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EXECUTIVE SUMMARY
Urbis has been commissioned to undertake an update of a previous Retail and Employment Assessment
commissioned in 2015 to inform the planning of the Marsden Park North Precinct.
The findings of this assessment do not preclude the rezoning of the Marsden Park North precinct.
The key findings of this report are:

Population and Demographic Analysis
Marsden Park North is a 1,227-hectare release area, in Sydney’s North-West Growth Area (NWGA). Its
estimated dwelling and population capacity under the draft Indicative Layout Plan (ILP) are:


6,312 additional dwellings



20,198 new residents (based on an average household size of 3.2 persons per dwelling)

The future demographic profile of Marsden Park North is expected to mirror other urban fringe release areas.
To identify this profile, other recently completed release area case study in North West Sydney (includes
Kellyville Ridge, Stanhope Gardens and Parklea) was analysed looking at their changing demographic
profile between the 2006 and 2016 Census surveys, as they were developed.
The key findings show the following:


Between 2006 and 2016 consistently high average household income growth was observed in the
release area case study (over 10 years), with an average household income of $142,178 in 2016, 20%
above the Sydney benchmark



The substantial change to socio-demographic indicators seen in the release area case study between
2006 and 2016 reflects the migration of new residents who have incomes above the average in NWGA,
Blacktown LGA and the Hills Shire



The above average income profile is reflective of the high employment participation and couple families
amongst new residents in release areas



In addition, these areas typically attract fewer low income groups such as unemployed residents, renters,
students and retirees



The lower representation amongst lower income groups is due to the income required to service a
mortgage (and income / equity requirements by mortgage lenders)



The household income of the release area case study reflects the price point of its housing stock,
highlighting that average income households are less able to afford to purchase property in new release
areas (when compared to the average income of the Blacktown and Hill Shire LGAs) - with more
affordable product types potentially attracting a different profile



The release area case study also attracts a younger average age than the Sydney average



The lower average age driven by a high proportion of residents in early to middle stages of their careers
and younger families, illustrated by a high proportion of residents aged 25-39 years and 0-13 years



A high proportion of family households, forming approximately 88% of all households in 2016



A low unemployment rate, which increased marginally from 3.3% in 2006 to 4.0% by 2011 as the release
area was developed, and substantially below the unemployment rate across the North-West Growth
Area (NWGA)



Release areas typically attract residents with higher education attainment in all education categories
compared to the NWGA



The highest represented education category is Bachelor degree or higher, showing the ability of the
region to attract highly educated residents



The influx of new residents has shifted the workforce from blue collar to white collar / services industries,
which will have an impact on the type of job demand expected in the Marsden Park North Precinct
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The most dominant industries of employment in the release area case study in 2016 were public and
health services, closely followed by the professional and administrative services.

Retail Demand Assessment
To assess the floorspace and turnover potential for a retail centre within Marsden Park, this report addresses
the demand for retail floorspace, specifically noting:


Population growth. The retail trade area has been defined to extend beyond Marsden Park North and
includes Marsden Park, Bligh Park, part of Riverstone West and Riverstone and part of West Schofield.
The retail assessment has regard to the underlying assumption of 6,312 new dwellings on completion at
Marsden Park North on the basis of reaching 400 dwellings completions per annum at capacity
The trade area is expected to contain 11,730 residents in 2017 and grow to 63,040 by 2041. The
primary trade area will account for 33% of the trade area population in 2041



Market growth. Total retail spending in 2017 is estimated at $165 million. By 2041, when Marsden Park
North and Marsden Park are expected to reach capacity, total retail spending is forecast to reach $1.2
billion ($2017)



Retail floorspace potential. In assessing the supportability of retail floorspace within Marsden Park
North, we have had regard to the location of the precinct, proposed dwelling capacity, population
forecasts attributed to this and the existing and proposed competitive retail environment. By assessing
capacity and other development factors, we recommend a sub-regional centre of approximately
17,900sq.m be delivered by 2031.
More specifically, the breakdown of floorspace is as follows:


7,000 sq.m discount department store (DDS)



3,500 sq.m full-line supermarket



1,400 sq.m mini-majors



4,300 sq.m of specialty shops



1,700 sq.m of non-retail floorspace.



The market assessment assumes that the majority of future retail floorspace will be built within a
single shopping precinct to the south of Garfield Road.



Average trading levels in the initial years of trade are expected to be below the Urbis Retail Averages.
The trading levels however, for the supermarket and DDS are expected to increase in response to
population growth and as they establish their presence within this market.



In practice, retail operators may seek to open early in the development phase in order to gain first-mover
advantage, as well as provide amenity and services for early residents. This in turn can assist in
increasing the take-up rate of residential development within the land release precincts. In these
precincts, retailers may be willing to accept lower productivity rates in initial years, with the prospect of
strong year on year growth.



Employment benefits. The 17,900 sq.m retail centre considered supportable on the site based on a
high case would generate direct employment of approximately 660 full time and part-time workers from
ongoing operations. Overall, the centre will generate employment benefits of 790 jobs per annum
throughout the economy (both direct and indirect) from ongoing operations and 62 annual equivalent
jobs during the retail construction phase.



Indicative land requirement. It is expected that the development of a 17,900 sq.m sub regional
shopping centre (at capacity) could require around 5.1 hectares of land based on the typical sub regional
centre car parking provision of 5.22 car parks per 100sq.m (total centre).



If additional local centres are provided within the precinct (consistent with the finalised ILP), the scale of
retail provided in each centre will impact on the performance of the others. We therefore expect that the
location that is eventually developed to accommodate a supermarket will be the focal point for retail
activity. In the absence of a supermarket anchor, we expect that smaller local centres would have
limited top-up retail provision and may instead be focused on non-retail community / leisure uses.
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Non-Retail Employment Assessment
The Non-Retail Employment Assessment considers the future demand for employment land from a range of
businesses. This provision of facilities is based on high-level benchmarking against population thresholds.
Urbis Social Advisory is undertaking more detailed analysis of supply and optimal delivery outcomes of
community facilities in the Marsden Park North Community Facility and Open Space (CFOS) Report.
Specifically, Urbis has undertaken analysis of the following:


Strategic planning policy relating to the provision of employment lands in the North-West Growth Area
(NWGA)



Jobs growth from businesses servicing the Marsden Park North (MPN) population



The capacity of the Marsden Park North precinct to attract businesses / services that have a regional
catchment servicing the broader NWGA, which will consider the following:


Commercial drivers for attracting potential employment uses / businesses serving a regional
catchment



MPN’s competitive position relative to other NWGA precincts



Analysis of the Strengths, Weaknesses, Opportunities and Threats (SWOT) of the Marsden Park
North precincts



Competing supply of regional businesses / services



Potential ‘out of the box’ business ideas that could be accommodated in the MPN not provided for
elsewhere.

Given the extent to which regional employment services are provided elsewhere, and the relative competitive
position of Marsden Park North discussed we do not think that there is market demand to support regional
employment uses in the Marsden Park North Precinct. The main reasons for this are:


Significant supply of surrounding employment lands (Industrial and Business Park precincts)



Marsden Park North lacks the competitive commercial drivers that typify successful employment land
precincts, such as infrastructure, access to main roads and outbound market



It is noted in previous employment and retail studies (MacroPlan Dimasi, Marsden Park and Hill PDA,
Box Hill) that there is sufficient capacity within the current undeveloped zoned land to accommodate
future industrial development



Many of the regional employment uses require either co-location with regional retail centres, business
parks and transport infrastructure or access to an outbound market.

In addition to retail, there are a number of potential uses that suit the existing rural character of the precinct,
and are compatible with the strong population growth forecast for the area:


An eco-biosphere that would be targeted at attracting tourism into the NWGA



A destinational café/restaurant venue, combining high quality indoor and outdoor areas (combined with
the Town Centre).

The combined ongoing employment impact of both is approximately 300 jobs.
Despite this, the majority of jobs in Marsden Park North will be driven by the local population. At full
development, Marsden Park North has potential to support the following uses:


Approximately 1,200 sq.m of commercial office space. This assumes that around 20% of population
driven demand for office space will be self-contained, with the balance of demand to be serviced by
higher order business locations.
Commercial space will be located within the centre, suitable for businesses servicing a local population
base, likely in the form of smaller strata office suites.



Early childhood (9 childcare centres) and primary schools (2 public primary schools)
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3 medical centres/practices and 2 retirement villages, which will consist of co-located independent living
unit and retirement aged care facilities.



1 district centre – to serve as a Community Resource Hub (CRH) (refer to Marsden Park North CFOS
report). This will integrate potential uses such as a branch library and youth centre.



An estimated 550 employed in home businesses.

Marsden Park North will support approximately 1,536 total direct full-time, part-time and casual jobs from
ongoing operations and provide up to 41,800 sq.m of employment generating floorspace.
In addition to this, there will be broader employment benefits associated with construction employment
generated during the development of Marsden Park North and indirect jobs created through suppliers
servicing businesses located in Marsden Park North.
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INTRODUCTION
Urbis has been appointed to undertake an update of a Retail and Employment Assessment previously
commissioned in 2015. This report will be packaged along with a number of new and existing technical
reports as part of the NSW Government Precinct Acceleration Protocol process used to accelerate
development across the precinct. The terms of reference are attached in Appendix A.
Marsden Park North is a 1,227-hectare release area, in Sydney’s North-West Growth Area (NWGA). As part
of this update, NSW Department of Planning and Environment have revised dwelling and population
assumptions for Marsden Park North, following a number of technical studies and consultations. The revised
assumptions at capacity are:


6,312 additional dwellings



20,198 new residents (based on an average household size of 3.2 persons per dwelling)

These revised assumptions take regard for the number of approximate dwellings outlined within the current
draft Indicative Layout Plan (ILP) for Marsden Park North. These estimates reflect the amount of available
developable land assessed through recent technical investigations under the Precinct Acceleration Protocol.
The previous 2015 Retail and Employment Assessment considered a range of dwelling yield scenarios given
the uncertainty surrounding the amount of non-flood affected land within the precinct. The revised
assumptions within this update now replace the initial dwelling yield scenarios.
The analysis and findings of the report are outlined in the following sections:


Section 1 provides an overview of the proposed precinct release



Section 2 analyses the historic, existing and future resident population in Marsden Park North,
considering the implications of the Precinct’s future workforce, resident population and demographic
profile



Section 3 considers the competitive environment for retail centres within the release area



Section 4 analyses the demand for retail services



Section 5 outlines the critical success factors for retail in Marsden Park North



Section 6 conducts an analysis of the key drivers for non-retail employment, including employment in
industrial, office / commercial and local services (e.g. health, education and community services) across
both a local Marsden Park North precinct catchment and broader regional market catchment



Section 7 considers the economic impact of Marsden Park North on surrounding precincts



Section 8 provides a summary of conclusions and recommendations.
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1.

MARSDEN PARK NORTH PRECINCT

The Marsden Park North Precinct is a part of the North-West Growth Area (NWGA), which was created in
2005 to manage future land releases and associated population growth Sydney’s North West urban fringe.
The NWGA is expected to yield a total of 90,000 new dwellings resulting in a population of approximately
250,000 new residents (Source: NSW Department of Planning & Environment).
The NWGA is broken into 16 precincts, which are being released progressively. To date the following
precincts have been released, and are expected to collectively accommodate 50,000 new dwellings:


Alex Avenue



Box Hill



Box Hill Industrial.



Colebee



Cudgegong Road Station (Area 20)



Marsden Park



Marsden Park Industrial



North Kellyville



Riverstone



Riverstone West



Schofields



Townson Road



West Schofields



Vineyard

Marsden Park North is bound by Richmond Road to the south west, Vine Street to the south, South Creek to
the north and Eastern Creek to the east. It is semi-rural in nature, with much of the area currently occupied
by farmland and low-density residential housing.
Marsden Park North was released for planning in June 2014, under the NSW Government Precinct
Acceleration Protocol and is currently undergoing master planning.
The Marsden Park North Precinct is 1,227 ha in size and is expected to accommodate approximately 6,312
dwellings and 20,198 new residents at an average household size of 3.2 persons per dwelling. This dwelling
yield reflects the amount of available developable land in Marsden Park North.
Pictures 1 and 2 overleaf show the rural nature of Marsden Park North. Map 1.1 shows an aerial map of the
precinct, while Map 1.2 shows an indicative concept plan layout of the precinct.
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Picture 1 – Marsden Park North

Picture 2 – Marsden Park North
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Marsden Park North Precinct
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Map 1.1
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Marsden Park North Indicative Layout Plan

Map 1.2

Source: NSW DPE
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2.

POPULATION AND DEMOGRAPHIC ANALYSIS

There will be a strong connection between workforce, resident population and the total amount and type
employment land growth that can be supported within the Marsden Park North precinct.
As such a review of the demographic patterns across North West Sydney has been conducted with specific
reference to comparable release areas which provide an indication of the potential resident and worker
profile of Marsden Park North.

2.1.

HISTORICAL AND FORECAST POPULATION GROWTH

In June 2014, the Marsden Park North Precinct, located in the North-West Growth Area, was formally
released for planning by the NSW Minister for Planning and Environment under the Precinct Acceleration
Protocol.
For the 1,227 hectare Marsden Park North Precinct, preliminary estimates indicate that the site could
accommodate up to 6,312 new homes for approximately 20,198 new residents. These figures reflect
dwelling and population estimates outlined within the draft ILP for Marsden Park North. They have been
informed by findings from relevant environmental investigations that have assessed the quantum of
developable land within the precinct.
The following section considers the population growth of the subject area, as this reflects the forecast
dwelling production and capacity of the Marsden Park North precinct. Other key assumptions are provided
below:


As no housing mix has been confirmed, Urbis have calculated population using the average household
size of 3.2 persons per dwelling. This is based on the recommendation of Blacktown City Council



Urbis have assumed first dwellings in Marsden Park North to be completed by 2021, with dwelling takeup ramping up to reach 400 dwellings per annum from 2026. This reflects a preliminary development
programme of staged delivery across sub-precincts within Marsden Park North.

Population Growth
MARSDEN PARK RELEASE AREA

TABLE 2.1
2016-21

2021-26

2026-31

2031-36

2036-41

Marsden Park North

50

1,075

3,050

4,878

6,312

Average Household Size

3.2

3.2

3.2

3.2

3.2

2021

2026

2031

2036

2041

160

3,440

9,760

15,608

20,198

Dwelling Yield

Population
Marsden Park North

Annual Population Growth (no.)

Marsden Park North

2021-26

2026-31

2031-36

2036-41

656

1,264

1,170

918

Note: As at June 30
Source: NSW Department of Planning and Environment; Blacktown City Council; Urbis

2.2.

DEMOGRAPHIC ANALYSIS

A comparative analysis of the demographic characteristics of both the NWGA and other release areas
(referred to the Release Area Case Study in this analysis) has been undertaken to identify the future
demographic profile of Marsden Park North.
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The geographic areas used to develop a release area benchmark includes three suburbs in the northwestern region of Sydney that were earlier greenfield release precincts, similar to what is anticipated for the
Marsden Park North precinct. These suburbs have undergone the majority of their development between
2003 and 2011 and hence their shifting demographic profile can be seen across the 2006, 2011 and 2016
Census years.
The analysis of these areas has been used to forecast the types of residents that are likely to move into the
Marsden Park North precinct, and includes:


The Ponds



Stanhope Gardens



The Alex Avenue Precinct in Schofields.

This approach to identifying the future demographic profile of Marsden Park North is consistent with other
demographic assessments (e.g. Marsden Park and Schofields).
Table 2.2 overleaf summarises the key demographic statistics for Marsden Park, the North-West Growth
Area and the Release Area Case Study across the 2006, 2011 and 2016 Census years. The key points to
note from the table include:


The suburb of Marsden Park is still characterised by semi-rural housing with a low resident population.
As such, the suburb’s socio-economic profile is expected to change dramatically as the precinct
becomes developed.



The substantial change to socio-demographic indicators seen in the Release Area Case Study reflects
the migration of new residents who have incomes above the average in NWGA, Blacktown LGA and the
Hills Shire


The above average income profile is reflective of the high employment participation and couple
families amongst new residents in subject areas



In addition, these areas typically attract fewer low income groups such as unemployed residents,
renters, students and retirees.



The average household income and average income per capita in Marsden Park has continually
increased over the past 10 years



Similarly, the NWGA has experienced steady growth in average household incomes across the 10-year
period and has also seen a higher per capita over this period than Marsden Park



The average age within Marsden Park has increased continually from 2006 to 2016.



The Release Area Case Study has the youngest average age at 29.5 years old compared to 41.3 years
in Marsden Park, 33.9 years in the NWGA and 34.6 years in the Blacktown LGA and Hills Shire in 2016



The average household sizes of the NWGA and Blacktown LGA and Hills Shire have increased in the
2006 to 2016 period



The average household size in the Release Area Case Study also rose from 3.2 to 3.5 persons
alongside an increase in family households from 89.8% to 92.2% from 2006 to 2016



The housing type in the Release Area Case Study illustrates that developments with an appropriate mix
of detached and attached dwellings are well received by the market for new release precincts



The Release Area Case Study’s housing type reflects the structure of most release precincts with
attached and higher density dwellings co-located with the town centre



Marsden Park has experienced a decrease in the proportion of family households accounting for 72.7%
in 2006 to 68.0% in 2016. The Release Area Case Study has the largest proportion of family
households, representing 92.2% of all households in 2016

The demographic profile indicates that young families with a high rate of employment participation are the
typical household moving into new release areas. The Release Area Case Study has a higher household
income than the average in Blacktown and The Hills Shire, consistent with its age profile which typically has
above average workforce participation (compared to groups such as retirees and students).
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It is also important to recognise that the Release Area Case Study’s demographic profile reflects the
households that could afford to purchase into these suburbs attracting a different profile.
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Key Demographic Changes
Subject Areas 2006 - 2016

Marsden Park Suburb

North West Growth Area

Blacktown LGA and Hills Shire

Table 2.2
Release Area Case Study

2006

2011

2016

2006

2011

2016

2006

2011

2016

2006

2011

2016

Average Household Income

$56,853

$67,754

$90,738

$67,913

$78,035

$113,207

$77,085

$93,507

$110,164

$93,048

$123,589

$142,178

Average Per Capita Income

$21,027

$28,783

$34,007

$23,591

$29,260

$38,360

$25,736

$30,729

$30,729

$29,205

$36,742

$41,988

Average Age (years)

35.5

38.6

41.3

35.0

37.8

33.9

33.6

34.6

34.6

28.9

28.9

29.5

Average Household Size

2.8

2.5

2.6

2.9

2.7

3.1

3.1

3.1

3.2

3.2

3.3

3.5

72.7%

64.8%

68.0%

78.0%

73.9%

82.8%

83.1%

83%

84%

89.8%

91.2%

92.2%

4.4%

5.5%

-

4.5%

5.1%

-

5.5%

6.1%

-

3.0%

4.0%

-

Family Households
Unemployment Rate

Note: Employment Data for 2016 Census awaiting release
Source: ABS 2006, 2011 and 2016 Census; Urbis

Housing Profile
Subject Areas 2006 - 2016
Marsden Park Suburb

North West Growth Area

Blacktown LGA and Hills Shire

Table 2.3
Release Area Case Study

2006

2011

2016

2006

2011

2016

2006

2011

2016

2006

2011

2016

Detached

72.4%

57.1%

58.1%

91.0%

88.3%

87.8%

85.3%

83.8%

79.9%

98.1%

89.4%

76.6%

Medium Density

0.8%

2.4%

0.9%

1.8%

4.0%

8.0%

10.0%

11.0%

14.7%

1.0%

6.8%

20.5%

High Density

0.0%

0.6%

0.0%

1.6%

0.4%

0.3%

4.1%

4.9%

5.3%

0.8%

3.8%

3.1%

Other

26.8%

39.8%

42.2%

5.6%

7.3%

4.7%

0.6%

0.3%

0.3%

0.1%

0.0%

0.0%

Source: ABS 2006, 2011 and 2016 Census; Urbis
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In addition to the above analysis, we have also reviewed particular demographic characteristics in more
depth for the 2016 Census years and benchmarked these to the Greater Capital City Statistical Area. The
industry of employment uses numbers from the 2011 Census as the 2016 figures have been recalled by the
ABS.
The key take outs and implications of this analysis have been outlined below, with the data presented in the
charts on the following pages.
It must be noted that a comparison between the 2011 and 2016 Census data has not been included in this
component due to changes in the reporting of data across the Census years.
Age: Chart 2.1 on the subsequent page shows the age distribution of the residents that live within Marsden
Park, the NWGA and the Release Area Case Study and compare these to the Sydney benchmark in the
2016 Census.
The chart shows that the subject areas have a lower average age compared to the Greater Sydney
Benchmark (with the exception of Marsden Park who have a high proportion of retirees). This trend is shown
where there is a higher proportion of people aged 60+ and a lower proportion of people aged 0-14 in the
Sydney Benchmark.
Household Income: Chart 2.2 shows the Marsden Park, NWGA and Release Area Case Study household
income distribution in 2016 and benchmarks these to the Greater Sydney Area.
The Release Area Case Study has the highest proportion of households (39%) earning over $156,000 in
2016. The rapid increase in household income reflects the higher rate of employment and workforce
participation amongst new households moving into these areas.
Dwelling Tenure: Chart 2.3 displays the type of dwelling tenure for the residents of Marsden Park, the
NWGA and the Release Area Case Study in 2016 and compares this to the Sydney benchmark.
The chart indicates that the Release Area Case Study has a significantly high proportion of mortgage holders
(68.7%) and is a reflection of a younger population, in particular young families buying their first home. This
trend illustrates that the residents that are likely to move into the Marsden Park North area are more likely to
purchase housing rather than rent.
Industry of Employment: Chart 2.4 shows the industry of employment of the residents for the 2016
Census.
The most dominant industries of employment in 2016 across the NWGA are blue collar industries of
manufacturing, transport and wholesale trade industries. The proportion of residents employed in these
industries is well above the proportion across the Sydney benchmark.
Other significant industries of employment for the residents of the NWGA include public and health services
as well as retail trade and accommodation industries.
The most dominant industries of employment in the Release Area Case Study in 2016 were the public and
health services sector (26%), closely followed by professional and administrative services (24%) and
manufacturing, transport and wholesale trade (22%).
The influx of new residents has shifted the workforce from blue collar to white collar and services industries,
which will have an impact on the type of job demand expected in the Marsden Park North Precinct.
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Age Distribution 2016
Subject Areas Vs Sydney Benchmark (2016 Census)
0%

Marsden Park Suburb

15%

North West
Growth Centre

40%

12%

Release Area
Case Study

60%

22%

23%

Aged 0-14

25%

28%

13%

15%

25%

23%

Aged 15-24

100 %

29%

26%

11%

19%

80%

22%

12%

29%

Sydney
(Benchmark)

Chart 2.1

20%

26%

Aged 25-39

7%

19%

Aged 40-59

Aged 60+

Source: ABS 2016 Census; Urbis

Household Income 2016
Subject Areas Vs Sydney Benchmark (2016 Census)
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Dwelling Tenure 2016
Subject Areas Vs Sydney Benchmark (2016 Census)

Chart 2.3
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Industry of Employment 2016
Subject Areas Vs Sydney Benchmark (2016 Census)

Chart 2.4
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- Manufacturing, Transport and Wholesale Trade includes 'Manufacturing', 'Wholesale trade' and 'Transport, postal & warehousing'
- Retail Trade and Accommodation includes 'Retail trade' and 'Accommodation & food services'
- Professional and administrative services includes 'Information media & telecommunications', 'Financial & insurance services', 'Rental,
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- Public and Health Services includes 'Public Administration & safety', 'Education & training', 'Health care & social assistance' and 'Arts
& recreation services'
Source: ABS 2016 Census; Urbis
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3.

RETAIL SUPPORTABILITY ASSESSMENT

This section provides an overview of the supportability of retail floorspace during the development of
Marsden Park North. More particularly, this section considers:


An appropriate trade area for retail development on the subject site



Estimated timing of residential development in Marsden Park North based on the potential delivery of
approximately 6,312 new dwellings (as identified by NSW DPE):



The current and proposed competitive environment in and around the trade area



The size of the retail spending market available to Marsden Park North.

From this we will assess the amount of retail floorspace supportable and estimated delivery of this floorspace
throughout the development period of Marsden Park North.

3.1.

TRADE AREA ANALYSIS

The trade area refers to the area likely to be served by the retail component within Marsden Park North. The
definition of the trade area for any retail development is determined by a number of factors including:


The strength and attraction of the centre in question, determined by success factors such as
composition, layout, car parking and the presence of other local complementary uses



The proximity, composition, quality, size and diversity of retail, business services and community
facilities in competing retail centres



The accessibility of the subject centre in terms of road and public transport networks



Topography and other physical barriers such as rivers, railways and freeways



Proximity and accessibility to potential shoppers.

The adopted trade area has been based on ABS Mesh blocks surrounding the subject site. The initial
concept plan for the development indicate a centre is located within the middle of the precinct. On this basis,
we have defined the trade area sectors as follows:


Primary trade area extends over the entire Marsden Park North precinct.



Secondary west trade area extends over the majority of the Marsden Park residential precincts bound
by Stoney Creek Road along the west and Richmond Road to the east. This excludes the proposed
Marsden Park Town Centre and Marsden Park Industrial Area to the south.



Secondary north-west trade area extends from the north-western boundary of Marsden Park North
covering Windsor Downs to the east of Richmond Road and extending as far north as Bligh Park. The
area of Bligh Park is bound by George Street in the west and Rifle Range Road in the north. A large part
of this trade area is occupied by Windsor Downs Nature Reserve. This trade area sector falls outside of
the North-West Growth Area and has already been developed with low density residential uses.



Secondary north-east trade area covers the entire Riverstone West precinct and part of Riverstone.
These precincts both fall within the North-West Growth Area.



Secondary south trade area extends over the northern part of West Schofields precinct and Schofields
precinct. These precincts both fall within the North-West Growth Area.

Map 3.1 over page shows the defined trade area and retail competition.
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3.2.

TRADE AREA POPULATION

In assessing population forecasts we have had regard to the following information sources:


North West Growth Area Precinct Planning - NSW DPE



Assuming an annual dwelling take-up rate per annum that is consistent with aerial inspection of dwelling
take-up within master-planned communities in the North-West Growth Area



Marsden Park North population projections – NSW DPE

This assessment assumes that new residents will commence entering this market in 2021.
We note there is currently an existing resident population within Marsden Park North of 700 residents (2016
Census) located to the south-eastern area of the precinct. Development would largely be concentrated over
the western and north-western areas of the precinct and therefore these dwellings would be incorporated
with the proposed scheme of approximately 6,312 new dwellings.
Population forecasts for the trade area are shown in Table 3.1. The initial population for Marsden Park North
has been assumed at 2017. The key findings include:


In assessing population growth for the primary trade area and the subject development we have
assumed the development of approximately 6,312 new dwellings. It is noted that there are around 250
existing dwellings in the precinct as of 2016. Key assumptions on dwelling take-up and population
include:


Urbis have assumed that first dwellings in Marsden Park North be completed by 2021. It is expected
that capacity (up to 6,312 dwellings or 20,198 new residents) will be met by 2041.



Take up will eventually reach 400 dwellings per annum, based on an indicative delivery programme
of staged delivery across sub-precincts within Marsden Park North



An average household size of 3.2 persons has been applied in assessing the population to be
attributed to this development.



Growth in the total secondary trade area is largely attributed to Marsden Park which is proposed to have
capacity for around 23,500 residents on completion in 2029. The initial release of lots for this precinct
has commenced.



The secondary north-west is largely developed and therefore negligible growth has been forecast for this
precinct.



The secondary north east and secondary south contain parts of Riverstone and West Schofields.
Accordingly, an estimated proportion of the dwelling yield proposed has been attributed to these
precincts in assessing population forecasts.



The main trade area is expected to contain 18,930 residents in 2021 and grow to 63,040 by 2041. The
primary trade area will account for 33% of the total trade area population in 2041.

URBIS
MARSDEN PARK NORTH RETAIL AND EMPLOYMENT
ASSESSMENT

RETAIL SUPPORTABILITY ASSESSMENT

15

Trade Area Population
2017-2041

TABLE 3.1

Population
2017

2021

2026

2031

2036

2041

690

850

5,330

11,730

17,210

20,890

West
South
North West
East

2,040
1,060
7,780
160

7,640
1,060
7,780
1,600

17,080
2,570
7,780
3,040

23,480
7,370
7,780
3,040

23,480
7,850
7,780
3,040

23,480
7,850
7,780
3,040

Total Secondary

11,040

18,080

30,470

41,670

42,150

42,150

Main Trade Area

11,730

18,930

35,800

53,400

59,360

63,040

Primary:
Primary
Secondary:

Annual Population Growth (no.)
17-21

21-26

26-31

31-36

36-41

40

896

1,280

1,096

736

West
South
North West
East

1,400
0
0
360

1,888
302
0
288

1,280
960
0
0

0
96
0
0

0
0
0
0

Total Secondary

1,760

2,478

2,240

96

0

Main Trade Area

1,800

3,374

3,520

1,192

736

Primary:
Primary
Secondary:

Annual Population Growth (%)
17-21

21-26

26-31

31-36

36-41

5.4%

44.4%

17.1%

8.0%

4.0%

West
South
North West
East

39.1%
0.0%
0.0%
77.8%

17.5%
19.4%
0.0%
13.7%

6.6%
23.5%
0.0%
0.0%

0.0%
1.3%
0.0%
0.0%

0.0%
0.0%
0.0%
0.0%

Total Secondary

13.1%

11.0%

6.5%

0.2%

0.0%

Main Trade Area

12.7%

13.6%

8.3%

2.1%

1.2%

Primary:
Primary
Secondary:

Note: As at June 30
2017 figures account for existing population in trade area
Source: NSW Department of Planning and Environment; Urbis

3.3.

TRADE AREA SPENDING

Retail spending estimates are derived using MarketInfo, a micro-simulation model developed by Market Data
Systems Limited (MDS). This model, which is based on information from the national ABS Household
Expenditure Survey (HES) and the Census of Population and Housing, uses micro-simulation techniques to
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combine a household’s propensity to spend on particular commodities with the socio-economic
characteristics of individuals to derive spending per capita estimates on a small area basis.

Per Capita Spending
Chart 3.1 shows the variation in retail spending per capita by product group for the total trade area compared
to the Sydney average. All figures are shown in $2017 values including GST. Given there are currently
limited residents within the primary, secondary west, secondary south and secondary east trade areas we
have adopted the retail spending per capita available to residents within new and established
neighbourhoods that were previously residential release areas in North West Sydney. As such, this
represents a retail spending profile that could be achieved within the main trade area in the future.
The emerging profile of the future trade area residents in Marsden Park North and Marsden Park is likely to
make the overall trade area demographic profile increasingly affluent in the future.
The chart shows that the average retail spending per capita of main trade area residents in all product
groups (with the exception of food retail and bulky goods) is lower than the Sydney average. The lower per
capita spending reflects the lower average per capita incomes of main trade area residents. Food retail
which comprises food and groceries expenditure is in line with the Sydney average. Overall total retail
expenditure is -6% below the Sydney average made up of total food (- 4%) and non-food (-7%).

Retail Spending Per Capita Variation from Sydney
Main Trade Area, 2017

Chart 3.1

Variation from Sydney
Average

+3%

-0%
-3%

-4%
-7%

-6%

-10%
-15%
Food
Retail

Food
Catering

-…

-16%
Apparel Homewares

Bulky
Goods

Leisure/
General

Retail
Services

Food

Non-Food Total Retail

Source: ABS; MarketInfo; Urbis

Current and Future Retail Spending Market
Based on retail spending per capita for trade area residents, the 2016 Census data and the population
forecasts provided in Table 3.2, the following table shows the size of the total retail spending market
available by 2041 by product group and primary trade area and main trade area. Specifically, this shows the
following:


Low current retail spending in the primary trade area can be attributed to Marsden Park North not yet
being developed, with limited residents currently within the trade area



Total retail spending in the primary trade area is forecast to increase significantly at an annual growth
rate of 16.5% between 2017 and 2041.



By 2041, Marsden Park North and Marsden Park in addition to other release precincts within the trade
area are expected to have completed and therefore reached capacity. As such, total retail spending in
the main trade area is forecast to reach $1.2 billion ($2017)



Total food (food retail and food catering) in the main trade area makes up 51% or $618 million ($2017) of
total retail spending in 2041.

URBIS
MARSDEN PARK NORTH RETAIL AND EMPLOYMENT
ASSESSMENT

RETAIL SUPPORTABILITY ASSESSMENT

17

Forecast Retail Spending by Product Group
TABLE 3.2

Main Trade Area, 2017-2041 ($M, $2017 Incl. GST, Excl. Inflation)
Food
Retail

Food
HomeApparel
Catering
wares

Bulky Leisure/ Retail
Goods General Services

Total
Retail

Primary Trade Area:
2017
2021
2026
2031
2036
2041

4
6
35
75
110
135

2
2
16
35
55
69

1
2
12
25
38
47

1
1
8
17
27
34

1
2
14
29
44
55

1
2
12
26
39
49

0
1
3
7
11
14

10
16
98
215
324
403

Product Group % of Total 2017
Product Group % of Total 2041

36%
34%

15%
17%

12%
12%

7%
8%

14%
14%

12%
12%

3%
3%

100%
100%

Main Trade Area:
2017
2021
2026
2031
2036
2041

67
118
224
332
377
411

25
48
98
153
181
206

18
34
70
107
124
137

11
22
46
73
88
101

20
39
81
124
144
160

19
36
73
112
130
146

6
10
21
32
37
41

165
307
612
934
1,081
1,202

Product Group % of Total 2017
Product Group % of Total 2041

41%
34%

15%
17%

11%
11%

7%
8%

12%
13%

12%
12%

3%
3%

100%
100%

Source: ABS; MarketInfo; Urbis

3.4.

COMPETITIVE ENVIRONMENT

This section provides commentary around the current provision of competitive retail floorspace relevant to
the proposed development. The commentary establishes the relative competitive framework and provides
background to assist in determining the level of impact that will be attributed to the individual competing
centres.

North West Growth Area Retail Hierarchy
The Metropolitan Strategy identifies a range of smaller local centres identified through the subregional
planning process. This includes Town Centres, Villages, Small Villages and Neighbourhood Centres.
Specifically, these centres comprise:


Town Centres. Town Centres have one or two supermarkets, community facilities, medical centre,
schools, etc. They contain between 4,500 and 9,500 dwellings. Usually a residential origin than
employment destination.



Stand Alone Shopping Centre. Internalised, privately owned centres located away from other
commercial areas, containing many of the attributes of a town centre but without housing or public open
space—may have potential to become a traditional town centre in the long–term.



Village. A strip of shops and surrounding residential area within a 5 to 10-minute walk contains a small
supermarket, hairdresser, take–away food shops. Contain between 2,100 and 5,500 dwellings.



Small Village. A small strip of shops and adjacent residential area within a 5 to 10-minute walk. Contain
between 800 and 2,700 dwellings.



Neighbourhood Centre. One or a small cluster of shops and services. Contain between 150 and 900
dwellings.
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Rural Town, Village or Neighbourhood Centre. Located in rural zones outside metropolitan urban
areas with similar roles to towns, villages and neighbourhoods but rural in character with a wider driving
catchment.

Existing Retail competition
Table 3.3 identifies the competing retail centres of relevance to this assessment, with individual centres of
importance detailed in the following sections. Although there is currently no retail competition within the
trade area, there are a number of centres located beyond the trade area, particularly to the south and east,
which are expected to compete with the subject centre. As such these have also been included in Map 3.2
and detailed in the following section.
The key retail centres of importance include:

Planned and Existing Major Centres
Blacktown is classified as a major health and education precinct within the Greater Sydney Region Plan
(2018) and comprises Westpoint Blacktown. The centre is anchored by a Myer Department Store
(15,400sq.m), Big W and Target DDS, Coles, Aldi and Woolworths supermarkets together with 15 mini
majors. The centre is also supported by 210 retail specialty shops and 50 non-retail shops. The centre
extends to a retail GLA of approximately 82,800sq.m. There is also a Kmart located opposite Westpoint
Blacktown with access from Alphas Street.
In addition to this the CBD extends to the north side of the train station along Main Street towards Sunnyholt
Road, which contains a range of specialty shops.
The centre has mixed performance from the major tenants and the specialty retailers appear to be trading
reasonably well.
Rouse Hill Town Centre is classified as a strategic centre in the Greater Sydney Region Plan (2018). The
town centre is located on the eastern side of Windsor Road, with access available from White Heart Drive,
Rouse Hill Drive and Civic Way. The centre is approximately 12 km east of the precinct.
The current centre comprises approximately 53,500sq.m of retail space and is anchored by a mix of major
tenants including Woolworths, Coles, Target, Big W and Reading cinemas. There are over 200 specialty
shops, an array of cafes, restaurants and other eateries and the town centre incorporates civic, residential
and commercial uses. The centre is currently identified as a “Strategic Centre” in the Central City District
Plan (2018). Rouse Hill Town Centre is expected to trade strongly in the future as the Planned Major Centre
for the North-West Growth Area.
The centre has lodged a development application to substantially increase the retail and leisure /
entertainment floorspace, and is set to accommodate for population growth within the North-West Growth
Area.
Rouse Hill also contains Rouse Hill Village which is located approximately 1 km to the north of Rouse Hill
Town Centre on Windsor Road. The shopping centre incorporates pad sites for ALDI, McDonald’s, Red
Rooster and Hungry Jacks to the south of Mile End Road, as well as the Rouse Hill Village Mall which is
anchored by a small IGA supermarket with a range of convenience based specialty shops. In total, the
centre contains approximately 7,500sq.m of retail floorspace.

Town Centres
Stanhope Gardens is a relatively new town centre which contains Stanhope Village Shopping Centre.
Stanhope Village is located on the south-western corner of Stanhope Parkway and Sentry Drive,
approximately 12.7 km south east of the subject precinct. It is anchored by Coles and ALDI supermarkets
and a Kmart discount department store (DDS). The centre comprises approximately 15,800sq.m of retail
floor area with a mix of food, fashion and non-retail offerings. The centre expanded in late 2013 to
accommodate an ALDI supermarket, an additional eight specialty shops and 60 car parks. Stage four
development is currently underway which includes:


Covered walkway connecting the two malls



Indoor and alfresco dining areas with 12 new specialty stores and food outlets



Outdoor kids play area.
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Richmond Marketplace is located beyond the trade area and is approximately 11.6 km north west of the
subject precinct. The centre is anchored by a Big W DDS and Woolworths supermarket together with three
mini majors and 43 retail specialty shops. The centre extends to a total retail GLA of approximately
16,500sq.m. The centre presents to a modern standard. Access to basement car parking is provided via
Paget Street with on grade parking entry along March Street.
Plumpton Marketplace is anchored by a Big W DDS and Woolworths supermarket and is supported by 49
retail specialty shops. The centre extends to a total retail GLA of approximately 15,400sq.m. Plumpton
Marketplace is located 9.6 km south of the precinct and although beyond the trade area can be expected to
compete with retail within Marsden Park North.

Village Centres
Riverstone Marketown is located approximately 3.6 km east of the precinct. In its current format, the centre
is considerably dated with a lack of national branded specialty retailers, containing a small IGA. It is our
understanding that the centre is proposed to be extended and upgraded to provide an additional 7,200sq.m
of retail floorspace including two supermarkets and 25 specialty shops. The expansion will also provide a
library of approximately 280sq.m and office space of approximately 400sq.m. At this stage, it is understood
that a development application has been submitted.
Windsor Marketplace is located approximately 10.3 km north of the precinct. It consists of 4,400 sq.m of
retail floorspace providing a 3,700 sq.m Woolworths supermarket and small food retail and catering
tenancies. The centre performs a weekly top-up food retail role for Windsor and surrounding Hawkesbury
LGA residents.
Greenway Village Centre is located approximately 3.6km south of the precinct and is a small retail centre
consisting of a 3,400 sq.m Woolworths supermarket, 200 sq.m BWS liquor and 14 specialty stores. The
centre opened in May 2017.

Neighbourhood Centres
Woolworths Schofields is a full line supermarket with attached BWS and Terry White Chemist. The
freestanding supermarket is located directly adjacent to Schofields Train Station and provides at grade car
parking. The supermarket comprises 4,100 sq.m, with the 180sq.m BWS accessed internally from the
supermarket. The centre opened in late 2014.

Proposed Centres
In addition to the expansion of Stanhope Village and the redevelopment of Riverstone Marketown as detailed
above, we note the following:
Marsden Park is identified as a potential Town Centre within the Central City District Plan (2018). The
North-West Growth Area identifies Marsden Park to provide retail uses in addition to 10,300 dwellings and a
mixed-use employment corridor. The retail identified will include a Town/Village Centre providing two
supermarkets and a department store with floorspace ranging from 30,000sq.m to 35,000sq.m. It is
understood from the Marsden Park Indicative Layout Plan that the retail centre is to be located to the north of
the industrial precinct with frontage to Richmond Road.
In addition to the town/village centre, smaller retail centres have also been identified within the precinct. It is
understood that these will likely be walkable communities and provide small scale mixed use activity zones.
Marsden Park Village Centre (Elara) is identified as a retail centre within Stockland’s Elara masterplan
community development in the Marsden Park priority precinct. Although the scale and mix of retail uses is
currently unknown, the centre will likely include a supermarket to serve the weekly food grocery needs of the
Elara community. Urbis have assumed a completion year of the development by 2021.
Coles Schofields is proposed to accommodate a 4,200sq.m supermarket and four specialty shops along
Railway Terrace (in addition to Woolworths at the Schofields Neighbourhood Centre above). It is understood
that the project has received development approval, although based on publicly available information
(Cordells construction database), development has been deferred until further notice.
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Competitive Environment
TABLE 3.3

Marsden Park North

Regional Centres

Retail
GLA1
(Sq.m)

Dist.2 From Trade Area
Centre
Sector
(km.)

Westpoint Blacktown

82,800

12.0

Beyond

Coles (4,200),
Aldi (1,600)
Woolworths (4,500)

Myer (15,400),
Big W (8,400),
Target (6,500)

Plumpton Marketplace

14,900

5.2

Beyond

Woolworths (4,000)

Big W (6,900)

Westfield Mt Druitt

45,600

7.7

Beyond

Woolworths (4,000),
Coles (3,700)

Kmart (8,600),
Target (7,300)

Rouse Hill Town Centre

53,700

8.5

Beyond

Coles (4,100),
Woolworths (4,600)

Big W (8,600),
Target (6,800)

Stanhope Village

16,100

8.7

Beyond

Coles (3,500),
Aldi (1,300)

Kmart (5,100)

St Marys Village

15,800

9.4

Beyond

Woolworths (4,000)

Target (8,100)

Richmond Marketplace

17,200

13.1

Beyond

Woolworths (4,800)

Big W (6,700)

Nepean Village

19,400

14.7

Beyond

Coles (4,400)

Kmart (8,400)

Riverstone Marketown

2,500

3.5

Beyond

IGA Supermarket (1,300)

Greenway Village

6,000

3.6

Beyond

Woolworths (3,400)

Woolworths Schofields

3,300

4.0

Beyond

Woolworths (3,400)

Windsor Riverview
Marketplace

7,900

10.0

Beyond

Coles (3,600)

Windsor Marketplace

5,300

10.3

Beyond

Woolworths (3,700)

Marsden Park Town
Centre

Est 30,000 35,000

3.2

Beyond

2 x supermarket
1 x DDS

Riverstone Marketown
Redevelopment

7,200

3.5

Beyond

Marsden Park Village
Centre (Elara)

N/a

3.5

Secondary
West

1 x supermarket

Schofields Town Centre

13,600

4.0

Beyond

Coles (4,200)

Major Tenants
Non Food (sq.m)

Food (sq.m)

Sub-Regional Centres

Supermarket Centres

Proposed Retail Centres

1. PCA, Australian Shopping Centre Database 2016 for current centres
2. Distance measured by most direct road route
Source: PCA, Australian Shopping Centre Database 2017; Urbis

URBIS
MARSDEN PARK NORTH RETAIL AND EMPLOYMENT
ASSESSMENT

RETAIL SUPPORTABILITY ASSESSMENT

21

Broader Competitive Context – Marsden Park North
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4.

RETAIL DEMAND ASSESSMENT

In the following section, we outline the demand for supermarket floorspace within the defined Marsden Park
North trade area at capacity and consider how much additional retail, such as a discount department store
and supporting floorspace (specialty shops) could be provided based on Urbis benchmarks.

4.1.

MARKET SHARES AND SUPPORTABLE FLOORSPACE AT CAPACITY

We note that the latest ILP shows three local centres – one adjacent to Richmond Road, one to the south of
Garfield Road and one adjacent to the playing fields and park in the centre of the precinct.
In undertaking our assessment of potential market shares we assumed that the majority of future retail
floorspace will be built within a single shopping precinct to the south of Garfield Road, rather than being
dispersed in multiple locations across the site.
There are a number of reasons for adopting this approach:


The most successful retail centres are those that deliver a critical mass of retail activity with smaller more
localised centres tending to deliver a sub-optimal outcome.



In our view, a single shopping centre in a highly accessible location offers the best potential for economic
sustainability. It also allows for the broadest range of uses to be combined in a single location for the
maximum benefit to residents.



The indicative layout plan for Marsden Park North shows that the proposed retail centre is located within
the centre of the precinct. The proposed retail centre location is a critical consideration in this planning
process and in determining road placement and connectivity within the precinct. The placement of the
centre can have impacts for our retail assessment, particularly on market shares.



Planning for new centre development in this way is consistent with the approach that Urbis and the NSW
State Government have undertaken. This includes similar sized land releases also within the NorthWest Growth Area and the South West Growth Centre.



A single centre with a critical mass of retail and supporting uses provides an opportunity to create a focal
point for community congregation and activity.

If additional smaller centres are provided within the precinct, the scale of retail that these provide will
impact on the performance of the other centres. We therefore expect that the location that is
eventually developed to accommodate a supermarket will be the focal point for retail activity.
In the absence of a supermarket anchor, we expect that smaller local centres would have limited topup retail provision and may instead be focused on non-retail community / leisure uses.
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4.2.

SUPERMARKET RETAILING AT CAPACITY

In assessing the supportability of a supermarket within Marsden Park North, we have had regard to the
location of the precinct, proposed dwelling capacity, population forecasts attributed to this and the existing
and proposed competitive retail environment. Typically, a supermarket requires a minimum primary trade
area population of 10,000 residents to be considered supportable.
Based on a trade area resident population of 63,500 residents Marsden Park North should be able to support
a full-line supermarket at capacity. Leakage to nearby competing centres will impact on the potential for new
supermarket retailing. This includes proposed higher order centres at Marsden Park, as well as proposed
competition within the trade area (Stockland Elara Marsden Park supermarket).
Our assessment of demand for supermarket floorspace within Marsden Park North is largely based on what
we consider to be achievable market shares. Table 4.1 provides an assessment of the market shares and
resultant supermarket floorspace and turnover that could be supported for a potential supermarket at
Marsden Park North. The supermarket capacity assessment involves the following analysis:


The population forecast and spending as detailed earlier in this report.



Having regard to the existing and planned supply of supermarkets in the trade area, such as within
Marsden Park (Elara), it is estimated that 75% of total food and grocery expenditure will directed to
supermarkets.



From this we have applied varying market shares to assess the spending which could be retained by
future trade area supermarkets (Stockland Elara supermarket and Marsden Park North supermarket). In
2026, we have assumed 70% of the primary trade area, 20% of the secondary west, 50% of secondary
north west, 80% of the secondary east and 60% for secondary south trade area sectors could be
directed to new trade area supermarkets. These shares reflect potential supermarket spending that
would be directed away from the trade area and towards Marsden Park Town Centre (beyond the trade
area).



Other than core food and grocery spend, additional supermarket expenditure has also been allowed for
which has regard to Urbis benchmarks based on similar ‘growth centre’ locations. Additional
supermarket expenditure is expected to be generated from business from beyond the trade area (+10%).
This includes residents travelling further north and passing through Marsden Park North, as well as
workers associated with new business park and industrial development at Riverstone West (within the
secondary east trade area).



We have assumed the subject supermarket would include take home liquor and therefore accounted for
this additional expenditure (+7.5%) in our assessment. In addition to this, non-food general merchandise
(+7.5%) has also been allowed for.



A productivity turnover rate of 10,000/sq.m has been applied to assess the quantum of sustainable
supermarket floorspace at Marsden Park North.



Our assessment in Table 4.1 illustrates that by 2036 a full-line supermarket could be notionally
supported at Marsden Park North. This assessment considers the inclusion of a full-line supermarket at
Stockland Elara, assumed to be delivered in 2021. As such, the trade area would not have sufficient
capacity to support two supermarkets until such a time when residential development reaches
completion.



It is noted however that retail and centre development creates amenity for greenfield residential release
areas which can make these locations more appealing to purchasers. There is therefore potential that
fast-tracking the development of a supermarket at Marsden Park North could act as a catalyst for
residential take-up in the broader trade area.

It is recommended that a full-line supermarket at Marsden Park North be delivered in 2031 to provide initial
amenity for new residents. This could initially result in lower average trading levels for Marsden Park North’s
supermarket and an establishment period to help reach sustainable trading levels over time.
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Supermarket Market Shares and Turnover Assessment
TABLE 4.1
Amount (Constant $2017 Incl GST)

Marsden Park North

Factor
Total Available Spending to TA Smkts

Unit
$M

2026
49.4

2031
69.8

2036
82.2

2041
91.3

Primary

%

70%

70%

70%

70%

Secondary West

%

20%

20%

20%

20%

Secondary North West

%

50%

50%

50%

50%

Secondary East

%

80%

80%

80%

80%

Secondary South

%

60%

60%

60%

60%

Main Trade Area

%

36%

39%

42%

44%

Sub Total

$M

13.6

20.8

26.9

31.2

Plus Business from Beyond TA

%

10%

10%

10%

10%

Total F&G Turnover

$M

15.1

23.1

29.9

34.6

Plus Take Home Liquor Turnover

%

7.5%

7.5%

7.5%

7.5%

Total FLG Turnover

$M

16.3

25.0

32.3

37.5

Plus GM Turnover

%

7.5%

7.5%

7.5%

7.5%

Total Store Potential

$M

17.6

27.0

34.9

40.5

Average Trading Level

$/sq.m

$10,000

$10,000

$10,000

$10,000

1,760

2,700

3,490

4,050

Marsden Park North Smkt Market Share

Supportable Supermarket Floorspace
Source: Urbis
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4.3.

DISCOUNT DEPARTMENT STORE AT CAPACITY

Typically a Discount Department Store (DDS) requires a trade area population of 30,000 – 35,000 residents
to be supportable. The Marsden Park North retail trade area is estimated to exceed this population threshold
beyond 2026. Although there is currently no planned DDS provision within the trade area, it is likely that
DDS development will occur at Marsden Park Town Centre and as such will reduce the spend retention to
DDS within the trade area.
According to the Urbis Retail Averages for single DDS based centres, the average trading level is
approximately $3,500/sq.m. Table 4.2 assesses the market capacity to support a discount department store
within the trade area by 2031. This capacity assessment assumes the development of a 7,000 sq.m DDS
within the trade area. The DDS capacity assessment involves the following analysis:


It is estimated that 15% of expenditure on department store type merchandise (DSTM) will be directed to
DDSs in the trade area. This share is expected to reduce to 13% noting the diversion of DSTM spending
away from DDS format retail as the nature of shopping centres change over time.



Market shares have been applied to assess the potential spend that could be captured by a DDS
provision within the trade area. It is estimated that a DDS could be supported within Marsden Park North
at capacity in 2031 of 7,000 sq.m.



In 2031, we have assumed 60% from the primary trade area, 35% each from the secondary west and
secondary north west, 50% from the secondary east and 10% from the secondary south trade areas
could be directed to a new DDS within Marsden Park North.



The spend from beyond (+18.5%) reflects the fact that Marsden Park would capture areas beyond the
Marsden Park North trade area given the location.

The inclusion of a DDS to the centre would also allow for additional specialty shop floorspace in line with the
Urbis Retail Averages.
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Discount Department Store Capacity
Unit

2031

2036

TABLE 4.2
2041

TA Residents Available Spending on DSTM
Primary

$M
$M

416.5
97.4

485.8
147.4

543.7
184.8

Secondary West

$M

184.8

196.0

207.8

Secondary North West

$M

48.5

51.5

54.6

Secondary East

$M

23.9

25.4

26.9

Secondary South

$M

61.8

65.5

69.5

TA DSTM Spending Avail. to DDSs
Primary (@ 15% decr to 13% in 2042)

$M
$M

58.3
13.6

68.0
20.6

70.7
24.0

Secondary West (@ 15% decr to 13% in 2042)

$M

25.9

27.4

27.0

Secondary North West (@ 15% decr to 13% in 2042)

$M

6.8

7.2

7.1

Secondary East (@ 15% decr to 13% in 2042)

$M

3.4

3.6

3.5

Secondary South (@ 15% decr to 13% in 2042)

$M

8.7

9.2

9.0

Marsden Park North DDS Market Share
Primary (@ 60%)

$M
$M

22.2
8.2

27.2
12.4

29.0
14.4

Secondary West (@ 35%)

$M

9.1

9.6

9.5

Secondary North West (@ 35%)

$M

2.4

2.5

2.5

Secondary East (@ 50%)

$M

1.7

1.8

1.8

Secondary South (@ 10%)

$M

0.9

0.9

0.9

Plus Turnover from Beyond TA (@ 18.5%)

$M

5.0

6.2

6.6

Total Available DSTM Spend to Marsden Park North DDS
Plus Food & Grocery Turnover (@ 4%)

$M
$M

27.2
1.1

33.4
1.4

35.6
1.5

Available Turnover to Marsden Park North DDS

$M

28.3

34.8

37.1

Sq.m
$/Sq.m

7,000
$4,045

7,000
$4,967

7,000
$5,297

Marsden Park North

Proposed
Marsden Park North
Resulting Average Trading Levels

4.4.

SPECIALTY FLOORSPACE

In any retail centre, the major tenants drive the success of supporting specialty shops, and to a lesser extent,
mini-majors. Without strong successful anchors, the other components of the centre are not sustainable, and
often result in high vacancies.
The scale of specialty shop or mini-major floorspace is also heavily influenced by the major tenants. An
analysis of Australian centres indicates that there is a very consistent relationship between major tenant
floorspace and turnover and the extent of supportable specialty floorspace and performance.
To assess the amount of specialty floorspace supportable at capacity within Marsden Park North we have
had regard to the Urbis Retail Averages for sub regional centres, more particularly those which are anchored
by a single discount department store.
Based on this we have assessed an indicative tenancy mix for the proposed Marsden Park North centre at
capacity. On this basis, the total centre floorspace has been assessed at 17,900sq.m.
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Indicative Tenancy Mix at Capacity
TABLE 4.3

Marsden Park North

Marsden Park North
GLA (sq.m)

% of Centre

Majors
Discount Department Store
Supermarket
Total Majors
Mini Majors

7,000
3,500
10,500
1,400

39.1%
19.6%
58.7%
7.8%

Specialties
Food Specialties
Non-Food Specialties
Retail Services
Total Retail Specialties
Non-Retail
Total Centre

1,100
2,600
600
4,300
1,700
17,900

6.1%
14.5%
3.4%
24.0%
9.5%
100%

Source: Urbis Retail Averages, Single DDS based Sub Regional Centres, 2016

Non-retail specialties include a range of uses such as banks, insurance and real estate offices, post office,
TAB, bar/hotel and small office suites.
These uses can be highly destinational in the sense that they attract specific visits from customers who may
not otherwise need to visit the shopping centre. Once these customers are at the centre they are then more
likely to make a broader shopping purchase.
As such, incorporating an appropriate mix of non-retail uses is an important part of enhancing the overall
attractiveness of a centre. In the event that a DDS is not provided it is likely that the overall quantum of
specialty retail would be reduced.
It will be important for a centre within Marsden Park North to act as a focal point for community activities that
go beyond shopping. As such we envisage that uses such as a bank, post office and a pub/hotel will be
highly desired by future residents.

4.5.

STAGING

Notionally, the staging and delivery of a new centre at Marsden Park North will be tied to the timing of
dwelling completions and population growth within the development precincts in the trade area. Although the
trade area capacity is not expected to be reached by 2041, our recommendation is that a new sub-regional
centre anchored by a DDS and supermarket be delivered in 2031.
In practice, retail operators may seek to open early in the development phase in order to gain first-mover
advantage, as well as provide amenity and services for early residents. This in turn can assist in increasing
the take-up rate of residential development within the land release precincts. In these precincts, retailers
may be willing to accept lower productivity rates in initial years, with the prospect of strong year on year
growth.
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4.6.

INDICATIVE LAND REQUIREMENT

In determining the amount of land required to develop a new shopping centre of this scale we have had
regard to:


Typical rate of car parking provision for sub regional shopping centres in Australia (based on the 2016
Urbis Retail Averages)



Standard parking, access and circulation metrics



Potential for the inclusion of complementary commercial and community uses.

Table 4.4 shows that the development of a 17,900sq.m sub regional shopping centre (at capacity) could
require around 5.1 hectares of land based on the typical sub regional centre car parking provision of 5.22 car
parks per 100sq.m (total centre).

Indicative Land Requirement
MARSDEN PARK NORTH

TABLE 4.4

Indicative Spatial
Requirements

Parking Provision
Floorspace Rate (spaces
sq.m
per 100 sq.m)
Shopping Centre3

17,900

5.22

Total
spaces
934

sq.m

Parking
1
per space (sq.m)
35

32,705

Total
Loading2
(sq.m) (hectares)
895

5.1

Source: Urbis Retail Averages 2016
1. includes parking and circulation space
2. Assumes 5% of building GFA
3. from Urbis Employment Lands Study. Site area requirements based on floorspace to land ratios sourced from benchmarking
developments and includes car parking and access

Additional land area may be required subject to the final centre design, building separation, landscaping
requirements, buffering and mandated parking rates.

4.7.

RICHMOND ROAD COMMERCIAL PRECINCT

The ILP includes provision for a strip of commercial land adjacent to Richmond Road. Our retail analysis
does not include an assessment of the potential uses in this precinct, however we would expect that it may
contain the following uses based on comparable examples:




Showrooms selling home-based products for the surrounding area (e.g. pool supplies, gardening
equipment, pet supplies, paving, tiles and the like)
Car showrooms and auto service facilities
Petrol service station and fast food pad sites

The demand for these uses will be subject to operator interest. Importantly, we expect that proximity to
Sydney Business Park (which provides 90,000 sq.m of bulky goods and retail floorspace around 3km to the
south) will be the preferred location for many bulky goods / showroom operators.
The inclusion of any retail floorspace in this corridor has the potential to impact on the performance of the
Marsden Park North local centre(s).
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4.8.

EMPLOYMENT BENEFITS

The proposed development of a single DDS based subregional centre impact on employment, both locally
and in the broader economy for the region. We have used REMPLAN modelling to assess the economic
contribution in terms of employment. Appendix C outlines the REMPLAN methodology.
The employment benefits occur in two distinct phases:


The operational phase - retail businesses will provide on-going full-time, part-time and casual
employment



The construction phase - a number of jobs are created as a result of the construction of the built forms
and infrastructure.

The direct and indirect employment generated from the construction and operational phases of this
development is quantified in the following sections.

Retail Employment Effects
Table 4.5 demonstrates that the proposed centre has the potential to generate around 660 direct jobs. This
would include a mix of full time, part time and temporary employment opportunities for a broad cross section
of the future population. Table 4.5 provides a summary of employment by land use, drawing on industry
benchmarks.

Ongoing Retail Employment Generation
MARSDEN PARK NORTH CENTRE

Type of Use
DDS(s)
Supermarket(s)
Mini-Majors
Specialty Shops
Non-Retail/External Shops
Total Centre

TABLE 4.5

Employment
Per '000 Sq.m
Industry
Average
23.5
40.8
23.5
60.7
42.7

Proposed Centres
GLA
Employment
(sq.m)
(Persons)
7,000
160
3,500
140
1,400
30
4,300
260
1,700
70
17,900
660

1. Takes into account reduced vacancies
2. Includes non-retail and external components. Excludes additional management, cleaning & security staff
Source: ABS Retail Industry Publication 1998-99; NSW Department of Planning Monitoring of Commercial and Industrial Areas; Urbis

Table 4.6 outlines the ongoing employment benefits per annum associated with the proposed Marsden Park
North centre. This equates to 790 total jobs (full-time, part-time and casual) generated from the operation of
the centre: 660 direct jobs and 130 indirect jobs.

Direct and Indirect Benefits – Ongoing Retail Employment
MARSDEN PARK NORTH CENTRE

TABLE 4.6

Direct Effect

Indirect Effect

Total

660

130

790

Jobs (no.)
Note: figures expressed on an annualised basis
Source: REMPLAN; Urbis

Construction Phase Benefits
Based on an estimated construction value of $42.8 million ($28.6 million per annum over an assumed 1.5year construction period), the employment benefits from the construction phase include:


104 total jobs created during the construction phase per annum during the construction period of 1.5
years. This comprises of:


30

32 direct jobs per annum generated within the construction industry over the construction period
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72 indirect jobs per annum. This is derived from an indirect employment multiplier of 3.250 i.e.
every direct job from future on-site uses is expected to generate an extra 2.263 jobs within indirect
servicing industry sectors on a state level.

Construction Phase Benefits
MARSDEN PARK NORTH CENTRE
Construction Cost p.a.*

TABLE 4.7
($M)

28.6

Employment
Direct Employment
Indirect Employment
Total Employment

(no.)
(no.)
(no.)

32
72
104

Indirect Multiplier
3.250

*Construction value estimated through standard costs per sq.m for shopping centres from Rawlinson’s Construction Handbook
Note: figures expressed on an annualised basis
Source: Rawlinson’s Construction Handbook 2016; REMPLAN; Urbis

The above employment benefits have been considered for the retail component only, and are comprised of
full-time, part-time and casual jobs. As such, in addition there would be further employment benefits
associated with the residential part of this development and other community related facilities.
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5.

RETAIL SUCCESS FACTORS

This section looks into the success factors for retail development and subsequent recommendations for retail
within Marsden Park North.

5.1.

SUCCESS FACTORS FOR RETAIL DEVELOPMENT

The performance of any retail centre will largely depend on the successful implementation of design features
that maximise the following:


Size of the development. This should be commensurate with the size of the available spending market.
Too many shops can create leasing problems regardless of the layout chosen, likewise too few shops
diminish the critical mass of a centre making it unsustainable.



Anchor tenants. Specialty shops require the activity generated by major tenants. If they are located off
the ‘ant track’ of shopper activity there can be leasing problems.



Location. The choice of location for a retail centre needs to have consideration to the likely trade area
required for the type of centre to be developed. Therefore the positioning of the centre within the
precinct to be able to access its market segments is critical.



Car parking. For most neighbourhood and supermarket based centres the best performing retailers
within shopping centres are often those located closest to car parking. This is because this maximises
their convenience. Accordingly in the event that basement car parking is provided, appropriate vertical
connections to the retail levels, including the provision of lifts and travelators to assist with trolley
movements, will be required.



Exposure. The centre as a whole needs to obtain the highest level of exposure to passing and local
trade in order to maximise its utilisation by a wide cross section of the community. Specific tenants within
the centre also need to have good exposure to customer foot traffic, with isolated portions of a centre
that receive limited pedestrian traffic typically performing at lower levels.



Accessibility. A retail centre needs to be accessible to its catchment by a number of modes; however
we note that car accessibility is generally of primary importance for the subject development.



Quality of design and management. The quality of a retail centre will affect its attractiveness to
potential customers and therefore its performance. As such consideration needs to be given to the
choice of finishes that create a theme, differentiate the centre from its competitors and result in a
character that will have enduring appeal.



Tenant mix and scale. This factor is one of the most important, if not the strongest driver of success
within a retail environment. Anchor tenants such as a supermarket in a neighbourhood centre context
are the major driver of customer visitation, with specialty tenants needing to respond to the offer
provided by the anchor tenant.



Complementary uses. This includes uses such as a medical centre, gym and professional suites that
do not form part of a traditional retail offer and which may also be considered for the centre. Such uses
can broaden the centres overall appeal and maximise frequency of visitation.
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5.2.

RECOMMENDATIONS

Based on our experience of shopping centre design and our review of existing centres within the surrounding
areas, retail development in Marsden Park North needs to ensure:


Location on, or close to, a main road



Location that maximises accessibility to residents



Strong anchor tenant(s) – national brands



A sufficient critical mass of offer – with a single larger centre preferred to many small centres



A retail mix that meets the daily and weekly needs of shoppers



Good exposure, visibility and signage



High quality design to make centres exciting and welcoming places to visit



Adequate provision of car parking and integration with the centre



An appropriate mix of supporting non-retail uses that can enhance the destinational appeal of the
centre(s) and frequency of visitation.
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6.

NON-RETAIL EMPLOYMENT ASSESSMENT

The Non-Retail Employment Assessment considers the future demand for employment land for a range of
businesses and industry sectors. Urbis has considered the following:


Strategic planning policy relating to the provision of employment lands in the North-West Growth Area
(NWGA)



Jobs growth from businesses that will service the Marsden Park North population



The competitive position of the Marsden Park North precinct to attract businesses / services that have a
regional catchment servicing the broader NWGA, which will consider the following:


Commercial drivers for attracting potential employment uses / businesses serving a regional
catchment



Marsden Park North’s competitive position relative to other NWGA precincts



Analysis of the Strengths, Weaknesses, Opportunities and Threats of the Marsden Park North
precincts



Competing supply of regional businesses / services



Potential ‘out of the box’ business ideas that could be accommodated in the MPN not provided for
elsewhere.

6.1.

NORTH WEST GROWTH AREA – LAND USE AND INFRASTRUCTURE
IMPLEMENTATION PLAN

The North West Growth Area’s Land Use and Infrastructure Implementation Plan (LUIIP) was established in
2017 by the NSW Government, and is expected to accommodate an additional 200,000 people and 70,000
new dwellings.
The NWGA is approximately 10,000 hectares in size and is expected to yield a total of 85,000 new dwellings
resulting in a population of approximately 250,000 new residents.
The NWGA is broken into 16 precincts, which are being released progressively. To date the following
precincts have been released, and are expected to collectively accommodate 50,000 new dwellings:


Alex Avenue



Townson Road



Box Hill



West Schofields



Box Hill Industrial.



Vineyard



Colebee



Cudgegong Road Station (Area 20)



Marsden Park



Marsden Park Industrial



North Kellyville



Riverstone



Riverstone West



Schofields
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The LUIIP and Explanatory Notes outline the precincts that are expected to accommodate significant
employment areas. The type of employment centres are outlined in the NWGA Development Code as:


Regional and Sub-Regional Retail centres



Employment lands



Business Parks



Mixed use precincts (industrial and office).

The planned and existing provision of key employment land and retail centres is highlighted overleaf in Table
6.1. It is worth noting that Marsden Park North has not been identified in the LUIIP as accommodating any
of the above employment centre types.
The focus of the following assessment will be to assess the additional services sought by the local
population that will result in employment, including:


Education



Health



Community services



Commercial / offices for local services (e.g. lawyers, accountants, real estate agents etc.).

Employment Lands and Mixed-Use precincts will be considered separately as they will rely on Marsden Park
North attracting a broader market catchment amongst larger industrial and commercial tenants.
In addition to these employment land uses outlined in the LUIIP, Urbis has considered the precinct’s capacity
to attract businesses from the following industries that would rely on a regional catchment (i.e. from the
whole NWGA):


Private Hospital



TAFE



University



Recreational, entertainment and arts.
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North West Growth Area
PRECINCT OVERVIEW
Precinct

TABLE 6.1
Dwellings

Population

Industrial (Ha) 3

Retail (sq.m) 2

Existing:

Mixed Use
(Ha)

Undeveloped /
Serviced

Developed

Total

Business Park (Ha) 3
Undeveloped /
Serviced

Developed

Total

Rouse Hill

2,000 (2012)
2,950 (2036) 6

-

100,000+

-

-

-

-

-

-

-

Norwest

1,300 (2012)
5,650 (2036) 6

-

11,700

-

-

-

-

31.7

125.0

156.7

-

111,700+

-

-

-

-

31.7

125.0

156.7

10,300

42,000

30,000 - 35,000

212.7

25.5

238.2

5.3 1

90.7

32.5

123.2

Marsden Park Industrial

1,200

3,500

-

255.5

16.7

272.2

-

-

-

-

Riverstone

9,000

27,000

25,000 - 30,000

19.9

42.0

61.9

4.7 4

-

-

-

-

-

-

87.0

15.9

102.9

-

19.6

-

19.6

Schofields/ Alex Avenue

9,250

26,000

30,000 - 40,000

-

-

-

16.54 & 5

-

-

-

Box Hill and Box Hill Industrial

9,600

29,700

20,000 - 25,000

57.7

1.8

59.5

-

66.5

2.9

69.4

Total - Planned

39,350

128,200

105,000 - 130,000

632.8

101.9

734.7

26.5

176.8

35.4

212.2

Total - Existing

Planned:
Marsden Park

Riverstone West

1. Marsden Park Precinct Plan (Post-exhibition Planning Report) August 2013
2. North West Growth Area Land Use Infrastructure and Implementation Plan 2017
3. Employment Lands Development Program 2016
4. Schofields Precinct (Post-Exhibition Planning Report) May 2012
5. State Environmental Planning Policy (Sydney Region Growth Centres) Amendment (Riverstone and Alex Avenue Precincts) Post-exhibition Planning Report April 2010
6. North West Rail Link Corridor Strategy - September 2013
Source: 2. North West Growth Area Land Use Infrastructure and Implementation Plan 2017; ELDP; Urbis
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6.2.

ASSESSMENT OF EMPLOYMENT LANDS DRIVERS

The framework for identifying and assessing potential employment generating uses within Marsden Park
North is outlined in this chapter. In addition to this, the competitive advantage of Marsden Park North will be
identified relative to other competing centres, providing an overview of characteristics that can be leveraged
to attract different industry sectors into the release area.

Towards a City Development Strategy
Urbis interprets the underlying brief for this research as the need for a City Employment Development
Strategy.
City because Marsden Park North and the surrounding corridor combined can be positioned as a true
employment hub, rather than just another commuter suburb. It might be positioned as a satellite city or an
edge city … the need is to incorporate a substantial employment base with supporting cultural and
community facilities, to both attract and support the extensive residential development planned as the
foundation of the project.
Development because this is a ground zero, greenfield project. Marsden Park North will need to do
something much more than a master planned residential estate, requiring a far greater commitment to
creative, long term and comprehensive development in order to accelerate demand.
Strategy because this needs big picture thinking and a genuine appreciation of the strategic positioning of
Marsden Park North in the regional, metropolitan and state-wide context. The political, economic, social and
technology influences will be considered and drawn together to find and create strategic opportunities. An
understanding of the commercial realities, the capability and capacity of market competitors is a further
critical influence on development of strategy.
A way to think about a potential strategy for Marsden Park North is depicted in the graphic below. The
development of a new estate critically depends on the establishment of employment opportunities over time.
Of course, the strategic planning documents for NSW emphasise ambitions for employment self-containment
in the new growth areas.
Historically employment has been difficult to achieve in suburban areas of the capital cities around Australia.
Conceptually, we all know what is desirable - local employment has many advantages; economic, social and
environmental. In the case of Marsden Park North there may be a greater motive and need to generate
higher levels of employment than are typically achieved in comparable growth areas. An ideal model for
development of a new hub might look something like the graphic depicted overleaf.
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Growth Paradigm:
The chart overleaf illustrates two growth models, namely: The Organic Growth Model and the Accelerated
Growth Model.
The Organic Growth Model on the left is the typical local economic development path that growth areas
have taken. Employment growth under this model is based only on meeting local consumption demands
driven by local population growth.
However, the experience of vibrant cities and towns the world over demonstrates that meeting local
consumption based demand has not been adequate to provide the variation and extent of employment and
land uses found in these locations. The economies of these cities also fulfil demand from the wider economy
from metropolitan to global, the Accelerated Growth Model. The Accelerated Growth Model often involves
the government actively providing an enabling environment for private sector development and investment to
thrive.
Thus, the Employment Development Strategy for Marsden Park North must take a two-pronged approach of
pursuing both organic growth that caters to local consumption needs and accelerated growth which
leverages the natural competitive advantages of the project to meet demand at the broader metropolitan to
global levels. The range of possibilities that will be explored for Marsden Park North under the Accelerated
Growth Model may include the following:


Business park and industrial precincts



Health and education services



Hi-tech and innovation based businesses



Regional leisure, sports or cultural activities.
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6.3.

LOCAL POPULATION DRIVEN EMPLOYMENT

It is important to understand the drivers of employment in new release areas, and what Marsden Park
North’s competitive position is in relation to other precincts.
The following analysis reviews Marsden Park North’s competitive position, opportunities and threats within
the external environment, how it compares to other areas within Sydney and what type of employment
sectors could be supported.
The main drivers of employment within Marsden Park North will be:


Being a greenfield release area, there is a greater supply of unconstrained land for development than an
existing residential area or centre



Population growth will lead to local residents requiring new services and amenity conveniently located to
where they live.

Population driven employment growth is what underpins the Organic Growth Model discussed previously
and is the typical local economic development path for most release areas. Employment growth under this
model is based on meeting local consumption demands driven by local population growth.
Section 6.3 will outline the opportunities for employment growth within sectors that serve the local Marsden
Park North (MPN) population base.
The employment opportunities derived from population growth also comprise important amenity features and
services for new residential areas that in turn can generate faster take-up of housing and / generate higher
residential prices.
As with the retail demand assessment Urbis have used the following assumptions to estimate population
within the Marsden Park North precinct on capacity:


6,312 new dwellings at capacity. This figure reflects the amount of developable land available in the
precinct, after a number of technical investigations were conducted as part of Marsden Park North’s
precinct planning process.



An average household size of 3.2 persons per dwelling has been adopted for the development on the
recommendation of Blacktown City Council

Urbis Social Advisory is undertaking more detailed analysis of supply and optimal delivery outcomes of
community facilities and associated population driven uses in the Marsden Park North Community Facility
and Open Space (CFOS) Report.
Table 6.2 overleaf shows the population growth of Marsden Park.
.
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Population Growth
MARSDEN PARK NORTH RELEASE AREA

TABLE 6.2

2016-21

2021-26

2026-31

2031-36

2036-41

Marsden Park North

50

1,075

3,050

4,878

6,312

Average Household Size

3.2

3.2

3.2

3.2

3.2

2021

2026

2031

2036

2041

160

3,440

9,760

15,608

20,198

Dwelling Yield

Population
Marsden Park North

Annual Population Growth (no.)

Marsden Park North

2021-26

2026-31

2031-36

2036-41

656

1,264

1,170

918

Note: As at June 30
Source: NSW Department of Planning and Environment; Blacktown City Council; Urbis

Table 6.3 outlines the population thresholds used to estimate the non-retail employment uses that will serve
the local population. The location of these uses should be largely within the Marsden Park North Town
Centre and throughout the community where appropriate. Thresholds have been sourced from the Growth
Centres Development Code.
They provide an indication of staging with these employment uses becoming commercially viable as the
Marsden Park North release reaches relevant population benchmarks.
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Indicative Land Use Benchmarks
MARSDEN PARK NORTH

TABLE 6.3

Land Use

Population Threshold (Residents)

Commercial Office

300sq.m per 1,000 people

Education
Childcare

1 place: 5 children 0-4 years

Government Primary School (P-6)

1:1,500 dwellings

Government High School

1:4,500 dwellings

Health
Medical Practice/Centre

6,000

Community Health Centre

20,000

Residential Aged Care

10,000

Community Services
Community Centre (Local)

6,000

Community Centre (District)

20,000

Source: Growth Centres Development Code 2006

Based on the population growth and the population thresholds for the various employment uses, the
employment capacities can be projected for the Marsden Park North precinct.
Some of the land uses outlined in Table 6.3 are also assessed in the Marsden Park North Community
Facility and Open Space (CFOS). In some instances, the recommended provision of social infrastructure
departs from a specific population to facility ratio, due to existing service provision and specific sociodemographic requirements detailed in the Marsden Park North CFOS report. The recommendations below
have accounted for this and in Table 6.4 overleaf.
At full development, the study area has the potential to support the following uses (outlined in Table 6.4):


Approximately 1,200 sq.m of commercial office space. This assumes that around 20% of population
driven demand for office space will be self-contained, with the balance of demand to be serviced by
higher order centres such as Rouse Hill.
Commercial space will be located within the centre, suitable for businesses servicing a local population
base, likely in the form of smaller strata office suites.



Early childhood (9 childcare centres) and primary schools (2 public primary schools)



3 medical centres/practices and 2 retirement villages, which will consist of co-located independent living
unit and retirement aged care facilities.



1 district centre – to serve as a Community Resource Hub (CRH) (refer to Marsden Park North CFOS
report). This will integrate potential uses such as a branch library and youth centre.



An estimated 550 employed in home businesses.

At capacity, Marsden Park North will support approximately 1,536 total direct full-time, part-time and casual
jobs from ongoing operations equating to 41,800 sq.m of employment generating floorspace from local
generating employment uses.
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Job benchmarks used to calculate the jobs in Table 6.4 are derived from Urbis and industry job to floor area
ratios, and reflect the typical employment yield for the Land Uses outlined in Table 6.3.

Local Population Driven Employment
MARSDEN PARK NORTH PRECINCT, AT FULL DEVELOPMENT
No. of
No. of
recommended
Supportable
facilities
Facilities
(CFOS)

Land Use

TABLE 6.4

Sq.m /
Facility

Jobs per
Total
Jobs
Floorspace 1,000
(Sq.m)
sq.m3 Potential4

Retail
Discount Department Store

1

7,000

7,000

23.5

160

Supermarket(s)

1

3,500

3,500

40.8

140

Mini-Majors

-

-

1,400

23.5

30

Specialty Shops

-

-

4,300

60.7

260

Non-Retail/External

-

-

1,700

42.7

70

Total - Retail
Commercial Office (assuming 20% of population
driven demand)

17,900
-

-

660

1,200

50

60

Education
Childcare

9

9

700

6,300

15

90

Govt. Primary School (P-6)

4

2

5,500

11,000

11

120

Government Highschool

1

0

17,500

0

7

0

Total - Education

14

11

3

3

300

900

16

14

2

2

1,500

3,000

7

22

5

5

Community Centre (District)

1

1

1,500

Community Centre (Local)

3

0

750

Total - Community Services

4

1

Home Based Businesses2

-

-

17,300

210

Health
Medical Practice/Centre
Retirement Village - ILU and RAC (Low & High Care)
Total - Health

1

3,900

36

Community Services
1,500

14

0

14

20
0

1,500
-

-

20
-

550

Total - Non-Retail

23,900

876

Total

41,800

1,536

1. Retirement village to consist of an ILU facility to be co-located with Retirement Aged Care; Retirement Aged Care based on the
number of beds, floor area is based existing aged care facilities of similar scale
2. Assumed 5% of labour force
3. Jobs per sq.m based on Urbis and industry benchmarks
4. Jobs potential = Total Floorspace (sq.m) / 1,000 x Job per 1,000 sq.m
Source: Urbis
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6.4.

REGIONAL EMPLOYMENT USES

This section explores the potential for a range of employment uses that can serve a regional catchment area
and locate within the Marsden Park North release area. The potential uses that have been examined include:


Business Park (mixed industrial and office precinct)



Industrial Precincts



Private Hospital



TAFE



University



Recreational, entertainment and arts businesses.

It is important to understand the drivers of employment in new release areas and what Marsden Park North’s
competitive position is in relation to other areas. This section reviews Marsden Park North’s main
competitive position, opportunities and threats within the external environment, how it compares to other
areas within Sydney and what type of employment sectors could be supported.

Employment Drivers – Marsden Park North
Attracting industries that serve a regional use requires a competitive advantage over other potential
locations. Characteristics that businesses/ industry sectors consider when relocating include:


Infrastructure (roads, public transport and proximity to centre)



Population (workforce and consumer / end product)



Land (cost, infrastructure servicing and lot size)



Location (proximity to the airport, proximity to the centre, presence of an outbound market).

Marsden Park’s competitive traits are outlined in Table 6.5 below, categorised by the various employment
drivers.

Drivers of Employment
MARSDEN PARK NORTH

TABLE 6.5

Infrastructure

People

Investment

Land

Main road access via
Richmond Road

Population growth

Private sector residential
development

Affordable land supply

Skilled workforce

Provision of, and
Availability of large lot
upgrades to,
sizes
infrastructure will be
financed by private sector

Local population of
19,300 residents at
capacity

Established rural/farming
economy

The main drivers of employment within Marsden Park North will be its abundant supply of affordable land
and the population growth associated with the release of new land for residential development serviced:


Being a greenfield release area, there is a greater supply of unconstrained land for development than an
existing residential area or centre
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Population growth will lead to local residents requiring new services and amenity conveniently located to
where they live



While Marsden Park North is connected to the Sydney road network via Richmond Road, it does not as
of yet have direct links to major highways or rail infrastructure.

Marsden Park North’s Competitive Position
Marsden Park North’s competitive strength lies primarily within its projected population growth, the high
workforce participation of new residents and the abundance of land that can be easily consolidated into
larger land parcels, and is most likely to attract jobs compatible with this.
Other precincts within the North-West Growth Area (NWGA) will compete with Marsden Park North for
regional employment land uses. Consequently, we have analysed some of these competing precincts, in
order to determine if Marsden Park North offers any competitive advantages over and above what is offered
in the surrounding areas.
We have considered the competitive advantages of the following precincts, most of which fall within the
North-West Growth Area:

Competing Precincts
NORTH WEST GROWTH AREA

TABLE 6.6

Precinct

Description

Rouse Hill

Rouse Hill is a strategic centre under the Greater Sydney Region Plan (2018). The
strategy proposes the strengthening of Rouse Hill as a higher intensity, mixed use
major centre that will serve the new communities of the North-West Growth Area and
the surrounding areas. The centre will be well-connected upon completion of the NorthWest Rail Link in 2019, which extends from the existing rail line at Epping to the
proposed stations between Cherrybrook and Rouse Hill.

Norwest

Norwest is the largest employment centre for Sydney’s North-West region, with plans to
reinforce the area as a specialised precinct. The addition of a Norwest station as part
of the North-West Rail Link project will see the precinct develop into an active centre
comprised of offices, retailing, community facilities, recreation, cultural, education and
housing.

Marsden Park

Covers an area of approximately 1,800 hectares and has access to the M7 Motorway
via Richmond Road. The precinct was rezoned for urban development in 2013 and has
a significant population capacity of 30,000, and is expected to include a sub-regional
supermarket centre, mixed use employment precincts and regional recreational
facilities.

Marsden Park
Industrial (MPIP)

MPIP benefits from its close proximity to the M7 motorway, providing a connection to
the Sydney CBD which is approximately 40 kilometres to the south-west. At capacity,
the precinct will provide 10,000 jobs across commercial, industrial and bulky goods land
uses.
Sydney Business Park is a major retail centre located around 4.0km from the Marsden
Park North Precinct, and consists of a Costco, Ikea, Bunnings Warehouse and a
homemaker centre. This is expected to attract a significant portion of retail trade from
the surrounding area.
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Precinct

Description

Riverstone

Riverstone was one of the first precincts to be released in the North-West Growth Area.
The precinct has strong public transport access, having access to the Richmond Rail
Line on its western boundary, which includes the existing Riverstone and Schofields
stations and the proposed relocation of the Vineyard station. Riverstone also contains
an existing industrial precinct with approximately 62 ha of industrial land (according to
the ELDP 2016).

Riverstone West

Riverstone West is located to the west of the Richmond Rail Line between Riverstone
and Vineyard stations and stretches west to Eastern Creek. At capacity, the precinct is
expected to employ 12,000 people, made possible by the strong public transport
accessibility. Riverstone West also contains a significant but largely undeveloped
industrial precinct, with 87ha of undeveloped zoned land and 16ha of developed
industrial land.

Schofields/Alex
Avenue

Alex Avenue is a Town Centre located in the south-east corner of the North-West
Growth Area, separated by the Richmond Rail Line. The precincts are situated
between the Schofields and the Quakers Hill train stations and the Schofields precinct
is bounded by the M7 Motorway to the south.

Box Hill and Box
Hill Industrial

Located to the north of Windsor Road and will provide 133 hectares of employment
land and a population of almost 30,000 residents at capacity.

We note that Rouse Hill and Norwest are not situated within the North-West Growth Area; however we have
included them as they will both service the North-West Growth Area.
The analysis of Marsden Park North’s position amongst other centres within Sydney (Table 6.7) shows that
its main advantages include:


As a greenfield release area, there is a greater supply of unconstrained land for development compared
to an existing residential area or centre.



Population growth will lead to residents requiring services and amenity associated with new release
areas. This creates a market for services delivered to the local population.

However it must be noted that many of the other precincts offer similar competitive advantages and hence
Marsden Park North’s advantages are not comparatively significant. Furthermore, Marsden Park North has
barriers to attracting investment and jobs, including:


While Marsden Park North’s population growth will be a key strength, due to its fringe location, it has a
limited outbound market.



While it is connected to the Sydney road network by Richmond Road, it does not as of yet have direct
access to major highways or rail infrastructure.



While it has a significant supply of land the employment land located throughout the NWGA is already
zoned and serviced.

In addition, Urbis notes previous Retail and Employment land assessments conducted by Hill PDA (2011)
and Macro Plan Dimasi (2012) indicate that the NWGA has sufficient planned employment land. The Hill
PDA report for Box Hill found that there was sufficient employment land, with a 118ha surplus of industrial
land and a 27ha deficiency in business park land.
Macro Plan Dimasi concluded that the MPIP 238ha of industrial land and 65ha of business park land in
Marsden Park Industrial Precinct will meet the NWGA’s employment land requirements.
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This indicates that in addition to MPN lacking the competitive advantages required to attract Business Park
or industrial development, the NWGA and adjacent precincts are sufficiently supplied with employment land
to meet its growing demand.
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Competitive Position Assessment
COMPETING PRECINCTS
Employment
Drivers

TABLE 6.7

Marsden Park Rouse Hill
North (Subject
Site)

Norwest

Marsden
Park

Marsden
Park
Industrial

Riverstone

Riverstone
West

Schofields/
Box Hill and
Alex Avenue Box Hill
Industrial

Infrastructure
Road Infrastructure

3

4

4

4

4

3

3

3

3

Public Transport

2

4

4

2

2

4

4

4

4

Proximity to M7
Motorway

3

3

4

3

4

4

4

3

3

Proximity to CBD

2

3

3

2

2

2

2

2

2

Outbound Market

2

3

4

3

3

2

2

3

3

4

3

2

5

2

4

1

4

4

3-4

3

2

5

2

4

1

5

4

4

4

4

4

4

4

4

4

4

Cost

4

4

3

4

4

4

4

4

4

Larger lot sizes

4

3

3

4

4

4

4

4

4

Supply of
unconstrained /
zoned land

5

3

3

4

5

3

5

5

5

Location

Population
Population growth
Size of resident
population
Access to Skilled
workforce
Land
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SWOT Analysis
Table 6.8 below summarises the strengths inherent to Marsden Park North it can leverage, weaknesses it
needs mitigate in order to take advantage of opportunities and mitigate threats in the external environment.

SWOT Analysis
MARSDEN PARK NORTH

TABLE 6.8

Strengths

Weaknesses

Opportunities

Threats

Affordable land

Long term development
timeframe

Limited eco-tourism
destinations in Sydney

Slower than expected
housing take up

Large lot sizes

Local catchment
insufficient to support
most regional uses

Limited availability of
large sites in Sydney

Strong competition from
existing and planned
employment precincts

Local catchment
population of up to
20,900 residents at
capacity

No direct highway access Future connectivity to
Western Sydney Airport

Established rural
economic base

Limited outbound market

Affordable land

Distant from airport and
Port Botany
Limited access to freight
network and facilities
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Competing Supply
Further to the analysis of Marsden Park North’s competitive position, we have considered the competing
supply of regional employment land uses in the surrounding areas that would absorb the underlying demand
for such land within the Marsden Park North precinct.
The different employment land uses that we have considered in this section include:


Industrial precincts and Business Parks



Education



Health



Arts, Sports and Entertainment.

Maps 6.1 to 6.4 illustrate the distribution supply of these industry sectors. Some of the key considerations
when assessing the best location for supply of these services to the NWGA and Marsden Park North:
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Arts, Entertainment and Recreation

Map 6.1

Education Services

Map 6.2
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Health Services

Map 6.3

Employment Lands and Business Parks

Map 6.4
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Key Locational Considerations
Key Locational Considerations

Land Use

TABLE 6.9

Key Location Considerations

Arts, Entertainment and Arts and entertainment facilities that serve a regional catchment are best coRecreation
located with regional retail centres, business parks and central business districts:
Cinemas and ice skating are typically co-located with regional retail centres – as
such not likely to be located within the Marsden Park North Precinct
Convention and exhibition centres are typically best located in business park and
centre business districts, close to their customer base
Regional level performing arts / museums aren’t typically destinational, requiring
an outbound market and strong transport connections.
Regional recreational facilities are already well provisioned throughout the NWGA
- the Urbis Social Infrastructure Assessment illustrates that there is a nearby
regional sport and recreational that would likely rule out the need for additional
regional sport / recreational uses.
Education Services

There are currently two university campuses at the edge of the NWGA, Western
Sydney University Hawkesbury and Blacktown campuses
At present there are no TAFEs in the NWGA, however there are a number with
close proximity including on the UWS Hawkesbury and Blacktown campuses,
Castle Hill adjacent the town centre and Norwest Business Park and Castle
Industrial Precinct
This illustrates that TAFEs are best situated in close proximity to employment
precincts or other educational precincts / institutes.

Health Services

Urbis understands that no new hospital is planned for the NWGA – new demand
for hospital beds will be catered for by both Blacktown and Mount Druitt hospitals.
In addition, Norwest Private Hospital in Norwest has undergone recent expansion
and is set to meet the future health needs of the growing resident population.
A key geographical development driver for private hospitals is being central to
their catchment, with a limited outbound market the MPN would not be an ideal
site for either a public or private hospital.

Employment Lands and Marsden Park North does not have the locational attributes to attract significant
Business Parks
investment in industrial or commercial development:
No direct highway access
Limited outbound market
Distance from airport and Port Botany
Limited access to freight network and facilities
In addition to this, there are a number of established and zoned employment land
precincts that are better placed to provide for the NWGA, with a total
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Land Use

Key Location Considerations
undeveloped supply of zoned industrial land of 633ha and 102ha of developed
industrial land (according to the ELDP 2016)
There are also significant Business Park lands at both Marsden Park (92
undeveloped hectares) and Norwest (32 undeveloped hectares).

Summary
Given the extent to which regional employment services are provided elsewhere, and the relative competitive
position of Marsden Park North discussed we do not think that there is market demand to support regional
employment uses in the Marsden Park North Precinct. The main reasons for this are:


Marsden Park North has a limited outbound market



Significant supply of surrounding employment lands (Industrial and Business Park precincts)



Marsden Park North lacks the competitive commercial drivers that typify successful employment land
precincts, such as infrastructure, access to main roads and outbound market



It is noted in previous employment and retail studies (MacroPlan Dimasi, Marsden Park and Hill PDA,
Box Hill) that there is sufficient capacity within the current undeveloped zoned land to accommodate
future industrial development



Many of the regional employment uses require either co-location with regional retail centres, business
parks and transport infrastructure or access to an outbound market to be commercially viable.

Despite this there is capacity to support 1,540 jobs, which are expected to be driven by demand for local
services, amenity and retail services.

Out of the Box Regional Employment Uses
In addition to the traditional regional employment uses considered for the Marsden Park North precinct, we
have also considered alternative ‘out of the box’ regional employment land uses that could be considered for
the precinct.
As the Marsden Park North precinct lacks a significant competitive advantage for regional employment uses
when compared to other surrounding precincts, the success of these regional employment uses would be
limited within the Marsden Park North precinct. Furthermore, there would be minimal need to further
increase the supply of such land uses within the Marsden Park North precinct, as the surrounding market is
already sufficiently catered for.
The ‘out of the box’ regional employment uses would provide unique land uses within the Marsden Park
North precinct, providing local employment and supporting the local economy. The alternative regional land
uses that we have considered for this precinct include:


Eco Tourism / Marsden Park North Biosphere



Sustainable Food and Beverage.

Each of these land uses have been outlined in the following pages, with more detailed overviews provided in
Appendix A and B.
Eco Tourism / Marsden Park North Biosphere:
As an alternative to traditional regional employment uses, an “out of the box” land use has been considered
that is not capital intensive but would be effective in placing Marsden Park North firmly on the map in a
positive light; and generate visitation, spending and employment.
The out of the box land use suggested is a sustainable social enterprise only found in south-east England at
present, The Eden Project has been outlined in more detail in Appendix A.
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The project is unique for two reasons: first, it is located in a non-metropolitan area. The site is a former clay
mine about 10km north east of the village of St Austell, which has a population of about 25,000 people, not
too dissimilar to the population forecast for Marsden Park North. The project has transformed many people’s
perception of Cornwall, from a former mining community to one that embraces regenerative economic,
environmental and social projects.
The second reason for its uniqueness is the architecture. The main attraction of the Eden Project is its two
greenhouses, which comprise eight inter-linked domes covering 23,000sq.m. They are at the forefront of
sustainable design; the Eden Project is the only World Heritage Site created by a living architect. According
to the UK’s Living Places, in 2007/8, the total income for the project was £22.3 million, of which 75% came
from tourism, 17% from fundraising and 8% from other activities such as concerts, functions, and
consultancies.
Eden operates as a charity and a social enterprise that employs nearly 500 staff. Economic impact studies
have shown that the project has contributed approximately £1 billion to the local economy. This amount
excludes visitor spending at Eden itself, but includes off-site tourism related business in Cornwall and the
rest of the region. The project transformed the region of Cornwall and provides an example of how cuttingedge design can revitalise an area.
Analysis by tourism consultants Geoff Broom and Associates found that during the first six months of the
2002/3 financial year, the Eden Project contributed massively to the South West regional economy.


It stimulated over 2.5 million visitor days in the region



Increased employment by nearly 5,500 jobs



Boosted business turnover by £177 million



Generated an additional £81 million of income for local residents



These benefits were felt by Eden’s 2,500 local suppliers and a range of other businesses such as hotels,
restaurants, bed and breakfasts, pubs and taxis.

A Marsden Park North Biosphere of potentially half of the Eden’s size would require approximately 1 hectare
of land, provide 250 direct jobs and substantial indirect employment and patronage for other local business
particularly in food and beverage.
Sustainable Food and Beverage:
There is scope to move away from a conventional pub/club to deliver a high quality indoor/outdoor licenced
premises which can link into the semi-rural nature of the Marsden Park North precinct and provide locally
sourced products to residents of the surrounding areas.
A venue such as the Grounds of Alexandria in Sydney performs this role very well by combining a high
quality indoor and outdoor area, growing products on site, and incorporating bespoke coffee roasting and
microbrewery facilities. It is located on a site of around 1,600sq.m of which around 40% is indoor space and
60% is landscaped outdoors providing a mix of seating, food growing areas and market stall space.
The success of The Grounds is reflected in its large customer base and the waiting time to be seated in an
otherwise unremarkable industrial estate in Alexandria.
This type of use, integrated within a centre, could create a real community destination for Marsden Park
North and could also assist in drawing weekend custom from beyond the trade area.
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6.5.

EMPLOYMENT STAGING

Tables 6.10 and 6.11 outlines the potential staging and timing goals for the Marsden Park North release area
and the supportable floorspace and jobs at different stages of development.

Floor Area – Staging
SQ.M BY EMPLOYMENT USE

TABLE 6.10
2026

2031

2036

2041

4,200

10,600

16,400

21,000

Discount Department Store

0

7,000

0

0

Supermarket(s)

0

3,500

0

0

Mini-Majors
Specialties
Non Retail Speciatly/Other

0
0

1,400
4,300

0
0

0
0

0

1,700

0

0

Total - Retail1
Total - Commercial Office
Education
Childcare
Govt. Primary School (P-6)
Government High School
Total - Education
Health
Medical Practice/Centre

0

17,900

0

0

0

600

600

0

700
0
0
700

2,100
11,000
0
13,100

1,400
0
0
1,400

2,100
0
0
2,100

0

300

300

300

0
0

1,500
1,800

0
300

1,500
1,800

0
0

0
0

0
0

1,500
0

0

0

0

1,500

0
0
0
700

0
0
0
33,400

10,000
1,500
11,500
13,800

0
0
0
5,400

Marsden Park North - Population
Retail

Retirement Village - ILU and RAC (Low & High Care) 1
Total - Health
Community Services
Community Centre (District)
Community Centre (Local)
Total - Community Services
Regional Employment
Eco Tourism / Bio-Sphere
Premium F&B
Total - Regional Employment
Grand Total

Source: Urbis
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Employment – Staging
JOBS BY EMPLOYMENT USE

TABLE 6.11
2026

2031

2036

2041

4,200

10,600

16,400

21,000

Discount Department Store

0

160

0

0

Supermarket(s)

0

140

0

0

Mini-Majors
Specialties
Non Retail Speciatly/Other

0
0

30
260

0
0

0
0

0

70

0

0

Total - Retail1
Total - Commercial Office
Education
Childcare
Govt. Primary School (P-6)
Government High School
Total - Education
Health
Medical Practice/Centre

0

660

0

0

0

30

30

0

10
0
0
10

27
120
0
147

18
0
0
18

36
0
0
36

0

5

5

5

0
0

11
16

0
5

11
16

0
0

0
0

0
0

20
0

0

0

0

20

0
0
0
10

0
0
0
852

250
50
300
352

0
0
0
72

Marsden Park North - Population
Retail

Retirement Village - ILU and RAC (Low & High Care) 1
Total - Health
Community Services
Community Centre (District)
Community Centre (Local)
Total - Community Services
Regional Employment
Eco Tourism / Bio-Sphere
Premium F&B
Total - Regional Employment
Grand Total

Source: Urbis
Note: Jobs total excludes home working
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7.

ECONOMIC IMPACTS ON SURROUNDING EMPLOYMENT
PRECINCTS

In our view, the development of retail and employment uses in Marsden Park North is unlikely to have a
significant impact on the existing and planned retail and employment precincts in the NWGA. There are two
reasons for this:


Local population driven employment uses and the proposed retail will be supported by Marsden Park
North’s new population



Biosphere /ecotourism and sustainable food and beverage are concepts that do not currently exist in the
NWGA or appear to be planned for.

As such the recommended retail and employment uses for Marsden Park North are unlikely to have a
significant negative impact on existing precincts within the North-West Growth Area.
Further, we consider that residential development at Marsden Park North can have a positive impact on
existing retail centres. Residential development will add an additional 20,198 people to the region, and will
provide an additional $393 million in retail expenditure.
Although the addition of retail at Marsden Park North will have some impact on surrounding centres, albeit
manageable, this is expected to be mitigated by the fact that the turnover is largely dependent on new
residents within Marsden Park North and Marsden Park. Furthermore, the majority of other centres are
located beyond the trade area.
As Marsden Park North is a growth centre and therefore a greenfield release area, all of this is additional
population and expenditure that does not currently exist. Accordingly this additional resident population
through for Marsden Park North can therefore make a positive contribution to the overall demand for retail
within the North-West Growth Area.
Table 7.1 below details the key precincts, their role and identifies the potential economic any perceived
impacts of the Marsden Park North development on these precincts.

Potential Economic Impacts of Marsden Park North on Surrounding Precincts
TABLE 7.1
Precincts

Role

Potential Impact of the Marsden park North Development

Riverstone

Retail Town
Centre /
Industrial
Precinct /
Mixed Use

The precinct has strong public transport access, with access to the
Richmond Rail Line on its western boundary. This network provides
access to the existing Riverstone and Schofields stations and the
proposed relocation of the Vineyard station. Riverstone also contains
an existing industrial precinct with approximately 62 ha of industrial land
(according to the ELDP 2016). Given the lack of industrial land
proposed for Marsden Park North it will not have a significant impact on
the Riverstone industrial area.

Norwest

Specialised
Centre /
Business Park

Norwest is the largest employment centre for Sydney’s North-West
region, with plans to reinforce the area as a specialised precinct. The
addition of a Norwest station as part of the North-West Rail Link project
will see the precinct develop into an active centre comprised of offices,
retailing, community facilities, recreation, cultural, education and
housing. Given its distance (beyond 10km in distance from Marsden
Park North) and the scale of Norwest, the proposed modest amount of
commercial floorspace at Marsden Park North, is unlikely to have a
material impact on Norwest.
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Precincts

Role

Potential Impact of the Marsden park North Development

Annangrove
Road
Industrial

Industrial
Precinct

The Annangrove Road Industrial precinct includes 145ha of industrial
land (ELDP 2016), and is approximately 5km away from Marsden Park
North.
As the Marsden Park North Precinct will not contain industrial land, it will
not compete with the Annangrove Road Industrial precinct.

North
Kellyville

Neighbourhood
Centre

North Kellyville is a considerable distance (approximately 10km) from
Marsden Park North and contains a neighbourhood centre only. This
precinct provides a convenience based retail offer to local residents and
as such is not expected to be impacted by any retail developed at
Marsden Park North. Given the considerable trade area resident
population proposed for Marsden Park North and Marsden Park, it is
unlikely that North Kellyville would be impacted by retail within Marsden
Park North.

Schofields

Large Town
Centre

Schofields is proposed to provide a town centre including a sub-regional
shopping centre and other non-retail uses. The proposed Schofields
town centre location is 4 km south east of Marsden Park North. Given
the size of the trade area sectors that Marsden Park North will have
access to, it is not expected to undermine the performance and
supportability of retail within Schofields.

Rouse Hill
Town Centre

Planned Major
Centre

Rouse Hill is approximately 8.5 km west of Marsden Park North and has
been identified as a planned major centre (NWGA). The town centre
has been developed to act as a focal point for local residents and future
office workers and provides significant and future discretionary
convenience based retail offer. Given the considerable distance and
the broader role of this centre, Marsden Park North is not expected to
impact on Rouse Hill.

Stanhope
Gardens

Subregional
Shopping Centre

Stanhope Village Sub Regional Shopping Centre is considerable
distance from Marsden Park North (approximately 9km). Given the
distance and outbound nature of Marsden Park North, it is not expected
to impact on Stanhope Gardens.

The Ponds

Neighbourhood
Centre

The Ponds has been developed as part of a large masterplanned
residential community, which includes a small supermarket based
centre. Given the small scale of The Ponds retail and its considerable
distance (approximately 10km south east of Marsden Park North) the
development of Marsden Park North is unlikely to have a material
impact on Marsden Park North.

Future NorthWest Growth
Area

West Schofields
(no centres
planned)

West Schofields Precinct was released for planning in 2016, and is
currently in the master planning stage of development. As such, there
is not yet provision of a planned major centre within the precinct. It is
noted that the Shanes Park precinct is not to be released for planning at
this time. It is unlikely that there will be a significant impact on either
centre, given the lack of a major planned retail centre.
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NWGA Precincts
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8.

CONCLUSION

The assessment of the potential employment uses that can be supported within the Marsden Park North
release area at capacity has had regard to the following factors:


The local population base, requiring a range of services to be delivered locally



Competitive strengths and weaknesses of the Marsden Park North location and market scope to support
broader regional demand



Compatibility with residential areas. Employment uses that contribute / detract from the amenity of a
residential area can have ramifications for marketability of the residential release.

The study has found that Marsden Park North’s employment will be driven primarily by industry sectors
meeting local population demand, and is unlikely to attract significant development designed to meet a
regional market catchment. The reasons for this are as follows:


Limited outbound market



Significant supply of surrounding employment lands (Industrial and Business Park precincts)



Marsden Park North lacks the competitive commercial drivers that typify successful employment land
precincts, such as infrastructure, access to main roads and outbound market



It is noted in previous employment and retail studies (MacroPlan Dimasi, Marsden Park and Hill PDA,
Box Hill) that there is sufficient capacity within the current undeveloped zoned land to accommodate
future industrial development



Many of the regional employment uses require either co-location with regional retail centres, business
parks and transport infrastructure or access to an outbound market to be commercially viable.

There are a number of potential uses that suit the existing rural character of the precinct and are compatible
with the strong population growth forecast for the area:


An eco-biosphere that would be targeted at attracting tourism into the NWGA



A destinational café/restaurant venue, combining high quality indoor and outdoor areas (combined with
the Town Centre).

Table 8.1 below outlines the forecast direct employment potential for Marsden Park North, and has included
the potential ‘out of the box’ employment opportunities.
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Employment Summary
MARSDEN PARK NORTH
Employment Use

TABLE 8.1
Marsden Park North

Retail

660

Commercial Office

60

Education

210

Health

36

Community Services

20

Home Based

550

Sub-Total Local Employment

1,536

Eco Tourism / Bio Sphere

250

Premium F&B

50

Sub-Total Regional Employment

300

Total – All Employment

1,836

Source: Urbis
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DISCLAIMER
This report is dated August 2018 and incorporates information and events up to that date only and excludes
any information arising, or event occurring, after that date which may affect the validity of Urbis Pty Ltd’s
(Urbis) opinion in this report. Urbis prepared this report on the instructions, and for the benefit only, of Angliss
Property Group (Instructing Party) for the purpose of Report (Purpose) and not for any other purpose or use.
To the extent permitted by applicable law, Urbis expressly disclaims all liability, whether direct or indirect, to
the Instructing Party which relies or purports to rely on this report for any purpose other than the Purpose, and
to any other person which relies or purports to rely on this report for any purpose whatsoever (including the
Purpose).
In preparing this report, Urbis was required to make judgements which may be affected by unforeseen future
events, the likelihood and effects of which are not capable of precise assessment.
All surveys, forecasts, projections and recommendations contained in or associated with this report are made
in good faith and on the basis of information supplied to Urbis at the date of this report, and upon which Urbis
relied. Achievement of the projections and budgets set out in this report will depend, among other things, on
the actions of others over which Urbis has no control.
In preparing this report, Urbis may rely on or refer to documents in a language other than English, which Urbis
may arrange to be translated. Urbis is not responsible for the accuracy or completeness of such translations
and disclaims any liability for any statement or opinion made in this report being inaccurate or incomplete
arising from such translations.
Whilst Urbis has made all reasonable inquiries it believes necessary in preparing this report, it is not
responsible for determining the completeness or accuracy of information provided to it. Urbis (including its
officers and personnel) is not liable for any errors or omissions, including in information provided by the
Instructing Party or another person or upon which Urbis relies, provided that such errors or omissions are not
made by Urbis recklessly or in bad faith.
This report has been prepared with due care and diligence by Urbis and the statements and opinions given by
Urbis in this report are given in good faith and in the reasonable belief that they are correct and not misleading,
subject to the limitations above.
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APPENDIX A

EDEN BIOSPHERE

In addition to standard employment uses, an “out of the box” land use has been considered that is not capital
intensive but would be effective in placing Marsden Park North firmly on the map in a positive light; and
generate visitation, spending and employment.
The out of the box land use suggested is a sustainable social enterprise only found in south-east England at
present, The Eden Project.

The Eden Project
The project is unique for two reasons. Firstly, it is located in a non-metropolitan area. The site is a former
clay mine, and has transformed many people’s perception of Cornwall, from a former mining community to
one that embraces regenerative economic, environmental and social projects.
Architecture is the second reason for its uniqueness. The main attraction of the Eden Project is its two
greenhouses, which comprise eight inter-linked domes covering 23,000 sq.m. They are at the forefront of
sustainable design; the Eden project is the only World Heritage Site created by a living architect. According
to the UK’s Living Places, in 2007/8, the total income for the project was £22.3 million, of which 75% came
from tourism, 17% from fundraising and 8% from other activities such as concerts, functions and
consultancies.
Eden operates as a charity and a social enterprise that employs nearly 500 staff. Economic impact studies
have shown that the project has contributed approximately £1 billion to the local economy in its first 10 years
of operation. This amount excludes visitor spending at Eden itself, but includes off-site tourism related
business in Cornwall and the rest of the region. It has also supported between 2,500 and 3,000 local touristrelated jobs in addition to direct jobs.
The project has transformed the region of Cornwall and provides an example of how cutting-edge design can
revitalise an area.
A GMPGA Biosphere of potentially half Eden’s size would provide 250 direct jobs and substantial indirect
employment and patronage for other local businesses particularly in food and beverage.
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Figure 1 – Eden Biosphere

Picture 3 – Aerial Image

Picture 4 – Eden Biosphere

Source: Google Images

Source: Google Images

Picture 5 – Proposed Hotel Concept Image

Picture 6 – Eden Biosphere

Source: Google Images

Source: Google Images
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Eden Biosphere
Overview

The Eden Project is part of a World Heritage site in the county of Cornwall, south-east
England. It is a botanical garden, employment hub, community space, education
centre, entertainment venue and tourist destination all rolled into one.
The complex comprises the Rainforest and Mediterranean Biomes, an interactive
museum, a restaurant and surrounding outdoor gardens.
The Eden Project has received planning approval to develop a 109-bedroom on-site
hotel, which will provide excellent accommodation and an attractive venue for events,
conferences and weddings. The hotel is due to open in April 2018, and is estimated to
create 35 to 40 direct jobs.

Visitation

Attracts approximately 1 million visitors per year

Scale

Size: 110,000 sq.m
Employment: 500 employees

Economic
Benefits

Analysis by tourism consultants Geoff Broom and Associates found that during the first
six months of the 2002/3 financial year, the Eden Project contributed massively to the
South West regional economy.
 It stimulated over 2.5 million visitor days in the region
 Increased employment by nearly 5,500 jobs
 Boosted business turnover by £177 million
 Generated an additional £81 million of income for local residents
 These benefits were felt by Eden’s 2,500 local suppliers and a range of other
businesses such as hotels, restaurants, bed and breakfasts, pubs and taxis.

Lessons for
Marsden Park
North

 Taking inspiration from Eden Park and creating a ‘Marsden Park North’ albeit at a
smaller scale, would result in a multi-purpose site that draws tourists, creates jobs for
local people and generates value for the community through food production and
education.
 Build something with cutting edge design. The project does not have to be big and
expensive, but must be innovative and unique.
 Any tourist site must be connected to the local community. The Eden Project
recognises that it could not sustain the large number of visitors it hosts each year
without the support of the local community.
 Tim Smit, the founder of the Eden Project, says “we don't want replicas of Eden
springing up around the world, like a kind of Disneyland. If we do go down this route,
an overseas Eden should harness what's special about its environment."
 It must be noted that the Eden Project has encountered a number of difficulties in
recent years, with lower visitation numbers triggering financial stress. The project
still relies on public funding, and must adopt long term management practices to
ensure the project’s sustainability going forward.
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APPENDIX B
GROUNDS OF ALEXANDRIA F&B
PRECINCT
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Grounds of Alexandria
Overview

Located in an old pie factory from the early 1900’s, The Grounds of
Alexandria is the flagship venue for its speciality coffee. The site hosts a
coffee research and testing facility alongside a café, opening onto a luscious
garden of heirloom vegetables and fragrant herbs.

Visitation

5 million Sydney residents

Scale

Size: 6,000 sq.m,
Employment: ~50 employees

Success Drivers

Lessons for Marsden
Park North



The Grounds offer a wholesome and rustic menu. The kitchen uses
sustainable practices including; picking fresh herbs every morning and
working with full time horticulturalist to grow seasonal produce for the
menu.



The Grounds markets are held on the first weekend of each month in the
café garden. They allow visitors to enjoy The Grounds brunch and ownroasted coffee whilst exploring wholesome goods sold direct from the
source.



The success of The Grounds is reflected in its large customer base and
the waiting line to be seated in an otherwise unremarkable industrial
estate in Alexandria.



An operation of this nature would tie well into the open spaces nature of
the Marsden Park North site.



It would be consistent with the project objectives, particularly:
-

Encourage community interactions through imaginative, functional
and enjoyable public spaces

-

Ensure long-term economic viability through design excellence

-

Growing a formal and informal green economy that fosters local jobs
and builds regional learning around green innovation and technology.



It could be a highly destinational use that would retain local food and
beverage spend, particularly weekends, and could attract spending from
beyond Marsden Park North and the North-West Growth Area.



Good management, high quality offer and service and unique architectural
design are the key to this successful destination.
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APPENDIX C
REMPLAN
METHODOLOGY



REMPLAN uses either the value of investment or employment
generation as the primary input. For this analysis, the value of total
upfront investment has been used as the key input to assess the
benefits of the construction phase, whereas future employment on the
site is the input to assessing the on-going economic benefits of the
operation phase



Outputs from the model include employment generated through the
project and economic Gross Value Added at the state level



Employment generated includes all full-time and part-time jobs created
over the life of the construction phase; or in terms of the on-going
operations, total on-going jobs generated



Gross Value Added or GVA is a measure of the value of goods and
services produced in an area, industry or sector of an economy during
a certain period. In this case, GVA represents the total economic
contribution of the project



Both the direct and indirect benefits are modelled for employment and
value added:



APPENDICES



Direct refers to the effect felt within the industry where the
investment is being made. For example, during the construction
phase, new direct jobs are created within the construction industry



Indirect effects are those felt within industries that supply goods to
the industries directly affected by the investment.

Economic benefits are modelled for the construction and the on-going
operation phases. For both phases, the employment and value-added
numbers are presented on an annualised basis


Construction phase benefits accrue each year when the project is
under construction (or a pro-rata basis for any part year
construction period).



On-going benefits accrue each year of operation.
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