of transport to access the shopping centre.
However, this could be further encouraged through restrictive parking arrangements.

The proposed parking provision is misrepresented within the Environmental Assessment Report
(EA). It is currently proposed to provide parking in accordance with the RTA's Guide to Traffic
Generating Developments, which generally represents ‘unrestrained’ conditions with limited reliance
on public transport. In this regard, the proposed parking provision is not considered to encourage
the use of other modes of transport, as incorrectly stated in the EA.

Therefore, to encourage reduced car dependence, it may be appropriate to further reduce the
amount of car parking provided on the site. This would then need to be reinforced with time

restricted parking on surrounding streets to discourage the displacement of shopping centre parking
onto surrounding roads and residential areas.

€ Design Issues

There are a number of issues related to the proposed design as discussed below:

s
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Conclusions

In summary, it is our view that there are a number of outstanding issues that are required to be
addressed, namely:

-4

More details regarding the assumed traffic distributions should be provided as there appear to
be inconsistencies between additional traffic flows at various intersections;

Sensitivity testing regarding the assumed proportional distribution of development traffic,
particularly to the north;

Consideration of background fraffic growth on the performance of the surrounding road
network in order to establish what works are required to ensure satisfactory performance is
achieved both now and into the future;

The modelling outputs should be made available for detailed review (ideally the SIDRA files
themselves). A copy of dated survey results should also be included as an appendix to the
TMAP;

Clarification of which improvements are proposed and confirmation that the proposed design of
these facilities can physically be provided. As discussed above, there are number of issues
with the current design which raise potential safety concerns and/for result in further impacts
such as additional loss of on-street parking which have not been assessed,

Detailed traffic assessment of the ‘alternative’ design needs to be undertaken, particularly as
the applicant is unlikely to acquire the land required for the closure of Smidmore Street as
assessed by Halcrow;

It would be preferable if a copy of the above information could also be provided to other parties
including the RTA, Council and TRAFFIX so that further review of the proposed development may
be undertaken. Resolution of the above matters should be undertaken before the Department of
Planning assesses the subject application. The environmental assessment does not sufficiently

justify the traffic impacts associated with the development and there issues regarding the proposed

design and transport improvements. As such, it is our view that the proposed expansion is not
supportad in its current form.

Please contact the undersigned should you have any queries or require any further information
regarding the above.

Yours faithfully,

traffix

TL e

Tim Lewis
associate engineer

attachment: 1) Extract of Table 5.4 from Economic Impact Assessment report, prepared by Pilney Bowes

Business Insight

2) Extract of Table 8.2 (Comparison of Existing and Future Intersection Performance) from
the TMAP, prepared by Halcrow
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attachment 1

extract from economic impact assessment, prepared by Pitney Bowes
Business Insight



Section 5 Forecast centre sales and likely impacts

Table 5.4 provides our estimates of anticipated market shares for an expanded
Marrickville Metro in 2013. The expanded and redeveloped Marrickville Metro is
projected to increase its overall market share by an estimated 2.7% across the
total trade area in 2013. The centre is projected to achieve an 8.9% share of the
total retail expenditure market, including a 9.3% share of available food spending
and an 8.4% share of non-food spending. Projected market shares within the
main trade area (estimated at 17.0% in 2013) are higher, reflecting the enhanced
role the expanded centre will play within the retail hierarchy serving local

residents.
Table 5.4
Expanded Marrickville Metro - Projected Market Shares by Sector, 2012/13*
Trade Area Retail Spending ($M} Centre Sales ($M) Centre Market Share
Sector Food Non-food  Total Focd MNon-food Total Food MNon-food Total
Primary Sector 307.4 253.2 5860.6 92.8 443 1371 30.2% 175% 245%
Secendary Sectors
+» Narth 139.8 121.9 261.7 158 9.t 24.9 1.3% 7.4% 9.5%
+ East 201.3 177.2 378.6 23.9 15.3 39.2 11.9% B8.7% 10.4%
* South 1237 95.9 219.6 224 184 40.5 18.i% 18.8% 184%
Total Secondary 464.9 395.0 859.9 62.1 425 1046 13.4%  108% 12.2%
Main Trade Area 7722 6483 1,420.5 1548 86.8 2416 201% 134% 17.0%
Tertiary Sectors
» North 342.3 297.3 639.6 0.9 4.4 5.3 0.3% 1.5% 0.8%
* East 189.0 158.4 357.4 2.0 10.3 12.3 1.0% 6.5% 3.4%
* South east 217.2 165.9 3831 049 4.7 5.6 0.4% 2.9% 1.5%
- South West 2127 162.9 375.7 3t 144 175 i5% BB% 47%
Total Tertiary 971.3 7844 1,755.7 6.8 339 40.7 0.7% 4.3% 2.3%
Total Trade Area 1,743.5 11,4327 3,176.2 161.7 1206 2824 93%  B84% 8.9%
Sales From Beyond Trade Area 22.0 12.5 34.6
Total Centre 183.8 1332 3169

*Constant 2008/0% dollars & including GST
Source: Pitney Bowes Busingss Insight

Marrickville Metro, Sydney Pitney Bowes

Economic Impact Assessment Business insight




Section 3: Trade area analysis
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attachment 2

extract from TMAP, prepared by Halcrow
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Road Netwark and Parking Implications

8.5  Future Intersection Performance
The intersections surrounding the Marrickville Metro Shopping Centre were re-analysed
using SIDRA 4.0. Table 8.2 compares the existing and future operation of these.

Table 8.2 — Comparison of Existing and Future Peak Hour Intetsection
p H
Operation
Intersection Control Thursday PM Saturday
LoS Av.Delay LoS Awv. Delay
Existing Signals B 22.0 B 20.3
E Rd / Llewellyn St
nmoze Rd / Liewellyn  Future Signals  C 292 C 34.0
. Existing Signals B 251 B 22.6
\dd Rd
Addison Rd / Enmore Rd  Future Signals _ C 35.4 C 35.7
N . Existing Signals B 281 B 27.2
Hdi h Rd
Victoria Rd / Edinburg Future Spnals  C 314 C 33.9
. Existing Signals b 51.2 b 50.5
Ed 1 0]
geware Rd / Alice St / Llewellyn St  Futare @ Signals E id E 595
. Existing Signs C 41.3 C 41.8
Ed :
gewase Rd / Victoria Rd Future _ Signs D 433 D 449
. . Existing  Roundabout B 15.5 A 11.9
Edinburgh Rd / Fitzroy St Fotwe  Roundabout € 4.0 B 171
. Existin Signs A 11.5 A 12.0
Fitzroy St / Sydenham Rd & &n
itaroy St / Sydenham Fumre  Signs A 121 A 124
. . Existing Signals B 26.7 C 29.6
Edinburgh Rd / Smidmore St Futwe  Signals B 2.6 D 46.9
. . Existing Roundabout A 8.0 A 82
Smid St/ M St
midmore St/ Mucray  Future Signs A 116 A 14.3
. Existing Signs A 11.6 A 9.4
Edi h Rd / Sydney Steel Rd O
_ nbucg / Sydney Stee ~ Future Roundabout A 13.8 A 12.3
. . Existing Roundabout A 11.2 A 10.7
Edi M
nbusgh Rd / Muszay St Futce  Roundabout A 8.0 A 12.4
. . Existing  Roundabout A 9.3 A 9.6
o P
Edinburgh Rd / Railway Pde Futwe  Roundabout A 12.0 A 102
. . Existing Signs B 248 B 24.2
h Rd / Bedwin Rd @
Fdinburgh Rd / Bedwin  Puture Signs C 35.4 o 36.7
Bedwin Rd / Unwins Bridge Rd / Existing Signals F 74.5 C 28.8
Campbell Rd / May St ®) Future Signals C 322 C 29.1
1) Futare with modified layout
2) Relative additional traffic contributions are:  Thursday PM  15% Marrickville Metro Expansion
85% Aquatic Centre + Subdivision
Saturday 24% Marrickville Metro Expansion
76% Aquatic Centze + Subdivision
)] Assumes any growth in right turns into Bedwin Road uses underpass to turn left to south 1o avoid delays.

Doc; CTLRGW_r62_v09 TMAP.doc 43
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A / | The Hon Kristina Keneally mp

| Minister for Planning | Minister for Rédfern Waterloo

Coungilior Morris Hanna D0g/5272
Prasident
Marrickville Chamiber of Commerce Inc.
PO Box 766
MARRICKVILLE NSW 2204
=5 007 2008

Dear CourWna MW ,

I refer to your correspondence providing further information on the issues raised at our
mesting on 28 July 2008 with the Hon Carmel Tebutt MP, Deputy Premier, and Minister
for Health, Member for Marrickville, concerning the Marvickville Metro Shopping Centre.

I have noted your concems in relation fo this matter including the classification of the
Marrickville Metro Shopping Centre as a *Village' in the draft South Subregional Strateay
and any proposed intensification of the current retail usage at the Mamckwiie Metro

Shopping Cenitre.

I am advised the Department of Planning is aware of the Chamber's concerns about any
future expansion of Marrickville Metro as well as its views on how such an expansion
coutd affect the economic viability of bath the traditional Marrickville and Dulwich Hill
shopping strips. | am also advised that Marrickville Councll is in the process of reviewing
its planning controls including those for the Marrickvilie Metro Shopping Centre, as part of
its preparatfon of the draft Comprehensive LEP 2010.

As- paﬂ of this process the Council has prepared an urban strategy Whtch ldenflf es the
Metro as a ‘Stand alone’ Cenire. Council has also requested that the Department
consider raviewing the drait South Subregional Strategy to reflect this classification. The
Depariment will continue to work with the Council to ensure that Marrickville Metro is
appropriately classified in both the final South Subregional Strategy and Council's new

Comprehensive LEP.
F trust this information is of assistance.

Yours sincerely

Lavel 35 Geavernor Macquarie Toweer T&1 29228 5811

flesidiin 1 Farrer Place, Sydney NSW 2000 F 6129228 5499
Mew South Walcs Government GPO Box 5341, Sydney NSw 2004 office@keneally.minister.nsw.gov.au

To0lA X¥d §1:80 6008 01/9¢



Marrickville Chamber of Commerce Inc.
PO ROX 766 MARRICKVILLE 2204

28 March 2008

Fax: (02) 9895 6270

NSW Department of Planning
2 pg(s) including this pg

Sydney South Region
GPO Box 39
SYDNEY NSW 2001

Email: southsubregion@planning.nsw.gov.au

RE: SOUTH SUB REGION DRAFT SUB REGIONAL STRATEGY

The Marrickville Chamber of Commerce has received and considered the "South Sub
Region Draft Subregional Strategy” published by the NSW Department of Planning
(“Report"), and having consulted various planning and urban design consultants and its
members, wishes to make the following comments and submissions:

1. Marrickville, in terms of its urban and residential fabric, identity, land uses and
historical attributes appears to be closer to and better assessed within the.Inner

West sub region as opposed to the south sub region.

2. There appears to be no basis or explanation provided for the discrepancy between
identifying Marrickville Road as a Town Centre in various plans and maps and in
other plans and maps identifying, lllawarra Road, as a "Village”. The Marrickville

Town Centre is defined by:

a. Marrickville Road, from approximately the Sydneham Railway Station
eastern end at Victoria Rd to Livingstone Road / Marrickville Hospital

site in the west; and

b. Along lllawarra Road including Marrickville Station and the area known
as the Warren bounded to the south by Hamett Avenue.

Accordingly, we have treated the Marrickville Town Centre as both Marrickville and
lawarra Roads.

3. This is essentially reinforced by the substantial infrastructure represented by
Marrickville and Sydneham Railway Stations, which forms the base of this Town
Centre. Which significant railway infrastructure can be better utilized by creating

greater densities within the Town Centre.

4. Marrickville Road presents an excellent opportunity - as evidenced by its strong
transport credentials in Marrickville and Sydneham Railway Stations, proximity to
the CBD, Airport, Port Botany and main expressways - {0 accommodate greater
mixed used densities and heights along the Marrickville and lllawarra Roads.

5 The incentive for residential / retail infill and “shop top housing” is restricted by the
lack of suitable floor space ratios and height guidelines in the environmental
planning instruments of the Marrickville Local Government Area.

6. A sensible and balanced increasing of densities and heights in the Marrickville
Town Centre, amongst other things, would:

=<



Marrickville Chamber of Commerce Inc.
PO BRCX 766 MARRICKVILLE 2204

a. Reinvigorate the Marrickville Town Centre with additional tenants, retail
activity, residents, better security and amenity as a result of the residential
activity above the shops — creating a vibrant urban setting during the day
time and into the evening ~ with cafes, restaurants and entertainment;

b. Absorb some of the increasing demand for housing (as reflected in the
increasing residential rentals in the Marrickville LGA), which housing
demand would be accommodated in traditional residential areas by
increased densities and heights - with the expected friction, disputes and
objections between residents in existing single dwellings and the
introduction of medium and high density residential.

7. The Report makes no mention of the significant Marrickville Hospital site on the
corner of Livingstone and Marrickville Roads, which should be identified as a major
civic redevelopment site, which would accommodate high density residential,
Council civic facilities such as Council Chambers, library and childcare, and other
substantial benefits for the Marrickville LGA and its residents.

8. The Chamber believes that the Metropolitan Development Program 2005 target for
approximately 5,000 new dwellings in the Marrickville LGA Area — is an excellent
opportunity for the Report to identify, reinforce and recommend some of this high
demand for new residential dwellings be absorbed by increasing densities in the

Marrickville Town Cenire.

9. Mixed use projects and "shop top housing” with suitable development standards,
including strong urban design and sustainable development principles, can make a
significant contribution to housing stock and variety within the Marrickville LGA and
contribute significantly to meeting the Metropolitan Development Program 2005
target, which the existing residential areas of Marrickville would encounter not only
difficulty but heated opposition and friction in achieving suitable development

density.

10. The Chamber is seeing an erosion of the traditional retailing along Marrickivile
Road, due to the expansion of nearby regional and sub regional shopping cenires,
expansion of retail activities at Sydney Airport, the introduction of bulky goods and
“unlawful” retail operations in industrial areas — with the result being that many
shops are becoming vacant, a proliferation of discount and $2 shops — deterioration
of what otherwise was a vibrant and strong retail area. The introduction of greater
densities would introduce greater numbers of residents directly above and in the
immediate vicinity of the retail strip — which would invigorate and revitalize the retail
strip for both day time generic retailing, destination retailing and spill over into the
evenings with entertainment, restaurant and café retailing.

We look forward to your reply.

Yours fajihiH-HD

Marrickville Chamber of Commerce
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10 September 2010
Ref: 109561.2L

NSW Department of Planning
GPO Box 39
Sydney NSW 2001

Attention: Andrew Beattie

Dear Sir,

RE: OBJECTION TO MP09-0191-MARRICKVILLE METRO EXPANSION
Introduction

We act on instructions from the Marrickville Chamber of Commerce who have
commissioned our firm to review the major project application to expand Marrickville
Metro Shopping Centre. This submission also includes as appendices reports reviewing
the economic assessment of the proposal as well as traffic and parking impacts.

To assist with our assessment an inspection of the site and surrounding area was carried
out as well as a review of the DA documentation on exhibition. In addition reports
prepared on behalf of Marrickville Council with respect to Urban Strategy as well as
Council’s response to the NSW Government’s draft South Subregional Strategy and the
Marrickville Action Plan for Urban Centres have been reviewed.

On behalf of our clients, we wish to lodge an objection against the proposed development.
The principal concerns of that objection relate to inconsistency with the adopted strategic
planning direction of Marrickville Council with respect to future anticipated development,
size of proposed development and economic impact on the Marrickville Road and other
retail centres within the Marrickville Local Government area and traffic impacts on the
area surrounding Marrickville Metro.

Based on the above the application should be refused.
Our Clients Land

Our clients are part of a community organisation that has been affiliated to assist with the
promotion of the Marrickville Road and Illawarra Road retail centres. They have been
heavily involved in assisting Marrickville Council with input into strategic planning for
their shopping areas as well as investment in infrastructure including the wider context
within the Marrickville Local Government Area. Our clients have direct experience with
the impact of Marrickville Metro shopping centre both initially and as it has altered and
added floorspace over the years and drawn anchor tenants away from the shopping precinct

4/225 Clarence Street Sydney NSW 2000 Ph: (02) 9262 3200 Fax: (02) 9262 3601 DX: 13030 Syd Market St Email: descol@iinet.net.au



Design Collaborative Pty Ltd

in Marrickville Road and Illawarra Road which resulted in retail decline. The proposed
expansion of Marrickville Metro shopping centre has the potential to cause such adverse
economic impacts once again.

Strategic Context

Marrickville Council has spent time and resources on its strategic direction with respect to
urban development to assist with updating and upgrading its planning controls both at a
regional and local level. The first document of note that we have reviewed is the
Marrickville Urban Strategy. It designates the Marrickville Metro Shopping Centre as a
stand alone shopping centre in order to support the existing retail hierarchy which is
situated along and around public transport links and existing social infrastructure such as
Marrickville Road shopping precinct. The proposed development does not incorporate
elements such as improved public transport links or social infrastructure whilst it would
have an adverse economic and social impact on retail areas within the Marrickville Local
Government Area.

The second document of note is Marrickville Council’s response to the draft South
Subregional Strategy. Council has noted that whilst the Marrickville Urban Strategy
designates Marrickville Metro as a stand alone shopping centre, the draft Subregional
strategy designates Marrickville Metro as a village. Council has resolved to advise the
NSW State Government that Marrickville Metro be designated as a stand alone shopping
centre and remove references to it having the potential for expansion on the basis that it
does not meet the strategic criteria of retail centres supporting public transport
infrastructure.

We also note that our client has provided a submission to the Department of Planning on
the draft South Subregional Strategy which reflects Marrickville Council’s position as
stated above. A copy of that submission and correspondence from the then Minister are
attached to this letter.

The final document in a strategic sense is the Marrickville Action Plans for Urban Centres.
This document reinforces the facts stated above that any expansion of Marrickville Metro
should be accompanied with strategic intensification of the area including improved public
transport links.

The Proposed Development

The proposal seeks to incorporate part of an existing public road known as Smidmore
Street and the property known as 13-55 Edinburgh Road, Marrickville into an expanded
Marrickville Metro Shopping Centre. We note that the existing shopping centre
incorporates 28260 sqm of gross floor area and the proposal secks to add 32505 sqm. That
means that the proposal would more than double the existing capacity of the shopping
centre. Such a significant expansion in commercial floor space cannot fail to have an
adverse economic impact on existing retail centres in the Marrickville Local Government
ared.

Our Clients Concerns
As previously mentioned, our clients concerns relate to inconsistency with the adopted

strategic planning direction of Marrickville Council with respect to future anticipated
development, size of proposed development and economic impact on the Marrickville

2
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Road and other retail centres in the Marrickville Local Government area and traffic
impacts on the area surrounding Marrickville Metro. We deal with each of those matters in
turn below.

1. Inconsistency with Marrickville Council strategic planning

As detailed above, Marrickville Council has commissioned studies and reports to assist
with determining options for future development of land within its jurisdiction. With
respect to Marrickville Metro, the consistent theme has been that it should remain as is in
terms of size and any expansion should only be contemplated if it is accompanied with
strategic intensification of the area including improved public transport links. The
proposal does not include improved public transport links which have been determined by
Council to be relevant to any consideration of expansion of Marrickville Metro shopping
centre. The proposal is inconsistent with Council’s strategic planning direction which has
been communicated to the NSW Department of Planning and on that basis should be
refused.

2. Size of proposed development

The proposed development is out of scale and context with the existing and proposed town
planning controls in the surrounding area. The existing and proposed controls (ie the
existing Marrickville LEP and draft LEP) limit the use of the land to industrial with a
maximum floorspace of 1:1. The proposed development seeks floorspace firstly for
commercial use and would be well beyond the existing floorspace limit at approximately
1.53:1. The size and bulk of the proposal apart from having adverse economic impacts
would have adverse impacts in terms of bulk, scale and intensity of use which would also
translate to such impacts as traffic and parking in the area.

3. Economic Impact

Our client has commissioned Hill PDA to undertake an independent study to consider the
potential economic impacts of the proposed expansion of Marrickville Metro on retail
centres in the locality. The report is attached to this submission as an appendix. The
outcome of the independent economic assessment of the proposal is as follows.

e The proposed development would capture $53 million dollars of expenditure from
existing retail strip retailers in Enmore Road, Newtown and Marrickville equating to a
combined redirection in turnover of 13% from these retailers.

e (iven the smaller size and relatively lower margins of strip based retailers, such a fall
in turnover will make many of these retailers unviable.

e Given the current underperformance of these precinets, it is expected that their viability
will be significantly undermined with the current average level of 7% of total shop
front vacancies increasing to around 12%-15% as a result of the proposed
development.

e Given the low level of population growth in the Primary Trade Area and combined
with the new centres to the cast in Erskineville/Green square, it will take considerable
time for these vacancies to be filled with new businesses.

o The Marrickville Road shopping precinct is expected to record a significant reduction
in turnover of 16%-17%.

e The Enmore Road shopping precinet is expected to record a 14% fall in turnover which
is considered to be moderate to high.
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e The King Street shopping precinct is expected to record a moderate fall in turnover of
10%.

In terms of economic impact there are Land and Environment Court judgements that have
provided town planning principles on relevant matters for consideration in relation to the
economic and social impact of proposed retail facilities. In Fabcot Pty Ltd v Hawkesbury
City Council (97) LGERA, Justice Lloyd noted as follows.

Economic competition between individual trade competitors is not an
environmental or planning consideration to which the economic effect described
in s 90(1)(d) is directed. The Trade Practices Act 1974 (Cth) and the Fair
Trading Act 1987 (NSW) are the appropriate vehicles for regulating competition,
Neither the Council nor this Court is concerned with the mere threat of economic
competition between competing businesses...... It seems to me that the only
relevance of the economic impact of a development is its effect ‘in the locality’

We note that in Fabcot, the Land and Environment Court refused the application on the
grounds of adverse economic impact. The Court considered that the proposed Woolworths
Marketplace in South Windsor would redirect considerable expenditure away from
Windsor town centre. The existing supermarket in Windsor would experience
considerable loss in trade with the possibility that it would cease trading. Competition
with an individual retailer was not a relevant consideration. However in this case the
retailer was an anchor tenant and the existing speciality stores had developed a strong
nexus relationship over time. Closure of the supermarket would have resulted in further
closures and likely social detriment.

In Kentucky Fried Chicken Pty Ltd v Gantidis (1979) 140 CLR 675 at 687 Justice Stephen
noted the following.

If the shopping facilities presently enjoyed by a community or planned for it in
the future are put in jeopardy by some proposed development, whether that
Jjeopardy be due to physical or financial causes, and if the resultant community
detriment will not be made good by the proposed development itself, that appears
to me to be a consideration proper to be taken into account as a matter of town
planning...... However, the mere threat of compelition to existing businesses if
not accompanied by a prospect of a resultant overall adverse effect upon the
extent and adequacy of facilities available to the local community if the
development be proceeded with, will not be a relevant town planning
consideration.

In applying the above planning principles it is clear that the proposal struggles to meet the
Fabcot test as whilst it will provide some benefit in the locality, it will also result in
adverse economic impact on the surrounding retail strip precincts and the resultant
community detriment will not be made good by the development itself.

Based on the above the application should be refused.
4. Traffic Impact
Our client has commissioned traffix traffic and transport planners to review the potential

impacts with respect to traffic and parking. The report is attached to this submission as an
appendix. The outcome of that assessment reveals that the proposal would have a

4
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significant adverse impact on existing capacity constraints at the following intersections at
peak Saturday trading times within the surrounding area so that their level of service would
fall.

¢ Enmore Road/Llewellyn Street intersection with traffic signals from level of service B
to C.

o Addison Road/Enmore Road intersection with traffic signals from level of service B to
C.

e Victoria Road/Edinburgh Road intersection with traffic signals from level of service B
to C.

o Edgeware Road/Alice Street/Llewellyn Street intersection with traffic signals from
level of service D to E.
Edgeware Road/Victoria Road intersection with signs from level of service C to D.

¢ [Edinburgh Road/Fitzroy Street intersection with roundabout from level of service A to
B.

¢ Edinburgh Road/Smidmore Street intersection with traffic signals from level of service
CtoD.

e Edinburgh Road/Bedwin Road intersection with signs from level of service B to C.

In addition to the above there are a number of outstanding issues that are required to be
addressed in completing a considered review of traffic an parking impacts as detailed on
page 5 in the conclusions of the traffic impact assessment report attached to this letter.

There is no justification provided by the proposal with respect to the traffic impacts
detailed above or how they are proposed to be mitigated. On this basis the application
should be refused.

Conclusion

We believe our client has substantive concerns in relation to the proposed development
especially with respect to size of the proposed development and adverse economic impacts
which on their own are sufficient in our opinion to warrant refusal of the application. That
position 1s strengthened when combined with the failure of the proposal to address the
adopted strategic planning direction of Marrickville Council with respect to future
anticipated development and traffic impacts on the area surrounding Marrickville Metro.

Should you have enquiries with respect to the above please do not hesitate to contact us to
discuss.

Yours faithfully
DESIGN COLLABORATIVE PTY LLTD

J Lidis
Director
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1. EXECUTIVE SUMMARY

Hill PDA has been appointed by Marrickville Chamber of Commerce to undertake an independent study o consider
the potential economic impacts of the proposed expansion of Marrickville Metro on retail centres in the locality.

The proposal includes the redevelopment of the whole of ihe site ufilised for the current Marrickvile Metro, a site
neighbouring Marrickville Melro, currently occupied by an industrial building and a section of Smidmore Street that
presently divides the two sites. When completed, the expansion will provide two discount depariment stores,
10,417sgm of supermarket space, 3,279sqm of mini majors and 12,459sqm of speciality space. Total leaseable
retail floor space wilt almost double from 21,061sqm to 40,914sqm.

A review of the primary trade area (PTA), as defined by Pitney Bowes Business Insight (PB} in the Economic Impact
Assessment, revealed that the main trade area had appropriate and reasonable boundaries with the exception of
the secondary and tertiary trade areas to the east. PB is somewhat relying on the capture of expenditure from the
Erskineville Green Square area which is presently underserved with retail space. However a significant level of
retail space is planned to service this area with around 45,000sqm in the Green Square Town Cenfre (including the
Gazcorp and the Choker sites), 5,000sgm for Erskineville Ashmore Estate and in other cenfres such as Victoria
Park. Also access to Marrickville Metro from the Green Square area is highly inconvenient involving considerable
delays crossing Princes Highway and the railway lines. Eastgardens, and to a lesser extent Bondi Junction, are far
more convenient centres to access from the Green Square Development Area.

Retail Expenditure

When compared to the demegraphic profile of the Sydney Statistical Division it was found that comparatively the
frade areas, as defined by PB, had an older population, slightly higher househald incomes, a greater level of
persons born overseas, low home ownership and a higher number of lone person households.

Some growth in household expenditure is expected to be generated by population growth in the order of 0.70% per
year, which is not a significant level. Stronger growth is expected to come from the secondary and tertiary east
trade area — Erskineville / Green Square. However this area will experience dramatic increases in the supply of
retail space over the next decade as several new centres will he built. Itis not expected that Marrickville Metro will
benefit from population growth in that area. If anything Mairickville Metro's has been enjoying trade escaping this
area due to undersupply of retail floor space. As Erskineville, Green Sgquare Town Centre, Victoria Park and other
centres begin frading then Marrickville Metro's trade area is likely to contract,

According to Pitney Bowes Business Insight, Mairickville Metro Economic Impact assessment the centre currently
captures 48.5% of its turnover from the defined primary {rade area, 31.4% from the secondary frade areas and the
remaining 20.1% from the tertiary frade area and from residents located beyond any of the trade areas. Following
completion, Pitney Bowes estimates that a greater proportion of turnover will originate from the secondary trade
areas, with residents in these areas expected to contribute 33.0% of the increased yearly turnover. However as
stated above the secondary and terfiary trade areas to the east are likely to confract due to the opening of new
centres over the next decade.

Ref: C10045 Page 6 Hill PDA
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Because Marrickville Metro's trade area is likely fo contract from the east, and because population growth in the
Marrickville LGA is relatively low then the marginal turnover in Marrickville Metro will only be achieved by redirecting
considerable turnover from competing centres in the locality.

Economic Impact

The proposed development is expected to result in significant impact upon strip retail shops located in and around
the Marrickville Local Government Area, If the devefopment proceeds, it is estimated that around half ($53m) of the
increase in turnover will be captured from existing strip retailers in the Marrickville LGA and on the boundaries of the
LGA.

As a result of the proposed development the Marrickville Road and lllawarra Road precinct is expected to record a
16% to 17% fall in turnover which is considered significant. The Enmore and Newtown precincts are expected to
record a moderate fall in turnover of 14% and 10% respectively. These strip centres are already trading around 20%
below national average. Marrickville in particular has a relatively high vacancy rate of around 8% to 9% of total
shop front premises. A further 23% of premises are being used for non-retail commercial purposes refiecting the
low performance of this area. The combined impact of mundane growth in the area, below average performance of
the existing centres and significant loss in trade will result in increased vacancies that will take some time to re-fill,

In terms of economic impact there are court judgements that have provided guidance on relevant matters for
consideration. In Kentucky Fried Chicken Pty Ltd v Gantidis (1979) 140 CLR 675 at 687 Justice Stephen noted that
“if the shopping facilities presently enjoyed by a community or planned for it in the fufure are put in jeopardy by
some proposed development, whether that jeopardy be due to physical or financial causes, and if the resultant
community detriment will not be made good by the proposed development itself, that appears to me to be a
consideration proper to be taken into account as a matter of town planning.”

Given the smaller size and relatively lower margins of strip based retailers, such a fall in turnover will likely make
many of these retailers unviable. More specifically it is expected that the Enmore and Marrickville strip precincts will
be most impacted by the proposed expansion. Given the current underperformance of these precincts, it is
expected that their viability will be significantly undermined, with a sizable increase in vacancies likely to come as a
result of the proposed development. We expect that the average level of vacancies at 8% to 9% of total shop front
premises will increase to around 15%. Given the low level of population growth in the PTA, combined with ihe new
cenfres to the east in Erskineville / Green Square area, it will take considerable time for these vacancies to be filled
with new businesses.

Given that;

= the suburb of Marrickville and surrounding suburbs will experience limited growth in population numbers
over the foreseeable future;

= several strip based refail centres are expected to experience moderate to significant falls in turnover,

= those centres are currently trading below national average and have a high proportion of vacant and non-
retail shop front premises;

= the proposed development will place a number of existing retail precincts in financial jeopardy, resulting in
a lower level of retail amenity being provided fo local residents; and

Ref: C10045 Page 7 Hill PDA
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= the proposed development is a stand alone outlet centie and not near any train station and will not make
good for the loss it causes.

then we consider the net social and economic benefits to the local community to be negative.

Ref: C10045 Page 8 Hill PDA
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2. INTRODUCTION

Hill PDA has been appointed by Marrickville Chamber of Commerce to undertake an independent study to consider
the potential economic impacts of the proposed expansion of Marrickville Mefro an existing retail centres in the
focality. The study will also review whether or not the proposed development is consistent with the objectives of
focal and state based planning instruments, from an economic impact perspective.

2.1 The Site

The proposed expansion consists of three separate parcels of land including the following;
e 34 Victoria Road, Marrickville, a 3.566ha site currenfly utilised for the existing Marrickville Metro Centre.
= 13-55 Edinburgh Road. Marsickville, a 8,800sqm site currently occupied by an industrial building.
® A section of Smidmore Street {as an option to link the two sites above).

The site is bounded by Victoria Read to the north, Edinburgh Road to the south, Murray Sireet to the east and abuts
a residential housing estate to the west of the site. The site has a mix of zoning including General Business 3a
{existing Marrickville Metro Site) and General Industrial 4{a} {13-55 Edinburgh Road). The section of Smidmore
Street is currently unzoned and is subject to purchase from the Marrickville Council. We understand that Council
resolved not to consent to the disposal of any land or airspace for the expansion of the shopping centre,

Mairickville Metro currently comprises almost 23,000sqm of leasable floorspace (GLA), including a retail component
of 21,061sgm. The centre anchored by a Kmart discount department store of 7,311sgm, Woelworths and ALDI
supermarkets totalling 6,117sqm and 7,633sqm of mini-majors and specialty stores.

Ref: C10045 Page 9 HilE PDA



Figure 1 - Approximate Site Location

2.2 The Proposal

Source: Urbis Preliminary Environmental Assessment, November 2009,

Marrickville Metro Economic impact Assessment

The proposed expansion of Marickville Metro will almost double the amount of retail floor space. It includes a
second discount department store (7,448sqm), an additional full line supermarket of 4,300sgm and 8,100sqm of
additional specialty retail. Once completed it will be a double discount store centre with three supermarkets - a
total of 44,400sqm of leasable floor space of which approximately 41,000sqm would be retail and approximately
3,400sgm would be commercial services as shown in the table below.

Table 1 - Proposed Expansion (GLA sqm)

Store Type " Existing Proposed “Total
Dept Stores 7,311 7448 14,759
Supermarkets 6,117 4,300 10,417
Mini-majors 1,138 2,141 3,279
Speciaity Retail 6,795 5,964 12,759
Total Retail 21,061 19,853 40,914
Non-retail 1,572 1,817 3,489
Total 7l 00938 S 24,4707 44,403 °
Ref: C10045 Page 10
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2.3 The Methodology

in determining a methodology for the assessment of the economic impact of the proposal it is important to consider
the principles outlined in the relevant statutes. Demonstrating over or under supply of retail space within a given
area is not the relevant matter, although it may have consequential impacts that would be considered by the Land
and Environment Court.

The relevant matter is the impact on retail centres as a whole, whether or not it will result in social detriment and
whether or not the application wilt make good for that loss.

In underiaking this study, our methodology was based on the above principles and the following scope of works:
= A site appraisal;

= A review of the Part 3A development apgplication, paying particular aitention to the Economic Impact
Assessment accompanying the application.

¢ The defermination of supermarket floor space and other major retailers within the trade areas;

= The determination, location and intensity of competing retail stock in the pipeline within the surrounding
area;

“ The identification of the primary and secondary trade areas based on distances, accessibility and the
location and level of retail offering in other centres;

= Areview of data derived from the ABS Census, DoP, Council and other sources, to develop a profile of key
demographic characteristics in the Marrickvile Metro primary and secondary trade areas (population,
household characteristics and lifestyle frends);

= An update of population and household growlh in the frade areas from Council and/or NSW government
(MDP or other) sources;

s The determination of forecasts for household expenditure by trade area by retail store type and the
quantification of levels of under or over supply based on national benchmark turnover levels;

= An estimate of the turnover of the proposed centre and the likely redistribution from existing and planned
retail centres. The measurement of impacts as shifts in turnover over time taking into consideration growth
in expenditure in the trade area; and

= A consideration of whether or not impact on existinglproposed retaill centres is significant andfor
detiimental and, if so, whether or not means could be used to mitigate that harm.

2.4 Limitations

This report is for the use of Marrickville Chamber of Commerce for a submission to the NSW Depariment of
Planning in respect of the proposed expansion of Marrickville Metro. We disclaim any responsibility fo any third
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party acting upon or using the whole or part of its contents or reference therefo 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 is based on estimates, assumptions and information sourced and referenced by Hill PDA. 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 alt possible care has been taken by the authors to prepare the
expenditure and financial models from the best information available at the time of writing, no responsibility can be
undertaken for errors or inaccuracies that may have occurred both with the programming or the financial projections
and their assumptions.

Ref: C10045 Page 12 Hill PDA
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3. ANALYSIS OF EXISTING CENTRES

To provide the relevant context for the retail impact assessment, this Chapter includes an overview of surrounding
centres that would be impacted by the proposed expansion of Marrickville Metro.

3.1 Supply of Retail Floor Space

The existing supply of retail floor space is measured by combining the number of stores and their respective floor
space (in square metres). Floor space is a measure of lettable area (the area leased by a store operator, inclusive
of office and storage space) and excludes common areas, plant rooms and loading docks. In the case of indoor
centres such as Marrickville Metro, it includes the floor space leased fo shop owners, but excludes elements such
as comimon areas, car parking, foilefs, plant rooms and fire egress.

The number of business in retail centres is provided below:

Location

Marrickville (Marrickville Rd &

[flawarra Rd} 3 212 80 27 329
Canterbury i 42 9 27 78
Campsie 2 234 51 7 292
Clemton Park 0 1 4 3 18
Dulwich Hill 1 119 5 150
Earlwood 1 101 2 129
Hurlstone Park 1 38 12 66
Summer Hill 1 53 0 65
Enmore 0 114 7 156
Petersham 0 LY 13 g2
Newtown 2 302 34
Broadway Shopping Centre 1 160 0

TotalShop front A 1817 394 3 0487

Notes: Above excludes automotive businesses including petrof outlets. Commercial refers o shop front commercial users such as real eslate agents and
banks. [t excludes stand aloae commersial buildings and shop top commercial space.
Seurces: Australian Property Council Shopping Dirgctory, Pitaey Bowes 2009 and Hill PDA Floor Space Surveys 2010

The total retail floor space in the Marrickville area is provided in the table below:

Ref: C10045 Page 13 Hill PDA
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Table 3 - Total Floor Space in Retail Centres in the Locallty by Retail Store Type 2910 {sqm)

Marrickville {Marrickville Rd &

[Hlawarra Rd) 5,050 0 22,600 27,650 2,075 42,975
Canterbury 1,500 0 3462 4,962 2,279 8,000
Campsie 3,677 10,482 15,855 30,014 490 33,721
Clemton Park (0 0 963 963 262 1,575
Dulwich Hill 2,100 648 6,698 9,446 285 11,218
Earlwoed 1,800 0 12,684 14,484 251 18,000
Hurlstone Park 300 0 4,617 4917 1,490 8,349
Summer Hill 1,728 0 2,746 4,474 0 5101
Enmore 0 0 8,155 8,155 725 14,095
Petersham 0 0 3,335 3,335 3,055 10,575
Newtown 1,688 0 33,340 35,028 2,570 48,456
Broadway Shoppmg Centre 3,974 14,454 21,227 39,655 0 41,155

caFofal G ; BT R5584 135682 83,0837 SA348% i 1243219

Notes: Above excludes aulomolive businesses including pefrol oullsts. Commercial refers to shop front commercml dsers such as real estate agenls and
banks. it excludes stand afone commescial buildings and shop fop commercial space.
Sources: Ausiralian Properly Couacil Shopping Direclory, Pilney Bowes 2009 and Hit PDA Floor Space Surveys 2010

3.2  Marrickville Metro

The existing retail offer within Marrickville is split into three separate precincts, the existing Marrickville Metro
shapping centre and twao retail sfrips, one along Marrickville Road and the other along lllawarra Road.

In its present state Marrickville Metro consists of a 19,980sqm sub-regional shopping centre featuring a full line
Woolworths supermarket (4,910sqm), ALDI supermarket {1,207sgm), Kmart {7,311sqm), 6,522sqm of retail
specialities and parking for 1,100 cars. According to Marrickville Metro owners AMP Capital, the cenfre achieved
$204.1m million in tumover in the 12 months to December 2009, equating to $10,245/sgm.! Its turnover was
reported in the Shopping Centre News (SCN) Little Guns 2010 at $206.8m. In terms of turnover per square metre it
is the third highest ranking centre out of all 88 “Liltle Guns” centres in the SCN (defined as centres between
20,000sgm and 45,000sgm) and 47% above average.

3.3  Marrickville

The Marrickville sirip retail centre is “T" shape with the head of the “T" strefching 700m along Marrickville Road from
Meeks Road to Petersham Road. The remaining strip stretches 900m along lllawarra Road from Marrickville Road
past the train station to Renwick Street. At its closest point {corner of Marrickville Road and Meeks Road} this
centre is 1.5km by road from Marrickville Metro.

The retail properties along Marrickville Road, being the traditional centre of Marrickville are higher quality than the
retail properties along lllawarra Road, with the aesthetics of the centre boosted by a divided two fane road and
alfresco seating areas in front of many of the Cafés. The overall mix of retailers include foed and grocery, personal

1 Pitney Bowes Business insight, Marrickville Metro Economic Impact Assessment.

Ref: C10045 Page 14 Hill PDA



Marrickville Metro Economic impact Assessment

services, restaurants and Asian groceries. There are also 18 clothing stores and five bulky goods retailers. A
similar mix of retailers front both sides of lllawarra Road including food and grocery, personal services and
restaurantffast foods. There are fewer clothing and comparative goods stores.

Anchor tenants in the Marrickville strip centre include a 1,500sqm Foodworks supermarket on lllawarra Road and a
Bing Lee electrical goods retailer (approximately 1,000sqm) at number 326 Marrickville Road. At the southern end
of the sirip centre on lllawarra Road between Warren Road and Renwick Street is a 2,800sqm Woolworths
Supermarket. The area south of the Railway line is referred to as Marrickville South.

3.4  Canterbury

The existing refail offer in Canterbury consists of a number of strip shops along Old Canterbury Road and a
1,600sqm ALDI supermarket located on Jeffery Street. With the exception of the ALDI store, the existing offering is
limited, with many of the shops along Canterbury Road in poor aesthetic condition and/for currently vacant. While
the cenfre benefits from strong transportation links including a train stafion in close proximity, the enforced
clearways along Old Canterbury road severely limits exposure and impedes vehicular access to the centre. A post
office is located here.

An external vacancy survey along some 400m of Old Canterbury Road (200m on either side of the train station)
reveals that almost 40% of the shops are either used as commercial premises or are vacant and closed,

3.5 Campsie

Campsie is located approximately 8.7km from the subject site. The centre which spreads across both sides of the
Bankstown railway line is characterised by a sub-regional shopping cenfre (Campsie Centre) with a large number of
strip based retail located along Beamish Street.

Campsie Centre {13,068sgm) is anchored by a 1,177sqm Food for Less supermarket and a 7,662sqm Big W. In
addition to these larger tenancies the centre also features a post office, RTA outlet, chemist, over 50 specialty
stores and enclosed parking for up fo 800 vehicles.

In addition Campsie also features a freestanding 2,500sgm Woolworths supermarket and a large number of strip
based retailing, predominantly focated along Beamish Sireet. The strip provides for a number of commercial
services oriented businesses including banks and real estate agents, as well as providing a number of restaurants
and speciality food refailers.

The Gampsie Retail Centre as a whole is in need of revitalisation, with many of its stores showing signs of dating
and underperformance. It is noted that there is a substantial redevelopment of Civic Centre planned, which wifl help
to ift the profile of and boost performance of the centre.
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3.6 Clemton Park

Clemton Park is located approximately 7.5km from the subject site, the centre featuring a small number of strip
based shops located along William Street anchored by a large stand alone botile shop.

There is currently a proposal to develop the former Sunbeam factery in Clemton Park for residential and retall uses,
this is discussed in section 2.11.

3.7 Dulwich Hill

There are two distinct retail centres within Dulwich Hill, one located along New Canterbury Road (4.2km from
subject site) and a second located around the Dulwich Hill train station (3.7km from subject site), both offering
simitar strip based centres.

The centre located along New Canterbury Read is anchored by a 2,100sqm Franklins supermarket and features a
648sgm discount department/variety store, in addition o a number of smalier retail tenancies.

In addition to a high proportion of commercial services, the centre at Dulwich Hill train station features a large
number of non-food based retailers and a small (300sqm) Riteway supermarket/convenience store.

3.8 Earlwood

The Earlwood centre is located approximately 6.2km from the subject site and is anchored by a 1,800sgm
freestanding Coles supermarket. In addition to the supermarket, Earlwood features a large number of strip based
retail tenancies predominantly located along Homer S, the majority of which provide nen-food related services with
only nine of the 129 specialty retailers offering food related services.

3.9 Hurlstone Park

Similar to Dulwich Hill, Hurlstone Park features two distinct refail strip centres, one located along New Canterbury
Road {5.7km from subject site) and the other located around Hurlstone Park train station {5.8km from subject site).

The retail offering along New Canterbury Road is characterised by a number of restaurants and other non-food
speciality retallers. |n addition to the strip refailers, there is also a 7-11 service station with a small convenience
based shop attached.

The centre located nearby the Hurlstone Park frain station is characterised by a number of convenience based retail
stores which are currently in poor condition and assumed fo be underperforming national benchmarks.
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3.10 Summer Hill

The retail centre at Summer Hill is approximately 4.4km from the subject site. The centre which is located near
Summer Hill train station is anchored by a 1,728sgm freestanding Frankling supermarket, in addition the centre also
features a large deli {(600sqm} aftached to the Franklins supermarket and a number of strip based retail specialties.

3.11 Enmore

The Enmore strip shops siretch from King Street to Stanmore Street. Hs closes point to Marrickville Metro at
Stanmore Street is 1.1km from the proposed development. The centre which contains a large number of retail
shops, provides a broad mix of retailing types including a large proportien of restaurants and perscnal services
retailers, a community food co-operative and two small convenience based supermarkets.

3.12 Petersham

The strip shops located along New Canterbury Road, Petersham are localed approximately 2.5km from the
Mairickville Metro site. The centre is predominately restaurant focused, with this retail type accounting for the
majority retailers within Pefersham. In addition the centre also features a small Foodworks convenience store
approximately 170sqm. Presently the centre is characterised by the former Majestic Theatre, there is however,
plans fo develop this site for residential and ground floor retail uses.

3.13 Newtown

The Newtown retail strip is commonly referred to as a ‘prime retall slip’. The sirip straddles the Newtown train
station which is located approximately 1.9km from the subject site, although the southern end of Newtown is only
1km from Marrickville Metro. Newfown features a wide range of both nationat and independent relailers. Much of
the stores located fo the north of the Newtown train station are high quality fashion/apparel based retailers, while
those to the south of the frain station are generally feature lower quality fit-outs and are mare typical of traditional
suburban retail strip shops. Vacancies are meore commen towards the southern end of the strip centre, which is
closer to Marrickville Metro.

The centre also features a standalone 900sgm Franklins supermarket and a small 1,500sqm shopping centre
“Newtown Central” which is anchored by a 788sqm Foodworks shopping centre.

Newtown is less likely to be impacted by Marrickville Metro than other strip centres largely because of its retail mix.
It has an alternative and a quasi-tourist role with its array of a-la-carte and specialty restaurants, lifestyle and
bohemian specialty food and non-food stores.
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3.14 Broadway Shopping Centre

Broadway Shopping Centre is a Regional Centre (as defined under the PCA directory} located approximately 3.5km
from Marrickville Metro. The 41,1555gm centre is {he largest centre in the immediate area surrounding Marrickville
Metro. It features three discount department stores totalling 14.454sqm, a full-ine Coles supermarket, 171 retail
speciality stores, a Hoyts cinema, Gymnasium and parking for 1,870 cars.

In the 12 months to December 2009, the Broadway Shopping cenfre recorded a moving annual furnover of
$9,087/sgm, ranking it second of 88 similar sized centres within Australia (as reported by Shopping Centre News).

3.15 Other Centres

Other retail centres in potential compefition with the proposed centre at Marrickvile include Ashfield Mall - a
25,125sgm sub-regional shopping centre featuring a Coles, Woolworths and Franklins supermarket.

3.16 Proposed Cenires

There are currently a number of proposed retail developments in the locality including the following.

= Former Sunbeam Site, Clemton Park — a mixed use retail and residential development totalling
61,935sam in size. If developed the site will feature a 2,751sam supermarket and up to 4,001sgm of
specialty retailing. The site is currently for sale with concept plan approval.

= Campsie Civic Centre, Campsie - The mixed use redevelopment of the Campsie civic centre on Beamish
Street will consist of residential, council chambers, library, commercial and function centre building
totalling 36,204sqm. The proposed retall component will comprise of a supermarket and speciality
retailers totalling 6,640sgm. A draft masterplan has been finalised by Canterbury Council.

= Green Square Town Centre will have around 45000sgm of retail space when developed with the
Gazcorp and Choker sites inciuded around the Green Square railway station. The State Government will
develop the land east of the railway station with 26,000sgm of retail space. The mix is likely to include a
discount department store and one or fwo large supermarkets.

= The Gazcorp site on Botany Rd Shopping Cenfre near Green Square Station will be a mixed use building,
with 14,900sqm of retail space anchored by a discount department store of 5,500sqm and a supermarket
of 3,500sqm. This development has been approved. Gazcorp sort for an increase in floor space to
approximately 23,700sqm which was refused by the Land and Environment Court.

a 78-79 Old Canterbury Road, Lewisham - a 51,137sqm mixed use residential and retail development
comprising of a 3,434sqm supermarket, a 1,116sqm fruit and vegetable market and 3,878sqm of retail
specialties. The proposal has been submitted to NSW Department of Planning for major planning
assessment.

= 23 Erskineville Road Newtown is a proposed conversion of a former warehouse into a 300sgm
supermarket. This project was granted development approval in September 2009.
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#  |tis anticipated that the Erskineville/Ashmore industrial precinct will ultimately have a shopping centre or
around 5,000sqm anchored by a supermarket. Other centres in Green Square area include Victoria Park
(around 12,000sgm with a full-line supermarket). Danks Street also has some capacity for further
expansion of retail space.

= A massive 39,000sqm IKEA store on the Princes Highway in Tempe is due to open in 2011. This store is
only 3km by road from Marrickville Metro and will provide some competition with the department stores
and other larger retailers.

Proposed centres — particularly those centres east of Kings Street (Princes Highway) - will result in some
contraction in Marrickville Metro's trade area. This is discussed in the next section.

Ref: C10045 Page 19 Hill PDA



Marrickvilie Metro Economic Impact Assessment

JEMAND FOR RETAIL SPACE

4.1 Trade Area Definition

For the purpose of this report we have reviewed the Marrickville Metro Trade Area defined by Pitney Bowes
Business [nsight (PB), in the Economic Impact Assessment accompanying Part 3A development application.

The PB report suggests that a main trade area, encompassing a primary trade area (PTA) and a number of
secondary trade area's (STA) exist, generally extending between 2.0km—3.5km from the Marrickville Metro Centre
Site. The report also identifies a number or teriary trade areas, located beyond the main trade area.

The report while detailing the broad determinants of a trade area, does not define what is meant by PTA and STA.
Far the purpose of assessment we usually define a retail centre’s PTA as the area where the majority of household
expenditure by type of expenditure (food and groceries, bulky goods, etc} generated is captured by that refail
centre. Alternatively it is the centre where most expenditure is directed to. A retail centre’s STA is usually defined
as the area outside the PTA where a reasonable but minority level of expenditure is captured by that centre.

Given the above, we accept the overall definition of the main trade area in the PB report. As the breakdown
between the PTA and STA is not clearly defined in the report, we suggest that the size of the PTA and the split
between the primary and secondary trade areas warrants further review.

The key findings from our review of the main trade area are as follows:

= The division between the primary trade area and the northern secondary trade area is reasonable given the
physical barriers presented by the Inner West railway line.

= The division between the primary trade area and the STA East is reasonable given the delays and
inconvenignce in crossing King Street / Princes Highway.

= The division between the PTA and STA South is inconsistent without any physical or convenience deterrent
barrier. The STA South comes within 500m away from Marrickville Metro, which is within walking distance.
Note that the PTA as defined by Pitney Bowes passes through the strip shopping centre on Marrickville
Road.

#  The Western boundary of the PTA is more than 4km by road from the subject site to the goods railway line.
This is some four times the distance than the distance to the souther boundary. There is no secondary or
tertiary frade area further westward. In other words the PTA abruptly stops at a boundary beyond which
there is virtually no trade influence. If there was a clear barrier of separation that may be understandable
but in this case there are five easily accessible roads that cross the goods line along the boundary. The
PTA should have been defined more locally terminating at Wardell Road or Livingstone Road with a STA
West to the west of that boundary.

= Finally the PB report identifies an extensive secondary and tertiary trade area to the east and south east
encompassing almost the whele of the South Sydney and Botany Bay LGAs. It should be recognised that
Marrickville Metro is likely to have limited influence in this area given the fravel times and the
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inconvenience of alternative roufes, The Secondary East Trade Area encompasses the suburbs of
Erskineville and Alexandria and the Teriary TA includes Waterloo, Redfern, Zetland and Rosebery. lis
likely that Eastgardens and Bondi Junction is capturing far more expenditure from these localities than
Marrickville Metro given the better access times and improved convenience. lt's also essential to recognise
that a significant level of retail space is planned to service these localities with around 45,000sqm in the
Green Square Town Centre {including Gazcorp and the Choker site), 5,000sqm for Erskineville Ashmore
Estate and in other centres such as Victoria Park. As a result Marrickville Metro's trade area will contract in
the east.

4.2 Demographics

The socio-econamic profile detailed in the PB report is based upon the results of the 2006 Australian Census, as
such it is not necessary to underiake a separate demographic analysis. While there is some disagresment on the
frade area definition, we have adopted the broad conclusions of the PB report, detailed below.

= The average age of the {otal trade area residents, at 37.2 years, is slightly older than the Sydney
metropolitan benchmark of 36.6 years.

= The total trade area residents earn income levels which are higher than the comparable Sydney
metropolitan benchmarks on both a per capita and per household basis, by 19.3% and 6.9%,
respectively, Note however that localities in Leichhardt and Sydney City LGAs enlarged those differences
considerably. The average individual income level in the PTA is only 9% higher than Sydney SD.

3 The trade area population contains a high proportion of overseas born residents. This trend is consistent
across all frade area sectors.

2 Home ownership levels in the total trade area are low, at 51.7%.

= A review of the household structure within the total frade area indicates that the total trade area is less
family oriented in comparison to the Sydney metropolitan benchmarks. There is a significantly below
average proportion of traditional families (i.e. couples with dependent children), as well as an above
average proporfion of lone person households.

4.3 Population Growth

The PB report suggests that the main trade area population is forecast to grow by 8,325 people from 2009-2021,
equating to an annual growth rate of 0.72%. This growth is in line with the population growth expected in the
broader Marrickville area, with the NSW Government Bureau of Transport Statistics forecasting an annual growth
rate of 0.70%pa from 2006-2021 for the Marrickville SLA.

Analysis of the population projections provided in the PB report indicate that the majority of the population growth
within the main trade area, is not expected to come from the PTA, but rather strong growth in the secondary frade
areas, predominantly the Eastern STA. Given secondary trade area residents spend the majority of their retail
expenditure at centres other than Marrickville Metro, it is not expected that the centre will benefit highly from an
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increase in population of these secondary trade areas. The benefit of growth in the eastern STA and TTA will be
captured mainly by the proposed centfres, particularly Green Square and the Erskineville Ashmore Precinct.

4.4 Household Expenditure

The PB report quotes household expenditure estimates sourced from Market Data Systems, Marketinfo 2009
database. A comparison of these estimates, with the expenditure estimates provided by the HHIPDA bespoke
expenditure model (which utilises Marketinfo 2009), revealed that the base estimates detailed in the PB report are in
line with what is expected in fhe Marrickville Region.

The Expenditure defailed in the Pitney Bowes report is provided in the following table.

L Total TAS:E
359.7 2,940.%

363.3 29988
367.2 3,058.0

13957 6302 3479 3721 N4 M7z
14205 6396 3574 3831 3757 3176.2
14458 6401 367.9 3044 3800 3.236.5
14717 6588 3774 406.0 3844 3,298.0
1,4980 6686 3874 418.0 388.9 3,360.9
15240 6793 3970 4300 3934 34236
15495 6908 4059 44290 3980 3,486.2
15754 7027 4150 454.2 402.6 3,550.0
16018 7148 4243 466.9 4073 36150
1,628.7 36814

Expenditure Growth g -
20092011 129 81 244 41 494 182 219 209 7.5 1179
20112016 M3 186 533 139 1274 476 496 568 207 3028
20162021 49 179 530 149 1307 684 465 618 231 3205
2009-2021 991 446 1307 329 073 1243 1179 1396 623 7413

 Average Annual Growth Rate
2009-2011 2% 16%  36% 0% 19%  15%  34%  30%  10% 20%
20112016 1%  14%  28%  13% 18%  15% 28%  30%  12% 19%
20162021 15%  13%  25%  1.3% 17%  17%  23%  28%  12% 18%
20092021 14% _ 14% _28% _ 12% 18%  16%  27%  20%  11% 19%

Seurce: Pilney Bowes Business Insight, Marsickville Metro Economic impact Asszssment 2010

The PB report forecast future household expenditure based upen the expected annual growth in retail spending of
1.0% per capita and the population growth expected in each of the trade areas {around 0.7% per annum for the
primary trade area). These assumptions are consistent with historic trends and with the latest DoP population
forecasts for the LGA.

Reflecting the relatively low levels of population growth within the PTA, the report highlights that expenditure growth
is expected to be fimited in the PTA, growing by only $93.1m from 2009-2021 equating to an annual growth rate of
1.4%. The report further indicates that the majority of growth within the main trade area is expected to come from
the eastern trade area, which is forecast to grow by 2.8%pa from 2009-2021. Given the level of new refail
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development within the eastern trade area (particularly in Erskineville and Green Square), it is expected that much
of this expenditure growth will be directed towards these new stores rather than Marrickville Mefro,

4.5 Existing Market Share

The PB report estimates the market share of the existing centre, by taking the most recent turnover figures from
Marrickville Metro and comparing these to the available expenditure in each of the trade areas. More specifically the
PB reports details this process as follows:

® i Total retail sales for the centre (for the 12 months to December 2009) including major stores, mini-
majors and retail specialty shops, were approximately $204.7 million {including GST). These sales were
based on informafion provided by AMP and exclude non-refail items such as travel agents and lotto sales.
The fotal sales of each component of the centre are split into their respective retail product categories,
taking into account the typical sales distribution for each type of retailer {food and non-food etc).

= ji. The total sales that are generated by the centre from each trade area sector are then similarly split into
each product category.

iii. The total available expenditure within each trade area sector is calculated by product category, based
on the Marketinfo estimates.

= jy. The market share achieved by the centre across each trade area sector is then ¢alculated by dividing
(ii} above by (iii).?

The above market share calcufation does not clearly indicate how the total sales that are generated from each trade
area sector are calculated, in Table 5.1 of the report it indicates that approximately 48.5% of the centres sales are
secured from the primary trade area, while 31.4% is captured from the secondary trade area with the remaining
20.1% captured from residents located in the tertiary trade area and oufside the total trade area. Given the
implications that this figure have on the calculation of markef share, it is vital that this base calculation is
understood.

4.6 Forecast Market Share

The PB report forecast market share in much the same way as they estimate existing market share, as such the
same limitations apply to the interpretation of the forecasted market share breakdown. Analysis of these figures
indicates that it is expected that the expansion of the Marrickville Metro, will result in a fall in the proportion of the
centres sales captured from the PTA and a slight rise in the proportion of the centres sales captured from the
secondary trade area. From this it can be seen that the performance of the centre will be dependent upon capturing
an increased proportion of sales from the secondary frade area, with 33.0% of all sales expected to come from this
trade area.

? Piiney Bowes Business Insight, Marrickville Metra Economic Impact Assessment 2010,
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5. RELEVANT PLANNING CONSIDERATIONS

5.1 Local Planning Instruments

Marrickville Local Environmental Plan 2001

The proposed development falls under the Marrickville Local Environmental Plan {2001) (MLEP). The objectives of
the MLEP as it relates to this development include maximising “business and employment opportunities, particularly
in Marvickville's existing commercial centres”.

Marrickville Urban Strateqy

The Marrickville Urban Strategy was adopted by the Marrickville Council in April 2007, The strategy, which was
formulated on work undertaken by SGS Economics and Planning, provides the planning context for the future
development within the Marrickville LGA. It primary purpose was 1o inform the review and rationalisation of councils
planning controls, aiding in the production of a comprehensive planning strategy and new Local Environmental Plan
{LEP).

Marrickville Urban Strategy identifies 16 local centres within the Marrickville LGA, of these centres Marrickville
Metro is classified as a “standalone shepping centre”, Marrickville Rd is classified as a "Village" and Marrickville
Station is classified as a "Small Village”.

The strategy provides some principles in land use transport integration. Objective 5 of the strategy, promotes
“focused development in areas within walking distance of centres and public transport” Therefore
development should be focused in areas with sfrong public transport infrastructure. This would include Dulwich Hill
Station, Petersham, Lewisham, Marrickville Station, Newtown and St Peters.

The proposed expansion of Marrickville Metro conflicts with the strategy to the extent that it will redirect expenditure
away from the existing centres around the train stations to the “standalone” centre.

5.2 Section 79C of the EPA Act

In determining any development application under the Environmental Planning and Assessment Act Council is
obliged to take into consideration a number of matters including Section 79C(1}(b) in relation to the likely economic
and social impacts of the proposal in the locality.

Land and Environment Court judgements have provided guidance on relevant matters in relation to the economic
and sccial impact of proposed retail facilities.

In Fabcot Pty Ltd v Hawkesbury Cify Council (97} LGERA, Justice Lloyd noted "economic competition between
individual trade competitors is not an environmental or planning consideration to which the economic effect
described in s 90(1)(d) Is directed. The Trade Practices Act 1974 (Cth) and the Fair Trading Act 1987 (NSW) are
the appropriate vehicles for regulating competition. Neither the Council nor this Court is concerned with the mere
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threat of economic competition between competing businesses.... It seems to me that the only relevance of the

g on

economic impact of a development is its effect 'in the locality’...”.

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

The Court has stated that Councils should not be concemed about competition between individual stores as thisis a
matter under fair trading. But it should concern itself with impact on established retail centres. The impact on
competing stores and businesses is only relevant if the viability of those businesses are threatened and the viability
of a retail centre as a whole is threatened due fo a demonstrated nexus between the competitive stores and the
other retailers within the retail centre.

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

Note that in Fabcot v Hawkesbury City Council (97) LGERA the court refused the application on the grounds of
adverse economic impact. The court viewed the proposed Woolworths Marketplace in South Windsor would
redirect considerable expenditure away from Windsor town centre. The existing supermarket in Windsor would
experience considerable loss in frade with the possibility that it would cease trading. Competition with an individual
retailer is not a relevant consideration. However in this case the retailer is an anchor tenant and the existing
specialty stores had developed a strong nexus relationship with it over time. Closure of the supermarket would
result in further closures and likely social detriment.

The “Fabcot” case as it became known has become an important test for assessing development applications for
either new centres or the expansion of existing retail outlets.

5.3 Former Draft SEPP 66

The strategy of Draft SEPP 66 seeks to achieve “the better integration of land use and transport planning at the
local level” particularly in relation to the preparation of environmental planning instruments development control
plans and the like and the consideration of development and applications. The Policy aims to ensure that urban
structure, building forms, land use locations, development designs, subdivision and street layout help achieve the
following planning objectives:

{a) improving accessibility to housing, employment and services by walking, cycling, and public transport,
{b) improving the choice of transport and reducing dependence solely on cars for travel purposes,

{c) moderating growth in the demand for travel and the distances travelled, especially by car,
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(d) supporting the efficient and viable operation of public transpori services,

(e) providing for the efficient movement of freight.
Draft SEPP 66 has been superseded by the Draft Centres Policy but the sound planning principtes remain, The
purpose of the SEPP was fo ensure that land uses are located with the public transport infrastructure, It is about
intensifying urban development around high volume public transport — particularly heavy rail. Retail uses are one of

the highest value forms of development in financial terms, in terms of worker density, business activity and people
generation. Itis for these reasons that refail uses are encouraged, and protected, around the railway stations.

The proposal undermines the principle because Marrickville Metro is nof at a railway station. The other centres in
the locality being Newtown, Enmore, Petersham and Marrickville are all cenires that were developed in the first half
of the last century around railway stations. I the expansion of Marrickville Metro draws irade away from these other
centres then it is a clear case of redistribution of economic activity away from public transport infrasiructure.

54 NSW Draft Centres Policy

The Policy was released in April 2009 recognising that the market is best placed to determine the need for
development and the supply of available floor space to accommodate demand. The role of the planning system is to
accommodate this need whilst regulating its location and scale.

In light of these fundamental principles, the Draft Centres Policy focuses around six key principles. The principles
relate to:

1. The need to reinforce the importance of centres and clustering business activities;

2. The need to ensure the planning system is flexible, allows centres fo grow and new centres to form;

3. The market is best placed to determine need. The planning system should accommodate this need whilst
regulating its location and scale.

4. Councils should zone sufficient land to accommodate demand including larger retail formats;
5. Centres should have a mix of retail types that encourage compelition; and
6. Centres should be well designed to encourage people to visit and stay longer.

Whilst the proposed expansicn of Marrickville Metro does not necessarily undermine objectives 2 to 6 above it does
undermine the first principle which relates to the former Draft SEPP 66 objective.
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6. IMPACT OF PROPOSAL

This section assesses the impact of the proposed centre on retail centres in the locality. The EPA Act is not clear on
what is meant by locality but for the purpose of this assessment we have assumed it io be the frade area or the
geographical influence of the proposal.

6.1 Methodology

The methodology we have adopted in measuring impact is as follows:
% assess the marginal turnover from expansion of the centre;
#  estimate the redistribution of turnover from competing centres;
= gstimate the loss in trade from competing centres as a percentage of current trade;
®  consider shifts in turnover over time faking into consideration growth in the broad trade area; and

# consider the ability of those competing centres to absorb the impacts based on current trading
performances; and

# consider whether or not impact on existing/proposed retail centres is significant andfor socially
detrimental and, if so, whether or not means could be used to mitigate that harm;

6.2 What are the Losses in Trade?

PB estimates a marginal turnover of $112m. This is equivalent to around $7,600/sqm marginal turnover for the
supermarket space, $3,300/sqm for department store space and $6,500/sqm for specialties. The marginal tumover
of the supermarket space and DDS space is a little low. However the average turmover level of the supermarket
space post expansion will remain above the industry benchmark.

Note that a marginal turnover of $112m wilf result in a 23% fall in average turnover per square metre. There is
some potential for Marrickville Metro to trade at a higher figure (with would result in stronger economic impacts} but
for the purpose of this analysis we have adopted the figure of $112m to test the impacts.

Assuming the proposed development proceeds, the net increase in retail turnover of $112m identified above will be
captured from competing centres. In order to quantify the scope of this turnover capture from existing competing
centres Hilt PDA prepared a bespoke gravity model. The gravity model was designed on the premise that the level
of redirected expendilure from a centre is directly proportional to the turnover of that centre and indirectly
proporticnal to the distance squared from the subject site. The impact is summarised in the table below.

Ref: C10045 Page 27 Hill DA



Marrickviile Metro Economic Impact Assassment

Table 5 - Impact Assessment Redirection of Turnover of Existing Centres 2009-2013 ($m2009)
Shifiin % Shiftin

Distance  Approx. Tumover  Fumover % Shift  tumover  tumover
fram Retail in 2013 in2013  lmmediate in from from
Subject Floor  Tumaver without with Shiftin -~ Tumover 2009 to 2009 to
Retail Centre Sile (km}  Space* in2009 Proposal Proposal  Turmover  in 2013 2013 2013
Marrickville Metro Expansion 112.0 112.0
Marrickville (Marrickville
and llfawarra Roads) 20 28450 140.0 149.8 1251 247 -18.5% -14.9 -10.7%
Enmore 14 8,700 36.7 393 334 58 -148% -3.3 -8.9%
Newtown 19 35080 171.3 183.2 165.0 -i83  -10.0% 6.3 -3.7%
Petersham 2.8 3,800 120 12.8 120 0.8 $.5% 0.0 0.0%
Dulwich Hill {Station) a7 800 36 a9 36 -0.3 -8.4% 0.1 -2.0%
Dulwich Hill (New Cant. Rd) 4.2 8,650 34.2 366 341 25 6.7% -0.1 -0.2%
Huristone Park (Station) 57 2,350 129 13.8 13.4 04 2.7% 05 4.1%
Hurstone 8k {New Cant. Rd) 57 2600 122 131 12.9 0.2 A1.7% 0.5 5.2%
Erskineville 24 3100 63 6.7 6.3 05 7.2% 0.0 -0.8%
Broadway 44 41,150 3788 405.2 3731 -32.0 -7.9% -5.6 -1.5%
Nerfon Plaza 43 8,400 56.5 60.4 56.7 3.8 6.2% 0.2 03%
l.eichirardt Market Place 48 17,600 1371 146.7 137.2 94 6.4% 0.1 0.1%
Earlwood 62 14,500 76.6 819 79.8 =21 -2.6% 32 4.2%
Other Localities -11.2
TOTAL 174,950 1078.2 11583.5 1164.7 0.0 1.0% 86.4 8.0%

* Sousces various including Pitney Bowes, Hill PDA and PCA {excludes vacancies and non-retailers)
** Source: Various includiag Shopping Centre News, Pitney Bowes Business Insight, Marrickvilie Metre Economic Impact Assessment and Hil PDA estimates

As shown above, the marginal retail tumaover of $112m will be captured from a range of centres. $25m will be drawn
from existing retailers in Marrickville, $24m from retailers in Newitown and Enmore, $32m from the Broadway
Shopping Cenfre and so on.

As shown in the above table there are some differences in levels of impact between Hill PDA estimate and the
Pitney Bowes estimated impact. This is due fo differences in methodologies employed to measure impact. The
method used by Hill PDA shows stronger impacts on centres closer to Marrickville Metro. The immediate impacts
on Marrickville (llawarra Road and Marrickville Read) are stronger than a 16.5% loss in trade which is more than
triple the 5% estimate in the Pitney Bowes report.

6.3 Are the Impacts Considered Significant?

There are no universal measures of significance. There are references in various consultancy reports and
statements in the LEC which suggests than a loss of trade below 5% is considered insignificant, 5% fo 10% is low to
moderate, 10% to 15% is moderate to high and above 15% is a strong or significant impact.

Following the completion of the proposed development it is expected that the strip shopping cenfre along
Marrickville Road and lllawarra Road will experience a 15% to 18% decline in retail sales. Therefore this is
considered to be a significant impact.

The impact on Enmore is also considered significant at almost 15% loss in trade and the impact on Newtown is a
loss in sales of 10% which is considered moderate.

Ref: C10045 Page 28 Hill PDA
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6.4 Can the Cenires Absorb these Impacis?

The next step is to consider the ability of these centres fo absorb these losses. A centre may experience a
significant impact - say 20% loss in retail sales — but if that centre is currently over trading by say 30% then it can
sustain the loss. Alternatively if the centre is in a high growth area then the adverse impact may be short term
rather than long term. We tested these possibilities in the case of Marrickville centres.

According to the PB report, Marrickville Read and lllawarra Road precinct achieved a turnover of $140m in 2009,
This was around 20% below national average?, Given that;

e fthe estimated impact on these strips is significant at 16% to 17% loss in trade;
= Marrickville's trade area is growing at a very mundane rate of 0.7% per annum; and

@ the centre is currently performing 20% below national average; then

it is not expected that this centre will be able to absorb such a fall in turnover and remain viable. There are fikely to
be considerable vacancies that will occur and the vacancies are likely to be quite long term. Marrickville Road has
10 vacant premises (8.5% of alt shop front premises excluding those being used for commercial purposes or 6%
including commercial premises) and [llawarra Road has 17 vacancies (21% of retail premises or 11% of total shop
front premises). The high proportion of commercial premises is a further indication that these strip centres are
performing well below average. An impact of 16% to 17% loss in fumover combined with a current vacancy rate of
8.5% is likely to result in increased vacancies to around 15% - in other words one in every six to seven shop front
premises. With a population growth of only 0.7% per annum it will take until 2020 before the retail sfrip centre
returns to its 2009 frading levels in real terms.

Newtown and Enmore will experience moderate impacts in terms of loss in frade {10% and 14% respeclively).
Enmore is trading around 20% below national average and Newtown is frading around 7% below. The difficultly in
measuring Newtown's performance is that it is unequally distributed over a long distance of more than 1.5km along
King Street. Generally the shops near the railway station are trading well but the fringe areas — particularly the
southern end is quite blighted with much higher vacancies. Overall Newtown has a vacancy rate of around 7%
which is considered moderate if not high. We do however, expect to see vacancies rise to around 10% across the
whele centre and probably higher than 15% in the southern end, which is the end closest to Marrickville Metro. Itis
suggested in the PB report that King Street, Newtown provides a high level of independent apparel operators.
Generally these retailers are more sensitive to changes in turnover than national retailers,

The impacts on Petersham are less significant at 6.5% loss in trade. However Petersham is strongly
underperforming at around 35% below national average. I has 13 vacant shops which is 16% of total shop front
premises. Non-retailers occupy a further 34% of space. In other words only half of total shop front space is
occupied by retailers reflecting its poor performance.

¥ ABS Retail Survey 1998-99 indexed to $200% at CPI
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6.5 Wil the Impacts Result in Social Detriment?

The proposed development is expected to result in significant impacts upon strip retail shops located in and around
the Marrickville Local Government Area. Traditionally this area has featured a high number of well performing strip
precincts, which have predominately been developed nearby to major transport infrastructure, namely train stations.
In the present day these strip centres continue to offer a high level of amenity and convenience to the community,
affording residents a greater level of choice of refailers without the need to own or use a car. If the proposed
development proceeds, it is estimated that around half of the marginal turnover ($53m) will be captured from
existing strip retailers in Marrickville, Newtown, Enmore, Petersham, Dulwich Hill and Hurlstone Park.

The proposal is likely to have a strong negative impact on existing strip retailers, placing these facilities in financial
jeopardy. As indicated earlier, the proposed development will likely capture $53m from existing strip retailers within,
and on the boundary of, Marrickville LGA, equating to a combined loss in turnover of 13% from these retailers. This
is likely to translate to increased vacancies in these centres from the current average of 7% to around 12% to 15%.
Given the smaller size and relatively lower margins of strip based retailers such a fall in turnover is likely to make a
number of these retailers unviable. More specifically it is expected that the Enmore, Newtown and Marrickville strip
precincts will be most impacted by the proposed expansion.

It is stated in the PB report that the identified retail strip precincts play a different role to the existing and proposed
Marrickville Metro, with the strip precincts providing residents with "convenient, independent food and retail service
facilities, often with particular ethnic specialisations”. Although we do not dispute the above statement, many of the
retailers while remaining independent, offer the same or similar products that national retailers offer. It is unrealistic
to assume that these national retailers would not be in direct competition with local independent retailers.

The impacts suggested in the Pitney Bowes report is at odds with historic reality. When Marrickville Metro opened
in the 1880s the strip retailers experienced considerable impact. A number of businesses closed, rents dropped
considerably to atfract new tenants and vacancies were quite slow fo fill. Whilst these strip centres have (bounced)
back over the past couple of decades history suggests thaf they will experience another impact and these impacts
are likely to be felt for some time given that there is very minor growth in the locality. History is full of cases where
large indoor centres have resulted in social detriment o existing centres and main street retail. Case studies, just to
name a few, include;

2 Maroubra Junction ({impact from Eastgardens)

a2 Port Kembla (impact from Warrawong)

= Wyong (impact from Tuggerah)

= Newcastle CBD (impacts from Kotara and Charlestown)

= Cessnack main street (impacts from the indoor centres)

The proposed development struggles to meet the (Fabcot)” test. Whilst it will provide some henefit in the locality,
particularly with an additional department store, it will also result in adverse economic impact on the surrounding
retail strip precincts and the resultant community detriment will not be made good by the development itself.
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6.6 Impact on Employment

The PB report suggests that employment within the region will increase by a net amount of 777 full time jobs,
comprised of an additional 817 jobs provided by the expanded Marrickville Metro and a fall of 5% (of the total
increase of jobs) in employment of other retailers within the area. What is not explained in the PB repon, is how the
figure of 5% fall in jobs is derived and why this figure has been only been applied fo the increase in total jobs
attributable to the increased centre, rather than total number of retail jobs within the region.

Applying the estimated employment multipliers as indicated in Table 5.8 of the PB report, to the total competing
floor space indicated in Table Four of this repart, it can estimated that the total number of retail jobs in competing
centres is 8,841. If the figure of 5% is then applied to the total number of jobs in competing centres, it can be
estimated that the loss of jobs as a result of the Marrickville expansion is closer to 440 full time jobs.

The important consideration is that building more retail space does not result in more retail expenditure. Retailers
and retall cenfres are chasing the same dollars. Hence the overall increase in net employment levels is not
significant. The proposal is likely fo shift some jobs away from the strip retail centres to Marrickville Mefro — in other
words away from train stations to a stand alone retail outlet that is not served by the train line. This is contrary to
sound planning principles which is about encouraging the use of public transport in commuting to work.
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DISCLAIMER

This report s for the confidential use only of the party to whom it is addressed (the client) for the specific purposes
to which it refers. We disclaim any responsibility fo 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 pricr written approval of the form and content in which it will appear.

This report and its aftached appendices are based on estimates, assumptions and information sourced and
referenced by Hill PDA. 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 responsibifity can be
undertaken for errors or inaccuracies that may have occurred both with the programming or the financial projections
and their assumptions.
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Re: Marrickville Chamber of Commerce ~ Marrickville Metro Part 3A (MP009_0191) Objection

We refer to the subject Part 3A application and in particular the following environmental assessment
documents available on the Department of Planning’s Major Projects website:

& Appendix E — Retail Strip Review
@  Appendix F — Social Impact Study
@ Appendix H - TMAP

We have undertaken a review of the attached documentation and now provide the following
comments:

& Traffic Generation

The proposed traffic generation assessed by Halcrow are in accordance with the RTA’s Guide to
Traffic Generating Developments and is consistent with standard traffic planning practice. In this
regard, the assessed traffic generation is generally accepted.

However, the TMAP does not include a copy of the survey results (or modelling outputs for that
matter) and there is no opportunity for independent review to confirm the above statements.

& Traffic Distribution
The TMAP report states:

" The distribution of the additional traffic was defermined on the trade area sales forecasts prepared by Fitney
Bowes Capital Insight who prepared an Economic Impact Assessment for the proposed development. Traffic
growth in expected fo come mainly form the south, south east and west. Little traffic growth is expected from
the north and north east because:

» The main competing cenires are located fo the north, and

« Erskineville provides a barrier to traffic access directly from the east.

“

traffic impact studies | expert witness | local govt. liaison | traffic calming | development advice | parking studies
pedestrian studies | {raffic control plans | traffic management studies | intersection design | transport studies 1



Looking at Centre Sales column of Table 5.4 of the Marrickville Metro Economic Impact
Assessment, included in attachment 1, does not correlate to the above statement. Table 1 below
provides a summary of the proportion of centre sales expected from each of the trade area sectors.

table I: proportion of centre sales by trade sector

Trade Area Sector Tofal Centre Sales (3M) % of Total Centre Sales
Primary 137.1 48.5
Secondary
Narth 24.9 3.8
East 38.2 13.9
South 40.5 14.3
Tertiary Sectors
Narth 5.3 1.9
East 12.3 4.4
South East 5.6 20
South West 17.5 6.2
TOTAL 282.4 100.0

Approximately one third (33.3%) of the Primary Trade Area is located to the north. Furthermore,
the majority (assume at least 50%) of residential land within the Secondary East trade area are
situated within the northern part of this sector and would be expected to use Edgeware Road to the
north of Marrickville Metro to access the Princes Highway and Erskineville Road rather than
recirculate around the south. Similarly, it is expected that at least up to 25% of Tertiary East trade
area traffic would use arterial roads to the north of the shopping centre. The Secondary North and
Tertiary North Sectors are both located directly to the north of the Marrickville Metro centre.

Having regard for the above, it is expected that at least 35% of the additional traffic would be
directed {o the north which is significant and it is not clear from the TMAP whether this has indeed
been accounted for in the modelling.

There also appear o be some inconsistencies in the distribution of the additional traffic onto
surrounding intersections regardiess of the above assumptions. For example, the additional traffic
volumes on a Saturday at the intersection of Enmore Road and Llewellyn Street are not consistent
with the additional traffic volumes at the critical intersection of Llewellyn Street and Alice Street with
Edgeware Road.

& Traffic Impacts

The TMAP states the performance of alt intersections is ‘satisfactory’. However, the total overall
increase in average delay is 91.6 seconds. This is a significant overall change in delay to
surrcunding road users considering that a number of road users will have to negotiate numerous
intersections so that the cumulative average delay to drivers will be significantly higher than would
occur at any one intersection. [t is questionable whether a single development has the right to
impase such an increase on the surrounding area considering the future potential growth in the
area.

traffic impact studies | expert witness | local govt. liaison | traffic calming | development advice | parking studies 2 ‘E
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Furthermore, no consideration has been given to increased background traffic growth which would
be expected to result in increased delays at key intersections and may influence the final treatments
required to ensure that they continue to operate satisfactorily into the future. The TMAP has
considered only two surrcunding developments and has not included increased ‘through’ regional
traffic which would be expected to occur along a number of key roads in the locality.

The TMAP implies that the majority of the increased delays at the intersection of Edgeware Road /
Alice Street / Llewellyn Street are a result of the additional traffic associated with these other
approved developments. This is potentially misleading as there is no separate 'future base case’
scenario modelling provided which demonstrates the delays associated with these developments,
independent of the proposed Metro redevelopment.

The RTA Guide to Traffic Generating Developments states that assessment of required works
should be based on maintaining existing ‘Level of Service'. It can be seen from Table 8.2 of the
TMAP, included in attachment 2, that over half of the modelled intersections will experience
reduced levels of service.

Consideration shouid also be given to the fost amenity of residents associated with the proposed
foss of car parking to ameliorate the traffic impacts arising from the subject development. The loss
of this parking may be expected to change (increase} as a result of further sensitivity testing
discussed previously.

The TMAP does not include any modelling outputs in order for a more detailed review of the fraffic
impacts to be assessed independently. As a minimum, Lane Summary and/or Movement Summary
outputs should have been included in an appendix of the TMAP.

In essence, the TMAP highlights a number of parking and traffic impacts that should be justified by
other pianning outcomes. In our view, the Statement of Environmental Effects does not seek to
sufficiently justify, in planning terms, the implications arising from the technical report prepared by
Halcrow.

@ Increased Non-Car Travel

implementation of a Travel Access Guide and improved bus service arrangements are expected to
encourage visitors and staff to utilise non-car forms of transport to access the shopping centre.
However, this could be further encouraged through restrictive parking arrangements.

The proposed parking provision is misrepresented within the Environmental Assessment Report
(EA). It is currently proposed fo provide parking in accordance with the RTA's Guide to Traffic
Generating Developments, which generally represents ‘unrestrained’ conditions with limited reliance
on public transport. In this regard, the proposed parking provision is not considered to encourage
the use of other modes of transport, as incorrectly stated in the EA.

Therefore, to encourage reduced car dependence, it may be appropriate to further reduce the
amount of car parking provided on the site. This would then need to be reinforced with time

restricted parking on surrounding streets to discourage the displacement of shopping centre parking
onto surrounding roads and residential areas.

@2 Design Issues

There are a number of issues related to the proposed design as discussed below:
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e (Closure of Smidmore Street

The TMAP has assumed closure of Smidmore Street to create a new pedestrian plaza. Smidmore
Street is Council owned land and it is understood that Council wili not sell this land to the applicant.

An alternative scheme is discussed in the environmental assessment, however no discussion of the
alternative arrangement is included in the TMAP. In this regard, the TMAP does not provide an
assessment of the likely form the proposed development and further assessment is required.

The proposed closure of Smidmore Street will affect bus routes in the locality. Halcrow have
proposed that Route 308 be rerouted onto Edgeware Road in order to recirculate onto Smidmore
Sireet and Murray Street. This is not considered suitable as there are expected to be inherent
delays to bus services associated with access to Edgeware Road and it is not expected that this
arrangement would be favourable to the Sydney Buses, who would need to agree to any changes
to bus routes and/or bus stop locations.

e Signals at Victoria Street and Edgeware Road

Signalisation of the intersection between Edgeware Road and Victoria Road is discussed in the
TMAP report and included in the ‘List of Improvements’. This intersection is located approximately
40 metres from the signalised intersection of Edgeware Road and Alice Street and would therefore
require signal coordination due to the limited queue storage capacity available between the
intersections, particularly considering the high delays and congestion at Alice Street along
Edgeware Road.

In any event, the spacing of these intersections is not considered to satisfy the minimum spacing
requirements of the RTA which raises potential safety concerns which should be addressed as part
of the TMAP.

The TMAP intersection modelling states that the future performance of this intersection has been
assessed under ‘sign’ control. Clarification is sought as to whether it is proposed to remain under
sign control (as presently occurs) or under signal control as proposed.

e Proposed cycle and pedestrian improvements

The proposed contra-flow cycle lane in Shirflow Street will require a significant loss of on-street
parking. Shirlow Street has a width of approximately 5.5 metres which includes on-street parking
plus a single traffic lane. Therefore, there is insufficient width to accommodate the additional width
required for a contra-flow cycle lane without the removal of parking.

More details are required regarding the proposed pedestrian crossing in Edinburgh Road, to the
east of Sydney Steel Road. It is not clear from the TMAFP whether the warrants specified in
AS1742.10 will be satisfied for the provision of a pedestrian crossing.

Concern is also raised regarding visibility hetween pedestrians and oncoming vehicles due to the
close proximity to the proposed bus stops.

e Proposed taxi rank location
A taxi rank is shown on the architectural plans within the roundabout controlled intersection of

Murray Street and Smidmore Street. This is considered an unsafe arrangement and the taxi rank
should be relocated.
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@ Conclusions

in summary, it is our view that there are a number of outstanding issues that are required to be
addressed, namely:

o More details regarding the assumed traffic distributions should be provided as there appear to
be inconsistencies between additional traffic flows at various intersections;

e Sensitivity testing regarding the assumed proportional distribution of development traffic,
particularly to the north;

e Consideration of bhackground traffic growth on the performance of the surrounding road
network in order to establish what works are required to ensure satisfactory performance is
achieved both now and into the future;

e The modeliing outputs should be made available for detailed review (ideally the SIDRA files
themselves). A copy of dated survey results should also be included as an appendix to the
TMAP;

s Clarification of which improvements are proposed and canfirmation that the proposed design of
these facilities can physically be provided. As discussed above, there are number of issues
with the current design which raise potential safety concerns and/or result in further impacts
such as additional loss of on-street parking which have not been assessed;

o Detailed traffic assessment of the ‘alternative’ design needs to be undertaken, particularly as
the applicant is unlikely to acquire the land required for the closure of Smidmore Street as
assessed by Halcrow;

It would be preferable if a copy of the above information could also be provided to other parties
including the RTA, Council and TRAFFIX so that further review of the proposed development may
be undertaken. Resolution of the above matters should be undertaken before the Department of
Planning assesses the subject application. The environmental assessment does not sufficiently
justify the traffic impacts associated with the development and there issues regarding the proposed
design and transport improvements. As such, it is our view that the proposed expansion is not
suppaorted in its current form.

Please contact the undersigned should you have any queries or require any further information
regarding the above.

Yours faithfully,
traffix

Tim Lewis
associate engineer

attachment: 1) Extract of Table 5.4 from Economic Impact Assessment report, prepared by Pitney Bowes
Business Insight

2) Extract of Table 8.2 (Comparison of Existing and Future Intersection Performance} from
the TMAP, prepared by Halcrow
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attachment 1

extract from economic impact assessment, prepared by Pithey Bowes
Business Insight



Section 5: Forecast centre sales and likely impacts

Table 5.4 provides our estimates of anticipated market shares for an expanded
Marrickville Metro in 2013. The expanded and redeveloped Marrickville Metro is
projected to increase its overall market share by an estimated 2.7% across the
total trade area in 2013. The centre is projected to achieve an 8.9% share of the
total retail expenditure market, including a 9.3% share of available food spending
and an 8.4% share of non-food spending. Projected market shares within the
main trade area (estimated at 17.0% in 2013) are higher, reflecting the enhanced
role the expanded centre will play within the retail hierarchy serving local

residents.
Table 5.4
Expanded Marrickvilie Metro - Prejected Market Shares by Seetor, 2012/13*
Trade Area Retail Spending ($M) Centre Safes ($M) Centre Market Share
Sector food  NMNondfoed  Total Food Non-food Total Food WNen-food Total
Primary Sector 307.4 253.2 560.6 92.8 443 1374 30.2% t75% 245%

Secondary Sectors

* North 139.8 i21.9 261.7 15.8 8.1 24.9 11.3% 7.4% 9.5%
- East 201.3 t77.2 378.8 239 163 39.2 11.9% 8.7% 10.4%
+ South 123.7 959 2196 224 1B 405 18.1% 18.8% 18.4%
Total Secondary 464.9 395.0 859.9 82,1 428 10456 13.4% 10.8% 12.2%
Main Trade Area 772.2 6483 14205 154.9 868 2416 201% 134% 17.0%
Tertiary Sectors

+» North 3423 297.3 630.6 0.9 4.4 53 0.3% 1.5% 0.8%
» East 198.0 158.4 3574 2.0 10.3 123 1.0% 8.5% 3.4%
* South east 217.2 165.9 383.1 6.9 47 56 0.4% 2.9% 1.5%
+ South West 2127 162.9 3757 31 144 175 1.5% 88% 4.7%
Total Tertiary 971.3 784.4 17557 6.8 339 40.7 0.7% 4.3% 2.3%
Total Trade Area 1,743.5 11,4327 3,176.2 161.7 1206 2824 9.3% 8.4% 8.9%
Sales From Beyond Trade Area 220 125 346

Total Centre 183.8 1332 3169

*Constant 2008/09 dollars & including GST
Source: Pitney Bowes Busingss Insight

Marrickville Metro, Sydney PitheyBowes

Economic Impact Assessment Business Insight
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Secticn 3: Trade area analysis
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attachment 2

extract from TMAP, prepared by Halcrow
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Road Network and Parking Implications

Future Intersection Performance
The intersections surrounding the Marrickville Metro Shopping Centre wete re-analysed
using SIDRA 4.0. Table 8.2 compares the existing and future operation of these.

Table 8.2 - Comparison of Existing and Futute Peak Hour Intersection
Operation
Intersection Control Thursday PM Saturday
LoS Av.Delay LoS Av.Delay
Existing Signals B 22.0 B 203
3h
Enmore Rd / Llewellyn St Fuwre  Signals | C 202 c 34.0
; Existing Signals B 25.1 B 226
Rd /E Rd
Addison Rd / Hnmore Rd Future Signals C 35.4 C 35.7
. . Existing Signals B 28.1 B 27.2
Victoria Rd / Edinbuzgh Rd Future Signals  C 314 C 33.9
. Existing Signals D 51.2 b 50.5
O]
Edgeware Rd / Alice St / Llewellyn St  Futuce @ Signals 5 614 E o
. Existing Signs C 41.3 C 41.8
Rd/V Rd
Pgewae Rd / Victoria  Futee  Signs D 43.3 D 44.9
. . Existing  Roundabout B 15.5 A 11.9
Bdinbusgh Rd / Fitzroy St ~ Future Roundabout  C 41.0 B 17.1
. Existing Signs A 11.5 A 12.0
Fitzroy St / Sydenham Rd CFumee Signs A 21 N 124
) . . Existing Signals B 26.7 C 29.6
Edinbucgh Rd / Smidmore St  Future Signals B 216 D 46.9
. Existing  Roundabout A 8.0 A 8.2
Smid St/ M S
midmore St/ Musray St Pumre  Sigas A 1.6 A 14.3
. Existing Signs A 116 A 9.4
h d teel Rd
Edmbu;g Rd / Sydney Stec _ Future Roundabout A 13.8 A 12.3
. Ewisting  Roundabout A 11.2 A 10.7
Edinbuzgh Rd / Murzay St Fumre  Roundabour A 8.0 A 124
; ; Existing Roundabout A 9.8 A 9.6
E h Rd / Railway Pd
dinbucg / Railway Pde  Future Roundabout A 12.0 A 10.2
. . Existing Signs B 248 B 24.2
&
Edinbucgh Rd / BedwinRd®  Future Signs C 35.4 C 36.7
Bedwin Rd / Unwins Beidge Rd / Existing Signals F 74.5 C 28.8
Campbell Rd / May S5t (¥ Future Signals C 32.2 C 29.1
) Future with medified layout
@ Relative additional traffic contributions are:  Thursday PM  15% Marrickville Metro Expansion
85% Aquatic Centre + Subdivision
Saturday 24% Marrickville Metro Expansion
76% Aquatic Centre + Subdivision
[€)] Assumes any growth in right turns into Bedwin Road uses underpass to turn left to south to aveid delays.
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| The Hon Kristina Keneally v

[ Mirister for Pfannif\g } Minister for Redfern Waterloo

Coungilior Morris Hanna D0o/5272
President

Marrickviile Chamber of Commerce Inc.

PO Box 766

MARRICKVILLE NSW 2204

=3 0CT 2008

Dear CouWna ﬂ/{m , '

| refer to your correspondence providing further information on the issues raised at our
meeting on 28 July 2009 with the Mon Carmel Tebutt MP, Deputy Premier, and Minister
for Health, Member for Marrickville, concerning the Marrickville Metro Shopping Centre.

I have noted your concems in refation to this matter including the classification of the
Marrickville Metro Shopping Centre as a Village’ in the draft South Subregional Strateqgy
and any proposed intensification of the current retail usage at the Marrickville Meiro

Shopping Centre.

I am advised the Department of Planning is aware of the Chamber's concerns about any
future expansion of Marrickville Metro as well as its views on how such an expansion
could affect the economic viability of both the traditional Marrickville and Dulwich Hili
shopping strips. | am also advised that Marrickville Council is in the process of reviewing
its planning contrals including those for the Marrickville Metra Shopping Centre, as part of
its preparation of the draft Comprehensive LEP 2010.

As part of this process, the Council has prepared an urban strategy which identifies the
Metro as a ‘Stand alone’ Centre. Council has also requested that the Department
consider reviewing the draft South Subregional Strategy to reflect this classification. The
Department will continue to work with the Council to ensure that Marrickvilie Metro is
appropriately classified in both the final South Subregional Strategy and Council's new

Comprehensive LEP,
| trust this information is of assistance,

Yours sincerely -

Level 35 Governor Macquarie Tower T6129228 5811

il s 1 Farrer Place, Sydney NSW 2000 F 6129228 5499
Mew South Wales Government GPO Box 5341, Sydney NSW 2001 olfice@keneally. minister.nsw.gov.au

TooH Ivd 81:80 6002 01/¢2



Marrickville Chamber of Commerce {nc.
PO BOXY 766 MARRICKVILLE 2204

28 March 2008

Fax: (02) 9895 6270

NSW Department of Planning
2 pg(s) including this pg

Sydney South Region
GPO Box 39
SYDNEY NSW 2001

Email: southsubregion@planning.nsw.gov.au

RE: SOUTH SUB REGION DRAFT SUB REGIONAL STRATEGY

The Marrickville Chamber of Commerce has received and considered the “Scuth Sub
Region Draft Subregional Strategy” published by the NSW Department of Planning
(“Report”), and having consulted various planning and urban design consultants and its
members, wishes to make the following comments and submissions:

1. Marrickville, in terms of its urban and residential fabric, identity, land uses and
historical attributes appears to be closer to and better assessed within the;Inner
West sub region as opposed to the south sub region. .

2. There appears to be no basis or explanation provided for the discrepancy between
identifying Marrickville Road as a Town Centre in various plans and maps and in
other plans and maps identifying, lllawarra Road, as a "Village”. The Marrickville

Town Centre is defined by:

a. Marrickville Road, from approximately the Sydneham Railway Station
eastern end at Victoria Rd to Livingstone Road / Marrickville Hospital

site in the west; and

b. Along lllawarra Road including Marrickville Station and the area known
as the Warren bounded to the south by Harnett Avenue.

Accordingly, we have treated the Marrickville Town Centre as both Marrickville and
lllawarra Roads.

3. This is essentially reinforced by the substantial infrastructure represented by
Marrickville and Sydneham Railway Stations, which forms the base of this Town
Centre. Which significant railway infrastructure can be better utilized by creating
greater densities within the Town Centre.

4. Marrickville Road presents an excellent opportunity - as evidenced by its strong
transport credentials in Marrickville and Sydneham Railway Stations, proximity to
the CBD, Airport, Port Botany and main expressways - to accommodate greater
mixed used densities and heights along the Marrickville and illawarra Roads.

5. The incentive for residential / retail infill and “shop top housing” is restricted by the
lack of suitable floor space ratios and height guidelines in the environmental
planning instruments of the Marrickville Local Government Area.

6. A sensible and balanced increasing of densities and heights in the Marrickville
Town Centre, amongst other things, would:

==



Marrickville Chamber of Commerce Inc.
PO BOX 766 MARRICKVILLE 2204

a. Reinvigorate the Marrickville Town Centre with additional tenants, retail
activity, residents, better security and amenity as a result of the residential
activity above the shops — creating a vibrant urban setting during the day
time and into the evening — with cafes, restaurants and entertainment;

b. Absorb some of the increasing demand for housing (as reflected in the
increasing residential rentals in the Marrickville LGA), which housing
demand would be accommodated in traditional residential areas by
increased densities and heights - with the expected friction, disputes and
objections between residents in existing single dwellings and the
introduction of medium and high density residential.

7. The Report makes no mention of the significant Marrickville Hospital site on the
corner of Livingstone and Marrickville Roads, which should be identified as a major
civic redevelopment site, which would accommodate high density residential,
Counail divic facilities such as Council Chambers, library and childcare, and other
substantial benefits for the Marrickvilie LGA and its residents.

8. The Chamber believes that the Metropolitan Development Program 2005 target for
approximately 5,000 new dwellings in the Marrickville LGA Area — is an excellent
opportunity for the Report to identify, reinforce and recommend some of this high
demand for new residential dwellings be absorbed by increasing densities in the

Marrickville Town Centre.

9. Mixed use projects and “shop top housing” with suitable development standards,
including strong urban design and sustainable development principtes, can make a
significant contribution to housing stock and variety within the Marrickvilte LGA and
contribute significantly to meeting the Metropolitan Development Program 2005
target, which the existing residential areas of Marrickville would encounter not only
difficulty but heated opposition and friction in achieving suitable development

density.

10. The Chamber is seeing an erosion of the traditional retailing along Marrickivile
Road, due to the expansion of nearby regional and sub regicnal shopping centres,
expansion of retail activities at Sydney Airport, the introduction of bulky goods and
“untawful’ retail operations in industrial areas — with the result being that many
shops are becoming vacant, a proliferation of discount and $2 shops - deterioration
of what otherwise was a vibrant and strong retail area. The introduction of greater
densities would introduce greater numbers of residents directly above and in the
immediate vicinity of the retail strip — which would invigorate and revitalize the retail
strip for both day time generic retailing, destination retailing and spill over into the
evenings with entertainment, restaurant and café retailing.

We look forward to your reply.

Yours faithfey—

Marrickville Chamber of Commerce



