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5 Demand Framework 

Due to the developing nature of the location, the sources of future retail demand will be derived 
from two distinct groups: 

 Existing residents residing in established residential areas, and 

 New and potential residents. 

As such, the assessment of growth, spending, retail sustainability, and the implications for the 
future retailing network for which the proposed centre contributes, has been undertaken in this 
manner.  

5.1 Population: Existing and Forecast 

All demographic forecasts rely on a variety of historical information.  This historical information 
forms the basis for decisions concerning future events.  Forecasting is therefore influenced by a 
wide range of economic and social trends.   

The primary source of population forecasts in Victoria is the Department of Sustainability and 
Environment (DSE) Victorian Statistical Local Area Population Projections, 2001-2031 (2004 
Release).  These projections are based on an assessment of recent demographic trends and 
current settlement patterns, which reflect changes in social policy, social behaviour or economics. 

According to DSE, the current population of the MTA is estimated at 19,802 people, and is forecast 
for marginal growth to 2021, at a rate of approximately 0.16% per annum.  

Table 3. Estimated Residential Population, 2007-2021 

Source: DSE, Interim Projections (2004), MacroPlan (2007) 

It is further noted that there are a number of economic development and employment initiatives 
under consideration, if these developments and initiatives come to fruition, it is anticipated that the 
rate of population growth could escalate above current forecasts. 

5.2 Socio-Demographic Profile 

Table 4 details the key socio-economic characteristics of the trade area population, benchmarking 
the characteristics with respect to metropolitan Melbourne, regional and Victorian averages.  The 
information presented has been derived from the 2001 Population and Housing Census 
undertaken by the ABS. 

The key characteristics of the catchment population, reveals the following about the proposed 
development: 

  Existing Forecast 

  2007 2011 2016 2021 

Primary Trade Area 10,905 10,942 10,956 10,966 

Secondary Trade Area 8,896 8,998 9,127 9,287 

Main Trade Area 19,802 19,940 20,083 20,253 

Average annual growth 0.37% (2001-07) 0.16% (2007-11) 0.14% (2011-16) 0.17%(2016-21) 
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 Levels of wealth are below the regional and state-wide Victorian averages, reflected in the 
low SEIFA index rating (880 ).  Wealth levels are also reflected in the high proportion of blue 
collar workers, approximately 45% compared to the Victorian average of 29%. 

 Household sizes are below the state average. 

 The profile of residents is dominated by a high representation of families without children. 

 Significant proportion of persons aged 65+ in comparison to the Victorian and Melbourne 
average. 

 Percentage of separate houses is 95%, which is higher than the state average of 86%. 

 Levels of home ownership greater than that of metro and state averages. 

Table 4. Socio-Economic Characteristics – Maryborough Area 

Maryborough PTA Maryborough STA Metropolitan 
Melbourne Regional Victoria VIC

Headline Indicators (2001)
Population and Households

Persons 10,840 8,803 3,366,542 1,278,408 4,644,947
Households 4,540 3,589 1,243,373 487,970 1,731,596
Average Household Size 2.39 2.45 2.71 2.62 2.68

Socio-Economic Snapshot
Income and Wealth
Average Household Income $33,507 $33,548 $57,499 $43,526 $53,546

variation from regional average -23.0% -22.9% -24.3%
Average Income Per Capita $18,952 $18,575 $27,638 $22,993 $26,378

variation from regional average -17.6% -19.2% -16.8%
SEIFA Rating - Economic Resources (Wealth) 880 875 1,035 948 1,011

variation from regional average -7.2% -7.7%

Worker Type
White Collar 30% 41% 41% 40% 41%
Blue Collar 45% 37% 28% 33% 29%
Pink Collar 24% 22% 31% 27% 30%

Demographic Snapshot
Age Distribution
0-14 20% 21% 20% 22% 20%
15-24 10% 10% 14% 13% 14%
25-34 10% 9% 16% 12% 15%
35-44 13% 14% 16% 15% 15%
45-54 14% 16% 13% 14% 14%
55-64 12% 14% 9% 10% 9%
65+ 19% 17% 12% 14% 13%

Family Types
Couple family with children 38% 38% 50% 45% 49%
Couple family without children 44% 46% 33% 39% 34%
One parent family 17% 14% 15% 15% 15%
Other family 1% 1% 2% 1% 2%

Tenure Type
Owner/ Purchaser 82% 86% 75% 78% 76%
Renter 18% 14% 25% 22% 24%

Dwelling Type
Separate House 95% 99% 82% 94% 86%
Semi-detached 3% 0% 8% 2% 6%
Flat, Unit, Apartment 2% 1% 10% 4% 8%

Birthplace
Austalia 93% 90% 70% 90% 75%
Overseas 7% 10% 30% 10% 25%  

Source: ABS Census (2001). 
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6 Retail Expenditure Pool 

In order to estimate the future market potential for any future retail development within the trade 
area, the total retail expenditure generated by residents needs to be assessed. 

The total retail market is based on the definition of shopfront retailing adopted by the ABS for the 
purpose of collecting retail statistics.  For this report the total retail market has been defined as a 
combination of two major spending categories: 

 Supermarket and Grocery Stores (ANZSIC code 5110) 

 Convenience, Specialty and Services (other ANZSIC retail codes) 

Retail expenditure is derived using MarketInfo, a micro-simulation model developed by MDS 
Market Data Systems Pty Ltd. This model is based on information from the National ABS 
Household Expenditure Survey (HES), the Census of Population and Housing as well as other 
information sources (i.e. ABS National Accounts, Australian Tax Office Statistics, Medicare data 
etc). The model uses micro-simulation techniques to combine propensity to spend on particular 
commodities with socio-economic characteristics of individuals, thus deriving spend estimates on 
a small area basis (i.e. CCD level). Retail expenditure per capita levels with the trade area are 
presented in Table 5 below. 

Table 5. Retail Expenditure Per Capita ($2005/06) 

2007 
MAIN TRADE AREA 

$ per capita 
Regional Victoria 

$ per capita 

Supermarket 3,884 3,441 

Catering (Restaurant and Café') 1,020 1,086 

Clothing and Accessories 872 919 

Furniture and Whitegoods 624 615 

Electrical 486 499 

Houseware and Softgoods 296 309 

Hardware 444 381 

Sports and Hobbies 288 314 

Services 388 368 

Newsagent and Chemist 664 622 

Bottle-shop 470 464 

CCS Total 7,584 7,213 

Total Retail 9,589 9,169 

Variation from regional average 4.58%  

Source: MDS, Market Data Systems, Marketinfo, MacroPlan 

Retail expenditure figures in the locality are marginally above the regional Victorian average, with 
the current average retail expenditure per capita at $9,589 per annum at 2007. 

6.1 Real Growth in Retail Expenditure 

Retailing within the trade area can be expected to increase in future years as a result of the 
following factors: 

 Real growth in retail expenditure, which indicates increased propensity of retail consumption 
above inflation 
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 Household growth, and 

 Retail price inflation as measured by the ABS based on a basket of retail goods and 
services. 

A combination of these factors can be expected to result in increases in the retail spending 
generated by residents from the trade area over the forecast period to 2021.  In terms of real 
growth in retail expenditure, 1.1% pa growth has been forecast for total retail, based upon the 
historical long term growth rates illustrated in Table 6. 

Table 6. Real Growth in Retail Sales 

Food Retailing
Clothing and 

Apparel 
(DSTM)

Homewares Bulky Goods 
(inc Hardware) TOTAL RETAIL

1984-2002 0.7% -0.4% 2.4% 4.6% 1.1%  

Source: Australian Bureau of Statistics, Retail Trade Australia, 8501.2. 

It is important to note that price inflation has been excluded from the analysis of available retail 
expenditure in order to present future market forecasts in constant 2005/06-dollar terms. 

6.2 Expenditure Forecasts 

Total retail expenditure levels within the trade area in 2007 and future years are assessed by 
combining the population forecasts presented in the previous section with average per capita 
expenditure levels allowing for real growth in retail sales.  A summary of forecast retail expenditure 
generated from within the MTA over the next 15 years to 2021 is provided below in Table 7. 

Table 7. Forecast Retail Expenditure, 2007 – 2021 ($Million) 

Source: MacroPlan Australia (2007) 

As illustrated, the total retail expenditure pool generated by residents in Maryborough MTA is 
currently estimated to be $189.88 million.  The total expenditure pool is forecast to increase to 
$192.88 by 2008 and further to $201.92 million by 2011 (expressed in constant dollars $2005/06).   

MTA 2007 2011 2016 2021 

Supermarket 76.90 80.90 86.06 91.67 

Catering (Restaurant and Café') 20.19 21.24 22.59 24.06 

Clothing and Accessories 17.26 18.16 19.31 20.57 

Furniture and Whitegoods 12.35 12.99 13.82 14.71 

Electrical 9.61 10.12 10.76 11.46 

Houseware and Softgoods 5.87 6.17 6.56 6.99 

Hardware 8.80 9.26 9.85 10.49 

Sports and Hobbies 5.70 5.99 6.37 6.79 

Services 7.68 8.08 8.59 9.15 

Newsagent and Chemist 13.14 13.83 14.71 15.66 

Bottle-shop 9.31 9.80 10.42 11.10 
TOTAL CSS 
CONVENIENCE / SUPERMARKET/ SPECIALTY 150.18 157.99 168.06 178.99 

TOTAL RETAIL 189.88 201.92 217.72 235.05 
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At a current estimated $150.18 million per annum, convenience, supermarket and specialty (CSS) 
expenditure represents approximately 79% of all retail expenditure in the MTA.  This expenditure is 
forecast to increase to $152.14 million by 2008 and further to $157.99 million by 2011.   

Further to capturing of escape expenditure, a proportion of the expenditure generated by residents 
over the next 10 years will generate local demand for additional retail floorspace and provide 
potential for the proposed development. 

6.3 Competitive Framework 

MacroPlan undertook a land use audit for the region in May 2007.  MacroPlan has used the 
methodology for the land use audit extensively for projects across Australia in order to measure 
retail supply levels in terms of quantity and type.  The methodology is as follows: 

 Establish trade area business list based upon liaison with council, acquisition of town centre 
cadastre, and analysis of business and community directories. 

 Comprehensive field work undertaken by experienced retail analysts, including travelling to 
the subject area and manual collection of retail supply information, including tenant name, 
type and floorspace and matched to corresponding physical location. 

 Collation and analysis of data, including data input and retail classification (ANZSIC). 
MacroPlan note that only operational business units are included in the supply analysis. 
Developments planned or under construction, while not included in the supply audit are 
taken into consideration when identifying future market gaps and opportunities. 

In order to establish the potential for future retailing within Maryborough, a review of retailing within 
the region has been undertaken.  The competitive framework is the primary determinant in 
assuring an accurate representation of potential market gaps. 

Table 8. Existing Competitive Framework 

CENTRE SUPERMARKET FLOORSPACE 
Distance from Subject Site 

(KM) 
Floorspace 

(Sq.m) 

SUPERMARKET  4,487 

DDS  1,000 MARYBOROUGH 
SPECIALTY  27,118 

    

MALDON SUPERMARKET: IGA 35 1,000 
    

SUPERMARKET: MAXI IGA 49.5 1,000 
CASTLEMAINE 

SUPERMARKET: IGA EVERYDAY 49.5 600 
 TARGET COUNTRY 49.5 750 

    

SUPERMARKET: BILO (Kangaroo Flat) 79.5 2,429 
SUPERMARKET: SAFEWAY Kangaroo 
Flat) 

79.5 2,430 

BENDIGO SUPERMARKET  70,000 
BENDIGO (including Kangaroo Flat) 

BENDIGO DDS 79.5 17,959 

    

WENDOUREE: SUPERMARKET 80 5,920 
BALLARAT (Including Wendouree) WENDOUREE: 

CONVENIENCE/SPECIALTY 
80 14,180 

 BALLARAT SUPERMARKET  30,380 

 BALLARAT DDS 80 16,491 

    

Source: MacroPlan, Supply audit, May 2007 
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As detailed in the table above there are a variety of competing retail centres within and beyond the 
Main Trade Area, including: 

Maryborough: Maryborough currently has a well established retail centre, anchored by a full line 
Safeway supermarket (4,487 sq.m) and a smaller IGA supermarket (1.395 sq.m).  According to the 
Central Goldfields Strategy Plan, Maryborough has a total of 34,000 sq.m of commercial 
floorspace. 

Maldon: This township of approximately 1,300 people is the nearest accompanying town to 
Maryborough, being 35 kilometres East along the Pyrenees Highway.  It contains one small IGA 
supermarket (. 

Castlemaine: A large town of approximately 7,000 people, 50 km east of Maryborough along the 
Pyrenees Highway, Castlemaine currently has 2 supermarkets totalling 1,600 sq.m and a small 
Target Country. 

Bendigo (including Kangaroo Flat): Situated 80 km North East of Maryborough along the Pyrenees 
and Calder Highway, Bendigo is a large regional centre providing higher order retailers.  It is 
estimated that total Bendigo retailing is in the order of 245,000 sqm, including supermarket 
(70,000) and specialty/services (175,000 sq.m). 

Ballarat (including Wendouree): A regional retail centre located 80 km south of Maryborough 
currently providing higher order retailing for Maryborough residents.  According to the Ballarat 
Retail Development Strategy, Ballarat contains significant levels of supermarket (30,380 sq.m) and  
DDS (16,491 sq.m) floorspace.. 
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7 Market Potential 

7.1 Supermarket Potential 

As discussed previously [ As identified in Table 8?], there are currently three supermarkets located 
within the defined trade area, totalling 6,882 sq.m of supermarket floorspace.  The majority of 
supermarket floorspace is located within the PTA, at Maryborough, including Safeway 
Maryborough (4,487 sq.m) and IGA Maryborough (1,395). 

The available supermarket expenditure on supermarket and fresh food is identified in section 6 
previously.  Currently it is estimated that trade area residents spend $76.9 million on supermarket 
and fresh food. 

By 2008, the assumed first year of trading, the supermarket expenditure is forecast at $77.91 
million. 

The level of this expenditure available to supermarkets within the trade area will also vary based 
on: 

 The level of supermarket floorspace in the trade area (ie. If there is adequate floorspace to 
meet demand). 

 The provision and location of competing retailers, and. 

 The socio-demographics of the trade area, and associated relative expenditure. 

Currently, approximately 62% ($48.31 million) of supermarket expenditure from trade area 
residents is retained by the trade area supermarkets, as shown in Table 9 below.  This is a 
significant level of escape expenditure for a regional area, and is resultant from the current under-
supply of supermarket floorspace in Maryborough. 
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Table 9. Supermarket Potential (2008) 

Without Proposed Development 

Centre Floorspace 
Total 

Turnover 
RTD ($sq.m) 

% MTA 
Spend 

$ MTA Spend 
% Centre 

Trade 

Maryborough Town Centre 5,882 $51.0  $8,662 55.6% $43.31 85% 

Maldon Town Centre 1,000 $7.7 $7,686 5.7% $4.42 57% 

Beyond the Trade Area 

Ballarat (incl. Wendouree) 30,380 $263.15 $8,662 10.5% $8.22 3% 

Bendigo (incl. Kangaroo Flat) 69,077 $598.34 $8,662 24% $18.69 3% 

 

Escape Expenditure 38% $29.60  

Total Supermarket Expenditure retained 62% $48.31  

Total Supermarket Expenditure 100% $77.91  

With Proposed Development 

Centres Floorspace 
Total 

Turnover RTD ($sq.m) 
% MTA 
Spend $ MTA Spend 

% Centre 
Trade 

Maryborough Town Centre 8,882 $77.9  $8,765 70.9% $66.21 85% 

Maldon Town Centre 1,000 $7.7 $7,686 5.7% $4.42 57% 

Beyond the Trade Area 

Ballarat (incl. Wendouree) 30,380 $256.95 $8,458 2.6% $2.02 1% 

Bendigo (incl. Kangaroo Flat) 69,077 $584.25 $8,458 5.9% $4.60 1% 

 

Escape Expenditure 9% $7.28  

Total Supermarket Expenditure retained 91% $70.63  

Total Supermarket Expenditure 100% $77.91  

Source: MacroPlan Australia (2007) 

By 2008, with the introduction of the proposed development, including a full line supermarket, an 
average of 91% of this expenditure could be retained within the trade area, to be accommodated 
at the new and existing supermarkets. 

The proposed development will result in a significant reduction in escape expenditure from the 
trade area, bringing Maryborough in line with other regional centres for escaping expenditure.   

7.2 DDS Potential 

There is currently only one very small DDS located within the defined trade area, Target Country 
Maryborough (1,000sq.m).  The nearest full line DDSs are located at Bendigo (including Kangaroo 
Flat) and Ballarat (including Wendouree). 

Of particular importance for the potential development of a DDS at the subject site, is whether the 
trade area is able to support a DDS with consideration to the amount of expenditure available and 
directed toward DDS’s in the trade area. 

The available convenience and specialty expenditure (excluding supermarket expenditure) is 
identified in section 6 previously.  Currently it is estimated that trade area residents spend $73.28 
million on convenience and specialty goods.  By 2008, the assumed first year of trading, this 
expenditure is forecast at $74.24 million. 

Similar to supermarket expenditure, the level of expenditure directed to DDS’s will change based 
on: 
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 The level of DDS floorspace in the trade area. 

 The provision and location of competing retailers, and. 

 The socio-demographics of the trade area, and associated relative expenditure. 

Of total convenience and specialty expenditure, typically approximately 15% is directed to DDSs 
throughout Australia.  The remaining expenditure is directed to other specialty and department 
store types. 

Currently, only 13.4% ($2.31 million) of DDS expenditure from trade area residents is retained by 
the trade area. 
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Table 10. DDS Potential (2008) 

Without Proposed Development 

MTA Centres Floorspace 
Total 

Turnover 
RTD ($sq.m) 

% MTA 
Spend 

$ MTA Spend 
% Centre 

Trade 

Maryborough Town Centre 1,000 $3.5 $3,500 13.4% $2.31 66% 

Beyond MTA 

Castlemaine Town Centre 750 $2.6 $3,500 3.9% $0.68 26% 

Ballarat (incl. Wendouree) 16,491 $57.7 $3,500 34.6% $5.96 10% 

Bendigo (incl. Kangaroo Flat) 17,959 $62.9 $3,500 43.4% $7.49 12% 

 

Escape Expenditure 86.6% $14.94  

Total DDS Expenditure retained 13.4% $2.31  

Total DDS Expenditure 100% $17.25  

With Proposed Development 

MTA Centres Floorspace 
Total 

Turnover RTD ($sq.m) 
% MTA 
Spend $ MTA Spend 

% Centre 
Trade 

Maryborough Town Centre 4,175 $14.6 3,497 64.1% $11.06 76% 

Beyond MTA 

Castlemaine Town Centre 750 $2.21 2,947 2% $0.29 13% 

Ballarat (incl. Wendouree) 16,491 $54.20 3,287 14% $2.46 5% 

Bendigo (incl. Kangaroo Flat) 17,959 $58.51 3,258 18% $3.10 5% 

 

Escape Expenditure 36% $6.19  

Total DDS Expenditure retained 64% $11.06  

Total DDS Expenditure 100% $17.25  

Source: MacroPlan Australia (2007) 

The turnover generated by the floorspace of the proposed development may reduce the turnover 
of existing centres to a small degree.  However, a significant proportion of turnover will be drawn 
from centres beyond the main trade area and Central Goldfields Shire. 

Noting this, it still remains that retail turnover for DDS in Maryborough centres would in fact 
increase by $111 million relative to what would occur if the proposed development was not to be 
developed. 

Economic impacts are not sufficient to influence the viability of other DDSs.  Further, an increase in 
expenditure being retained in the trade area will generate additional demand for retail floorspace, 
of which all centres within the trade area should benefit. 

Overall, the most important consideration is that the provision of retail facilities to MTA residents is 
enhanced by the proposed development, and the Maryborough Town Centre as a whole will be 
strengthened. 
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8 Economic Impact Assessment 

This section provides an analysis of the potential economic impacts that the proposed 
development will have on the existing and future operating performance of retail centres that draw 
trade from the MTA.  The analysis demonstrates that economic impact in both dollar terms and the 
percentage of total sales at these centres. 

The assessment of economic impacts generated from the proposal have been based on the 
application of the following methodology: 

 Identification of the likely turnover at the proposed development and the source of that 
turnover from the trade areas.  This process will identify the market share the proposed 
development will require to operate. 

 Identification of the turnover of existing centres, the likely source of this turnover from the 
trade area and thus determine current market shares from the trade areas. 

 The introduction of the proposed development market shares and the resultant impacts on 
the available expenditure to existing stores.  This impact is then measured in terms of dollar 
and percentage terms on existing turnover performance. 

Table 11. Proposed Development Turnover and Market Shares 

Potential turnover of proposed retail development 2008 

Proposed Development – Maryborough $42.4 

Potential turnover draw from trade catchments 

Primary Trade Area (PTA) $27.7 

Secondary Trade Area (STA) $6.36 

Beyond the Trade Area (BTA) $6.36 

Total CSS Market Share  

Primary Trade Area (PTA) 32.7% 

Secondary Trade Area (STA) 9.4% 

Main Trade Area (MTA) 27.8% 

Source: MacroPlan 2007 

The market share in the first year of operation (2008) of the proposed development is estimated to 
attract approximately 32.7% of the total available expenditure within the PTA, whilst the STA market 
share is approximately 9.4%. 

Escape expenditure for specialty and higher order convenience and specialty shopping is 
considered extremely high and is not in line with a normal distribution of expenditure in a 
community. 

The analysis demonstrates the proposed development can be justified on the primary basis of 
reducing local resident’s expenditure outside the MTA.  It is projected that the proposed 
development will increase the total supermarket and DDS expenditure retained i.e. lower the 
escape expenditure in the MTA from 50% to 15% in 2008. 

Our experience indicates the Maryborough Town Centre is not consistent with a normal distribution 
generally exhibited in regional areas, with some forecast growth and significant escape 
expenditure, which means that residents are required to undertake specialty and higher order 
shopping outside the MTA. 
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The assessment of economic impacts generated from the proposal has been based on the 
application of the following methodology: 

 Identification of the current and future CSS expenditure of residents in the MTA 

 Estimates of current and future trading levels of centres within the region (ie. Base case 
Assessment), based on application of industry turnover averages to estimates  

 Comparative analysis of a standard distribution of centres and escape expenditure for retail 
centres within a community, and 

 An assessment of retention levels for CSS expenditure in the MTA, post development, 
above the current levels 

The assessment of economic impacts generated from the proposal is as follows: 

Table 12. Centre Retail Turnover Estimate 2008 (With Proposal) 

 Economic Impacts 

Centres $ Change in Turnover (million) % Change in Turnover 

Maryborough Town Centre $33.6 36% 

Maldon Town Centre - - 

Castlemaine Town Centre ($0.39) (2.81%) 

Bendigo (including Kangaroo Flat) ($17.59) (2.66%) 

Ballarat (Wendouree) ($10.58) (3.30%) 

   

Escape Expenditure $13.47 70% 

Source: MacroPlan Australia (2007) 

It is considered that the proposed development is justified principally on the basis of addressing 
the current and future escape expenditure from the MTA.  In addition, it is considered the impact of 
the proposed development (7,132sq.m) is within normal competitive ranges (ie. Within 10%). 

The greatest economic impact on retail centres in terms of a reduction in turnover will occur in 
Castlemaine, Ballarat and Bendigo, with a total impact of $28.56 million.  Due to the size of 
retailing in these centres and the associated high level of turnover, the economic impact is minimal 
when expressed as a percentage of total sales, at 2-3%. 

As detailed in Table 12, the Maryborough Town Centre will benefit from a significant positive 
economic impact, with the introduction of the supermarket, DDS and associated specialty shops, 
encouraging expenditure into the economy which would otherwise be directed to Bendigo and 
Ballarat. 

MacroPlan Australia note that the above impacts are lower than the generally accepted benchmark 
of 10% established in Panels Victoria determinations as being the maximum competitive impact an 
expansion or new shopping centre proposal can incur on an existing shopping centre.   

Further, there are a range of net community benefits that will accrue as a result of the development 
as detailed in the following section. 
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9 Net Community Benefits 

This section defines a proposed development’s total net contribution to the community (ie. net 
community benefit) in terms of both positive and negative factors such as: 

 Net employment outcome 

 Range of retail goods and services 

 Retail competitive framework, and 

 Contribution to council rates. 

An indication of the proposed developments contribution to net community benefit in terms of the 
above factors is presented in the following. 

9.1 Net Employment Outcome 

The net employment outcome of the proposed development is an important indicator of a 
proposals contribution to net community benefit.  In a proposal of this size and scope, 
employment creation is considerable and includes: 

 Direct employment: the initial amount of on-going jobs directly created by the proposed 
development. 

 Indirect employment: additional on-going jobs indirectly created by the proposed 
development. 

 Direct construction employment: the amount of jobs directly created by the proposed 
development in the construction phase, and 

 Indirect construction employment: additional jobs indirectly created by the proposed 
development in the construction phase. 

In order to assess the net employment outcome, employment creation outlined above must be 
offset against any employment loss at existing shopping centre locations proximate to 
Maryborough.  

Direct Employment 

The initial amount of long-term employment (full-time equivalent (FTE)), directly created by the 
proposed development has been calculated based on an average employment ratio (jobs per 
sq.m) for this type of retailing of approximately 1 job per 33 sq.m.  The proposed development will 
create approximately 198 in-centre long-term jobs. 

Indirect Employment 

The flow on amount of long-term employment, indirectly created by the proposed supermarket 
development has been estimated based on ABS multiplier effects calculated via a detailed 
input/output model of the Australian economy.  
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The multiplier effect acknowledges that the retail industry has flow on impacts on the activities of 
other industries within the economy.  These include the production and supply of inputs and 
increased consumption generated by new wage and salary earners. Examples of employment 
generated in other industries as a result of the supermarket development would include:  

 delivery and freight services 

 print media 

 advertising and marketing agencies 

 cleaning services, and 

 financial services and accountants. 

The employment multiplier in the retail trade industry is 0.906, resulting in 0.9 additional indirect 
jobs for every 1 direct job created.  

On this basis, 198 direct in-centre jobs will result in an estimated 179 additional indirect long-term 
jobs, or 377 long-term jobs in total. 

Construction Phase Employment 

In addition to direct and indirect employment, additional jobs are created by the proposed 
development in the construction phase.  Unlike centre based employment which is ongoing, 
construction based employment is limited to the length of the building phase. 

The estimated cost of development is approximately $12 million (including parking), which based 
on a direct employment generation ratio of 9 jobs per $1 million of construction activity, will result 
in 108 direct construction jobs.  As with the retail industry, the construction industry has flow on 
effects that impact on the activities of other industries within the economy, such as material 
manufacturing, building supplies and delivery services.  The employment multiplier in the 
construction industry is 1.493, resulting in 1.5 additional indirect jobs for every 1 direct job created.  

On this basis, 108 direct construction jobs over the building phase will result in an additional 161 
indirect construction jobs, or 269 construction jobs in total. 

Table 13. Total Employment Outcome  

 Employment Outcomes 

 Long Term  
Employment 

Construction Phase 
Employment 

Direct Employment 198 108 

In-direct Employment 179 161 

Total Employment 377 269 

Source: ABS Australian National Accounts: Input-Output Multipliers (1996/97), Rawlinsons Australian Construction 
Handbook (2004), ABS Retail Census (1991/92), MacroPlan Australia (2007). 

Employment Impact 

As mentioned previously, in order to assess the net employment outcome, employment creation 
must be offset against any potential employment loss at existing retail centres within the main 
trade area. 
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As previously detailed in the report, economic impacts on existing centres within the region are 
expected to be small (ie. in the range of -2% to -3% by 2008).  Since such impacts are not 
expected to result in business closures, and casual and part-time employee numbers typifies 
retailing of this type, employment losses are unlikely.  Instead, the increased sales competition is 
likely to result in reduced profit margins at competing shops and centres as opposed to reduced 
employment levels. 

Another substantial employment impact is the creation of jobs for the future surrounding 
community.  With proposed significant increases in the immediate population base, the proposed 
development will create localised employment opportunities resulting in walkable employment for 
the future population.  There is a wide range of sustainable outcomes associated with local 
employment opportunities including decreased travel and time savings for workers. 

9.1.1 Access to Convenience Goods and Services 

The proposed development offers an opportunity to provide high level accessibility for daily and 
weekly food needs for the surrounding community, in addition to the significantly increasing DDS 
and specialty floorspace. 

The net community benefit is increased access for the existing and future residents to the goods 
available at the proposed development and a reduced requirement for residents to travel large 
distances for the purposes of CSS shopping. 

This is of particular relevance given the significant proportion of aged persons in the township of 
Maryborough, and the relative incapacity (age, disability and cost) for these residents to travel to 
surrounding larger regional centres. 

9.1.2 Competitive Retail Framework 

The proposed supermarket development offers the opportunity for increased competition in 
supermarket shopping within the local area, that is currently under-supplied in supermarket 
floorspace.  Currently there are two supermarkets servicing the local population, a full line Safeway 
(4,487 sq.m) and small IGA (1,395 sq.m). 

The proposed development offers a national chain supermarket the opportunity to gain greater 
exposure to the local community, with the critical mass (3,000 sq.m) required ensuring an 
adequate range of goods. 

More importantly, it is clear the introduction of the DDS will significantly benefit Maryborough 
residents, currently residents are required to travel further a field.  The DDS will provide residents 
with a more convenient and quality option, ensuring a modern shopping centre providing a broad 
range of regular shopping needs and related services. 

This is an important consideration in terms of the local community being attracted to distant 
competitors to capitalise on special offers and products not offered at the existing stores.  The 
requirement for trade area residents to leave town to shop is significantly reduced. 

9.1.3 Expenditure Retention 

Besides the creation for employment opportunities for Maryborough residents, the proposed 
development will reduce current and future levels of escaping expenditure for retail goods and 
services.  This expenditure will be forced into surrounding centres in the event that no addition 
facilities are provided to cater for the increase in the expenditure pool.  The proposed development 
will significantly alleviate this situation and keep future expenditure levels localised.  In effect, this 
will decrease travel and time wastage for local residents. 
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9.1.4 Contribution to Council Rates 

The addition of a supermarket, DDS and specialties within the proposed development will lead to 
an increase in Council rates. 
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10 Conclusions 

I have made all the enquiries that I believe desirable and appropriate and that no matters of 
significance which I regard as relevant have to my knowledge been withheld from the Panel 

The proposed provision of an additional supermarket, DDS and supporting specialty stores in this 
location unlocks the potential to fill an existing gap in the retail hierarchy. 

The proposed development is supportable and there is an important community need for 
development within the Maryborough Town Centre. 

Furthermore the proposal is justified by addressing current escape expenditure due to the 
following factors: 

 Expanding local choice. 

 Reducing travel requirements for the local community. 

 Realising opportunities, through the development acting as an economic catalyst for the 
local community, to facilitate further community development and investment to create a 
vibrant town centre. 

The analysis has highlighted market demand for the development.  It is estimated that the 
proposed development will trade at approximately $42.4 million.  With approximately 85% of its 
trade sustained by retail demand generated from within the MTA, this trade level will be primarily 
sustained by reducing expenditure currently being lost to retail centres outside the MTA. 

It is considered that the proposed development is justified principally on the basis of addressing 
the current and future escape expenditure from the MTA.  In addition, it is considered the impact of 
the proposed development (7,152sq.m) is within normal competitive ranges (ie. within 2-3%). 

In addition to economic benefits that will occur, there are important net community benefit’s that 
will arise with the proposed development.   

The net employment outcome of the proposed development is an important indicator of a 
proposal’s contribution to net community benefit.  In total, the proposed development would 
generate 646 jobs. 


