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Executive summary

i. Ropes Crossing Village is a Coles anchored supermarket based shopping centre located

in the Blacktown LGA, approximately 45 km north-west of the Sydney CBD. Ropes

Crossing is a Lendlease developed residential estate that, upon completion, will

accommodate over 2,200 new homes. The estate is nearing capacity, with only

number of ad hoc developments remaining which are expected to be completed in the

short term.

ii. Ropes Crossing Village is a supermarket based centre, anchored by a small Coles

supermarket of 2,484 sq.m and contains 1,177 sq.m of specialty floorspace. The centre

also contains a number of non-retail and community based services including a

childcare centre, a dental clinic and a fitness centre. In total the centre is comprised of

5, 756 sq.m of centre floorspace (GLA). The centre is now planned for redevelopment,

with the retail component to include an expansion of the Coles supermarket by

710 sq.m to 3,194 sq.m, the addition of a small kiosk of 40 sq.m, and the relocation of

around 720 sq.m of specialty and non-retail floorspace.

iii. The main trade area population served by Ropes Crossing Village is estimated at

26,800, including over 13,000 residents in the primary sector at June 2019. Population

growth over the forecast period is estimated to average 1.6% per annum to reach

32,500 at 2031, including around 13,870 in the primary sector.

iv. The total retail expenditure capacity of the main trade area population is projected to

increase from $275 million in 2019 to $379 million by 2031, reflecting average growth

of 2.7% per annum (in constant 2018/19 dollars and excluding GST).

v. The provision of competitive retail facilities within the main trade area is currently

limited to a small Friendly Grocer at Willmot shopping centre, and the Tregear Centre,

which includes a small IGA supermarket. Beyond the main trade area the key

competitive retail facilities are Emerton Village Shopping Centre, Jordan Springs Village

and St Marys Town Centre.
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vi. The forecast sales for the Coles supermarket at FY22 under the ‘Do Nothing’ scenario

are estimated at $31.4 million. Assuming the Coles supermarket is expanded,

supermarket sales are estimated at $36.9 million, at a sales productivity rate of

$11,550 per sq.m.

vii. This report outlines that a range of economic and social benefits are likely to arise

from the redevelopment of Ropes Crossing Village. These include providing local

residents with a comprehensive full-line supermarket offer; a reduction of

supermarket expenditure leakage to facilities outside of the trade area; and creating

local employment opportunities. The development is expected to have some very

minor trading impacts on existing facilities in the area, however, the impacts will not in

any way threaten any existing facility’s ability to continue operating successfully.

Therefore, it is concluded that a net community benefit will result from the proposed

development.
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Introduction

This report presents an independent assessment of a small expansion of Ropes Crossing

Village, a Coles anchored supermarket based centre located 45 km north-west of the

Sydney CBD. The report also examines the likely economic benefits and potential impacts

arising from the proposed redevelopment.

This report is presented in five sections as follows:

 Section 1 presents an overview of the regional and local context of the Ropes Crossing

Village, as well detailing the current future composition of the centre.

 Section 2 reviews the main trade area to be served by the centre, detailing current and

projected population levels, as well as the socio-demographic profile and current and

future retail expenditure capacity of the trade area population.

 Section 3 reviews the competitive environment within which Ropes Crossing Village

operates, including existing and proposed competitive developments.

 Section 4 presents an assessment of retail floorspace demand for the centre and provides

an estimate of the sales potential for the expanded supermarket anchor.

 Section 5 reviews the likely benefits and potential impacts the redevelopment of Ropes

Crossing Village may have on existing centres in the area.
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Section 1: Context and proposed development

This section of the report presents an overview of the regional and local context of the

Ropes Crossing Village, as well detailing the current future composition of the centre.

1.1 Regional and site context

The suburb of Ropes Crossing is located within the Blacktown Local Government Area (LGA)

in the Greater Western Sydney region, approximately 45 km west of Sydney CBD (refer

Map 1.1).

Ropes Crossing is located just beyond the southern boundary of Sydney’s North West Priority

Growth Area. The original structure plan (2006) covers 16 precincts which were planned to

accommodate almost 70,000 new dwellings for 200,000 new people over a 20-25 year

timeframe. A Land Use and Infrastructure Implementation Plan (May 2017), subsequently

revised the capacity of the North West Priority Growth Area to include an additional

20,000 dwellings for development, with the area expected to accommodate

90,000 dwellings over the long term.

Ropes Crossing is a major residential estate, which once complete will contain around

2,200 homes. It is understood that all of the available lots have now been sold, with the

majority developed, and only a small number of homes remain to be completed over the

short term. A local road link connecting Ropes Crossing and the neighbouring Jordan Springs

East development was completed mid-2018, allowing outside communities easy access to

the amenities and retail facilities found within Ropes Crossing.

Ropes Crossing Village is located at the heart of the Ropes Crossing residential estate and is a

focal point of the local community. The centre is bound by Central Place to the north, Pulley

Avenue to the east, Dunlop Avenue to the south and Ropes Crossing Boulevard to the west

(refer Map 1.2). It is easily accessible for residents of the residential estate and local area.

Ropes Crossing Primary School is located to the east of the shopping centre and a community

village green is situated north of the site.



Map 1.1: Ropes Crossing Village
Regional context



Map 1.2: Ropes Crossing Village
Site location
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1.2 Existing and proposed development

Ropes Crossing Village is a supermarket based centre, anchored by a small Coles

supermarket of 2,484 sq.m and containing 1,177 sq.m of specialty floorspace. The centre

also contains a number of non-retail and community based services including a childcare

centre (of 1,575 sq.m, with capacity for 115 childcare places), a dental clinic and a fitness

centre. In total the centre is comprised of 5, 756 sq.m of centre floorspace.

The centre is now planned for redevelopment, with the retail component incorporating an

expansion of the Coles supermarket by 710 sq.m to 3,194 sq.m, the addition of a small kiosk

of 40 sq.m, and the relocation of around 720 sq.m of specialty and non-retail floorspace

(refer Table 1.1).

Other components of the redevelopment include the introduction of approximately

200 sq.m of commercial floorspace, as well as the development of 130 apartments,

accommodated in three mid-rise towers (refer Figure 1.1).

The primary purpose of this report is to assess the economic impacts on the surrounding

network of supermarket facilities arising from the expansion of the Coles supermarket

anchor.
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Category Difference/

(sq.m) (sq.m) relocation

Supermarket 2,484 3,194 710

Retail specialties

Food & liquor 80 80 0

• Grocer 80 80 Relocated

Food catering 341 341 0

• Amanti Coffee 65 65

• Ropes Pizza Kebab & Indian 84 84

• Subway 61 61

• Domino's 130 130

Leisure 95 95 0

• Ropes Crossing Newsagency 95 95

General 259 259 0

• Ropes Central Pharmacy 259 259

Retail services 213 213 0

• Crystal Nails & Beauty 103 103

• BHQ (Barber) 40 40 Relocated

• Hair 70 70

New kiosk 0 40 40

Total retail spec. 987 1,027 40

Total centre - retail 3,471 4,221 750

Non-retail

Childcare centre 1,575

Fitness Centre 370 Relocated

Star Partners 70 Relocated

Dental clinic 107

Other 13

Total non-retail 2,135

Vacant 150 Relocated

Total centre 5,756

Source: Village Shopping Centres; MacroPlan Dimasi

Table 1.1

Ropes Crossing Village - Eixtisng and future centre composition*

Existing Expansion

Ropes Crossing Village



Figure 1.1
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Section 2: Trade area analysis

This section of the report reviews the trade area served by Ropes Crossing Village, including

the current and projected population levels, the socio-demographic profile and the

estimated retail expenditure capacity of trade area residents.

2.1 Trade area definition

The extent of the trade area or catchment that is served by any shopping centre, or retail

facility, is shaped by the interplay of a number of critical factors. These factors include:

i. The relative attraction of the retail facility or centre, in comparison with alternative

competitive retail facilities of the same /relevant type. The factors that determine the

strength and attraction of any particular centre are primarily its scale and composition

(in particular the major trader or traders that anchor the centre); its layout and

ambience; and carparking, including access and ease of use.

ii. The proximity and attractiveness of competitive retail tenants, or centres. The

locations, compositions, quality and scale of competitive retail facilities all serve to

define the extent of the trade area which a shopping centre or retail facility is

effectively able to serve.

iii. The available road network and public transport infrastructure, which determine the

ease (or difficulty) with which customers are able to access a shopping centre, or retail

facility.

iv. Significant physical barriers which are difficult to negotiate, and can act as delineating

boundaries to the trade area served by an individual shopping centre, or retail facility.

The trade area defined for Ropes Crossing Village reflects the following:

 The composition of the centre, which is anchored by a Coles supermarket and contains a

range of convenience oriented retail offerings and non-retail uses.



Section 2: Trade area analysis

Ropes Crossing Village, NSW
Economic Impact Assessment

8

 The location of the centre, which is easily accessible to local residents, with access to

Jordan Springs East being improved following the development of a connector road in

2018.

 The location of competitive retail facilities in the surrounding region.

Map 2.1 illustrates the main trade area served by Ropes Crossing Village. The trade area has

been defined to include one primary sector and four secondary sectors.

The trade area sectors are described as follows:

 The primary sector comprises the entire Ropes Crossing residential estate and the

adjoining suburb of Willmot, as well as parts of Tregear and Lethbridge Park.

 The secondary north sector covers the suburb of Shanes Park.

 The secondary east sector includes parts of Lethbridge Park, Shalvey and Tregear.

 The secondary south sector contains parts of North St Marys and St Marys and is bound

by Forrester Road to the north, Ropes Creek to the east, Debrincat Avenue and Glossop

Street to the south and South Creek to the west.

 The secondary west sector encompasses the Jordan Springs East project.

In combination, the primary and secondary sectors are referred to as the main trade area

throughout the remainder of this report.



Map 2.1: Ropes Crossing Village
Trade area analysis
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2.2 Trade area population

Table 2.1 details the estimated current and projected population levels within the main trade

area. This information has been collected from a range of sources, including the following:

 Australian Bureau of Statistics (ABS) Census of Population and Housing (2016);

 ABS Dwelling Approvals Data (2016–18);

 ABS Estimated Residential Population Data (ERP) (2016-18);

 NSW Transport Performance and Analytics population projections (2016); and

 Other investigations of future residential development, undertaken by this office.

The main trade area population is estimated at 26,800 as at June 2019, including over

13,000 residents in the primary sector. Over the most recent intercensal period (2011-2016),

the main trade area population increased at an average rate of 4.6% or some 976 residents

per annum, underpinned predominantly by the development of Ropes Crossing.

The main trade area population is projected to grow to almost 32,500 by 2031, reflecting an

average annual growth rate of 1.6% over the forecast period. The primary sector population

is estimated to reach 13,870 at 2031. The Ropes Crossing estate has the capacity to

accommodate 2,200 dwellings or approximately 6,700 residents. The majority of the estate

is now completed, with though with a small number of lots remaining to be developed.

Population growth in the trade area will be driven by subject development, which is planned

to include 130 apartments to be completed over the 2021 – 2026 period. In the secondary

west sector, the Jordan Springs East estate, developed by Lendlease, has a capacity to

accommodate 1,400 dwellings or approximately 4,200 residents. There were around

600 homes developed at mid-2019, with the balance to be developed in the medium term.

Shanes Park, which is situated within the secondary north sector, is identified for residential

development in Sydney’s North West Priority Growth Area. The precinct has not yet been

released for planning with the expected timing of development post 2026, as indicated in the
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North West Priority Growth Area Land Use and Implementation Plan. The rezoning of this

precinct is dependent on the planning and route identification for the Outer Sydney Orbital.

For the purposes of this assessment, it is assumed Shanes Park will be rezoned for future

residential development in the medium term.

Trade area sector 2011 2016 2019 2021 2026 2031

Primary 7,800 12,570 13,020 13,120 13,620 13,870

Secondary sectors

• North 420 420 450 470 520 1,520

• East 8,750 8,760 8,910 9,010 9,260 9,510

• South 2,380 2,480 2,630 2,730 2,980 3,230

• West 0 0 1,800 3,000 4,250 4,350

Total secondary 11,550 11,660 13,790 15,210 17,010 18,610

Main trade area 19,350 24,230 26,810 28,330 30,630 32,480

Trade area sector 2011-16 2016-19 2019-21 2021-26 2026-31

Primary 954 150 50 100 50

Secondary sectors

• North 0 10 10 10 200

• East 2 50 50 50 50

• South 20 50 50 50 50

• West 0 600 600 250 20

Total secondary 22 710 710 360 320

Main trade area 976 860 760 460 370

Trade area sector 2011-16 2016-19 2019-21 2021-26 2026-31

Primary 10.0% 1.2% 0.4% 0.8% 0.4%

Secondary sectors

• North 0.0% 2.3% 2.2% 2.0% 23.9%

• East 0.0% 0.6% 0.6% 0.5% 0.5%

• South 0.8% 2.0% 1.9% 1.8% 1.6%

• West 0.0% 0.0% 29.1% 7.2% 0.5%

Total secondary 0.2% 5.8% 5.0% 2.3% 1.8%

Main trade area 4.6% 3.4% 2.8% 1.6% 1.2%

*As at June
Source: ABS Census 2016; NSW Transport and Analytics population projections; MacroPlan Dimasi

Table 2.1

Ropes Crossing Village trade area population, 2011-2031*

Average annual growth (no.)

Forecast populationEstimated population

Average annual growth (%)
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2.3 Socio-demographic profile

Table 2.2 and Chart 2.1 detail the socio-demographic profile of the main trade area

population, and compares this with the metropolitan Sydney and Australian averages. This

information is sourced from the 2016 ABS Census of Population and Housing. Since the

development in the secondary west sector had not commenced in 2016, a proxy for

Jordan Springs East residents has been utilised to illustrate the likely socio-demographic

profile of residents moving into this area. The key points to note regarding the socio-

demographic profile of the population are:

 The average per capita and household incomes of main trade area residents are generally

below the metropolitan Sydney benchmark average.

 The average age of main trade area residents, at 33.2 years, is much lower than the

metropolitan Sydney average of 37.5 years, driven by an above average representation of

children and teenagers and a below average representation of people aged 60 years and

over. The primary sector also exhibits an above average representation of residents in the

30-39 year age bracket. This age distribution is likely the result of young families attracted

to the relative affordability of housing in the area.

 The main trade area population is predominantly Australian born (69.4%), which is above

the Sydney metropolitan average of 60.9%.

 52.6% of residents living in the main trade area own their home either outright or with a

mortgage, which is much lower than the Sydney metropolitan average of 64.2%. Within

the primary sector, outright ownership is particularly low, while ownership with a

mortgage is above the metropolitan Sydney benchmark.

 The main trade area is predominantly occupied by traditional families, i.e. couples living

with dependent children, constituting 45.7% of families. The next most frequent family

type is single parents with dependent children, at 18%, which is much higher than the

Sydney metropolitan average of 7.9%.

Overall, the main trade area is indicative of young families, who earn below average incomes

and are attracted to the area because of the relative affordability of housing.
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Primary Main Syd Metro Aust.
Census item sector North East South West TA avg. avg.

Per capita income $28,449 $36,836 $22,816 $24,723 $42,338 $26,177 $45,173 $39,800

Var. from Syd Metro bmark -37.0% -18.5% -49.5% -45.3% -6.3% -42.1%

Avg. household income $86,805 $110,506 $66,836 $68,340 $135,588 $77,851 $123,654 $101,610

Var. from Syd Metro bmark -29.8% -10.6% -45.9% -44.7% 9.7% -37.0%

Avg. household size 3.1 3.0 2.9 2.8 3.2 3.0 2.7 2.6

Age distribution (% of population)

Aged 0-14 27.9% 17.5% 24.5% 22.1% 26.5% 25.9% 18.7% 18.7%

Aged 15-19 6.8% 8.0% 8.5% 6.7% 4.9% 7.4% 6.0% 6.1%

Aged 20-29 15.2% 14.6% 14.2% 14.0% 20.5% 14.7% 15.0% 13.8%

Aged 30-39 17.8% 11.4% 11.3% 11.2% 23.7% 14.7% 15.5% 14.0%

Aged 40-49 11.2% 14.8% 12.2% 12.0% 11.7% 11.7% 13.7% 13.5%

Aged 50-59 8.5% 13.1% 11.6% 12.6% 6.1% 10.1% 12.2% 12.7%

Aged 60+ 12.6% 20.4% 17.7% 21.4% 6.5% 15.5% 18.9% 21.1%

Average age 31.2 38.2 34.6 37.7 28.6 33.2 37.5 38.6

Housing status (% of households)

Owner (total) 55.8% 76.9% 42.1% 52.6% 61.6% 50.8% 64.2% 67.4%

• Owner (outright) 15.7% 52.8% 18.3% 26.2% 6.5% 18.4% 30.0% 31.9%

• Owner (with mortgage) 40.2% 24.1% 23.8% 26.3% 55.1% 32.4% 34.2% 35.5%

Renter 42.8% 23.1% 57.3% 47.4% 38.2% 48.3% 35.1% 31.8%

Birthplace (% of population)

Australian born 65.4% 73.7% 74.1% 72.3% 67.7% 69.4% 60.9% 71.9%

Overseas born 34.6% 26.3% 25.9% 27.7% 32.3% 30.6% 39.1% 28.1%

• Asia 16.7% 7.9% 3.6% 7.8% 19.3% 10.9% 19.1% 11.2%

• Europe 4.9% 12.2% 6.0% 8.8% 5.2% 5.9% 9.6% 9.6%

• Other 13.0% 6.2% 16.3% 11.2% 7.9% 13.9% 10.4% 7.4%

Family type (% of population)

Couple with dep't child. 48.8% 41.8% 36.8% 36.6% 59.5% 42.9% 48.5% 44.8%

Couple with non-dep't child. 5.9% 21.5% 9.1% 8.4% 6.0% 7.6% 9.1% 7.7%

Couple without child. 15.0% 15.8% 12.6% 14.2% 20.0% 14.1% 20.1% 22.8%

One parent with dep't child. 17.6% 8.0% 24.0% 19.1% 8.7% 19.9% 7.9% 8.8%

One parent w non-dep't child. 4.7% 4.6% 7.4% 10.7% 2.0% 6.4% 4.1% 3.7%

Lone person 6.5% 6.3% 8.5% 9.5% 3.5% 7.6% 9.2% 11.0%

Source: ABS Census of Population & Housing, 2016; MacroPlan Dimasi

Table 2.2

Ropes Crossing Village main trade area - socio-demographic profile, 2016

Secondary sectors
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2.4 Retail expenditure

MacroPlan Dimasi estimates retail expenditure capacity generated by the main trade area

residents based on information sourced from Market Data Systems (MDS), which utilises a

detailed micro simulation model of household expenditure behaviour for all residents of

Australia. The model takes into account information from a wide variety of sources including

the regular ABS Household Expenditure Surveys, national accounts data, Census data and

other information. We consider MarketInfo data to be an accurate measure of available

retail expenditure and it is widely relied on in the retail industry.

Total retail expenditure is detailed in a number of categories, as follows:

 Take-home food and groceries – goods typically sold in supermarkets and specialty fresh

food stores.

 Packaged liquor – packaged beer, wine and spirits such as those purchased at bottle-

shops and liquor outlets.

 Food catering – cafes, take-away outlets and restaurants, including liquor consumed on

such premises.

 Apparel – clothing, footwear, fashion and accessories.

 Household goods – giftware, electrical, computers, furniture, homewares, and hardware

goods.

 Leisure – sporting goods, music, DVDs, games, books, newsagents and film

processing/photography.

 General retail – pharmaceutical goods, cosmetics, toys, florists and mobile phones.

 Retail services – key cutting, shoe repairs, hair and beauty.

Chart 2.2 illustrates the estimated retail expenditure levels per capita of main trade area

population for the year 2018/19, benchmarked against the metropolitan Sydney and

Australian averages. These figures are exclusive of GST.
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Total per capita retail expenditure for the main trade area, at $10,411, is estimated to be

25% below the metropolitan Sydney benchmark of $13,888.
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Table 2.3 present projections of total retail spending generated by the main trade area

population over the period from 2019 to 2031. The retail expenditure capacity of the main

trade area is estimated to increase from approximately $275 million in 2019 to $379 million

at 2031.

Table 2.4 details the estimated retail spending capacity of the main trade area population by

category. FLG expenditure (take-home food and groceries including packaged liquor), which

is of most relevance for supermarket based centres, is estimated to grow from $145 million

in 2019 to $201 million at 2031.

Year ending Primary Main
June sector North East South West TA

2019 137 5 88 29 16 275

2020 139 6 90 30 22 286

2021 141 6 91 30 29 297

2022 143 6 92 31 34 306

2023 145 6 94 32 37 314

2024 148 6 95 33 40 322

2025 150 6 97 34 43 330

2026 153 7 98 35 46 339

2027 155 8 100 36 48 347

2028 157 11 101 37 49 355

2029 159 14 103 38 50 362

2030 161 16 104 39 50 371

2031 163 19 106 40 51 379

Average annual growth ($M)

2019-2031 2.2 1.2 1.4 0.9 2.9 8.6

Average annual growth (%)

2019-2031 1.5% 11.2% 1.5% 2.7% 10.3% 2.7%

*Constant 2018/19 dollars & excluding GST
Source: MarketInfo; MacroPlan Dimasi

Secondary sectors

Table 2.3

Ropes Crossing Village main trade area - retail expenditure ($M), 2019-2031*
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Year ending FLG Food Apparel Household Leisure General Retail Total
June catering goods retail services retail

2019 145 32 23 38 10 20 6 275

2020 151 34 24 40 11 21 6 286

2021 157 35 25 41 11 22 6 297

2022 162 36 26 42 11 22 6 306

2023 166 38 26 43 11 23 7 314

2024 170 39 27 45 12 23 7 322

2025 175 40 28 46 12 24 7 330

2026 179 41 28 47 12 24 7 339

2027 183 43 29 48 12 25 7 347

2028 188 44 29 49 13 25 7 355

2029 192 45 30 50 13 26 8 362

2030 196 46 30 51 13 26 8 371

2031 201 48 31 52 13 27 8 379

Average annual growth ($M)

2019-2031 4.6 1.3 0.6 1.1 0.3 0.5 0.2 8.6

Average annual growth (%)

2019-2031 2.7% 3.3% 2.3% 2.6% 2.3% 2.3% 2.8% 2.7%

*Constant 2018/19 dollars & excluding GST
Source: MarketInfo; MacroPlan Dimasi

Table 2.4

Ropes Crossing Village main trade area - retail expenditure by category ($M), 2019-2031*

Retail expenditure category definitions:

 FLG: take-home food and groceries, as well as packaged liquor.

 Food catering: expenditure at cafes, take-away food outlets and restaurants.

 Apparel: clothing, footwear, fashion accessories and jewellery.

 Household goods: giftware, electrical, computers, furniture, homewares and hardware goods.

 Leisure: sporting goods, music, DVDs, computer games, books, newspapers & magazines, stationery and

photography equipment.

 General retail: pharmaceutical goods, cosmetics, toys, florists, mobile phones and pets.

 Retail services: hair & beauty, optical goods, dry cleaning, key cutting and shoe repairs.
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Section 3: Competitive context

This section reviews the competitive environment within which Ropes Crossing Village

operates, including existing and proposed competitive developments.

Table 3.1 details the major competitive retail centres to Ropes Crossing Village, while the

previous Map 2.1 illustrates the location of these centres.

Within the main trade area, the provision of retail facilities is currently limited to Ropes

Crossing Village (subject centre), a small IGA Friendly Grocer in Willmot and the Tregear

Centre, which includes a small IGA supermarket. Therefore, there is only a limited selection

of small-scale retail offerings in the trade area, expect with Ropes Crossing Village, making it

the dominant retail centre in local area.

Retail Dist. by road from
Centre GLA Major traders Ropes Crossing Village

(sq.m) (km)

Within trade area

Tregear Centre 1,000 IGA 2.6

Willmot 600 Friendly Grocer 3.2

Jordan Springs East NC (p) - Small smkt (p) 3.2

Beyond trade area

St Marys Town Centre 42,500 4.7

• St Marys Village 15,800 Target, Woolworths

• Station Plaza 6,500 Coles

• Queen Street Strip/other 20,200 Aldi

Emerton Village SC 7,600 Woolworths 4.4

Werrington County Shopping Village 6,200 IGA 5.5

Jordan Springs SC 6,700 Woolworths 10.0

Source: Property Council of Australia; MacroPlan Dimasi

Table 3.1

Ropes Crossing Village - schedule of competing retail facilities
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Beyond the main trade area the key competitive retail facilities to Ropes Crossing Village are

located at Emerton, St Marys, Jordan Springs, Werrington and Kingswood, summarised as

follows:

 Emerton Village shopping centre is located around 4.4 km south-east of Ropes Crossing

Village and is anchored by a small Woolworths supermarket of around 2,500 sq.m and

includes 22 specialty shops and 4 non-retail outlets. The centre contains a relatively

poorly presented offer and is not an overly attractive or appealing shopping destination

for main trade area residents. Development approval has been granted for a

redevelopment of Emerton Village Shopping Centre. The approval allows for an expansion

of the existing Woolworths supermarket to a full line supermarket of around 3,200 sq.m

and a small provision of additional retail specialty floorspace.

 St Marys Town Centre is located around 4.7 km south of Ropes Crossing Village and

includes St Marys Village, a sub-regional centre anchored by a Target discount

department store and a Woolworths supermarket. The centre is supported by a number

of convenience oriented specialty store, as well as a small provision of food and beverage.

Mirvac is understood to be investigating the potential for an expansion of St Marys Village

towards Queen Street on council owned land. The project has recently been deferred and

it is understood that if this development is to proceed, Mirvac will be required to

purchase the site from Penrith City Council.

 Also within the St Marys Town Centre is Station Plaza, a tired and run-down Coles

anchored centre, as well as an extensive retail strip along Queen Street, which includes a

stand-alone Aldi supermarket and a range of takeaway food stores, convenience retail

outlets and non-retail services (such as real estate agents, dentists, allied health and a

Post Office).

 Werrington County Shopping Village is located around 5.5 km southwest of Ropes

Crossing Village. It is anchored by a Supa IGA supermarket and includes 16 predominantly

convenience oriented specialty retail stores and comprises 6,200 sq.m of retail

floorspace.
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 Jordan Springs Shopping Centre is located around 10 km west of Ropes Crossing Village.

The centre was developed to service the growing Jordan Springs community, and is

anchored by a Woolworths supermarket. It also includes 20 retail specialties, a gym and a

medical centre.

 There are plans to add a small neighbourhood centre around 3 km to the east of the

subject site within the Jordan Springs East estate. Although there are currently no

concrete development plans, it is likely the centre will include a small

supermarket/grocery store, as well as a small provision of convenience oriented

specialties.
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Section 4: Supermarket sales potential

This section of the report presents an assessment of retail floorspace demand for the centre

and provides an estimate of the sales potential for the expanded Coles supermarket anchor

at Ropes Crossing Village.

In order to be able to consider the question of potential economic benefits and impacts that

may arise from the expansion of the Coles supermarket at Ropes Crossing Village, the first

step is to quantify the level of sales which the expanded supermarket can reasonably expect

to achieve.

The redevelopment of the supermarket to a full-line offer (at or greater than 3,000 sq.m) will

intensify the draw of the centre, with no full-line supermarkets currently operating in the

main trade area. The expansion will heighten the centre as a food and convenience retail

shopping destination for local residents.

4.1 Retail floorspace demand analysis

This sub-section firstly provides a FLG (food, liquor and groceries) floorspace demand

analysis for the subject site. Modelling retail demand for a given area is imprecise and

depends on a range of factors. Therefore, the demand analysis presented in this section

should be viewed as indicative.

Table 4.1 details the total estimated amount of retail floorspace demand by residents in the

main trade area. This demand would be served by retail facilities located within and also

beyond the trade area. The floorspace figures are calculated by applying an average Retail

Turnover Density (RTD) to the estimated available retail sales volume by category. The RTD is

the level of sales per sq.m which retailers in each category typically achieve. Adopted RTD

levels are the highest for retailers in FLG (including supermarkets), at $9,000 per sq.m, and

average around $6,700 per sq.m. This analysis shows that the estimated retail floorspace

demand by trade area residents is to increase by over 10,000 sq.m over the period to 2031,

while FLG floorspace is projected to increase by over 4,000 sq.m.
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Table 4.2 outlines the indicative amount of FLG floorspace estimated to be supportable at

the subject centre. An expansion of the Coles supermarket would only heighten the function

of the centre, whose core function is to serve the food, grocery and convenience retail needs

of local residents.

The expected retention rate in the primary sector is estimated to be around 50% of FLG

expenditure and around 12% for the combined secondary sectors. In effect, primary sector

residents are estimated to direct 50% of their FLG spend to the expanded Coles supermarket

at Ropes Village Crossing, with 50% of their FLG spend expected to be directed to other retail

facilities in the area. These retention rates will be lower in the secondary sectors, reflecting

the alternate shopping options available to these residents.

This analysis indicates that at mid-2019, population levels are more than sufficient to

support a full-line supermarket of over 3,000 sq.m, as well as providing for an additional

2,200 sq.m of FLG/supermarket floorspace. The amount of FLG floorspace supportable at the

Year ending FLG Food Total Apparel H'hold Leisure General Retail Total Total
June catering food goods retail services non-food retail

2019 16,100 4,951 21,050 5,211 8,998 1,694 2,903 1,045 19,850 40,900

2020 16,627 5,142 21,770 5,360 9,280 1,741 2,985 1,081 20,450 42,220

2021 17,126 5,325 22,450 5,498 9,544 1,785 3,061 1,115 21,000 43,450

2022 17,534 5,482 23,020 5,605 9,755 1,819 3,120 1,142 21,440 44,460

2023 17,853 5,611 23,460 5,680 9,912 1,843 3,162 1,164 21,760 45,220

2024 18,173 5,741 23,910 5,755 10,069 1,867 3,204 1,185 22,080 45,990

2025 18,494 5,873 24,370 5,829 10,226 1,891 3,245 1,207 22,400 46,770

2026 18,816 6,007 24,820 5,903 10,383 1,915 3,286 1,228 22,710 47,530

2027 19,118 6,137 25,250 5,971 10,533 1,936 3,322 1,249 23,010 48,260

2028 19,399 6,264 25,660 6,034 10,678 1,955 3,353 1,269 23,290 48,950

2029 19,682 6,392 26,070 6,096 10,822 1,974 3,384 1,288 23,560 49,630

2030 19,966 6,522 26,490 6,158 10,965 1,992 3,415 1,308 23,840 50,330

2031 20,250 6,654 26,900 6,219 11,109 2,011 3,445 1,328 24,110 51,010

RTD* 9,000 6,500 8,400 4,500 4,250 6,000 7,000 5,500 4,900 6,700

*Retail Turnover Density - Turnover ($) per sq.m in 2019, growth assumed at 0.8% p.a
Source: MarketInfo; MacroPlan Dimasi

Table 4.1

Ropes Crossing Village main trade area - Estimated retail floorspace demand (sq.m), 2019-2031
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subject centre will increase by an additional 1,000 sq.m over the forecast period, reflecting

the population growth occurring in the surrounding area.

Year ending FLG
June

% retail expenditure retained

Primary 50.0%

Secondary 12.2%

Main TA 29.5%

2019 5,348

2020 5,480

2021 5,596

2022 5,698

2023 5,784

2024 5,871

2025 5,959

2026 6,046

2027 6,121

2028 6,182

2029 6,244

2030 6,306

2031 6,368

Source: MarketInfo; MacroPlan Dimasi

Table 4.2

Ropes Crossing Village - indicative supportable floorspace by category (sq.m), 2019-2031
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4.2 Supermarket sales post expansion

The sales performance of any particular retail facility, be it an individual store or a collection

of stores provided in a shopping centre or precinct, is determined by a combination of the

following factors:

 The quality of the facility, with particular regard to the major trader/traders which anchor

the centre; the strength of the tenancy mix relative to the needs of the catchment which

it seeks to serve; the physical layout and ease of use; the level of accessibility and ease of

parking; and the atmosphere/ambience of the centre.

 The size of the available catchment which the centre seeks to serve. This factor sets the

upper limit of the sales potential able to be achieved by the centre or store.

 The location and strengths of competitive retail facilities and the degree to which those

alternative facilities are able to effectively serve the needs of the population within the

relevant trade area.

The key considerations for estimating the sales potential for the expanded Coles

supermarket at Ropes Village Crossing include the following:

 The location of the Ropes Crossing Village, which is easily accessible by residents in the

surrounding locality, including the Jordan Springs East estate, following the completion of

a connector route leading to Ropes Crossing in 2018.

 The planned scale of the offer, with the expanded Coles supermarket to be the only full-

line supermarket in the main trade area.

 The available population within the trade area defined for Ropes Crossing Village, which is

projected to grow to almost 32,500 at 2031, including 13,870 in the primary sector.

Typically in Australia, a full-line supermarket of at least 3,000 sq.m is provided for every

8,000–10,000 persons. The Ropes Crossing main trade area sector currently contains nearly

26,800 persons at present and is expected to reach 32,500 by 2031. Such a catchment can

support one or more full-line supermarkets, while still allowing for a proportion of the food
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and grocery expenditure of trade area residents to be directed to supermarket facilities

located at higher-order retail centres located beyond the trade area (i.e. St Marys).

The key points taken into consideration when assessing the sales potential for the expanded

supermarket at Ropes Crossing Village are as follows:

 Supermarkets generate almost all of their sales from the take-home food, grocery and

packaged liquor (FLG) retail expenditure category, as detailed in Section 2 of this report.

Residents in the main trade area will provide the majority of the sales for the proposed

supermarkets at the subject site in the short term. The available FLG spending generated

by the trade area population is estimated at $169 million at 2022, and is expected to

increase to $240 million by 2031 (in constant dollars terms).

 Typically, Australians direct around 70% – 75% of food and grocery spending to

supermarkets and major foodstores (i.e. grocery stores greater than 500 sq.m). This ratio

can vary from location to location and is dependent on the provision of supermarkets and

foodstores within the particular area or region, as well as the socio-demographic profile

of the population. The likely share directed to supermarkets is expected to be at the

higher end of this range for the main trade area population as there is a lower provision

of fresh food options, such as major food markets, in the main trade area, while the

profile of the population is highly conducive to shopping at supermarkets.

 Rope Crossing Village contains the only supermarket in the main trade area. There are

two smaller supermarket/convenience store offers at Willmot and Tregear. More

extensive supermarket facilities at provided at St Marys and Jordan Springs, while

Emerton Village encompasses a Woolworths of similar size to the current anchor at Rope

Crossing Village.

The estimation of sales potential for the proposed supermarkets firstly considers the size of

the take-home food and packaged liquor (FLG) market. The typical proportion of this

expenditure directed to supermarkets is then assessed. Finally, the market shares of this

retail expenditure market are estimated for each sector of the trade area, while there is an

allowance for business to be captured from beyond the trade area.
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Based on all the analysis presented previously, Table 4.3 provides the forecast sales for the

Coles anchor a Ropes Crossing Village under a ‘Do Nothing’ scenario, where the supermarket

is not expanded; and an ‘Expansion’ scenario, where the Coles supermarket is redeveloped

into a full-line store of 3,194 sq.m. For the purposes of this analysis, the centre is assumed to

be open by mid-2021, with the first full year of trade being FY2022. The forecast sales for the

Coles at this date under the ‘Do Nothing’ scenario are estimated at $31.4 million. Under the

expansion scenario, Coles supermarket sales are estimated at $36.9 million, at a sales

productivity rate of $11,552 per sq.m.

Year ending
June GLA Sales ($M) GLA Sales ($M) GLA Sales

2022 2,484 31.4 3,194 36.9 29% 18%

*Constant 2018/19 dollars & excluding GST
Source: MacroPlan Dimasi

Do Nothing Expansion Difference (%)

Table 4.3

Ropes Crossing Village supermarket sales potential, 2022*
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Section 5: Economic impact considerations

This section of the report reviews the likely benefits and potential impacts the

redevelopment at the site may have on existing centres in the area.

5.1 Economic and social benefits

The proposed redevelopment of Ropes Crossing Village is likely to result in a range of

economic impacts. From a trading point of view, impacts may be experienced by some

competitive facilities located in the surrounding region, and the likely extent of these trading

impacts is considered further later in the report. On the other side of the equation, the

proposed development will result in a range of economic benefits, particularly for residents

of the main trade area. The key positive impacts will include the following:

1. Serving the food and grocery needs of trade area residents

The main trade area resident population is estimated at 26,800 at mid-2019, with over

13,000 residents within the primary sector. There are no full scale supermarkets in the

trade area, with only small offers at Willmot and Tregear. More extensive supermarket

facilities are available at the St Marys Town Centre (Woolworths, Coles and Aldi), Jordan

Springs (Woolworths) and Emerton Village (a small Woolworths supermarket), all of

which are beyond the main trade area of Ropes Crossing Village.

2. Reduced travel times and escape expenditure: The expansion of the Coles supermarket at

Ropes Crossing Village to a full line offer would provide a more comprehensive

supermarket shopping option which is conveniently located for the local population. The

redevelopment will reduce the need for residents to travel beyond the main trade area

for more extensive supermarket offers, resulting in time cost savings for the local

residents and retaining retail expenditure and jobs in the immediate local area.
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3. Creating local employment opportunities

Both the retail and residential components of the Ropes Crossing Village would create a

number of jobs, both for the construction and related industries during the construction

phase, and ongoing jobs when the centre is completed. The additional employment

creation is discussed further in the following sub-section.

5.2 Employment stimulus

This sub-section provides estimates of the employment levels likely to be created by the

retail component of Ropes Crossing Village. The methodology used in estimating the number

of potential new jobs at the centre is regularly used in retail economic impact assessments.

The purpose is to provide a general indication of the number of jobs potentially created from

the development.

Table 5.1 details the employment likely to be created by the Ropes Crossing retail

development expansion. Based on the amount and nature of floorspace to be included in the

proposed development, we estimate that approximately 30 ongoing jobs would be created

by the proposed redevelopment (including both full time and part time employees).

Estimated Ropes Crossing Village
Type of use employment GLA Employment

per '000 sq.m (sq.m) (persons)

Supermarket 40 710 28

Retail specialty shops 50 40 2

Total centre retail1 750 30

Net increase2 29

* Employment totals include both full-time and part-time work
1. Excludes non-retail components
2. Net increase includes an allowance for reduced employment levels at impacted centres, estimated at 5% of the total increase

Source: Village Shopping Centres; MacroPlan Dimasi

Table 5.1

Ropes Crossing Village - estimated retail employment levels*
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As the main trade area population increases, new retail developments will provide new job

opportunities that will not necessary impact on the number of jobs at existing centres.

Nevertheless, it may be argued that some job losses will occur at other centres as a result of

the proposed expansion. In estimating the net employment opportunities, we have allowed

for 5% of the employment that is likely to be created at the future centre to be absorbed in

job losses at other centres, resulting in a projected net employment increase of 29 jobs.

The Ropes Crossing redevelopment will also create a number of new jobs during the

construction and related industries during the construction phase, and for the economy

generally once they are completed. Table 5.2 provides an estimation of both direct and

indirect employment that would arise from the proposed centre. Based on estimated

construction costs of the retail component of the project of approximately $3 million, we

consider that during the construction period of the project approximately 13 direct jobs

would be created.

Further jobs in the broader community would also be created from supplier induced

multiplier effects during this period (based on the appropriate ABS input/output multipliers).

Jobs created include both full-time and part-time positions.

Original stimulus Direct Direct Supplier Total
employment employment employment
 (long-term) (const'n period) multiplier effects

Centre employment1 29 12 40

Construction of project
($3m. est. capital
costs)

13 21 33 Job years2

Total 29 13 32 74

* Employment totals include both full-time and part-time work
1. Indicates the estimated number of net additional ongoing jobs as a result of the proposed development

2. Indicates the estimated number of jobs over the life of the construction project, for the equivalent of one year
Source: Village Shopping Centres; MacroPlan Dimasi

Table 5.2

Ropes Crossing Village - estimated future additional centre employment levels*
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5.3 Consideration of trading impacts

The purpose of an impact assessment is to provide guidance as to whether or not there is

likely to be a net community benefit or disbenefit from any proposed development. In

particular, if there is a real possibility of some existing facilities potentially being impacted to

such a degree that they may be lost to the community and if the service or services provided

by those facilities are not at the very least replaced by the proposed new facilities, then a

community dis-benefit could result.

In order to understand whether any particular centre may be impacted to the extent that its

continued viability may be in question, we have estimated specific retail impacts that can be

expected across the surrounding competitive network once Ropes Crossing Village is

redeveloped. These estimates provide indications as to whether the scale of the proposed

retail development is reasonable and whether any surrounding centres are likely to be at risk

to the extent that the community would suffer a net disbenefit, attributable to the proposed

retail development.

In considering likely trading impacts on any individual centre or individual retailer, it must

first be acknowledged that such estimation can only realistically expect to provide a broad

indication of likely outcomes, since there are many factors which can change in response to

any new retail development, and which will have a bearing on the consequent outcomes.

The competitive response of each relevant centre or trader is one such factor, as are further

redevelopments/improvements which one or more of the competitive network of centres

might implement.

A number of factors need to be taken into account in determining the likely broad trading

impacts and subsequent consequences arising from the proposed centre on other retail

facilities in the surrounding region. The following analysis presents an indicative projection of

the anticipated impacts on other shopping centres in the surrounding area. Such projections

can be considered indicative only for the simple reason that it is very difficult to predict with

certainty the precise impact on any one retailer or any other centre that will result from the

change of retail structure serving a particular region.
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It is reasonable for the purposes of impact analysis, therefore, to consider the likely broad

changes in competitive circumstances, and in particular the changes in availability of retail

spending for competitive centres, that can reasonably be expected to result from the

redevelopment of Ropes Crossing Village. These broad changes effectively set the market

conditions within which the competitive centres will operate as a result of this development,

and reasonable conclusions can then be drawn about the possible impacts of these broad

changes in market conditions.

Table 5.3 details the estimated trading impacts on existing retail centres in the surrounding

area that can be anticipated following there development of Ropes Crossing Village. The

table outlines the estimated sales and potential impacts for each shopping centre located in

the surrounding area.

The current sales for each shopping centre/precinct are sourced, where available, from

reported sales in publications such as Shopping Centre News and from the Property Council

of Australia. If reported sales are not available, sales are calculated based on the retail

floorspace of each centre multiplied by an appropriate turnover per sq.m rate. All figures are

expressed in constant 2018/19 dollars and excluding GST.

The analysis shows that the current provision of supermarket and FLG facilities in the trade

area are estimated to achieve almost $34 million in sales. This figure can be compared with

the total amount of FLG generated by the main trade area population, which as detailed

Section 2 is estimated at $145 million at 2018/19. Therefore, net escape FLG expenditure

from the trade area is estimated at $111 million.

The reason for such a large amount of FLG expenditure escaping the trade area is the

location of more extensive supermarket and retail facilities situated just beyond the trade

area, therefore, trade area residents would be undertaking much of their shopping at centre

located beyond the trade area. Further, another reason that a large proportion of FLG

expenditure is escaping the trade area is that there is a lack of a comprehensive supermarket

offer, which a full-line supermarket would typically provide.
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Estimated Estimated 2021/22 Impact 2022 Change 2019-22 (%) Estimated 2024/25 Change 2019-25 (%)
Centre 2018/19 No dev't With dev't $M % No dev't With dev't No dev't With dev't No dev't With dev't

Within trade area

Friendly Grocer Wilmot 2.6 2.9 2.8 -0.1 -3.5% 11.4% 7.6% 3.1 3.0 20.2% 16.0%

IGA Tregear 4.0 4.5 4.4 -0.1 -2.2% 11.4% 8.9% 4.8 4.7 20.2% 17.5%

Jordans Springs East smkt (p) 0 8.0 7.2 -0.8 -10.0% - - 9.6 7.8 - -

Total within trade area 7 15.4 14.4 -1.0 -6.5% - - 17.5 15.5 - -

Beyond trade area

Woolworths Emerton Village 25 27.2 26.2 -1.0 -3.7% 11.0% 6.9% 30.2 29.1 23.2% 18.7%

Coles Station Plaza 35 38.9 37.9 -1.0 -2.6% 11.0% 8.1% 43.1 42.0 23.2% 20.0%

Woolworths St Marys Village 40 44.4 43.6 -0.8 -1.8% 11.0% 9.0% 49.3 48.4 23.2% 21.0%

Woolworths Jordan Springs 43 51.6 50.1 -1.5 -2.9% 20.0% -2.9% 57.3 55.6 33.2% 29.3%

Aldi St. Marys 19.8 22.0 21.8 -0.2 -0.9% 11.0% 10.0% 24.4 24.2 23.2% 22.1%

Total beyond 162.3 184.0 179.5 -4.5 -2.4% 13.4% -2.4% 204.3 199.3 25.9% 8.3%

Total 168.9 199.4 193.9 -5.5 -2.8% - - 221.8 214.7 - -

*Constant 2018/19 dollars & excluding GST
Source: Shopping Centre News; MacroPlan Dimasi

Table 5.3

Ropes Crossing Village - estimated impact on specific centres ($M)*
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The expansion of the Coles supermarket at Ropes Crossing Village would result in a

redirection of retail spending from facilities located beyond the trade area, to facilities within

the trade area, thus a reduction in the amount of retail expenditure escaping the trade area.

The analysis in the Table 5.3 shows that the retail facilities in the trade area are likely to

experience some minor impact following the opening of the expanded Coles supermarket at

Ropes Crossing Village, however, the estimated impacts are considered to be well within the

reasonable bounds of normal competition and would not threaten the viability of any of

these centres. The overall trading impact on the surrounding network of supermarkets is

estimated at less than 3%, resulting for the expansion of the Coles supermarket at Ropes

Crossing Village.

The analysis also shows that after absorbing a one-off impact, all of the identified centres

expected to be impacted by the expansion of the Coles supermarket at Ropes Crossing

Village are estimated to achieve more sales in real terms at 2024 compared with current

sales.

This report demonstrates that a range of economic and social benefits are likely to arise from

the redevelopment of Ropes Crossing Village. These include providing local residents with a

full-line supermarket offer; reduction of leakage supermarket expenditure to facilities

outside of the trade area; and creating local employment opportunities. The development is

expected to have some very minor trading impacts on existing facilities in the area, however,

the impacts will not in any way threaten any existing facility’s ability to continue operating

successfully. Therefore, it is concluded that a net community benefit will result from the

proposed development.


