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16.

16.1

CONFIDENTIAL REPORTS

REPORT TITLE: CONFIDENTIAL ITEM: FUTURE OF A
STRATEGIC LAND PARCEL AND RELATED
MATTERS

DATE OF MEETING: 2 SEPTEMBER 2013

FILE NUMBER: 64/005/279

Moved Councillor Westwood that Council:

1.

Pursuant to Section 90(3)(b)

Pursuant to Section 90(2) of the Local Government Act 1999 the
Council orders that all members of the public except the Chief
Executive Officer, Acting General Manager Council Services,
General Manager Infrastructure and Projects, Minute Secretary and
Senior Project Manager Development be excluded from attendance
at the meeting for Agenda Item 16.1 Future of a Strategic Land
Parcel and Related Matters.

The Council is satisfied that pursuant to Section 90(3)(b) of the Act,
the information to be received, discussed or considered in relation to
this Agenda item is information the disclosure of which could
reasonably be expected to confer a commercial advantage on a
person with whom the Council is:

- conducting business;
- proposing to conduct business; and
- would prejudice the commercial position of the Council

in that the information to be considered includes commercial and
other financial information, the disclosure of which could prejudice
the Council’'s commercial position during negotiations.

In addition the disclosure of this information would, on balance, be
contrary to the public interest. The public interest in public access to
the meeting has been balanced against the public interest in
continued non-disclosure of this information. The benefit to the
public at large resulting from withholding the information outweighs
the benefit to it of disclosure of the information. The Council is
satisfied that the principle that the meeting be conducted in a place
open to the public has been outweighed in the circumstances
because the disclosure of Council’'s commercial position may
severely prejudice Council’s ability to be able to negotiate a cost-
effective proposal for the benefit of the Council and the community in
this matter and in relation to other contract negotiations.

Seconded Councillor Corbell CARRIED

OM20130902.11
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9.17pm

Moved Councillor Corbell

2. That a short term suspension of normal meeting proceedings occur
to enable Council Members to discuss the issues and ensure that
everyone has a clear understanding of them.

Seconded Councillor Westwood CARRIED

OM20130902.12

The Mayor with the approval of two thirds of the Members present
suspended the meeting procedures pursuant to Regulation 21(1) of the
Local Government (Procedures at Meetings) Regulations 2000.

9.43pm

Moved Councillor Corbell

3. that the short term suspension of normal meeting proceedings now
conclude.

Seconded Councillor Westwood CARRIED

OM20130902.13

Moved Councillor Corbell that Council

4. Note the action taken by Council Officers to assess the securing of
an option to purchase the property at 54 Old Princes Highway/Main
Street Nairne (former Catholic Church) and determine not to pursue
the acquisition of this property;

5. Authorise Council officers to brief the following key stakeholders on
the resolutions of this meeting prior to the commencement of a
community consultation process on the Nairne Retail Review Study:

a.

the Management Committee of the Nairne Soldiers Memorial
Hall;

the owners of the property at 54 Old Princes Highway/Main
Street Nairne (former Catholic Church);

the owners of the two adjacent properties to the former Catholic
Church shown in attachment 5;

representatives of the former Chapman’s Factory site; and

representatives of the Maton Investments site to the west of the
township;
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6. Authorise community consultation on the Nairne Retail Review Study
and the related additional work commissioned by Council
(attachment 2) as soon as practicable following the briefing of all of
the above key stakeholders;

7. Support the approach to the community consultation process as
outlined in attachment 7 and including:

a. emphasis on community outcomes that are realistically
achievable;

b. that from a commercial perspective the Study found that the
location west of Nairne proposed by Maton Investments is
preferred for retail development;

c. rezoning of the Maton land initiated by Council via a Nairne DPA
would include a requirement that such retail development is to
(in addition to meeting all of the normal development proposal
requirements): (a) provide a solution for the congestion at the
Nairne-Woodside Road/Old Princes Highway junction, including
to cater for the traffic that the development would generate; and
(b) provide an effective linkage (pedestrian and cyclist) from the
development to Bythorne Park with both projects to be subject to
detailed negotiation between Council and the developer/land
owner; and

d. an objective for decision making occurring by Council before the
end of 2013 as per the Program contained in attachment 6;

8. Note the intention that Council commission the preparation of a
strategy for the future of the Nairne Main Street with a draft project
brief and proposed consultation process to be the subject of a
separate agenda item following the forthcoming community
consultation process on the Nairne Retail Review Study and a
recommendation from the Strategic Planning and Development
Policy Committee;

Seconded Councillor Heath CARRIED
OM20130902.14

Moved Councillor Westwood
9. Section 91(7) Order

Pursuant to Section 90 (3) (b)

That having considered Agenda Item 16.1 Future of a Strategic Land
Parcel and Related Matters in confidence under 90(2) and (3)(b) of
the Local Government Act 1999, the Council pursuant to Section
91(7) of the Act orders that the council report, related documents and
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all minutes be retained in confidence until all of the parties in
recommendation 5 above have been briefed by Council officers.

Seconded Councillor Corbell CARRIED
OM20130902.15

MEETING DECLARED CLOSED AT 10.11PM

MAYOR DATE
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16.

16.1

CONFIDENTIAL REPORTS

REPORT TITLE: CONFIDENTIAL ITEM: FUTURE OF A
STRATEGIC LAND PARCEL AND RELATED
MATTERS

DATE OF MEETING: 2 SEPTEMBER 2013

FILE NUMBER: 64/005/279

Strategic Plan 2012-2017 Ref:

Urban Growth _
2.5 Finalise the Nairne Master Plan, identify priority projects #s
at least 2 of these projects

Purpose:

To seek authority to undertake community conﬁltation“ag the Nairne Retail
Review Study and brief specified key stakggglderg*%rlor to this.

Summary — Key Issues:

proposed 1
Commi:,ttee

cussion with the current Hall Management

. gé:suant to Section 90(3)(b)

Pursuant to Section 90(2) of the Local Government Act 1999 the
Council orders that all members of the public except the Chief
Executive Officer, General Manager Corporate Services, General
Manager Council Services, General Manager Infrastructure and
Projects, Minute Secretary and Senior Project Manager Development
be excluded from attendance at the meeting for Agenda Item 16.1
Future of a Strategic Land Parcel and Related Matters.

The Council is satisfied that pursuant to Section 90(3)(b) of the Act,
the information to be received, discussed or considered in relation to
this Agenda item is information the disclosure of which could

161
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reasonably be expected to confer a commercial advantage on a
person with whom the Council is:

- conducting business;
- proposing to conduct business; and
- would prejudice the commercial position of the Council

in that the information to be considered includes commercial and
other financial information, the disclosure of which could prejudice
the Council’s commercial position during negotiations.

In addition the disclosure of this information would, on balance, be
contrary to the public interest. The public interest in publig access to
the meeting has been balanced against the publlc mteresi\in
continued non-disclosure of this information.
public at large resulting from withholding the mforrné titweighs
the benefit to it of disclosure of the inform romﬁ T'\h,_ Council is
satisfied that the principle that the meeting ngé condagted in a place
open to the public has been outweighed “in _the “gircumstances
because the dlsclosure of Councnl’s v@ommiaﬁqjal posmon may

Stinciand the community in
| tnegotlatlons

2. That a short term suspensggg
to enable Council Members‘?&}

ol 8
4. Note the c??%n taken by Council Officers to assess the securing of
. optio *to purchase the property at 54 Old Princes Highway/Main
‘St?e;g; ime (former Catholic Church) and determine not to pursue
the: acqmsmon of this property;

#Authorise Council officers to brief the following key stakeholders on
the resolutions of this meeting prior to the commencement of a
community consultation process on the Nairne Retail Review Study:

o the Management Committee of the Nairne Soldiers Memorial
Hall;

o the owners of the property at 54 Old Princes Highway/Main Street
Nairne (former Catholic Church);

o the owners of the two adjacent properties to the former Catholic
Church shown in attachment 5;
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o representatives of the former Chapman’s Factory site; and

o representatives of the Maton investments site to the west of the
township;

6. Authorise community consultation on the Nairne Retail Review Study
and the related additional work commissioned by Council
(attachment 2) as soon as practicable following the briefing of all of
the above key stakeholders;

7. Support the approach to the community consuitation process as
outlined in attachment 7 and including: 2

* emphasis on community outcomes that &
achievable; %

= that from a commercial perspective |
location west of Nairne proposed:iby
preferred for retail development; °

aton Tvestments is

= rezoning of the Maton land it s Council via a Nairne
DPA  would include & reqmgement that such retail
development is to (iniaddition to'ineeting all of the normal
development proposal ré "'@%irements) (a) provide a solution
for the congestlo. at tﬁ@ I\f?q;ﬂﬁse-Woodsme Road/Old Princes

; "d cycllst) from the development to
- # both projects to be subject to detailed
etween Council and the developer/land owner;

%R %QJectwe for decision making occurring by Council before

tﬁ%éﬁéj of 2013 as per the Program contained in attachment

the intention that Council commission the preparation of a

strategy for the future of the Naime Main Street with a draft project

zxBrief and proposed consultation process to be the subject of a
separate agenda item following the forthcoming community
consultation process on the Nairne Retail Review Study and a
recommendation from the Strategic Planning and Development
Policy Committee;

9. Section 91(7) Order

Pursuant to Section 90 (3) (b)

That having considered Agenda Item 16.1 Future of a Strategic Land
Parcel and Related Matters in confidence under 90(2) and (3)(b) of
the Local Government Act 1999, the Council pursuant to Section
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91(7) of the Act orders that the council report, related documents and
all minutes be retained in confidence until all of the parties in
recommendation 5 above have been briefed by Council officers.

Background:

1. The Nairne Township Master Plan (NTMP) was adopted by Council
earlier this year.

2. A priority action was to undertake a Nairne Retail Review.

3. The brief for this study (attachment 1) was endorsed §

4.

5.

6. The consultants and Mr Adcocl@@re&ﬁ ted @t a meeting of the SPDPC
in March.

7.  Subsequently an Informi}
29 July 2013 W|th MrA
information.

Discussion:

Proceedings

umstances there is considered to be merit in the short
sion of normal meeting proceedings to allow free flowmg
‘”fdléeyssi&n of the issues. This will require a resolution that is

ugported by at least two thirds of the Council Members present. The
slﬁrt term suspension must cease before any motions are able to be

: “sufioved, seconded and debated.

Presentation by Council Officers at the Meeting

9. It is proposed that if the meeting resolves to go into confidence to

consider this item (as recommended) then once this occurs officers
would provide a brief visual presentation to Council Members at the
meeting prior to the discussion of the item. This would be to ensure
clarity of understanding of the information.

164
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Retail Review Findings and Extension of Brief

10. The retail study used a retail gravity model to determine the current
and future retail demand for Nairne.

11. The retail gravity model is based on the number of households,
household income and available retail within certain distances of
Nairne. The retail study also projects and considers the future growth
of Nairne as part of the retail gravity modelling.

12. The retail study identifies the amount of retail currently within Nairne
and in the surrounding retail centres.

13. Two scenarios for additional floor space were modelled to
the impact on the existing retail within Nairne and the ré;gm

e Scenario 1 -~ 3000sgm of food retail and 70(}‘5&1 :
typical Woolworths or Coles full line supepi arket

nd 14’{903qm of non-food
rket)

e Scenario 2 — 1200sqm of food retaif
retail (A moderate-large ‘IGA’ styl

14.

15.

1200sgm food and 140 _
term within the Main St

16.

R,

17. The NTI§M Wwas a key consideration in the retail strategy

A pz%mary objective of NTMP was the revitalisation and growth of the
mam street. This key objectlve was relnforced by the Council

19. The placement of a small supermarket into the main street would be
the most impactful measure to achieve this outcome.

20. The adoption of this strategy for a maximum of 1200sgm food retail in
the Main Street of Nairne would make it difficult to expand or increase
the retail offing for Nairne to include a Woolworths/Coles type full line
supermarket in the long term.
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21. The study found that the potential development site (East), the old
Chapman’s Site, would most compliment the Main Street but is
probably the least attractive location for a supermarket on purely
commercial grounds.

22. The study found that the potential development site (West), the Maton
Site, would be considered the most viable/optimal site from a
commercial perspective but would have a significant impact on the
Main Street retail.

23. A 1200sgm supermarket would require about 3000sgm of land to
facilitate vehicular access and car parking. The retail report identified
the potential difficulty in finding a suitable site within the Main Street
area. &

Extension of Initial Brief

24. Given the draft report recommendation for an.a
(supermarket) within the Main Street area:an
was undertaken to determine if it was physical
this footprint within the Main Street area

:possible to deliver

25.  Council officers identified 3 potepgial siteg.which may be suitable for a
1200sqm supermarket and -ipitiak’ concépts were developed to
determine what size of superm cogild potentially be delivered on
these sites. -

o

26. Of these 3 potential

idjacent to Millie’s Bakery and to the
south of the Nairpg'Institt

re considered unsuitable due to size or
access difficultiés one Site (adjacent the Nairne Soldiers Memorial
Hall) appearéd t& provide the most likely ability to deliver the
supermarket

27. Additisra), development of a concept layout for a supermarket and

as_ﬁ’ﬁciate@ig‘x—aé’é‘ess and car parking was then undertaken by Folland
Papozzo Architects.

I,:Eé{;-;a,

Basgd on that concept layout a high level preliminary feasibility was
undertaken by Property and Advisory. Additional detail on the main
“gtreet site assembly and commercial consideration is discussed later
in the report.  Attachment 2 contains the concept plan for the main
street site and Preliminary Feasibility Analysis of that concept.

Policy and Strategy Considerations

29. Main Street Option:

. The current zoning in Nairne designates the Main Street area as
a Neighbourhood Centre. The Policy allows for minor retail and
service development catering for the day-to-day needs of
residents. It is considered that the development of a supermarket
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of the scale suitable for the community and the Main Street
constraints would not require a Development Plan Amendment
(DPA) to facilitate it.

o The Main Street of Nairne is also in a Historic Conservation
Policy Area. This policy will need to be considered to ensure any
proposed development assists in the conservation, enhancement
and maintenance of the historic character and cultural
significance of land, buildings and structures within the policy
area.

30. Nairne West Option:

e The land west of Woodside Road is currently zorad L
Industrial and Rural Mount Barker (see attatﬁj‘j?z . 8

e Should a supermarket of the scale anticipiated irthe proposal for
the Nairne West option be considered further, the Development
Plan will need to be amended and coijld incliide a portion of this
area to be zoned as “Neighbourhgod Ceatre”.

o Alternatively the land coul
recent MDPA rezoning &
“Residential Neighbourhgod
buffer area as per ttie resolitiorizbelow). This policy allows for the
establishment of a%gi,,::NeighE}‘gourhood Centre and also allows
residential deyelopmetit, ognsistent with the 2010 zoning to the
south of Mgtint Batker. “This form of zoning is consistent with
more recent:state plarining policy library format.

31. weral recommendations which will require policy
‘Dévetopment Plan. This is anticipated to be considered
'T:a nship Development Plan Amendment (Nairne DPA) as

‘Guncil endorsed Strategic Directions Report. These issues

:"Area to further support residential/mixed use outcomes to
achieve vibrancy and excellent built form in the Main Street.

2. Review of Policy applicable to the Nairne East Site (former
Chapman'’s Factory)

3. A review of the current township boundary to reinforce township
separation to Mount Barker and Littlehampton. Please note: At
the SPDPC meeting held on 12 November 2012 it was resolved
to: Re-affirm the need for a greenbelt buffer area to be
maintained  between the townships of Nairne and
Blakiston/Littlehampton;
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32.

33.

34.

Should the Nairne West Option for retail ultimately be dismissed by
Council, issues with the current zoning of this area would still need to
be addressed via a Nairne DPA although the priority may not be as
high and would need to be considered against other policy
amendment priorities in respect of Council resources allocation.

As the Study found that the Maton Site would be considered the most
viable/optimal site from a commercial perspective but would have a
significant impact on the Main Street retail, it is recommended that if
this site is supported the rezoning of the Maton land initiated by
Council via a Nairne DPA would include a requirement that such retail
development is to (in addition to meeting all of the normal
development proposal requirements): (a) provide a solution for the
congestion at the Nairne-Woodside Road/Old Princes “Highway
junction, including to cater for the traffic that the devélo
generate; and (b) provide an effective linkage (pedestrran
from the development to Bythorne Park with.. b’@g\ g
subject to detailed negotiation betwe Cotincit
developer/land owner.

new retail development against, t' ybjectives. A Council
workshop identified a number gm(ey biectives that a retail strategy
should provide for Nairne. A qymm‘ary frf}m the report of comments
relating to the key objectives for" 3

38.

39.

-road‘émgja Princess Highway or Woodside Road or both with each

belr;g the responsibility of the State Government.

h’id acquisition may be required to facilitate a traffic solution for the

Old Princess Highway/ Woodside Road.

If a new 4 leg signalised intersection of Woodside Road/ Saleyard
Road/ Old Princess Highway is the traffic solution then this is expected
to be very expensive. This solution is advocated by traffic consultants
Murray Young and Associates as part of a range of measures to
address safety issues on North Road, Nairne that Council is currently
consulting the community about.

The State Government is responsible for the junction of the Old
Princess Highway/ Woodside Road but it can reasonably be expected

168



District Council of Mount Barker Confidential Council Agenda 2 September 2013 169

that a resolution of this issue is a long way off reaching sufficient
priority to see any physical works. The developer of a retail facility and
Council could both advocate to State Government for them to resource
a solution or at least contribute to this. However there is no certainty at
all that any State Government contribution would be forthcoming and
therefore the responsibility needs to apply to the developer.

40. The Main Street has limited car parking and transport access north/
south is also limited.

41. Traffic movement to and from the Main Street to potential sites had to
be considered.

o Leith Street and Junction Road Intersect;o%pro@gdes a good
r tt\co’t!ectlon and

test this. The conce g;tz‘*‘ con ciz.--'fhat a 1200m2 supermarket
development was possnb‘te: but q. y with site amalgamation with the

43.

d-sup;ertnarket could work better on this or other sites in
eet with the resulting reduced footprint and parking

“The retail’sector has suffered from low spending growth for some time;
lending requirements have also been tightened for both developers

& certainty that development would occur in any specific timeframe or
at all.

45. The purpose of undertaking this viability study was to better
understand whether a supermarket could be developed in the main
street. However given the many other demands on Council's
resources and the significant lack of certainty that any development
would occur, stepping in to seek to amalgamate a site for potential
retail development is not considered to be a preferred option.
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Former Church Site and Council offer

46. The Council sought to secure and protect an interest in the former
Church site in the Main Street as it was recently on the open market.

47. Council made an offer (through an intermediary) to secure an option to
purchase the property.

48. This offer was not successful, please refer to attachment 9 for further
information.

49. No further action is proposed.

Rear of Two Adjacent Properties

50. The possible retail site would require access to th
adjacent properties (as shown in attachment 5) ﬂ‘vg,se V
are owned by K and G C Verma of Mount Barjé '

51.  No contact has been made as yet with the';

Nairne Soldiers Memorial Hall

52. The Nairne Soldiers Memoriak
Memorial Hall Inc. (a not for ro

-.‘3&
53. Under the Constitution oi‘“gljis ince
to assume tempora

orated body, Council is designated
“\cb‘r‘g{ol Ao manage the asset if the entity
afteﬁ%»wm’ég&g up of the entity any surplus assets
dlstrfb*ated to Council.

54. Council o
compnm%%‘t \;ebates and some community grants for a total
ot ust under $14,000 since and including 2009,

--greafej; role in the community life in Nairne. The building, site and
location is very well suited to redevelopment into a ‘Community
Certﬁe that provides space for community services, programs and
“evénts, and could include office accommodation for a staff presence
such as a part-time coordinator.

56. With a future population estimated to be over 6,000 and 18% growth
anticipated during the next decade, the town and its surrounding
catchment area is large enough to justify a neighbourhood level
community facility of this scale. This is consistent with directions in the
relevant reports and plans including the NTMP, the draft Structure
Plan for Mount Barker, Littlehampton and Nairne, the Social
Infrastructure Impacts of the MDPA report and the Community
Facilities Needs Analysis.
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57.

58.

59.

60.

61.

63.

The main hall is understood to be sound, but in need of some repair
and maintenance. There is a rear addition (including the current
kitchen) that is likely to need replacement. There has also been an
addition at the front that includes accessible toilets. The front
extension obscures a heritage facade that could be restored. There
are toilets and a storage shed used by the Nairne Lions Club at the
rear of the site, and an open area for car parking.

In order to function as a Community Centre, the building would need
some investment. There is potential to partially fund these
improvements through a Separate Rate (recreation, sport and
community infrastructure) for the Nairne urban growth area
established by the MDPA.

Nairne MDPA separate rate — for sport in liaison
Committee and for recreation a potential linear
Street to Bythorne Park. This would be the giibj

Council meeting agenda item in the fu

separate rate for recreation, sport :
generate funds to contribute to (not.fu

potentially 1nelu5|%s'.of the Nairne Institute Committee. It is also worth
Mb‘i:gnt Barker Community Centre has recognised
ra%%of need for community programs, and has started
its programs in various Nairne venues, on an outreach

mhent an asset that is not in poor condition rather than risk the
prospect of inheriting a liability much later,

No contact has been made as yet with the Hall committee regarding

the above.

Need for a Main Street Strategy

64.

It is considered that there is an opportunity for Council to implement a
Main Street Strategy. This could include aspects such as;

e A proactive strategy to encourage a more coordinated Main
Street Business Association (eg: Business Mount Barker Model —
and a potential separate rate)
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. Public Realm Improvements (PLEC undergrounding of Powerline
and Landscape Treatment)

. Establish a working group (including Community/Business and
Council Reps) with the objective to developing a clear direction
and “identity for Nairne” expanding upon and implementing the
objectives of the NTMP.

. There are key issues that need to be considered in Main Street
activation and revitalisation. Attachment 10 ‘What Makes a
Mainstreet Work’ and has been provided by Mr David West
(Premier Retail Marketing) an authority in this area.

Summary of Key Objectives (not in any particular order)

> Retail — determine if Nairne is to have significant new reta'." development
and if so, where that should be located.

> Economic - generation of new employment opportunities within the town
through the provision of new retail development and the reinvigoration of
the Main Street. ;

» Transport — resolution of the peak hour congestlon at the Nairne-Woodside
Road/Old Princes Highway Junctaon ;

» Community — upgrading of the Nalrne Soldiers Memorial Hall to transition
the building to a commun{ty centre accommodating a wide variety of
services and user groups

> Social — developers (remdential and retail) to be responsible for funding
contributions to achieve “the capital upgrading of the Nairne Soldiers
Memorial Hall and thé resolution of the peak hour congestion at the Nairne-
Woods:de Roadi@ld Pnnces Highway junction.

Role of SPDPC and role of Council

GS. It is proposed that the Strategic Planning and Development Policy

. Committee (SPDPC) provide recommendations to Council post the

““community consultation process and in relation to the preparation of a
Nairne Main Street Strategy.

Community Engagement:

Please refer attachment 7.

Policy:
Refer above.

Budget:
The Nairne Retail Review cost was $16,000.
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The additional work architect, quantity surveyor and commercial
assessment cost $4,500.

The cost of the Project Manager was $4,840.

There is no budget for property acquisition or the preparation of a Nairne
Main Street Strategy.

The cost of the community consultation process does have budget
provision.

Statutory/L egal:
requirements of the Development Act.

Dlsclosure

disclosure to the Chief Executive Officer that ﬁs st;own his Ordinary
Return, a person related to him is an mvestor ih;:; oolwerths (his W|fe owns
some shares). Council decision making on.t ) te
on Maton Investments. As such it could & taé@l!percewed that Brian
Clancey has an interest in this matteg “Purs ant to the Local Government
Act 1999 Brian Clancey has forma#&; dis¢losed this interest and the Chief

that‘Brian ©fancey can act in this matter

/”’

Somal
lntena, ce and creation of employment opportunities in Nairne is a
considaration.

If a supermarket (of any scale) wasn't built in Nairne it would mean local
residents continuing to rely on travelling to nearby Littlehampton and/or
Mount Barker.

Risk Assessment:

Council doesn’t make a decision in a timely manner and in the absence of
providing clear direction, no new retail development proceeds and the
Maton site is developed as per the current zoning.
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Council may or may not be able to successfully achieve the required Main
Street land parcel assembly but the process could well consume
considerable time and resources.

The Main Street land parcel assembly could occur but be at a cost that
makes the retail development concept unviable commercially.

If Council pursued the Main Street land parcel assembly option and
purchased the former Church site but subsequently the retail development
does not eventuate, there would be a potential loss to Council on the resale
of the property.

The Main Street option may never eventuate and all of the eggs;g;nave been

the Old Princes Highway/Woodside Road
Government does not approve the proj

The West site proceeds but has a signifigant detrimental effect on the Main
Street e.g. the Post Office relocatas t West site.

rather than has new uses.

i

; e g
n&e%g;e key stakeholders and consult the community to
ing by Council pre Christmas 2013.

Conclusion:
It is now time
enable degisi

Sponsor of Project
Brian Clancey
General Manager, Infrastructure & Projects
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Attachments

Nairne Retail Review Study Brief

Nairne Retail Study Plus Additional Work

Location Plan

Options in tabular form with pros and cons

Aerial showing Hall and former Church land site and adjacent land
Target program for decision making by council

Proposed approach to community consultation

Current Zoning — Western site option

Former Church Property

0. ‘What Makes a Mainstreet Work’

SPeNoOoORLON~
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Attachment 1 to Item 16.1

Extract from Nairne Retail Study Tender - Brief

SECTION C — PROJECT BRIEF

The District Council of Mt Barker is seeking pragmatic independent advice regarding the
strategic direction of future retail facilities at Nairne, South Australia.

Background and Overview

As an overarching strategy, Council has expressed a strong desire to retain Nairne as a
defined township and as a unique community which maintains its individual identity.
Principally, this means that Nairne will not become physically engulfed as a part of the
greater urban regional centre of Mt Barker.

Nairne is however part of, and linked to, a wider Adelaide Hills communny (essemlally a
series of unique townships) which establishes a hierarchy of functions across business,
employment, education, transport, sport and recreation, communtty Services, health etc.
Many of the higher order functions are (and will be) established at Mt Barker with the
ultimate level of services in Adelaide and in some cases Murray Bndge and other key
centres. : :

In respect of Nairne, Council is seeking to ensure:'fﬁat”'tﬁé population has access to a
reasonable level of modern and up to date serwces that support the local community in
Nairne itself - and strong links to higher level:services |n oiher locations.

In 2010, the State Government approved the: Ministe'riai Development Plan Amendment
(MDPA) and in respect of Nairne has rezoned 45 hectares of land south west of the
township to accommodate additional residential development.

The population of Nairne is.currently ‘approximately 4,000 people and is expected to
increase to approximately 6,000 people pursuant to the MDPA capacity and infill
development. The timing:of this growth is difficult to predict (and subject to market
demand and viable infrastrugture provision principally) however it is expected that this
will occur progresswely 0verthe next 10-20 years.

In addition, Narme wﬁl be influenced by other key drivers including a proposed new
interchange to the South Eastern Freeway at Bald Hills Road and therefore much
enhanced-accessibility to Adelaide and other employment centres for local residents. In
additign, the interchange is expected to become a central focus of local, state and
national transport connecting Onkaparinga Valley townships (Woodside, Lobethal,
Birdwood etc) and links to the Barossa and other areas which would then connect via
Woodside Road through Nairne. The timing of this interchange is not yet known.

Catering for the needs of the current residents, future population growth and wider
structural changes presents a broad range of issues requiring well considered strategic
planning. Council maintains a facilitation role to consult, consider and direct the
strategic planning process in this respect.

In 2011, Council prepared a draft Structure Plan for Mount Barker, Littiehampton and
Nairne and has also initiated a Section 30 Review in accordance with the Development

14
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Extract from Nairne Retail Study Tender - Brief

Act. These actions, together with the rezoning of land by the State Government,
identified a number of strategic matters that are likely to have a significant impact upon
the Nairne township.

Between October 2011 and March 2012, Council undertook a comprehensive
community engagement process which identified many key issues and areas of
community interest as raised by a wide range of stakeholders. This information was
used to assist the development of a draft master plan for Nairne.

As a critical step in this strategic planning process, in July 2012, Council féi*eased the
Draft Nairne Township Master Plan (NTMP). This Draft NTMP provides. a__platform for
the consideration of key drivers, issues and potential directions for Nalrne

One of the fundamental issues of course is the scale, wa__b'lllty, ts'melmess, location,
function, impact (positively and negatively) of retail and other:business.services which
serve the town of Naime (and potentially much wider demand). Council had received
very preliminary advice that the population of the township:could support a level of retail
services that are currently not available. The location;of. such services was not defined
in that advice and the NTMP suggests that there is:a need to better understand the
dynamics of such an activity and the form that this shoufd take partlcularly given that the
NTMP recognises the current Main Street as belng an essennal economic development
focus for the township into the future.

Feedback from the Draft NTMP consultatlon has been completed and considered by
Council. Council is buoyed by the Ievel of resgonse and quality of comments and
submissions. :

As anticipated, the fundamental® 'i"'ssue of business development (most pertinently the
future retail facilities strategy) was a (if not the) most SIgnn‘lcantIy addressed matter —
and presents a range..of compeimg commercial persuasions from key land owners and
responses from the cammunity:by individuals, existing business in the Main Street and
representative grganisations.

The overwhelming isstie is the debate over what retail is required/desired, where is it
best Igsateéd, when. it will occur, guarantees it will occur and critically the impact
(posntlveiy and. negahvely) on the existing Main Street core service functions.

The next step” in the process will be the initiation of a Nairne Township Development
Plan Amendment (DPA) process which will formalise the zoning/land use and underpin
Nairne’s future.

This Nairne Retail Facilities Strategy Direction sought by Council (this Project) is
critical to Council’s further consideration prior to commencing such a DPA.

Based on the outcome of the Project and Council’s consideration of same, further
community and stakeholder consultation is to be undertaken regarding recommended
retail facilities policy directions in Nairne.

15
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Extract from Nairne Retail Study Tender - Brief

A Fundamental Issue - Future Retail Facilities Strategy Directions

The Draft NTMP defines a broad range of action items — identified prior to the
consultation and enhanced by the feedback from same.

Council recognises the requirement to ultimately prepare a comprehensive Economic
Development Strategy for Nairne which will embrace a wide range of employment
generation, infrastructure, strategic partnerships, funding options and strategic prOJects
Retail is clearly one of the fundamental elements.

Council also identifies however that the issue of a lead policy on strateg:c retail famlmes
direction is extremely timely, required for certainty for developers; community,
government and others and presents short, medium and Iong ferm mphcat:ons for both
Council itself, other levels of Government and stakeholders. -

The Study Area is defined by the Draft NTMP.

Specifically from the Draft NTMP, the following pr_iori't'y;-z:iéfi:oﬁs:'?réIate to this Project:-
Business Core - Action 1 and 2 R
Obtain further independent specialist: economic development advice to

understand economic drivers of the to) nsh:p ‘and surrounding area (both locally
and regionally).

Determine the potential: for (as paf? of spec:alfst economic development advice)
support for improved:retail, shopping (including retail supermarket) and other
commercial and busmess serwces within the Main Street,

Business Hedeveiopment <Action 2
ondent spécialist retail analysis and advice in relation to the location
of retail supermarket facilities for Nairne — and when and where appropriate,
initiate’ zoning -amendments to accommodate change. The analysis is also to
provide.information on Main Street economic development potential and impacts
which ufhmate!y influence zoning policy to ensure the Main Street remains a
focus for the Nairne community.

Councfl W_l:____S___l']_GS' to fast track these Actions.

Background Documents
The following are available and may assist Tenderers in understanding the key issues
and drivers:-

1. Draft Nairne Township Master Plan,
2. Draft NTMP Consultation Feedback Report,
3. Section 30 Review (Mt Barker, Littlehampton and Nairne).
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Extract from Nairne Retail Study Tender - Brief

Project Requirements

Council is seeking an experienced advisor to provide considered strategic advice to
assist in its deliberations and decisions regarding the optimal retail facilities policy
direction for Nairne.

This advice is expected to demonstrate:-

1. An understanding of the functions, social structure and economic drivers of the
township and surrounding area of Nairne, &

2. A retail trade area analysis (high level only) taking into account Iccal and wiger
trade area drivers to establish the fundamentals of demand: and ---fluor space
provision (based on forecast population levels, :

3. Most critically, the interpretation of fundamental retail* deveiopment principles
(commercial viability drivers, modern retail principles, retail hierarghy, competition
dynamics, access and exposure, trade area critical mass, development timing
triggers, investment hurdles, infrastructure |mplicationshequ1rements etc) as it
applies to Nairne, i ;

4. A clear definition of Goals and Objectwes fo the retasl facilities direction in
Nairne specifically addressing stakeholder and community desires and
commercial/economic principles, :

5. Identification of physical Optlons for key reta _f’facmtles within Nairne (Main Street
and peripheral areas), §

6. Comparative analysis of Optlons and thelr ability to meet the Goals and
Objectives,

7. Clear direction and recummendatmn for Council regarding best option(s) for the
delivery of retail setyj e n Nairne based on sound and defendable logic.

Council is not seekmg concept plans of proposed retail development (other than to
broadly illustrate the locality of key facilities, their mix and their ability to address
required access floor plates and retail viability principles).

This Progect is pnmanly a commercial matter, not an urban design process.

Dlrect consultation with stakeholders (land owners, businesses or members of the
community ar:Council Members) is not required as part of this Project. Council seeks

an independent assessment.

As a guide, Council is not seeking a detailed retail trade area analysis as the quantum
of such retail floor space is generally known.

Council seeks the focus of the Project to provide an interpretation of the key
issues and drivers and define a recommendation on the best retail structure to
serve Nairne having considered all identifiable options, competing interests and
other pertinent factors.
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Extract from Nairne Retail Study Tender - Brief

For clarity, Council is not seeking a verbose and detailed report — it is seeking a
considered strategic directions response which provides Council with clear and
defendable best solution(s) for retail policy in Nairmne that can itself be consulted (as a
stand-alone document) with stakeholders and the community.

Proponent Competency

Council expects that the Proponent will demonstrate a strong competency in retail
centres/facilities development (commercial focus), Main Street
development/management and centres planning. Experience in dealing with smafl
country townships and their unique requirements would also be an advantage

Budget

As a guide, Council expects the Project budget to be in the orger of $15 000 (plus GST).
Tenderers should use this indicative budget as a guide erﬂy and Council is open to
alternative budget bids by Tenderers where supported by a methedo[ogy demonstrating
a value for cost proposition.

Should Council require presentations and other addltional tasks these will be facilitated
on an hourly rate basis.

Timing
Proposals are due by no later than 5, OOpm on Tuesday 5 February 2013 and should be
lodged at Council Tender Box as more pertmentiy detailed on the Tender Form.

Council proposes to award the F’rolect to the successiul Proponent on 8 February 2013.

Although subject to the Propanents work plan, Council expects that the task shoulid be
completed in draft form ina 4 week time frame with finalisation of the final strategy by
week 6 following mtemal rewew by Council.

Submission Beqmremeuts

Tenderers should provide the following in their submission:-
8 Demoﬁstratlon of an understanding of the task and unique issues and drivers

facing Nairne,

A metho.dology of approach to the Project,

3. ‘Details of the experience of the Proponent (or consortia) and nominated lead
personnel and proposed involvementinput of such key parties,

4. Proposed program / work plan,

5. Fixed professional fee and hourly rate for additional services,

6. Ability to comply with Council's standard terms contained in its professional
services agreement (provided with this RFT),
7. Details of professional indemnity and pubilic liability insurance must be provided.

Tenderers should limit their submission to 10 pages (plus attachments as necessary).
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Conflicts of Interest

Council recognises that an expert advisor (or consortium) with a sound knowledge of
retail development principles, main street development/management principles and
other skill areas sought by this Project will be active in the marketplace and currently act
for a broad range of clients with actual or potential interests in the region.

In their submission, Tenderers should identify any such potential or perceived conflicts
of interest and these will be duly considered by Council on a confidential basis.

Council considers that a conflict of interest will arise with parties currently engaged (or
with a view to being engaged) by owners/developers or potential owners/developers of
land and/or businesses which are located in the actual study area and‘in’this regard it
would be inappropriate for such parties to be involved in a leadership role in this Project.

Project Leader and Assisting Advisor
The Project Leader is:-

Brian Clancey

General Manager, Infrastructure and Prolecta
District Council of Mt Barker :
Direct Line: 08 8391 7218

Switchboard: 08 8391 7200

Facsimile: 08 8391 7299
Email: belancey@dcmtbarker.sa. qov au

The project is assisted by;-

Leedwell Strategic ...
Matthew Adcock, Director
General Line: 08'8212 8880
Mobile: 0408126 015«
Email: rn;_t_tthew adcock@leedwell.com.au

Tende_:’f:ers shoul.d' cchﬁtact Mr Adcock at Leedwell Strategic in the first instance.

19
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IAttachment 2.1 to Iltem 16.1 |

b
PROPERTY & ADVISORY

Property & Advisory Pty Ltd
Level 2, 74 Pirie Street
17 July 2013 Adelaide SA 5000

Tel: (08) 8359 2922
) Mob: 0401 605 054

Mr Brian Clancey andrew.lucas@propad.com.au
General Manager Infrastructure & Projects www.propad.com.au

District Council of Mount Barker
6 Dutton Road

PO Box 54

MOUNT BARKER SA 5251

Dear Sir, 5

Preliminary Feasibility Analysis
Proposed Supermarket, Main Street, Nairne

Thank you for your instructions to provide preliminary feasibility:adyice in régpé&t of the above
proposal. We have based our assessment on the scheme desgribed it "g:prrespondence dated 15
July 2013 from Folland Panozzo Architects, as outlined below, e

This plan is, in tum, a second iteration which incorporates & nurber of design changes brought on
in order to improve the unfavourable commercial outcome Wwihich quickly became evident from the
initial scheme.

As per our instructions, this letter provides a |
of the revised scheme, completed in a shg
are qualified accordingly. Its purpose is to ascertam whether a development such as is
contemplated, on the land and in the location under consideration, is commercially plausible. If
warranted by the findings of this first pass a more ‘comprehensive review of the proposal may be
commissioned by Council.

Location and Site

The site of the proposal is an ﬁhaped parcel on Main Road at Nairne, with additional frontage to
Leith Street. The area of the'siteiis approximately 3,000 square metres, presently straddling four
existing titles, as ulustrgted in the plan below.
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Our assumptions in relation to the aggregation of these parcels are:-

« Lot 620 in Deposited Plan 76898 (CT 6008/894) - comprises the site of the Memorial Hall
and owned by Nairne Soldiers Memorial Hall Inc. We assume that the eastern side of this site
is available for inclusion in the project, with the Hall retained ‘as is’ and with compensation to
include the construction, at project expense, of a car park for 10 vehicles in the Hall's rear
yard, together with a sealed access driveway;

o Lot 74 in Filed Plan 157409 (CT 5358/176) - presently a disused church that has been on
the market for some time. Our calculations assume that this property is purchased into the
project, with the heritage-listed church building being remodelled and upgraded for a retail
use, and the balance (rear) of the land contributing to the supermarket site; and™”

presently two restaurants facing Main Street. It has been assumed that the rearyards of these
two titles could be purchased, with a registered Land Management Agreement giving the
remnant properties certain rights over an agreed number of newcar parks created on the land
by the new development. It is noted that the land in ques{mn is not Currently used, with
restaurant patrons parking in Main Street.

Proposed Supermarket

Our review of feasibility is based on the aforementiongd Faliand ‘Panazzo sketch, which is included
at Attachment A. The principal features of the develapment ar

« a1,040 sqm supermarket, oriented towards the east and wrth a wide frontage to Main Street;

« a total of 60 car parks, sited to the srde and rear' f the supermarket and accessed from Leith
Street: and = 2

» the incorporation of the old chéich "i'rhito the S'cheme. including a small plaza between the
church and the supermarket tor provlde amblence and for pedestrian circulation,

Comments on the scheme as it 15 drawn are ;arowded below.

Feasibility Inputs

Site Aggregation

A very thin markét éxlsts fbr properties within the Nairne Neighbourhood Centre zone, both in
terms of the number of propertles offered and the time required to secure a sale. Since July 2009
there ha\re been four transactrons and one of these was a re-sale of the same property. A similar

Itis a?so noted that in markets of this nature, the experience of a party trying to sell an existing
holding.and a party approaching landholders to consolidate a site can be widely divergent. In the
former case, a"property can sit unsold for months, even years, whilst in the latter case a price well
above this otherwise stagnant market is often the best that can be achieved.

That factor aside, our analysis of local and Neighbourhood Centre zoned sales generally indicates
that the value of land in this zone should range between $250/sgm (for poorly located or large
sites) and $700/sqm for very small site areas in the most highly regarded locations. On this basis:-

» as regards the Hall land, the area attributable to the proposal is approximately 1,900 square
metres. For the purpose of determining an appropriate opportunity cost to the land, we have
estimated its value at the low end of this range, say $250 - $300 per square metre, and have
utilised a figure of $500,000 (or $265 per sgm) in our analysis. Additional land at the rear of
the hall would be utilised as a car park, however it is assumed that this confers a concurrent

Z:\Job\Consulting\PA1700 - PA1799\PA1704 1 - Mt Barker Council - Nairne Feasibility Study\L002 Revised advice 2nd model - vers 2.docx 2
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benefit on the hall (a sealed parking area) and rights could be secured via a land management
agreement;

« the church site, of 1,160 sqm with a building of 226 sqm, has recently been on the market for
some time at an asking price of $350,000 - $400,000 (or $300 - $340 per sqm of site area)
and we have adopted the low point of this range in our analysis; and

» as regards the rear yards of Lots 5 and 57, we have utilised a rate of $250 per sqm, plus the
cost of making good the fencing and a Land Management Agreement over the rear land. The
estimated cost of the land component is $150,000 for approximately 610 square metres.

In total therefore, we have allowed for a land cost of say $1,000,000. As against:a.site area of
3,670 sgm, this equates to $272 per sqm.

Gross Realisation

On first examination, we estimate that the completed supermarket could attract a Iong term rental
of $260 per square metre, or around $270,000 per annum net:{i,e. with the lessee paying all
outgoings). This is noted to be at the upper end of the likely rafige, as generalfy needs to be the
case if new development is to be made viable. With rent from the refurbished church added in, this
figure increases to say $330,000. :

Recent sales indicate an appropriate capitalisation rate of% '? 5% for small scale retail properties
such as this, with a new lease (say, 10+5 years) 10 a well-regarded head tenant. This suggests a
h 4

Development Costs

Chris Sale Consulting has undertaken-:r first pass review of the likely cost of the proposed
development. This review has been undertaken on:a rate per sqm basis and is issued subject to a
more considered review in due cotirse. It prowdes an early estimate based on limited information,

:"ment B the estimated cost of the scheme as drawn is $3.6
A bu1|ders prel|m|nar|es external site works and serwces

On this basis, and as shown a
mill, mcludmg construct(o'n

Street). We have also al Wed a ndmlnal $50,000 for refurbishment works to the Church,

Feasibility Rev o W

melt/ (Lr)'-‘m !\m!\rsrs

As agamst the pfecedmg figures:-
. the-q__n-__c_:_qmpletron value of the scheme as drawn is a little over $4.5 mill;

¢ the de'\'/-él'opment cost is approximately $3.6 mill (excluding interest), plus land at $1 mill; and,
therefore

» the prima facie profit/(loss) to the developer is ($0.9 mill).

In other words, at first look, a viable scheme is not shown - although this is not unusual of itself for
an early design iteration and feasibility review, and noting that this second iteration represents an
improvement to the bottom line of over $2 mill as compared to the result using the initial design.

To this end, and to put this result in some context, it is also noted that:-

= the plans are for a 1,040 sqm supermarket, with this size being driven by site capacity and a
desire for a simple design and construction solution - and is slightly below the floor plate size

Z:\Job\Consulting\PA1700 - PAL799\PA1704.1 - Mt Barker Council - Nairne Feasibility Study\LOO2 Revised advice 2nd mode! - vers 2,docx 3
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contemplated by recent work for modelling purposes. This configuration is not set in stone and
a different solution, including to the amount of specialty floorspace provided, may produce a
different (and hopefully better) result; and

s the cost estimate from Chris Sale Consulting includes provisioning for a wide range of external
works, at an all-up cost of over $1.0 mill. Given the modest scale of the development, there
may well be considerable cost savings available, but proving or disproving this will require
more detailed investigation into the true nature of all these factors.

Hypothetical Development Approach

We have also considered the proposed development on a “hypothetical developiment” basis,
whereby the costs of development, including commercial developer’s profit, are:deducted from the
on-completion value to ascertain the price that the scheme can “afford” to p'éy' foriland. We have
considered the base case and an ‘optimistic’ case for the scheme as drawn; wn the resultant
worksheets included at Attachment C. ; &

The base case analysis shows that, at the preceding costs and valﬂ'é‘s:-_and assum':ng a profit & risk
factor of 15% and a capitalization rate of 7.25%, an initial surplus of areund $150,000 is derived.
However, after allowing for site acquisition costs of $1 mill, a shortfall to the order of $850,000 is
evident. As above, the immediate conclusion is that, as drawn and costed, the scheme is not
feasible on a stand-alone commercial basis.

As against this, a more optimistic assessment - mcludlng some reduction in the cost of external
works - produces an on-completion value of just over.$5 mill.and a construction surplus and, after
allowing for land acquisition, indicates a nofiiinal shortfalf:{of around $20,000), At this level of
confidence, a feasible scheme can at least be said'to be plausible.

As against both of these outcomes, a different result altogether may be revealed if a different
approach is taken to site aggregation ar‘f(i;._,for example, rent is paid for some portion(s) of the land
in lieu of outright purchase - tgithe extent"that it is in Council’s power to achieve such an outcome,
and that it finds market acceptance. ‘Combihied with a more, rather than a less optimistic set of

inputs, modelling of such an'a praa' h does produce a feasible scheme,

Sensitivity 7

It follows from the prég dmg overview that the feasibility analysis of schemes such as this is highly
sensitive to a fiimber ofj put variables, including the specification of the scheme itself (including
the size of the'superma and the approach to parking), rental rates, the profit & risk factor, land
purchase ‘cost, oonslruct:on costs and the capitalization rate applied to the income stream from
the completed development

Obsen.'atuon of var:atnons in the results achieved by the hypothetical analysis in particular indicate
a variation'ofaround $200 per sgm in the range of land values revealed (for the scheme as drawn,
and against an underlying value of $270 per sqm), pointing to the need for further refinement of
both the scheme and the resultant cost plan before any conclusive findings can be drawn.

On this subject, it is suggested that the price of the church land should actually be less than
indicated above, given the extended period for which it has been on the market.

Further confidence is also required on the rates used on rental side of the equation, given that the
analysis leans to the upper end of the range and that the whole exercise is particularly sensitive to
this very fundamental issue.

This more detailed work is however beyond the scope of our current instructions.

Z:\Job\Consulting\PAL1700 - PA1799\PA1704.1 - Mt Barker Council - Naire Feasibility Study\LOO2 Revised advice 2nd model - vers 2.docx 4
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Conclusion and Close

Preliminary investigation indicates that, in order for a feasible scheme to be demonstrated, it is
likely that some degree of innovation in the method of site assembly will need to be facilitated by
Council. This could take the form of:-

 utilisation of the Soldiers Memorial Hall land for a ‘higher’ community support purposes,
potentially via a ground lease to facilitate an integrated development;

» Council controlling the central (former church) site and incorporating this |nto such ground
lease; and/or

ted

scheme under some form of Land Management Agreement, which did not ¢ quire thejr outright

purchase. i

o the rear of the two properties adjoining Leith Street being utilised as part. of an- ‘intey

It is noted that on a purely commercial basis, it is not curren‘tly possnble to conclusively
commercial profit margin - and, indeed, there is a risk that such a schcame cannot be realized in
the commercial marketplace. It is fair to say however that, Wlth furtherirefinement and a little
imagination as regards site consolidation, arriving at a feasnble. 5 h_ ine is a plausible outcome.

Further, in all the circumstances and particularly gwen the mportande of the underlying issues to
the future of the Nairne Town Centre, it is also fajf to say that this aspect of the scheme warrants
further investigation, whether by Council or by a preferred deyeloper..

In closing, we trust that this advice is s ffment for you present purposes and thank you for your
instructions. &

In accordance with our normal_.,;p‘i’actiée. we gOnfirm that this advice has been prepared for
purposes of informing future dacision making by District Council of Mount Barker. Property &
Advisory accepts no reSpons iljty :.fér any statements in this report other than for the stated
purpose. :

..(.

Further, while the repgrt: addr' ses the question of values, it does not purport to present a
valuation of the pmpertres and’ should not be read as doing so. Further still, it should be noted
that the assessments of value which are provided are current at the date of this report, but may
change sugmﬂcantly and unexpectedly over a relatively short period of time, including as a result of
general market movemems and/or factors specific to the particular properties.

Lastly; ‘we note that tl‘ns advuce is confidential to District Council of Mount Barker. No responsibility
is accepted to any third party and neither the whole of this report nor any part or reference thereto,
may be&.publishied in any document, statement or circular, or in any communication with third
parties, witfiotit our prior written approval of the form and context in which it will appear.

Yours faithfully
PROPERTY & ADVISORY

Andrew Lucas
Senior Consultant

cc: Matthew Adcock - Leedwell Strategic
Enc!

Z:\Job\Consulting\PA1700 - PA1799\PA1704.1 - Mt Barker Council - Nairne Feasibility Study\LOO2 Revised advice 2nd model - vers 2.docx 5
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CHRIS SALE Attachment B
CONSULTING

CHRIS SALE CONSULTING PTY LTD

Project Description:
This High Level Opinion of Cosl Estimate is for proposed Naime supermarket development and is based on Folland Panozzo Architect email received on 16 July 13

| The following items have been specifically included in our eslimate:
(%) Traditional tender

|(») Builders preliminaries and associated overheads, margin, contingencies, professional fees
|(x) PC allowance for new transformer / external power supply upgrade

|(x) Services eslimate (cost to be verified/confirmed by services engineer)

(%) PC allowance of $175,000 for cut and fill (cost to be vertified during design development
(x) Minimal allowance of $35,000 for landscape

| The following items have been specifically excluded in our estimate costing:
(%) GST

(%) Demolition, soil contamination removal/remediation and reinstatement costs
{x) Loose furniture, fittings and equipment

(x} Acceleration cosls

(x) Bank fees, interest charges, holding costs

(x) Legal costs, marketing costs

|(x} Land and financing costs
|(x) Works outside site boundary

(x) Spectal footings

(x} Latent conditions such as rock excavation, ground water etc
(%) Dewatering

[} Items to achieve Green Star or energy efficiency ltems

(%) Work to existing Church, shops and hall

(%) Supermarket fitout

(x) Demolition of significant trees

(x) Travelator
(x) Fire booster

(x) Roof over the covered plaza

i Due to the early stages of the project and limited informatio costings aro indicative only and should be treated as high level opinion of cost
|estimate, These costings can be analysised further during.the de n development stage.

| DESCRIPTION Quantily Unit Rate Total

|BUILDING

$1,716,000

| Si7iesn |

$333,000

—

o be confirmed during design development)

EXTERNAL WORKS (PC allowancis,|

llowance fortree removal 1 tem §20,000 $20,000
3600 m’ $25 $90,000
1 Tlem §175,000 §175,000

1 Tlem §67.000 §67.000

1 Tlem §150,000 $150,000

1 item §30.000 §30.000

[ Ttem §150.000 §150,000

1 Item §50.000 $50,000

1 Item §50,000 $50,000

1 Item §100,000 $100,000

1 Item $150,000 $150,000

SUBTOTAL OF EXTERNAL WORKS [axcluding GST] $1.032,000

Canlingancies (5%) $755,000

|Professional Fees (10%) | $324,000

M:\JobsFile\2013V13317 Nairne Supermarket\1. Concept estimate - June 13\Revised - 16.7.13\Revised High Level Order of Cost Estimate - July 13 xlsx 1 S
16/07/2013 o
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Property & Advisory Pty Ltd
Hypothetical Development Spreadsheet

Property:
Scenario:
Clignt:

Date:

File Referance :

ASSUMPTIONS

Suparmarket Araa (sqm)
Assessod Rant par sgm
Supormarkat Rent ($pa)
Church Area [sgm)
Asgossed Rent persqm
Church Rent ($pa)
TOTAL RENT
Caphalisation rate
Selling Commission
Legal lees

Proflt & Risk

Construction costs
Parking

Extarnal wotks
Professional fees
Contingency

Dovelopment Pariod
Salling Period

Interest charge

Stamp duty on purchase

Site Area

Maln Streat, Naime
Supermarket

DC Mount Barkar
10-Jul-13
PA1704.2

15.00%

$1,716,000
60 spaces
$5,550 per space
$1,032,000
10.00%
5.00%

8 months
3 months

7.50% per annum

0.60% per month

2.50%

3,670 sgm

CALCULATIONS

Gross Reallsation

Less:

GST Liabllity

Selling costs/cormmission
Legal Fees

Less:
Profit & Risk

Loss

Davalopment Costs

- panstruction cost

+ carpark

- chureh refutbishiment
- el works
contingency

- professional fees

S:E&uuw pﬁbulﬂ!ﬂﬁe
e
5

Mdéﬁamg Land Value
Market Land Value
Surplus/(Shortfall)

Confidential Council Agenda 2 September 2013

Attachment C

Basg Case

$4,557,000
$0
$68,355
$22.785 $81,140
i $4.,465,860
“X582.503
: "§3.683,357
16,000
333,000
$50,000
032,000
$155,000
$324,000
$3,640,000
$273,357
(for 5.5 months) $120,022
$153,335
(for 8 months) $7.073
$146.262
$3.567
§142,604
$39 psm £143,000
$272 psm $1,000,000
-$234 psm {$857,000)
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Property & Advisory Pty Ltd
Hypothetical Development Spreadsheet

Property:
Scenarlor
Cllent:

Date:

File Reference :

ASSUMPTIONS

Supermarket Area (sqm)
Assessed Rent per sam
Supmmarket Rent ($pa)
Church Area (sqm)
Assessed Rent per sqm
Chuirch Rent ($pa}
TOTAL RENT
Copitalisation rate
Setling Commission
Legal fees

Profit & Risk

Construction costs
Parking

Extornal works
Profassional fees
Contingency

Development Period
Selling Perlod

interest charge

Stemp duty on purchase

Site Area

Main Stresat, Naime
Supermarket

DC Mount Barker
10-Jul-13
PAL704.1

1,040
$280

$291,200

200
$325

$65,000

$356,200

7.00%

1.50%
0.50%

10.00%

$1,716,000
60 spaces
£5.550 perspace
$832,000
10.00%
5.00%

8 months
3 months

7.50% per annum
0.60% per month

250%

3,670 aqm

CALCULATIONS

Gross Reallsation

Less:

GST Liability

Selling costs/commission
Logal Fees

Less:
Profit & Risk

Less :

Development Costs

- construction cost

- oarpark

= church rafuibishmant
- external works

- sontingancy

- professional fees

Af;diﬂanle Lond Value
Market Land Vaiue
Surplus/{Shortfell)

Confidential Council Agenda 2 September 2013

Optimistic Casa

$5,089,000
$0
$76,335
325445 $101,780
% 54,987,220

$1,716.000
$923,000
$50,000
“3832,000
$146,550
$293,100

{for 5.5 months)

(for 8 months)

$266 psm

$272 psm
$6 psm

. 3453384

e §4.533,B3E

$3,370,650
$1,163,186
$112,064
$1,051,122
$48,487
$1,002,635
$24,455
T §978,181

$978,000

$1,000,000
— ($22,000)
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1.0 INTRODUCTION

The District Council of Mount Barker has identified a need to re-assess the current status of
Nairne's retail offering in light of strategic matters affecting the town.

Formerly on the main road from Adelaide to Murray Bridge and beyond, Nairne was bypassed by
the South Eastern Freeway in the 1970s. It now forms part of the broader Adelaide Hills urban
area that includes nearby both the major town of Mount Barker and the settlement of
Littlehampton, with additional towns to the north along Onkaparinga Vailey but only very minor
populations to the east along Old Princes Highway.

A Town Masterplan for Nairne has been completed and endorsed, conse uen 'aq:;vyhibﬁ"Council
now seeks to address the retail sector of the township - both as’repards” scale and
configuration. Via this plan, Council has expressed a strong desire to retam a separate identity for
Nairne and, at the same time, to ensure that its population has access 10 3 réasonable level of
modern and up to date services that support the local commumty

The Masterplan has been developed within the context of the 2010 Ministerial Development Plan
Amendment which rezoned land south west of the tOWTIShIﬁ[.. to accommodate additional
residential development. The population of Naifrie is curently just over 4,000 people and is
expected to increase to approximately 6,000 p‘e‘ople .Qvér thé}ﬁext 10-20 years.

Adelaide for Nairne residents as well as Onkapar? ga Valley townships via Woodside Road through
Nairne. The timing of this mterchange is.nof: yei known.,

impact upon the Nairné: town&,_ p. These include, but are not limited to, proposals for the

miarket, the aforementloned urban growth enwronment and

introduction of a retail st
associated develop {hi
main street qgsign’,

In 2012, Caﬁncil undéftook considerable community engagement on the future directions for
Nairne: A prmclpal thEme of responses was the issue of business development including, most
pertinently, the future retail facilities strategy. The overwhelming issue was the debate over what
retail is requiréd/desired, where is it best located, when it will occur, guarantees it will occur and,
critically, f(t;eii’éffec’(s (positive and negative) on the vitality and viability of the existing Main Street.

Accordingly, Property & Advisory is instructed to prepare a Retail Facilities Strategy for Nairne,

covering:-

« the functions, social structure and economic drivers of the township and surrounding area of
Nairne;

« a high level retail trade area analysis, taking into account local and wider trade area drivers
to establish the fundamentals of demand and floor space provision (based on forecast
population levels);

« the interpretation of fundamental retail development principles (commercial viability drivers,
modern retail principles, retail hierarchy, competition dynamics, access and exposure, trade
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area, critical mass, development timing triggers, investment hurdles, infrastructure
implications/requirements etc.) as they apply to Nairne;

« clear definition of Goals and Objectives for the planning of retail facilities in Nairne,
specifically addressing stakeholder and community desires and commetcial/economic
principles;

« identification of physical options for key retail facilities within Nairne (Main Street and
peripheral areas);

« comparative analysis of options and their ability to meet the Goals and Objectives; and

« provision of clear direction and recommendation for Council regarding best aptlon{s) for the
delivery of retail services in Nairne based on sound and defendable Iogm. .

This report has been prepared by Geoff Hayter and Andrew Lucas of _Propert;y_. ? dﬁ:i'S'ory Pty Ltd,
with additional input from David West of Premier Retail Marketing. .in aé'cordafﬁ"ce with our normal
practice, we confirm that this report has been prepared for purpases of mf()rmmg future decision
making by the District Council of Mount Barker. Property & Adwso' ccepts no responsibility for
any statements in this report other than for the stated purpose '

The advice it provides is confidential to the District Councll of: Mount Barker. No responsibility is
accepted to any third party and neither the whole: ‘of this report nor any part or reference thereto,
may be published in any document, statement or citéular, fior in any communication with third
parties, without our prior written approval of thé"’fﬁ{nﬁ and,:_cif)ntext in which it will appear.
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2.0 SITUATION ANALYSIS

2.1 RETAIL DEVELOPMENT IN NAIRNE

Nairne is a local service township in the Adelaide Hills, some 8 kilometres north-east of the major
regional centre of Mount Barker and 38 kilometres from Adelaide. At the 2011 census, a
population of 10,242 people resided within a five kilometre radius of Nairne. Of these, 8,772 live
north of the Freeway and 4,203 live in Nairne township.

Retail development in Nairne is predominantly contained within its Neighbourhg“?ql____ Centre zone,

Croek Line

Nosghoournood
Cantre Zone

Ralway Ling

Source: DENR Property &Advlsory

Property & Advisory undertook an audit of retail development in Nairne in February 2013. This
indicates that the township contains a total of 2,677 square metres of retail space, the
composition of which is illustrated at Figure 2.
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Nairne Retail Composition, February 2013
(Category, floorspace sqm)

Figure 2: Nairne Retail Compasition, February 2013

Large
Stores, 0

Government, Community
Services, 128

Vacant, 206

Finance, Business,
Professional Services,
130

Personal Services, 90

Source: 2007 Adelaide Retail Database mf%gﬂ‘"é%gdﬁaﬁ 13' & Advisory

As shown, ‘household goods“?-%re by far the largest category of retailing in Nairne. This category
includes antiques, books; chemist items, computers, hardware, newsagent items, sporting goods
& etc. The next largest agoryis food (including restaurants and take-away shops). it is also
noted that there arg:ng:shops:in the ‘clothing’ category and no large stores (greater than 1,500
square metres), The ‘Government & Community Services’ category comprises the Post Office only.

By contrast, Figure 3 shows Naime's retail composition at the time of the 1999 Adelaide Retail
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Figure 3: Nairne Retail Composttion, 1999

Nairne Retail Composition, 1999
(Category, floorspace sqm)

) Large Stores, 0
Government, Community

Services, 128

Motor Vehicle Trade, 90

Finance, Business,
Professional Services,
151

Personal Services, 90

Source: 1999 Adelaide Retail Data annijE-SA, 1998},

As shown, the total flooré“ﬁeg is time was 2,467sqm, just over 200 sqm less than it is now.
Further, the town 'smta;lma p remains almost identical to what it was 14 years ago, with the
biggest change being'a doubling of the space utilized by the motor vehicle trade. The vacancy

level has subsided slightly:since 1999, but remains over 7.5%.
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2.2 COMPETING RETAIL CENTRES

Retail centres around Nairne, as identified in the 2007 Adelaide Retail Database (Planning SA
2008), are shown at Figure 4.

Figure 4: Competing Retail Centres
ey ST LD

[ et

44 T | Lobethal 17
{ 2 oy
Waodside

Balhannah
1o

ikl
¢

=k

As shown,:the closest competing centres are the Mount Barker Urban Area, Littlehampton,
Hahndorf and Balhannah. The former serves as a regional centre, while the latter two serve more
as local service townships, albeit that each has a quite difference character - in particular
Hahndorf, which is a significant tourist and day-tripper destination.
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Table 1 identifies four retail centres within a 10 kilometre radius of Nairne and Table 2 those
between 10 and 20 kilometres distant:
Table 1: Competing Retail Centres within 10km Radius of Nairne

455002 NAIRNE URBAN AREA Nce 382 2,121 2,503
455001 MT BARKER URBAN AREA Rtce 16,982 63,913 80,895
455004 LITTLEHAMPTON URBAN AREA Nce 2,859 718 3,577
532002 BALHANNAH URBAN AREA CT(B&0) 825 398 1,223
455003 HAHNDORF URBAN AREA HT(1) 4448 8,877 13,325
532001 WOODSIDE URBAN CENTRE Nce 2,549 4,382 6931
Totals i 27,663 78,288 105,951

Source: 2007 Adelaide Retail Database (Planning SA, 2008), Property & Advisory

As shown, Nairne currently ranks as one of the smallest of these centres, beifig slightly larger than
Balhannah, slightly smaller than Littlehampton and much smaller.thanz) ot @r centres. At close
to 81,000 sgm, Mt Barker is noted to be the third largest retail e tre in Ade!alde

Table 2: Competing Retail Centres between 10 - 20 km Radius of:Nairne E

Centre Code Centre Name Zoning Z Food l Nonfood m2 Total m2

161003 WOODS HILL ROAD/RIDGE ROAD, ASHTON 410 410
161002 MAIN ROAD,URAIDLA 186 618 804
161001 GREENHILL ROAD,SUMMERTOWN 434 498 932
735004 MAIN STREET/COX PLACE CRAFERS 469 328 797
735001 MT BARKER ROAD, STIRLING SF 8,026 6,893 14,919
735005 MT BARKER ROAD/PINE STREET STRLING 419 113 532
735003 MT BARKER RD,BRIDGEWATER Nce(B) 3,497 568 4,065
735006 JIBILLACENTRE MT BARKER Nce(A) . 325 325
735002 MT BARKER ROAD, ALLIGATE LC 1,433 2,179 3,612
632003 LOBETHAL LIRBAN; IEA i CT(L) 4,143 6,625 10,768
Totals ! 18,607 18,557 37,164

Source: 2007 Adelaide Retail Databasie Plahining SA, 2008), Property & Advisory

As shown, Stlrlmg an betha ‘are the principal centres in this L0Km to 20Km radius.

Overall, competltwe ownshlps within a 20 kilometre radius are shown to accommodate some
46,270 sqm. of food and 96,845 sqm of non-food retail floorspace, totalling 143,115 sgm. The
region:isidominated by Mount Barker, some 8km south-east of Nairne, with 92,293 sqm of retail
flo :rgpace [says 81,000sqm in table 1]. Recognizing Hahndorf's tourism focus, the other nearest
retall centre is Stlrlmg, approximately 23 kllometres to the west along the South Eastern

Figure 5 illustrates Nairne’s retail environment graphically.

199
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Figure 5; Relative Retail Gravity, 20 Kilometre Radius of Nairne

Source: 2007 Adelaide Retail Database (Planning SA,:

It shows quite starkly how the retaii;_la'ndfsgape ifi' the region is dominated by Mount Barker, with
other significant retail developmént dotted alorig the South Eastern Freeway to the west. The only
other centre of note is Wgﬁdsidg, to' _,e”'north of Nairne. Beyond this, there is no major
development - either townships-or retailing - for a large distance in an arc from the north-east to
south-east of Nairne. Th psés;t;._centre in this direction is Murray Bridge, some 42 kilometres
due east (and thus outside thé map in Figure 6). In terms of the flow of trade, Nairne residents are
likely to initially gravitate ‘Barker, and then make the trip to Adelaide for higher order goods
that they ca_ﬂrib obtain lacally.

2.3 . THE RETAIL'CATCHMENT

Tat;ifé 3 shows .key. socio-economic characteristics for the population of the Nairne township,
Mdﬂm Bark%r’:’ Urban Area, and surrounding areas within a 10 kilometre radius, together with
comparable figures for the State of South Australia.
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Table 3: 2006 Key Socio-Economic Indicators for Nairne and surrounds, and SA, plus 2011 Data for Nairne

Nalrne Townshlp Nairne Township Mt Barker Urban 10 km Radlus

Characterlshics (2011) (2006) Area (2006) (2006) SA (2006)
Av erage per capila income $33,228 {median) $26,594 $25,343 $25,573 $22,954
Av erage household size 2.7 2.7 26 2.6 24
Number of households 1,584 1,252 4,563 8,825 583,991
Population (2006} N/A 3.472 12,483 24,718 1,514,191
Projected poputation (2011)* 4,417 {actual) 3,897 14,011 27,310 1,565,523
Projected population {2016)* N/A 4,096 14,727 28,777 1,606,096
Projected population {2021)" N/A 4,409 15,849 30,837 1,643,638

Age Distribution

0-14 years 24.5% 25.5% 23.3% 18.6%
15-24 years 12.9% 12.1% 13.7%
25-39 years 16.3% 24.8% 21.1%
40-59 years 27.5% 269% 27.0%
60 years+ 127% 10.6% 15.0%
Av erage Age 34 (median) 335
Dependency Ratio 37.2% 36.2% A
Housing Status b
Owner/purchaser 76.1% 76.5% g 69.5%
Renter 217% 20.4% 22.9% 26.2%
Labour Force
Managers 11.3% 13.7% 13.4%
Professionals 17.1% 17.3% 18.4%
Technicians & trades workers 16.7% 15.3% 14.0%
Community & personal service workers 1.4% 10.3% 9.4%
Clerical & adminislrative workers 14.9% 14.4% 14.5%
Sales workers 9.5% 9.9% 9.6%
Machinery operalors & driv ers 5.6% 6.4%
Labourers 120% 12.5%
% unemployed 3.7% 5.2%
Birthplace
Ausiralian 81.2% 74.0%
Asia 0.7% 2.8%
Europe 10.2% 12.8%
Other 2.8% 4.7%
Motor vehlcles/household
5.1% 9.6%
30.6% 31.9% 35.2% 32.2% 37.4%
45.8% 46.2% 39.9% 41.4% 35.1%
i 14.4% 13.0% 10.5% 13.0% 10.1%
: 6.0% 4.6% 47% 59% 4.5%
92.5% 86.0% 82.7% 80.7% 78.4%
0.0% 0.0% 15.7% 8.8% 20.0%
0.0% 00% 10.6% 5.5% 20.0%
17.3% 31.6% 18.0% 23.6% 20,0%
82.7% 68.4% 35.5% 39.8% 20.0%
0.0% 0.0% 20.2% 22.3% 20.0%
Household retall expenditure?
Food $21,554,000 $17,368,000 $61,171,000 $125,638,000 $7.273,337,000
Non-food $24,155,000 $19.187,000 $66,399.000 $137,469,000 $7.722,460,000
Tolal retail expenditure $45,709,000 $36,555,000 $127,570,000 $263,107,000  $14,995,797,000

Sources 2011Census (ABS, 2012), 2006 Census (ABS, 2007); *Population projections by SLA (Planning SA, 2014); ? 2003-04 Ho usehold Expendilure Survey (ABS, 2005)

Retall expendlfure/household pa?

Food $13,607 $13,872 $13,406 $14,237 $12,455
Non-food $15,249 $15,325 $14,552 $15,577 $13,224
Total retail expenditure $28,857 $29,197 $27,957 $29.814 $25,678
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= ahigher per capita income than Mount Barker, the surrounding rural area and SA as a whole,
with household incomes concentrated in the higher quintiles;

As shown, Nairne township may be characterised by:-

» a relatively young population, and a particularly low proportion of persons in the 60+ age
group;

» an average household size which is larger than the comparisons;
» ahigh percentage of owner/purchasers and a low percentage of renters;
s low unemployment;

« a high proportion of Australian-born persons;

« relatively high car ownership; and

« higher total retail expenditure per household than both Mount Barker an “SA as a whole, but
slightly lower than the surrounding rural area.

A comparison between the 2006 Census data and the 2{}11 Census data generally exhibits
consistent ratios. It may be noted that the town’s population at’ the 2011 census already exceeds
the estimated population for 2021, however the Iatg_e_r is“a pro-rata projection from larger
Statistical Local Area DPTI forecasts and subject;to some Variation as a resut.

231 Household Retail Expenditurg’

Research undertaken by Alistair Igtt'é Pty Ltd._.: 1996, for the South Australian Government,
demonstrated that retail expfmgitufe_;:__an'dg net &e, demand for retail floorspace, is more closely
related to household numbers??{han to 'piapulat ont.

Figure 6 shows the level, of expendlture by categories on retail goods at different household
income levels. e

1 Alistair Tutte Pty Ltd, 1996. This report considered structural rather than the more cyclical drivers of retail
expenditure. The biggest structural changes since this time have been the corporatization of retailing, the
rise of ‘bulky goods' and the arrival of the internet - with the last of these still playing out.
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Figure 6: Annual Household Retail Expenditure by Household Income Quintile Groups
in SA (2008%)

EXPENDITURE ($)

O Food ltems
m Tobacco
B Household Furnishings & Equlpment
@ Pharmaceutical Products

@ Personal Care Products

It follows that the levels of hous&hor' nco‘m‘g i 4 retail catchment have a significant effect on the
turnover at each retail centre: “For examfg_)!e, Households in the highest income group spend over 3
times as much on overall fﬁtﬂil;ﬁhrchas& and more on food alone, as do households in the
lowest income group.

.»ahow the various household income quintile groups for Statistical Area
Nairne.’

iy
o

As against this, Figu
Level 1 Districts aroun

11
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Figure 7: Househotd Income Quintile Groups for Statistical Area Level 1 Districts

¥ Lovetha)
[ Woodside |

NAIRNE

.

Hougehold incumﬁ Oulnnie %’,

|:s 1 Jowest) a@ﬂ: «*;& W 5 (highest)

Source: 2011 &nsus (ABS)

As shewn mﬁ%nﬁgtathe Adelaide Hills, from Stirling to Mt Barker, comprises higher income quintile
hou seholds c@awne itself is predominantly surrounded by households in these higher income
qumtg}les although there are some relatively low quintile precincts in Mount Barker and north
through:Waodside and Lobethal. There is also a predominance of lower income households in the
more sparsely populated areas towards Murray Bridge to the east and Mount Torrens to the north.

24 CATCHMENT POPULATION AND HOUSEHOLD PROJECTIONS

As at the 2011 Census, the current population of Nairne township was 4,203 persons. Table 4
shows population projections for Statistical Local Areas (SLA) encompassing a 10 kilometre radius
around Nairne.

12
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Table 4: Population Projections for Statistical Local Areas within 20km Radius of Nairne

% Change 2011 -
SLA Code SLA Name 2011 2016 2021 2026

2026
410150128 Adelaide Hills (DC) Bal 9,343 9,625 9,834 10,122 8.34%
410154551 Mount Barker (DC) - Central 21,644 22,893 23,660 24,468 13.05%
410154554 Mount Barker (DC) Bal 9,438 12,167 15982 20,316 115.26%
Totals 40,425 44,685 49,476 54,906 35.82%

So
urce: DPTI, 2010

The relevant Statistical Local Areas are shown in Figure 8 below.

Figure 8: Statistical Local Areas Boundaries

T TR,
S REBC T,
SaPe

MY,
e

Source: ABS, Property & Advisory

As shown, the projected population change over the period from 2011 to 2026 amounts to an
overall increase of 35.8%. The principal contributor to this growth is the population of ‘Mount
Barker DC balance’ which it includes growth areas on the periphery of Mount Barker township and
is projected to increase by 115% between 2011 and 2026.

13
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The above population projections are based on the 2006 Census. There are no projections yet
available from DPTI based on the 2011 Census. The Statistical Local Area of Table 3 bears no
direct correspondence to either the ‘SLA1’ level data (as utilised for Figure 7) or the ‘SLA2’ and
‘SLA3’ levels adopted by the 2011 Census.

As previously noted, demand for retail floorspace is more closely related to household numbers
than population. For modelling purposes, these population figures therefore need to be converted
to household numbers, generally utilising a ratio in the range 2.0 - 2.5 persons per household as
indicated in converting Table 4 to Table 5.

In metropolitan Adelaide there has been a historical trend for a reduction in-the number of

| 2011
census, possibly as a result of the GFC and resultant economic pressurqg_s on ousetiolds. In
preparing household projections as inputs to the retail gravity rnm;lel presénted in the next
section, it has been assumed that occupancy rates above 2.3 Wwill “decl g by 0.1 for each
intercensal period, given the long term nature of the data. HoWever it shoﬁld be noted that the
trend evident in the 2011 census may in fact set in for the lang term:.

As Table 5 shows, declining occupancy rates mean that the percantage mcrease in the number of
households from which the retail component cf Nafrne g ﬂkely to draw its customers, is
anticipated be greater than the rate of populauon growth, amounting to approximately 46%
between 2011 to 2026. &

Table 5: Household Projections for Slmisti_ i n 20km radius of Nairne

% Change 2011 -
2026

= 3,953 4,334 16.26%
8 650 9,392 9,925 10,404 20.28%

SLA Name

410150128 Adelaide Hills (D

410154551
410154554 3,551 4,753 6,472 8,516 139.80%
Totals 15,929 18,098 20,549 23,253 45.98%

14
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3.0 RETAILANALYSIS

3.1 FUTURE FLOORSPACE SCENARIOS

One object of this study is to identify the quantum of retail space that needs to be added to
current stock in order to meet Nairne's future retail needs over time. This may be measured with
reference to a retail gravity model, as expounded below.

In short, the question to be address is if household numbers are expected to increase by over
50% during the next 10-20 years, how much additional floorspace will be reqwred over and above
the 2,677 sqm currently available. % =

Preliminary advice was prepared by Property & Advisory for DC Mount, Barker in‘December 2011
to the effect that the development of a 2,500 sqgm supermarket and ?00 sqm.of specialty shops
would be viable in 2016, and that a supermarket of 4,000 sqm and specuaity_shops of 1,700 sgm
would not be viable until 2021. Our new analysis below Gonsiders additional scenarios and
includes updated floor areas for Nairne and the surmundmg townshlps Our population
assumptions are also slightly more conservative, with a, 2026 forecast of 5,500 persons (instead
of 6,000) and 2,300 households (instead of 2 500) Thlﬁis notecr te be consistent with the Mount
Barker Urban Growth Development Plan Amendment forecast of 5,470 (low scenario) to 5,766
(high scenario)2. ; >

32 RETAIL GRAVITY MODELl;,-i“l{l.G?

The core of the methodology used:in this study ‘employs a retail gravity model to establish the
turnover of food and non-food retallm in ex:s;mg retail centres and changes in turnover resulting
from any expansion of retall fSCI]ItIES at Nalrne The basic inputs to the model are:-

e 2006 Census data on number of households and Planning SA population/household
projections for 2011 2016 2021 and 2026 by Statistical Local Areas;

e 2006 household mcomé-by quintile group and household retail expenditure on food and non-

food retailirig by household quintile group (from ABS 2006 Housing and Population Census
and ABS 2003-04 Household Expenditure Survey adjusted to $2012) as described herein;
and
12007 Ad:g;"i"aidé Retail Database (Planning SA, 2008, updated to February 2013 by P&A),
 detailing food and non-food floorspace for all metropolitan retail centres.

The modea tributes the sum of household retail expenditure from each Collector District to
retail centres depending on distance and centre size (using the Huff Algorithm) over 4 intercensal
periods (in this instance 2011, 2016, 2021 and 2026). The retail cash flows to all centres under
review from all study area Collector Districts are modelled simultaneously, and the methodology
differs from other retail analyses in that there is no need to pre-define “catchments” for the
centres studied.

2 Mount Barker Urban Growth Development Plan Amendment, p. 25. 15
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It is important to note that the model assumes that all retail floorspace is of equal “quality” and
equally served by appropriate ancillary facilities such as car parking.

In the first instance, the existing provision of food and non-food retail floorspace in metropolitan
and outer metropolitan centres has been modelled to establish baseline data for comparison with
other scenarios.

Various development scenarios for Nairne have then been modelled for this study. For both the
‘as is' retail floorspace and the future development scenarios described, the turnover per square
metre for selected retail centres within a 20 kilometre radius was recorded to allow the effect of
additional floorspace in Nairne to be identified, and the viability of various fioorsgace scenarlos to
be assessed. The results of the modelling have been presented as turnover per sq ;
which facilitates ready comparison of centres and scenarios.

33 ANALYSIS 4
3.3.1 Baseline :

Table 6 presents the baseline analysis for the Nairne Urban Area togéther with selected other
major centres within a 20 kilometre radius of Nalrne :

Table 6: Baseline Turnover for Selected Centres: Exisﬂng Flaorspace and No New Nairne Development
($ per sqm) By
Food turnover/m?2 (?é-‘,) : Non-food turnover/m2 ($)

2011 2016 2021 2026 | 2011 2016 2021 2026
Nairne 7,163 § 9,738 | 2,827 3,186 3,537 3,845

Mount Barker 7,344 2,256 2,481 2,696 2,903

Littlehampton 8,237 8,834 3,013 3,312 3,591 3,852
Hahndorf 6,723 7,184 2,441 2,662 2,856 3,052
Bridgewater 8,422 8,854 4,003 4,268 4,507 4,720
Balhannah 7,793 8,258 3,039 3,278 3,506 3,712

Woodside
Lobethal

5,931 6,338 2,150 2,323 2,488 2,662
5,069 5,398 1,819 1,965 2,105 2,245

Dbencnmark turnover/sqm

Théfhighﬁght@& 2016 turnovers/sqm in this table are taken as ‘benchmark’ figures used to
corﬁ:pare tu "';ﬁver/sqm for subsequent scenarios. As shown, Nairne sits at the high end of the
indicé:"'ta_c_!__e;:ange of rates for food and towards the high end for non-food, reflective of the high
growth in household numbers within the town’s boundaries over the forecast period. We have
departed from DPTI forecasts in relation to the Collector Districts of Nairne township, in utilising a
2026 population forecast of 5,500, which translates into 2,300 households, up from the 2011
estimate of 1,628. This is consistent with the population forecast of “6,000 within 10 - 20 years”,
which in turn has been driven by the 2010 Development Plan Amendment.

Table 6 also shows the turnover per square metre at all of the centres increasing over time, in
response to increases in the number of households from which they draw their customers.
Between 2011 and 2026, the model predicts that turnover at each of the centres would increase
by between 17% and 36%, with the highest increase forecast to occur in Nairne itself.

16
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3.3.2 Scenario 1: Increase Nairne Floorspace by 3,000 sgm Food and 700 sgm Non- Food

An increase of 3,000 sgm of food retailing floorspace and 700 sgm of non-food retail floorspace
has been modelled, this being a typical Woolworths or Coles full line supermarket of say up to
3,000sgm and associated speciality shops. A floorspace increase of this size would require a site
of approximately 8,000 square metres, including at-grade car parking. Table 7 shows the effect of
a floorspace increase in Nairne to 3,800 sqgm food and 2,150 sgm non-food, hypothetically
developed prior to 2016 (assuming that all the 700 sqm specialty shops proposed were leased to
non-food tenants).

The model's forecasts for 2016 indicate that in food retailing all of the surroundmg retail centres
would experience minor declines in turnover per square metre (indicated by. rey shadlng), but by
2021 and thereafter turnover per square metre shows positive growth impared to the
2016 ‘benchmark’ figures (green shading). For non-food retallmg, all Surr ing towns would
show reductions in turnover per square metre in the face of the m{:reasaat N__|rne however the
reduction is proportionately less. 2

Nairne itself would experience a major decline in food turnover per Saugre metre, and this would
only just recover into positive growth (against the 2016 benchmark), even by 2026. Non-food
turnover per square metre would also decline in 201 wever this would recover by 2021 and
thereafter.

Table 7: Scenario 1 - Turnover per sqm with addmon .\OOO §g'h of Food and 700 sqm Non-Food Retail

Floorspace at Nairne

Food turnover/m# {$) i Non-food turnover/m2 ($)
2011 2048 2021 2026 2011 2016 2021 2026

Nairne 8,195 3,125 3,467 3,769
Mount Barker 6,654 7,149 2,474 2,688 2,895
Littlehampton 8,035 8,614 3304 3581 3842
Hahndorf 6,645 7,098 2658 2852 3,048
Bridgewater 8,373 8,801 4266 4504 4717
Balhannah 7,698 8,155 3274 3502 3707
Woodside 5,860 6,260 2321 2485 2,658
Lobethal 5,031 5,357 1963 2103 2,243

3 Ddecrensed turnover/sqm |:| increased turnover/sqm

Tati_l_._l?: 8 shoﬁé the differences in turnover per square metre between the baseline modelling and
Scenario 1 in percentage terms.

17
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Table 8: Scenario 1 - Percentage Change in Turnover per sgm resuiting from Development of 3,000 sqm of
Food and 700 sgm Non-Food Retail Floorspace at Nairne

Increase over benchmark year (%) - Food Increase over benchmark (%) - Non- Food
2011 2016 2021 2026 2011 2016 2021 2026
Nalrne - -15.49% -6.52% 1.54% - -1.91% 8.82% 18.30%
Mount Barker - -2.54% 5.59% 13.44% - -0.28% 8.34% 18.69%
Littlehampton - -2.37% 5.72% 13.34% - -0.24% 8.12% 16.00%
Hahndort - -113% 6.01% 13.24% . -0.15% 7.14% 14.50%
Bridgewater - -0.55% 5.32% 10.70% . -0.05% 5.53% 10.52%
Balhannah - -1.19% 5.87% 11.94% - -0.12% 6.83% 13.09%
Woodside - -115% 5.74% 12.96% . -0.08% _ 6.97% 14.42%
Lobethal . -0.72% 6.18% 13.06% - 010% . .7.02% 14.15%

Ddecreased turnover/sqm Dincreased turnover/sgm

As shown, the additional 3,000 sgm food and 700 sgm non-food floorgpace @t | airne would have
a significant effect on food turnover/sgm in Nairne, with declines.well in.excess of 10% in 2016
and in excess of 5% in 2021. However, the effects on other:centres ar or'fly minor, ranging
between -2.54% in Mount Barker to -0.55% in Bridgewater for food 1urnover/sqm These effects
will have dissipated for all centres (other than Nairne) by 2021 with turnover returned to positive
growth. Thus, by 2021 each competing centre will sti ce an increase in turnover over
time, but to a lesser degree than the baseline case,.:

The effects on other centres of an increase of"'TOO';sqm in‘Nairne non-food floorspace is even
more minor, being less than a 1% decreage, in turnover/sqm in all cases, and all recovering by
2021. Naturally, in the event that someof the specia_ll_ shops in the new centre were food shops,
the effect on non-food turnover would e smaller;still {the burden would shift to the food side of
the equation, however given the strong recovary numbers in all other centres by 2021, this is
unlikely to be a cause for conc h outside of Nairne township itself).

It is generally accepted in ret _nélysis that a negative effect on other centres of less than 5% is
not significant, whereas effects:between 5-10% would give rise for some concern, and effects
above 10% might aff.ect the '\Fiabifity and functioning of retail centres3,

area of an amstmg cemre it is considered that proposed retail developments should not result in
significant adverse re ults (that is, greater than 5%) on Nairne retailing, nor on centres in its
Ioc_alrl:y.

ario above does not appear to meet this test, with significant negative outcomes for
existihg foodretailing in Nairne in 2016 and 20241, although a return to positive tetritory by 2026
is noted. Several caveats should apply to this result. The existing 800 square metres of food
retailing in Nairne is made up as per Table 9.

3 See for example the evidence of R Jebb in the Western Australian Town Planning Appeal Tribunal [TPAT-WA 22 & 23 of 97, p.64]. 18
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Table 9: Current Composition of ‘Food’ Category in Nairne Township

Address Shop Area (sqm) Descriptlon
59 MAIN RD MILLIES BAKERY 72 BREAD/CAKES/BAKER
60 MAIN RD THE BOTTLE 'O 80 LIQUOR STORE
89 MAIN RD THE CORNER 80 TAKE AWAY FOODS
67-69 MAIN RD MONTE BELLO PI1ZZA 100 TAKE AWAY FOODS
89 MAIN RD CORNER TAKEAWAY 120 TAKE AWAY FOODS
68 MAIN RD FLO-JOS DINER 78 RESTAURANT / CAFE
56 MAIN RD CHINGARI RESTAURANT 120 RESTAURANT / CAFE
58 MAIN RD ZIGA ZAGA 150 RESTAURANT / CAFE

Source: DPT| Retail Database 2008 and Property & Advisory

As shown:-

« almost all the existing food establishments are either in the take-a\}ay staurant/café
categories. They are in a somewhat different marketplace to a fiill-line supérmarket and are
less likely to be directly affected by such development than sofie othier foot retailers; and

« in light of the preceding list, it may be inferred that the fésigents of ‘Nairne currently do
almost all their food staples shopping outside of the'town, m'os_;. likely in the three Mount
Barker supermarkets (which are some 7 minutes' rive a ay via Bald Hills Road) or at the
Foodland in Littiehampton. Therefore, it may be inferréd that the actual effect of a new
supermarket on existing ‘food’ retailers wiihln the-.» Nalrne Urban Area is likely to be
significantly milder than the model mdmates i

The goal of subsequent modelling is to dét:éfmine he gxtéﬁt of development that would not have
such a significant effect on Nairne retali turnover. .per‘square metre (i.e. less than a 5% reduction
in subsequent years).

3.3.3 Scenario 2: Increase Kairne f!t}:'gjrﬁpa'c by 1,200 sgm Food and 1,400 sgm Non-Food

To this end, a moderate-Jargé {IGA style supermarket of 1,200 square metres was modelled. In
light of the mild negativé effect. of adding 700 square metres of non-food floorspace under
Scenario 1, this has:heen inci ased by 1,400 square metres. This scenario tests the effect of
introducing a modefgféiargé nvenience supermarket into Nairne to satisfy local demand as the

town increasés in’ popmat!on with their weekly shopping to continue to be directed to Mount

supermarket in the existing Neighbourhood Centre and it would serve to re-invigorate the main
street, The larger non-food component (over the proposal in Scenario 1) may arguably be satisfied
by new piecémeal development in the main street.

The effect of development at this level on surrounding retail markets is shown in Tables 10 and
11.

19
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Table 10: Scenario 2 - Turnover per sgm with addition of 1,200 sqm of Food and 1,400 sqm Non-Food
Retail Floorspace at Nairne ($ per sqm)

Food turnover/m2 ($) Non-food turnover/m2 ($)
2011 2016 2021 2026 2011 2016 2021 2026

Nairne 7456 8,266 8,979 3,068 3,403 3,700
Mount Barker 6,229 6,752 7.255 2,468 2,681 2,887
Littlehampton 7,518 8,144 8,733 32906 3573 3,832
Hahndorf 6,236 6,688 7,145 2,655 2,849 3,045
Bridgewater 7,930 8,400 8,831 4264 4501 4,714
Balhannah 7,247 7,751 8,213 3270 3497 3,702
Woodside 5,514 5,899 6,303 2,318 2482 g8
Lobethal 4,723 5,052 5,380 1,962 2,102

Ddeaeased turnaver/sqm Elincreased turnover/sqm

Table 11: Scenario 2 - Percentage Change in Turnover per sqm resulting. i 2 ent of 1,200 sqm
of Food and 1,400 sqm Non-Food Retail Floorsgii e
Increase over benchmark year (%) - Food Increase over benchmark (%) - Non- Food
2011 2016 2021 2026 2011 2016 2021 2026

Nalrne 2.42%

Mount Barker . -1.16% 7.14% 8.06% 16.36%
Littlehampton . -1.08% 7.16% -0.48% 7.88% 15.70%
Hahndorf 7.02% 14.39%
Bridgewater 5.46% 10.45%
Balhannah 6.68% 12.93%
Woadside 6.84% 14.29%
Lobetha} 6.97% 14.05%

As shown, this scenario has @ significant effect on food turnover/sqm in Naime in 2016, however
i€ _(,cﬁrth over the base year. As previously described, these effects

For non-food iéi"a’ilir;g, there is an initial negative effect in Nairne (although not significant, being

less than 5%) and, as for food turnover/sgm, this also returns to growth by 2021. It also has a
terialeffect onigrowth in turnover per square metre in the surrounding townships, with all

Qé"\ihowdShips;showing positive growth projecting forward into 2021 and 2026.

of tho
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4.0 ARETAIL STRATEGY FOR NAIRNE

Thus far, this report has explored Nairne’s retail environment, the characteristics of the town's
population and the underlying potential for retail expansion.

It is revealed to be a comfortable, well-off hamlet, with above-average household incomes,
relatively high home ownership, low unemployment, and (not un-expectantly) high vehicle usage.
Its retail environment is heavily influenced by its close proximity to Mount Barker, the third largest
regional retail offering in the Adelaide area.

This latter fact notwithstanding, high-level analysis indicates that the town may, in t'irﬁ'e, be:able to
support an appropriately sized supermarket and associated specialty sho;ﬁs pérttcu larly as more
and more households are added through conversion of farmland te: remden.: estates. Armed
with this picture, it is now possible to identify a retail future for, Na|rne t'is, at the one time,
reflective of this analysis, cognisant of the views of stakeholders nd econo "::cai i-ly feasible.

Further, the strategy for achieving will be devised within t E;_context ‘of Nairne continuing as a
discrete entity, with a population of approximately 6 000 o) 2030 or thereabouts. Measures have
been instituted to create a buffer between Nairne and 6 _,_er nearby urban areas to ensure that it
remains discrete, rather than over time blendlng With Mount Barker and Littlehampton as a single
urban entity. ;

41  NAIRNE TOWNSHIP MASTER PLAN

The Nairne Township Master Plan -(2_012-]_,-:proviqiés a framework within which a retail strategy for
the town may be constructed. Pértinent.observations in this regard are that:

« the Nairne Township Master Pian (NTMP) has been formulated in light of the 30-Year Plan for
Greater Adelaide, which provides for residential expansion of Naime in the order of 45
hectares on the south-Westerii.periphery of the town, as well as foreshadowing the Bald Hills
Road interchang ‘oivthe. South-Eastern Freeway;

« the NTMP‘":‘dénjti_fié'e“{{t,he town centre area as the central activity node for the town, whilst
recognising the p{j_:ysic"al constraints on the town centre (creek and railway line bracketing the
town céﬁn_&_re to thé north and south, together with slope issues);

. _;;f:i't recognises 'é current status of the town centre as “one of tiredness and decreasing
“ business activity";

« it $86K& to “ensure Main Street remains a central focus for the township”s;

o it identifies two ‘Business - Redevelopment’ precincts on the eastern and western

peripheries of the town. These broadly correspond to the Maton Investments land (to the
west) and the former Chapmans site (to the east);

= as regards the former, one of the potential land uses identified for this site in the Plan is
“retail supermarket shopping”s. The Plan is cognisant that such a development may have an

4 NTMP, p. 15
5p.16
6p.19 21
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adverse effect on Main Street and (without overtly stating so) appears to bestow primacy on
the fostering a re-invigorated Main Street; and

« as regards the latter precinct, the NTMP identifies it for mixed use development, with one of
these uses being “possibly shopping”?, although again this is contextualised in terms of its
potential effects on Main Street core;

It is also noted that a good deal of feedback to the draft NTMP was received by Council. In
specific reference to the subject matter of this report, the overwhelming tenor of the feedback
was in favour of supporting the existing Main Street shopping precinct. Some responses
advocated the fostering of new development within this precinct, such as by fmdsng some way to
include a supermarket.

As regards the two ‘Business - Redevelopment’ precincts, a number of cor; mu 'ty respondents
made comment. Two were in favour of a supermarket development &n the estern side of the
town; 17 were against it. In respect of a supermarket developmént on the eastern precinct, five
submitted in favour of it and two against. Although clearly nat’ presentative survey, this may
suggest that a large retail development in the western: redevétoprnent precinct is a more
important ‘issue’ to the residents of Nairne than a si'm ar development in the eastern
redevelopment precinct, and that the tendency in this tegard is towards opposition.

4.2 OBJECTIVES

A Council workshop has previously been cenducmd and key objectives ratified by the Members.
These objectives are to:-

« provide capacity for retail semces to meet ‘che needs of current and future population of
Nairne; ¢ D g

« provide a sound baS|s far wable mves’[ment

e ensure that development actually happens (not just zoning and land banking)8;

* not adversely (mgmﬁcanﬂy) zmpacl the Main Street (ideally build it);

e not pos_g-l,maec_aptabze infrastructure or other obligations on Council; and

. be cong'igtent wil';-:i_::_the NTMP.

A f_u'rfhe.r waF:II"(éhcu%as held with Council members prior to commencement of this assignment,
wherein these objectives were confirmed as reflecting the primary assessment benchmarks.

Dréw:i:r:]g onsthese agreed objectives, and taking into account the community feedback received
on the NTMP, several normative principles for retailing in Nairne may be prescribed:-

e the primary objective of the retail strategy should be the revitalisation and growth of Main
Street, which can be broadly defined as the existing NCe zone;

7p. 20

8 This particular objective is problematic insofar as it is not actually possibie to ensure that development
actually happens. Such an outcome is contingent on the actions of retail developers and operators. All
that can be done is to put in place the physical, policy and regulative settings that encourage such an
outcome. 22
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¢ the effect of future development on Main Street should be a principal criteria against which
retail proposals for Nairne are measured;

« Section 3 of this report identified that scope exists for expansion of retailing in Nairne. In the
course of such expansion, replication of existing shops and services should nonetheless be
avoided to the extent that it will adversely affect Main Street;

« Nairne should avoid investing resources in retail forms that are a better fit with Mount Barker;
including most higher order goods and services. Main Street will work best by catering to
small-scale local needs and filling shopping niches not extant in Mount Barker;

« there should be an appropriately sized source of packaged and fresh food in;ﬁairne;

« the introduction of new retail development into the town should not octitir-at a ;&é_{g:ihat has
a significant negative impact on existing Main Street trade. >

“Significant negative impact” may be defined as an initial combine‘d n iv effect on both food
and non-food turnover per square metre that is greater than 5%:in the first; ensual period, and
that remains negative in the second censual period. Put another:-way, the negative effect on
turnover of existing retailing should be less than 5% in, /, 2016 and turnover/sam should
return to positive growth by 2021. For instance, Tablg:1.2.i "t_ra}_;es the weighted average effect
of the two scenarios canvassed in Section 3. il

Table 12: Weighted Average Changes in Turnover pe}rg sqnj::;:'-gcengr'i'g's 1and 2

Increase to Walghtad Av. Increase over Benchmark

Food Non-Food 2016 2021 2026

Scenario

Nalrne Foodmart & Newsagency. However, given the town’s proximity to four full-scale
supermarkets in nearby Mount Barker and Littlehampton, and the fact that 96.8% of households
in Nairne have at least one car, there is no practical imperative for a supermarket in Nairne
beyond daily convenience.

This in no way implies that the entry of a supermarket into Nairne should be blocked.
Supermarket retailers will make their own judgements as to the economics of such a move and
the market will ultimately determine whether that move is a success or otherwise. Our analysis
indicates that a larger (ie 3,000sgm) supermarket in Nairne may be a viable option now, but with
significant adverse effects on existing retailing in Nairne. Furthermore, the case for a
supermarket in Nairne will strengthen as the population swells.
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However, for the foreseeable future, potential exists for only one supermarket in the town. The
question of where such new development shouid occur is addressed in the following section.

4.3 THE LOCATION OF NEW DEVELOPMENT

The Nairne Master Plan is silent on the preferred location for new retail development. There are
three potential sites for new development in Nairne, being:-

= Main Street (NTMP Business Core Precinct);

« the site of the Maton Investments proposed shopping centre (NTMP Western Business
Development Precinct); and %

+ the former Chapmans site (NTMP Eastern Business Development Precinct}s .
Each is explored below in terms of its merits and shortcomings.

4.3.1 Main Street (Business Core Precinct)

This precinct comprises a strip of approximately 500 metres;, centred on.the intersection of Main
Street and Jeffrey Street, and is the current location for aII retail development in Nairne.

Merits 4 &

e« new development in the Business Core Praci'r{ct will hei;‘:“-it to grow organically;

« new development in this precinct wﬁl complement and consolidate existing development. for
example, a standalone supermarket in Mam Street will serve to anchor the existing
pharmacy, newsagent and hotel buttJe shop,awhereas a supermarket development in another
precinct will likely either po ch ar, repl:qate these shops;

* new development in this precinct is more likely to foster critical mass for further
developments in the precmct'and redévelopment/renewal of existing sites,

e new development in thts precmct will have a symbiotic relationship with measures Council
initiates in the:! manr\er-o streetscape upgrades and road works - in that one will assist the
other;

« the Business Core précinct, being centrally located, is a better strategic fit with the NTMP's
.of creat""' g a pedestrian and cyclist friendly town; and

s :the Busmess Core precinct is that most favoured by community respondents to the draft
--?'hNTMP for greater retail development.

Shortcoriings

+ the Business Core Precinct suffers from a compressed topography, being in a narrow 150 -
180 metre band sandwiched by Nairne Creek and the Adelaide - Melbourne railway line, and
with a fall of approximately 20 metres across the distance between the two;

« the Business Core Precinct, being at the centre of an old township, has a multiplicity of
ownerships and very few vacant sites - although many older buildings may come under
demolition pressure if development prospects increased; and

« the number of buildings of some Heritage significance (be it State, local or contributory) is
quite high and would hamper any attempt at consolidating a substantial development site.
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4.3.2 Business Development Precinct (West)

This precinct comprises a greenfield site, situated just west of the Old Princes Highway /Woodside
Road junction.

Merits

Shortcomings

the Western Business Development Precinct is the subject of a current development proposal
that could conceivably be initiated in the shortest timeframe;

the site is under one ownership and therefore does not require consolidation;

the precinct is situated close to recent residential development and the
development. It is thus more convenient to the northern and western. growth
town and is well placed to setvice the identified growth areas of Nairne;:

development in this precinct would relieve the traffic pressures ori:North Road, to the extent

that northern residents presently use that road to access Mam Street'f_, 3

the precinct is situated adjacent to Woodside Road and close to Bald Hills Road. The
proponent has offered to incorporate improvements -#,g the Wa_g_ds:de Road/Old Princes
Highway intersection into its development. This _igte)rsecfi' .accommodates an increasingly
problematic volume of traffic that will become Worse by“an’ order of magnitude when a
Freeway interchange is constructed to Bald Hifls Road;and

the precinct is better placed to capture the s&bstantiai volume of non-local traffic that is
currently utilising Woodside Road, gjther: to access facilities at Mount Barker or to enter the
Freeway at Littlehampton. This traffic is drawn from a variety of areas to the north, including
Woodside, Lobethal and Mount Torrens, and is more likely to access retail facilities on this
site than to make a side tr:p into: Main Sireet

being 1.1 kilometres'di
Business Deve!opm Iy

r’&t__from the existing Core Precinct, development in the Western
mcf would split the town’s modest retail sector in two;

developmeiit ‘of the Western Business Development Precinct risks either poaching or
repllca.tlon of emst:ang fetail businesses within its specialty shop population;

_analyS!s suggests that the Maton Investments proposal of 3,700 sgm (incl. a 3,000 sgm

upermarkef) would risk a swamping of Main Street to an extent that it would not fully

“recover fpr a decade or more. This would be inconsistent with the primary objective set for

the retail strategy in 4.2 above;

the timing of development in this precinct would be contingent on the precommitment of one
of the major supermarket chains, all of whom currently have stores in Mount Barker. Whilst it
may be relatively easy to obtain a statement of intent from one, an actual lease commitment
may be delayed until a time of their choosing. They will not want to undermine their existing
market settings until such time as population pressures in Nairne give them a competitive
advantage by opening a new store there;

being on the western periphery of the town, retailing in the Western Business Development
Precinct is less proximate for residents on the eastern arm of the town; and
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development of the Western Business Development Precinct has a polarising effect,
generating the most negative comment from community respondents to the draft NTMP.

4.3.3 Business Development Precinct (East)

This site essentially comprises the former Chapmans factory, at the eastern end of Main Street.

Merits

the Eastern Business Development Precinct is only a short distance from the existing Main
Street core and thus is better able to integrate retail development with what is already there
than is the Western Business Development Precinct;

the Eastern Business Development Precinct is at the opposite end of:itown to EI_!:,thé"’recent
and future development areas. Most residents from these areas access;ing"% supermarket in
this precinct would therefore traverse Main Street, thus |ncreasmg exposure to Main Street
businesses and, by extension, improving the viability of Main Street Iocatqons.

the precinct is predominantly under a single ownership and si
required;

onsohdat;on is therefore not

a retail development proposal has been raised for-the sité; consisting of a 2,000 square
metre supermarket and up to 12 specialty shops (fogetﬁer with medium density residential
development). As it stands, this proposall.sﬂs between*Scenarlos 1 and 2 in Table 12 and
thus would not have as adverse an effect én emstmg retall turnover as Scenario 1 proposal;
and e

development of the site wculdr:ij e a vistal 'i:ﬁ'tprovement over the degraded industrial
buildings that presently exist coﬁt":a,minati,één issues would be addressed and the above
proposal includes retentign of theiHeritage listed exterior wall. The proposal also incorporates
partial rejuvenation of Nairne C_reek':,'w_hich currently traverses the site via a concrete drain.

Shortcomings

current and futirezland. lise and development intentions on this site are unknown, and the
timing of any, redevelopment is therefore also an unknown;

being a sloping’--f:,e,ite ‘bisected by a creek, the site is constrained and may be relatively
expensive to develop;

-"i_developrrjent of the Eastern Business Development Precinct risks poaching or replication of
: xistfng}re’tail businesses within its specialty shop population; and

beihg on the eastern periphery of the town, a retail centre in this precinct is least able to
service residents on the northern and western growth areas of the town or areas of future
development. Furthermore, residents on the northern periphery of the town are likely to
access such a development via North Road, further exacerbating that road's existing traffic
problems - or may continue to traverse to Mt Barker given the marginal difference in travel
time.

Table 13 over summarises each of the potential locations for retail development against the
objectives and principles identified at the start of this section.
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4.3.4 Discussion

The preceding review demonstrates that the choice of a 'best’ location for major new retail
development in Nairne is neither simple nor immediately certain. All three potential locations
have their advantages and disadvantages.

However, several factors assist in directing a decision:-

given the primary objective of “the revitalisation and growth of Main Street”, a small-scale
supermarket of approximately 1,200 square metres in Main Street is thought to most
advance matters towards this goal - if a suitable site may be found. This may be particularly
difficult, given that most of Main Street is Heritage listed and thus nat: availabie for
demolition. A supermarket of this size would require a site of approximately 3 900-square
metres, including at-grade parking. In contrast, and as noted in-3.3 =1 full sized
supermarket and specialty shops development of 3,700 sqm (Si:anano:'.__ would require an
8,000 sqm site; o

the best options may be to either back a development ip against the railway line opposite
Junction Road, using Leith Street for pedestrian access; ar to de\}elg:_p the site on the western
side of Junction Road, possibly extending out to North Ro

the Business Precinct (East), as an alterpative E.__e_" Main Street development, most
complements Main Street, however is also mosg_.likeff{;;o generate traffic problems and is
possibly the least attractive location for:a stpermarket based development on purely
commercial grounds. Being blsected by Na :ne Creek its best long term use may be for
residential purposes; and ¥

conversely, the most attractwe Iocauon on purely commermal grounds is probably the
transport routes. However a: Iarge scale retail development in this precinct is likely to
relegate Main Street fo re 1l obscurity for some years -and will certainly permanently shape
its future. Development of th_e_Western Business Development Precinct is also a somewhat
different propesition.to the others - in that it would be aiming to capture the passing sub-
regional trade rather than simply servicing Nairne as a “separate entity” (as envisaged by the
NTMP} :

27

219



PROPERTY & ADVISORY

Table 13: Summary of Pote
Comment on Outcome if Major Retail Development Occurs in Precinct

Objective . . Western Business Development Eastern Business Development
Business Core Precinct )
Precinct Precinct

Provide capacity for retail services |G ]
to meet the needs of current and | " supermarxel can be ndand | Can satisfy this objective.
future population of Nairne.

Investment in thi rgpncr . 4
" N N = 5 - 3 i Iy N e E Ivestnen: w = fimis=el ot
Provide a sound basis for viable enst!n,gm\'rastru@ﬁ' andiprovide:a, Can satisfy this objective in isolation, but requirsed
investment. springboard for furthesinvestment in the  |with an effect on investment in Main Street. ) ,' st
; CLNVEN Enes

precinct. 5
i With the commitment to occupy from a St Al tiafy 1his otjestive, dus tr

Ensure that development actually |B 1 3 jor supermarket, can best satisfy this 3 iy ded by 3 oesk) and

happens (not just zoning and land an o site wymm a firm lease commitment

banking} i b s aﬂé‘é%én:table, may turn into land

precing: with have leng

Not adversely impact the Main )
v imp Consistent with this objective. &t y adverse elfest an retal

Street.

VTME biglhl) Mhxed 56 e Dien: for

Consistent with the NTMP. Yes

this arediaet, with Vsl retail Lo

Not replicate, poach or undermine

No implicati
existing Main Street shops. o implications

Avoid investing resources in retail
forms that are a better fit with Lowest likelihood.
Mount Barker

Source: Property & Advisory

issjieg JUNOW JO [ouUnod UIsIq

€102 Joquieides z epusBy 10Unog |eluspyUOD

(V744



District Council of Mount Barker Confidential Council Agenda 2 September 2013 221

[
PROPERTY & ADVISORY
On balance, the first of these scenarios looks to provide the best strategic fit in terms of its

alignment with the Nairne Master Plan. However, a risk with this scenario is that a suitable site
cannot be consolidated in the Main Street precinct.

44 LEADING DIRECTIONS
In light of the above discussion, the recommended Council action is:-

1. Retain the existing Neighbourhood Centre zoning currently extant in Nairne, including its
current boundaries.

2.  Alter the zoning of the NTMP Eastern Business Development Precinct to"""Mixed Use', to
better align its permitted uses in the NTMP?. The objective of this.zane should be ‘that it
accommodate “higher density residential, business and commercial a {
residential, business incubator options, recreation opportumtles, minot.ancill ry retail and
community facilities”. Note the altered wording here from_ the secand bullet point on page
20 of the NTMP, such that the major retail option is now, p?ecluded anq

3.  Alter the zoning of the NTMP Western Business Development Pracmct to ‘Local Centre’. The
objectives and principles of development control for this:zone accurately communicate the
intention that it “complement but not threaten.""he functmn of businesses within the
Regional Town Centre Zone or Nelghbourho_ad Centre: ones.”

There are risks and challenges associated witﬁ";t-rgis_.é':i;broach;bending its implementation.

Firstly, it requires the consolidation of a__;_sti'it"abl_y_ioéat_a;!iand suitably sized site in the heart of the
town - noting that such a site does ngt currenﬂ}? exist (although options have been identified). It
then assumes that a feasible de_vé'lﬂ'g_rnent____g_gan be demonstrated and that the requisite
commitments required to hoth:build and Gé'c:q_piié"the property can be secured.

Concurrently, there is a risk.that:if a town centre solution cannot be secured and the Western
Precinct land is subdivided for.another use (presumably residential), then neither opportunity will
be open and another solutign altégether will have to be found.

This points to a née‘%-'f__or' Council to actively seek to facilitate the preferred outcome in the very
short term, 6 that.if ‘it. proves to be not possible, there will still be time to reconsider the
situation. Unequivocally ti:':iough, Council should first be pursuing the preferred outcome to the
exclusion of all other options.

Th@%’above stép's é‘rﬁ:ﬁ'ieve certainty for all parties involved and provide for a reasonable level of
Ioc"aff[_shopping- alongside the mass of Mt Barker and for those instances where a trip to Mt Barker
is not'what.is wanted.

Alongside this, and as per the NTMP, revitalisation of the Main Street is a desirable and intended
outcome but requires concerted action, including the active participation of Main Street Traders,
the Nairne community and Mount Barker Council. A strategy in this regard is outlined in Section 5
of this report.

9 NTMP, p. 20-21 29
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45 EFFECT OF BALD HILLS ROAD INTERCHANGE

The Bald Hills Road interchange is flagged in the 30-Year Plan. It would meet the needs of the
growing population planned for Nairne, and also service commuters who currently access the
freeway via Woodside-Nairne Road and Littlehampton. Current DPTI traffic counts in the area are:-

«  Woodside-Nairne Road - 5,000 vehicles per day (vpd)

¢ 0lId Princes Highway between Nairne and Littiehampton - 6,400 vpd
«  South-eastern Freeway west of Mount Barker - 28,300 vpd

«  South-eastern Freeway east of Mount Barker - 12,800 vpd

»  Main Street, Nairne - 7,200 vpd

»  Old Princes Highway, east of Nairne - 1,500.vpd

An interchange on Bald Hills Road could attract additional commuiters thatare currently accessing
the freeway via the Verdun interchange (given that Onkaparinga Valley Road is relatively slow and
congested) and the Mount Barker interchange via Balhannah-Littlehampton Road. Most of these
would presumably be drawn from the 6,400 vpd on the Na'i-f':i‘fe;Littlehﬁmpton Road, who would
now presumably exit the freeway east of Mount Barker, ':"Same-:a"c'jditional traffic may divert from
Onkaparinga Valley Road. It is not clear however that the, aggregate traffic flows on Woodside
Road would increase markedly as a result. 4 £

gré'hange land has also been raised; the
ices between Glen Osmond and Tailem Bend,
cost of the interchange. This could potentially
acility to a more substantial retail centre.

Additionally, the prospect of a service genitre. on:i
rationale being that there are no on-freeway se
and that a service centre could cantribiite to
range from a fuel/convenience foods/fast foed

Relevant to this study is thé effect:of such’a service centre on Nairne retailing and Main Street in
particular. Such an asseésmeﬁtziis very preliminary, as it depends on its scale and its accessibility
to Nairne, including which side of bioth the freeway and the interchange it is sited on.

Gravity modelling, b'as'e:,_d on construction of 500 square metres of food floorspace on a site
adjacent to _:a"'ﬁjture”ﬁalﬁf:'t.-lills Road off-ramp, indicates that this will have a small negative effect
on Nairne fﬁod retailing in 2016 (less than 1%), but that this will quickly recover in subsequent
censual years: Such analysis is to be regarded as high-level only, since there are other factors at

play over and above the distance and gravity factors feeding into the model (for example, the
passing trade generated by the freeway).

A Bald Hills Road interchange may affect the dynamic of development in the Western Business
Development Precinct, depending on whether it has any effect on the traffic utilising Woodside-
Nairne Road. At present, this traffic is unlikely to divert into Main Street for shopping, and this
dynamic will not change with the construction of the interchange. The only factor likely to change
trading patterns in this regard is the construction of a readily accessible supermarket in Main
Street.
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5.0 MAIN STREET STRATEGY

Consistent with the NTMP and quite separate from consideration of policy in respect of the
location of major retail development in Nairne, there should be a strategy designed to arrest and
reverse the decline in Main Street. This is a current imperative, keeping in mind that even if a
development in the Western Business Development Precinct were permitted, it will only actually
proceed at a time of Woolworths/Coles choosing. In the event that such a development
proceeded, the Main Street strategy would need to be robust, because the prospects for some
Main Street traders in that eventuality would be bleak. At the very least, an early consequence
would be the developer seeking to attract the Post Office and pharmacy (and possmly the
newsagency) as tenants.

The Nairne main street’s present circumstances are in some res_,__pééta__:_un que to its particular
circumstances while, in others, they simply reflect threats faced by main st ets around the world.

Nairne's unique set of decline inducing circumstances inc_ludé 1h-éi':’-q_nanginé role of the railway,
the opening of the freeway and the closure of the Chapmans facility - aithough it is no orphan in
terms of being a town where progress has necess:tated 8y rafram' g of its very reason for being.,

In other words, Nairne has faced a very long term revorgamsatuon ofnts target market and purpose
in what, until recently, has been a low growth environment. ",

As to the main street threat, the options are: eithér'to suc&:ﬂmb to the prevailing trend or to push
back against the situation via concerted action Whiich includes not taking actions that will
exacerbate the problem - and always subject t the proviso that the local population has a right
to expect an appropriate level and quallly af Iocal Yetail and other services.

The situation of Nairne’s main street may ‘be summarlsed by a traditional SWOT analysis.

Strengths: ]
e Main Street is-'r'éga'rq__ed:.;\yjii_m affection and attachment by the local population;

« the town:is, 6 a certain extent, geographically isolated from surrounding towns. Households
without a car (although few in number) are unable to access offerings outside the town itself
and M"afi,n Street_:is to this extent protected from commercial pressures that would apply to
-gomparable businesses in urban areas;

« - Nairne will experience strong population growth over the next three decades;

o Ma'i_n ‘S‘("'réet possesses a strong Heritage flavour and a high level of local character;

Weaknesses:

« a poor mix of offerings, with some existing stores being very small (e.g. the pharmacy) and
with major gaps such as groceries, other non-takeaway food, and personal and professional
services;

« a very low base on which to build. with Nairne's existing retail offering amounting to only
some 2,700 sgm in total;

« a near total reliance for trade on the township population, with no significant populations to
the east either utilising the main street directly or in transit to the Mount Barker freeway

interchange;
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no major anchor in the main street ~ the most significant current draw being the Post Office;
and

activation gaps and lack of continuity of interest along the street.

Opportunities:

Threats:

analysis suggests that Nairne has the potential for a larger retail offering than currently
exists;

« the opportunity exists now to ‘plug the gaps’ in Nairne's retail offering, If this does not
happen in Main Street, it is likely to occur in an alternate location in the town; and

« opportunity exists to develop a niche position in the market thrqugh the atttactlon of
several unique independent and authentic retailers.

as with main streets the world over, Nairne's is threatened "EEy.aItern'éie shopping centres
outside the traditional core location. Specifically, development of the Business Development
Precinct (West) is likely to have a substantial and, Ionrgﬂterm negative effect on Main Street
retailing;

alternate retail offerings, principally in Maint Ba[_ker but.also Littlehampton, will continue to
grow and be increasingly attractive to Nai'F'ne'S s’ubstantially mobile population. Mount Barker
has a large and diverse retail offerl_ gy Littlehampton is convenient to commuters returning
home via the freeway and the Mount Barker: interchange

development of the Bald HillsiRoad interchange carries the threat of a convenience retail
component, or an even larger retail offering at the interchange itself.

Reference is made at this "bo_inx_;éifa ‘What Makes a Mainstreet Work’ by David West of Premier
Retail Marketing and incl'i'.[ded ‘as Annexure 1. This outlines a range of measures that might be
instituted generally:to.. |ncrease the successful operation of main streets involving a balanced
approach to the dnsciplmes of" management, marketing, business development and physical
presentation: Drawing on thls and with reference to Nairne's particular circumstances, it is
recommended that:-

the: focus—-._t_n the ﬁrst instance be on the area of highest retail concentration. This is the

‘“stretch on both sides of Main Street for 250 metres in each direction from its intersection
“with Jefftey Street (Precincts 1, 2, 3, 8 - 11 on Map 11, NTMP);

thegoal with regard to Main Street be to put it on a secure long-term footing with respect to
an expanded well rounded retail offering. This will involve increasing the retail visitation to the
street (sourced by appropriate vehicular movements and pedestrian links) and increasing the
pedestrian traffic within the precinct;

the short-term goal should be the elimination of vacancies in the precinct. Following this - or
concurrently, to the extent possible - new shops that bolster the existing offering should be
encouraged, with special attention to convenience packaged and fresh food. This can be best
facilitated with the installation of a supermarket of up to 1,200 square metres, which is
thought, will create momentum for other associated uses to locate into Main Street;

the presentation of the street is upgraded; and

Council facilitate the consolidation of development sites in Main Street for specific projects.
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Appropriate infill using a business attraction program that targets desired retailers and requests
them to be part of the 5 year vision. Some retailers will take this long to gear up for a new
location and will want clusters of brands or other known brands to come with them.

51 ACTIONS AND COUNCIL SUPPORT

Council-initiated activities that are recommended, with the objective of building a diverse and
high quality retail offer by attracting new businesses and supporting current businesses, include:-

Management

Action

Creation of a Nairne Town Team for the planning,
implementing and monitoring Mainstreet improvement
activities.

A key person to liaise with Council for assistance and
communication of the Town Team activities and how
Council can assist.

|mprovement activities.

Communicate  through ; basic  website
www.nairnetowncentre.co au ta raise awareness of
developments.

Design a brochure that can be utilized by all Leasing
Agentﬁ,,prcperty owners and Council to attract new
busmesses Coilate statistics, facts, figures, demographics,
success storiés, maps, key contacts and opportunities for
newb_usme_.gﬂes.

Reduce the Council and licenses red tape.

Review design and planning guidelines and policies to
enable retailers to establish themselves and gain access to
design and planning staff. Provide a point of contact for
advice and assistance.

Eiigllocate' “a

““I'the loop and to capture opportunities
for funds or project development in
“‘line with the Council Business Plan,

./ Budget and Strategy.

responsible person in
Council to provide a link to Council in

Council to investigate ways to create a
development fund through rate
rebates or grants to finance various
tasks.

Link to Council website for distribution
of information and maximizing
opportunities. Council assistance with
website set up.

Council assistance with design and
print services.

Access to Council research data and
reports.

Council to assist with easy flow of
information and assistance for small
retailers and large.
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Marketing Events Promotions

Action Suggested Councit Input

Council to assist with the creation of
some unique promotional activities or
events that will grow over time.

Develop some authentic Nairne main street promotions
like a market day bi-monthly to start with and then moving
to ‘second Saturday’ or ‘second Sunday’. Local producers
can operate stalls for the day very much like the successful
Willunga markets.

Start a local monthly column in the local paper to tell
stories about the success of small authentic businesses in
the main street.

Confidential Council Agenda 2 September 2013
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Business Development
Action

Organize a group of key stakeholders to assist with adﬁifé
about conditions affecting business
solutions to improve retail conditions, contamng owners
working with Council and attracting customers.' :

e

Engage with a bank or finance g up to asswst'.' new
businesses and provide advice.

Create a fund with Council -"niatchingﬁ__donar' for dollar
funding with property ownetrs to deliver arange of actions
to benefit the main street.. ;

Create some marketing and -Omf;]unication materials to
promote the gppurtunltles in the main street and
surrounds

()

EWW nairnetowncentre.com.au

Use .the website to
pro ide a one“stop shop of information about vacant shop
opportumtle@-, vacant land, licenses, agent contacts and

how: to setiup business in Nairne.
opporttinities and vision.

Sell the potential

Involve a leasing agent to search for potential retailers and
to assist property owners to secure quality tenants.

Initiate a ‘Renew’ program to keep vacant spaces filled
with interesting small businesses.

Survey retailer training needs and assistance with
items such as business planning, marketing and visual

“Seek
a small group to assist with current
“and developing issues.

and beneficial:

.Cross representation to create

Seek expressions of interest.

Examine possible ways to deliver this
action.

Council to assist with design
supported by the Town Team.
Detail data about the current

premises and potential opportunities
with photos, graphics etc

Consider the use of a well-travelled
retail leasing agent to ensure the mix
grows according to a retail mix plan.

Council to consider some successful
programs that disguise vacancies and
encourages small entrepreneurs.

Develop a survey to gain more
understanding about current retail
needs.
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me_rcha_ndi_sin_g. Me_ntoring assistance to directly improve
the retail performance of small businesses.

Physical Improvement

Action Suggested Council Input

Assess the quality of urban design, footpaths, lighting, | Review the current streetscape, urban

greening and amenities. Assess the current signage | design and facilities ito assist with

standards in the public and private realm. future planning aﬁj.d budget
allocations. B, B

Ensure parking is available and can grow with the change
in retail conditions. Review: proRertv ownership and
ssible mergers and swaps to enable
Consider opportunities to consolidate a site for a small | aimain: street to cater for an improved
supermarket in the existing town centre. “retail mik and increased numbers of
custqmers

It needs to be stressed that renewal of Main Street retailing is principally a function of market
economics. Any externally sponsored or imposed schemes designed to improve Main Street
retailing will ultimately fail if they do not: efléé;]; Iong*term market reality or have “buy-in”
from the local business community.

51 TIMING

Over-arching all considerat"fﬂns ig thé""f’present retail environment of Main Street and its
shortcomings. The measure 4t are suggested in the previous section should be initiated as
soon as possible, to make astart on Main Street’s resurrection as a retail centre for the town.

Additional developme ts pend on the market, and this will be facilitated by a recovery in the
retail and development sectors generally (when it occurs) and over the longer term by population
growth in the local area If a small scale supermarket development is initiated, this could occur at
any tII’T\E‘ dependant cm developer interest, and ability to secure both a site and a tenant. A larger
deve&opment may require the evidence of new estates being constructed before a major retailer
wilkcommit ta a lease that may otherwise undermine its existing Mount Barker operation (as well
as that of its'_”ompetition) However, by 2021 at the latest - and perhaps by 2016 - it could be

expected “that significant impetus will be in place for one of them to expand their operations to
Nairne.
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6.0 CONCLUSIONS

This report has covered investigations into the current and historical nature of retailing in Nairne
and the potential for growth in the town’s retail landscape. It has identified holes in some retail
segments in the town, most notably packaged and fresh food.

Put in its regional context, Nairne is some 7 minutes’ drive from the third largest regional retail
market in Adelaide, and has access to four supermarkets within that driving time - with this
proximity to frame any future retail development. :

Investigations highlighted the forecast 46% increase in household numbers predlcted for the
Nairne region between 2011 and 2026. This household growth will produce eg(tremély strong
growth in retail turnover per square metre of floorspace in the town unlesa there is significant
addition to the town's floorspace over this time.

Retail gravity modelling indicates that an increase of 1,200 square metres in food retailing
floorspace and 1,400 square metres in non-food floorsﬁac_e is the maximum recommended
increase for the short to medium term future in light of both household growth and the regional
retail environment over this timeframe. This is a rel_g_tiiﬁly'fﬁrgé'imérease in floorspace, amounting
to some 100% above current floorspace levels. :I;Iéﬁweve}', it flows from a low base, with the town
having seen no significant new retail developm‘_éiﬁt for perhaps'40 years.

From Council’s viewpoint, a strong therfie of . bﬁfh thﬁ':':'i\lairne Township Master Plan and the
community response to it was a commltment.to re-mwgorate the existing Main Street retail
precinct. Thus, in formulating a retail strategy fo,.:'Nalrne herein, a primary objective has been the
revitalisation and growth of Matn ‘Street, Tms presents a challenge on two fronts, being that:

« the most impactful meagure___t_q-ach:eue this outcome is the insertion of a small supermarket
into Main Street to, sﬂ'ppté'ment rather than compete with Mt Barker itself, although
topography and heritagi. issties restrict the availability and suitability of potential sites; and

» Main Street r|sk5 becommg a retail ‘backwater’ if the commercial focus of Nairne shifts to the
Woodside:: Road_ Bald Hills Road nexus - notwithstanding that, on purely commercial
grounds the Western:Business Development Precinct is arguably the optimal site for new
retail development due to its proximity to through transport routes and recent and future

} residential, devefopment and its relative ‘development readiness’.

Nohetheless.'the primary objective of the Master Plan should take precedence over short term
con‘imegfgial_-.-;._ opportunity with potentially long term adverse effects. Consequently, the
recommended stance of Council in relation to new retail development in the township is to:-

« retain the Neighbourhood Centre zoning currently extant in Nairne, essentially according to its
current boundaries;

« alter the zoning of the NTMP Eastern Business Development Precinct to ‘Mixed Use’;

« alter the zoning of the NTMP Western Business Development Precinct to include a ‘Local
Centre’ component; and

« engage with the Main Street traders and Nairne community in adopting a strategy such as
that outlined herein to reinvigorate Main Street. A significant impetus in this regard would be
attracting the development of a freestanding supermarket on a suitable site within the

Neighbourhood Centre zone, together with complementary retail development.
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[Attachment 3 to Item 16.1 |

Former Chapman’s

Factory site

Location Options for Major Retail Facilities

Maton Site




Objective

1o meet the needs of current and
future population of Nalrne.

|Provide capacity for retall services |f

|Provide a sound basis for viable
Investment,

Ensure that development actually
happens (not just zoning and land
banking}

Not adversely impact the Main
Street.

Comment on Qutcome if Major Retail Development Occurs in Precinct

Western Business Development Eastern Business Developm
Precinct Precinct

Buslness Core Precinct
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|existing Main Street shops.
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District Council of Mount Barker | Attachment 5 to Item 16.1 |

Nairne
Soldiers
Memorial
Hall

District Council of Mount Barker Map Zoom: 267.2 m
6 Dutton Road Map Scale: 1:1,353
Mount Barker SA 5251 Created on: Monday, 26 August 2013 By: mtb

Telephone (08) 8391 7200
Facsimile (08) 8391 7299

© The District Councif of Mount Barker.

Apart from any use permitted under the Copyright Act 1968 (Cwith), no part may be reproduced by any process without prior written permission obtained from the District Council of Mount Barker. Requests and
enquiries concerning reproduction and rights should be directed to the Chief Executive Officer, The District Council of Mount Barker, PO Box 54, Mount Barker SA 5251, The District Council of Mount Barker, its
employees and servants do not warrant or make any representations regarding the use, or results of use of the information contained herein as to its correciness, acauracy, aurency or otherwise, The District Council
of Mount Barker, its and servants expressly disclaim ail liability or responsibility to any person using the information or advice contained herein,
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Attachment 6

Target Program for Decision Making by Council

Timing

2 September
Mid September
Mid September
Late September
Late October
Mid November
Late November
Early December

Mid December

Action
Council meeting

Brief key stakeholders

Prepare for Community Consultation *

Commence Community Con§ lta%}g

e m decision making including:
zonlrgg via a Nairne DPA
L %ure the Nairne Soldiers memorial hall
- ﬁep’a te rate on Nairne DPA land for
reereatlon sport and community
infrastructure
Nairne Main Street Strategy
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Attachment 7
Overview of Approach to Community Consultation

Mr Bob Goreing (Community Engagement Group Australia) is proposed to lead
the community consultation process.

He successfully played a similar role in relation to the Nairne Township Master
Plan and has excellent local knowledge.

Mr Goreing’s role would primarily be to:

* Ensure that the community consultation process is comprehensive;

* Facilitate the Community Information Forum to be held 4
Nairne;

e Review all of the written submissions received; anc
¢ Provide a written report for consideration at

Planning and Development Policy C
subsequently provide recommendations.to
a7

' meetﬁ’-ﬁg. of the Strategic
&, (the Committee  will

It will be important to highlight and clearly“gresént the ‘information so as to place
emphasis on what is achievable and how:this ould6c

The information to be presented wo
earlier in this agenda item) - R%t;ail%i%co

Posters @gﬁ-ﬁﬁ‘é"-ﬁg%pﬁged at the Nairne Post Office;
o Publ_j:%ﬁ;&lxice toﬁe placed in The Courier;
i S

o

32 2
Information to be available from Council’'s website.

An important consideration will be stakeholder analysis i.e. the relative weighting
given to feedback from different locations e.g. a resident of Nairne compared to a
resident of Woodside.

For the purposes of the Community Information Forum, a Professional Town
Planner (external to Council) is proposed to be available to provide objective
responses to queries regarding planning issues like the possible rezoning of some
land parcels i.e. merit, considerations, process and implications.
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Attachment 9

Former Catholic Church Property

1. The property (lot 74 Main Street) is held in the name of the Christian
Outreach Centre (COC).

2. It was purchased by them from the Catholic Church in January 2007 for
$225,000.

3. The property comprises the former Catholic Church with small extension
and a shed.

4. The former Catholic Church is on the local heritage registe

5. The property was recently on the open market with t_ e agen
between $350,000 and $395,000. -

6. Council was concerned that the property coufﬁn be p"i‘ﬁhased by another
party and in effect make it more difficult to uﬁimaté’ig. secure.

ﬂff rchase the property. The option was
cost: _f % of the proposed purchase price.

10.The property was %o |
fee ($3,000)

ckiwas that they are not in any hurry to sell and would entertain
g conver@onal purchase contract which was subject to due diligence, but
n o@}lon to purchase.

13.Council has not procured a valuation of the property.

14.The property is not currently on the open market.
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Attachment 10 to Item 16.1

WHAT MAKES A MAINSTREET WORK — author David West

Mainstreets are facing their biggest challenges ever. Online retail is growing rapidly and
consumers are slowing regaining confidence after a long period of uncertainty. The other
key element that affects a traditional mainstreet is the creation of new retail space which is
driving distance away or isolated.

Mainstreets work on many similar principles to a shopping centre — a consolidated mix of
specialties with anchor stores strategically located. Mainstreets traditionally were anchored
by a hotel, newsagent, grocer and a post office but now they need to provide a wider variety
of stores in addition to the base uses.

The mix of specialties will form the character of the mainstreet and its role in thetown or
suburb. Retailers need to reduce the risk of establishing a new business and they want other
associated businesses or a quality major tenant nearby to provide constant"pedestrlan
traffic. A street needs a small to medium supermarket to provide regular foot:traffic or a
cluster of uses such as restaurants or cafes can also be effective as aganchaor.

A good example nearby is Stirling mainstreet where there is @ godd,_-.balance*”bf fresh food
(supermarket plus specialty stores), cafes, restaurants, banks, chemist and postal services. In
addition there is adequate parking provided behind shops thatiimproves convenience for
customers. The supermarket setback does not interféré withithe village ambience of the
street.

The creation of a small satellite centre away from che mainstreet would seek to provide all
of the uses described here plus more to: 'sure,_gons;__a,rg traffic flow throughout the centre
malls. A sea of car parking around:the development would provide free parking for
consumers adding to the attractivepess e

Key success factors required for a mainstreet include:
1. Good pedestrian arculartlonﬂ: a?,:t retail shop windows along the mainstreet. Key anchor
stores generate their own store trafflc but many shops rely on passing traffic. Post offices,
supermarkets, car parks: and;___ rain stations can generate extensive traffic and ‘ant trails’
through a town centre

2. Clear sightlines to buildings, shop fronts, windows and signs. Highly visible signs, buildings
and §hqpfmhts provide customers with clear vistas to orientate them in the street as they
walk or drive pasti‘Linking the clusters of shops or key destinations with convenient parking

locations beriefits the customer experience and adds to the perception of easy access.
Coficil/property @wners responsible.

3. Vehicular traffic passing by shopfronts gives businesses maximum exposure to passing
customers while providing street movement, activity and vitality. A key advantage of a
retail shop facing a main street is the exposure the shopfront has to passing customers on
foot and in vehicles. Two way traffic, one way traffic and pedestrian malls can have a range
of impacts on retail performance of stores. council responsible.

4. Attractors, anchors and destination stores:
o acluster of similar stores - retail shops often cluster together in a street precinct. Often
this can build a strong identity for the precinct such as restaurants in Lygon Street in
Melbourne.
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o adestination store - Target, Myer, Woolworths, Post Office, Pharmacy or a Newsagent
can all generate pedestrian traffic in their own right.
o agreat attraction - Museum, waterfront, a skyview tower.

5. High quality streetscape that enhances a variety of street elements including paving
surfaces, water features, artworks, plants, flowers & trees and landscaped features to
provide a pleasant and distinct character. Investment in the public realm can often
encourage the owners of properties and shops to upgrade and provide a higher quality
shopping environment. Council responsible

6. Management of the public realm to ensure high standards are achieved. Customers expect
a well managed clean and safe environment as a minimum. Town management groups are
working together to make the mainstreet a success.. council, Businesses, BID responsible

medium stay and longer term parking. Short term convenient parking sh
signed and less than 30 minutes for quick pick up and drop off. Main stre
quick turnover parking. Medium stay parking (1hr to 3hr) parks ca [
adjacent to the main street. Long term staff parking (5hr +) mus 2
from primary customer zones and a park and ride or shuttle 53&»‘5{';1 utilised*
staff to use it. Council responsible 2

encourage

; rtray a positive active
image of vitality and activity. Cafes and restauragits wi} h taﬁﬁ%\ ind chairs make good
corner stores, while banks, solicitors and real of,tncés‘?do not have act|ve shopfronts
and portray an image and reality of inactivity _}'0

blank brick walls are generally not ldeal fac.ke
responsible " %
e

%

he unégue character of the street coupled with
,S}ciémonstrate the owner’s care and attention.
in gqu “quality buildings and higher rents are often
determratmg do not give retailers or customers

étiDnS. Property owners, leasing agents

0

9. Well maintained buildings that pﬁ&gs nt:

in the pre@gct for lor
Iackf@é”eare%n

;. Safety is paramount and untidy poorly kept dirty streets also imply
|onable safety Ievels Street management programs often deal with

a good quality mix of retail shops and services that attracts customers to the
precinct requires a retail plan supported by actions and outcome measures. A balanced
blend of chain stores and independently owned stores to attract more customers. Proactive
leasing strategies that combine the skills and resources of property owners, council and
businesses.

12. A strong identity and character that provides a unique brand will increase customer
recognition and build credibility for town centres. The market position can be based on the
strength and mix of stores that attract significant customer traffic. Authentic buildings and



District Council of Mount Barker Confidential Council Agenda 2 September 2013 239

historic features can form the basis of a brand. The brand should be reinforced through all
signage and advertising materials.

13. Access to a range of potential customer markets. Various market segments can be
targeted through a range of campaigns. Examples of various customer markets are:
o Tourists — international, interstate, regional, day trippers
o Residents —locals living in the City and surrounding areas.
o Shoppers and short stay visitors







