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Introduction 

This report presents an independent assessment of the appropriate scale and nature of the proposed 
activity centre at Black Forest Town Centre (BFTC).  The report considers the future population and retail 
spending levels as well as case studies and employment analysis in coming to a view as to the 
appropriate allocation of retail and commercial floorspace in Black Forest Town Centre.   

The report follows the following structure:   

 Section 1 describes the context to the project, identifies the land use yield and location 
considerations.   

 Section 2 considers the property market fundamentals in terms of regional economic, demographic 
and population characteristics.   

 Section 3 presents an analysis of retail floorspace needs at capacity and over time.   

 Section 4 presents consideration of additional commercial activity in and around the activity.   

 Section 5 provides an assessment of employment self sufficiency of the BFTC PSP area.   

 Section 6 identifies our conclusions and recommendations based on the analysis.  
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1 Project Context 
This section identified the site attributes and policy considerations relevant to BFTC.   

1.1 POLICY BACKGROUND  
The strategic planning context for the Werribee area has evolved gradually over the last two 
decades.  The first stage was the Werribee Growth Area Plan (1990), which laid the initial frame work 
for urbanisation around the existing centre, and along transport routes.  This was further developed by the 
Wyndham Activity Centres Strategy (1998), which laid the basis for activity centre planning in the 
context of a growing population.   

Melbourne 2030 (2002) attempted to drive higher density development in the inner and middle suburbs 
by placing restrictions on the expansion of fringe areas such as Werribee with the establishment of the 
Urban Growth Boundary.  This had the effect of reducing the amount of land available for development in 
Werribee. 

It rapidly became clear that growth was occurring faster than envisaged under Melbourne 2030, and that 
higher density development in the inner suburbs was slower than hoped.  Following the reports of the 
Committees for Smart Growth established in 2005 to assess the growth potential of „urban investigation 
areas‟ identified in Melbourne 2030,  further growth area framework planning resulted in Framework 
Plans for each of Melbourne Growth Areas (such as the Wyndham Growth Area Framework Plan, 
2006).  The UGB was expanded in a manner consistent with the Growth Area Framework Plans via 
Ministerial Planning Scheme Amendment in 2006, taking account for revised higher population growth 
forecasts. 

Melbourne @ 5 Million (2008) proposed a further expansion of the UGB, although this revision to the 
UGB was not formally incorporated into Planning Schemes until Ministerial Planning Scheme Amendment 
VC68 in August 2010.  Melbourne @ 5 Million also placed the Growth Areas Authority, formed in 2006, in 
charge of planning for development at the urban fringes, and in particular managing the Precinct 
Structure Plan process.  There are 11 separate Precinct Structure Plan areas in Wyndham which are at 
varying stages of completion.  The Black Forest Road North PSP remains under preparation, and 
therefore the PSP has not been publicly released.  Certain elements of it have been released in draft 
format for consultation with landowners and relevant stakeholders (including the layout plan shown in 
Figure 1.1 and the land use yields shown in Table 1.1).   

Whilst a formal policy has yet to be adopted we understand that the council (City of Wyndham) are 
supporting a 25,000 sq.m centre at BFTC whilst the GAA favour a 20,000 sq.m allocation.  

1.2 PREVIOUS RETAIL ANALYSIS  
The PSP is being developed in the context of an emerging Activity Centres Strategy document prepared 
by Essential Economics for the City of Wyndham in 2012.  This document aims to provide a broad 
structure within which development applications can be assessed, and which can guide the preparation of 
the PSP.   

Although this report published in January 2012 remains in draft, we nonetheless make a number of 
observations in relation to the analysis and its implications for BFTC.  

The report notes, at multiple points, that the analysis is an indicative assessment and one that should be 
verified through detailed work in preparing the PSPs. 

Importantly, the analysis presented is a “top down” exercise which incorporates a variety of 
considerations including policy objectives, employment promotion as well as Urban design outcomes in 
coming to a view as to an appropriate floorspace distribution across the whole City of Wyndham 
administrative area.   

In Table 1, the Essential Economics report presents a retail hierarchy (page 22).  This is reproduced 
below. 
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TABLE 1 – WYNDHAM RETAIL FUNCTION CLASSIFICATION  

CLASSIFICATION CATCHMENT  APPROXIMATE RETAIL FLOORSPACE 

Melbourne CBD Metropolitan wide  500,000m² plus 

Regional  100,000 – 350,000 people 50,000m² – 150,000m² 

Sub-Regional    30,000 – 150,000 people 20,000m² – 50,000m² 

Neighbourhood   

 Large Neighbourhood   10,000 – 30,000 people Up to 15,000m² 

 Small Neighbourhood     3,000 – 10,000 people 1,000m² - 5,000m² 

Local Centre Up to 3,000 to 10,000 people 
(more at high profile location) 

250m² - 1,000m² 

The description provided for a neighbourhood centre is to serve the day to day or regular convenience 
needs of residents.  Sub-regional centres are identified as serving a broad catchment and containing a 
range of retail functions including supermarkets and, in most cases, DDS retailers.  Large neighbourhood 
centres are indicated as being anchored by a full-line supermarket and a limited number of non-food 
retailers. 

Contrary to the classifications and roles identified in the table above, BFTC is identified as a 
neighbourhood centre under planning policy classifications and a sub-regional in terms of its retail 
function with an indicative floorspace given of 20,000 sq.m.  The text, (pg 32) further elaborates on the 
classification of BFTC highlighting the addition of Regional Rail station within the centre and the size of 
the ultimate capacity as supporting its classification. The City‟s commitment for a library, community 
centre and associated services is also noted. 

The report does note that the centre although 20,000 sq.m has not been given Major Activity Centre 
status reflecting: 

 The appropriateness of differentiating the lower order role of the centre relative to the Manor Lakes 
MAC. 

 The lack of recognition of the centre in the Melbourne West Growth Corridor Structure Plan. 

 The PSP process for the relevant surrounding region has not been completed. 

The Essential Economics report does not, nor purport to, provide a prescriptive retail floorspace allocation 
for centres within the City of Wyndham.  The report recommends that the appropriate scale of activity 
centres should be considered and refined during preparation of individual PSPs.   

1.3 MASTERPLAN CONSIDERATIONS & UNDERSTANDING 
The Client‟s site is contained within the Black Forest Road North Precinct Structure Plan (PSP).  It 
includes the main town centre area as well as a station for the proposed Regional Rail Link.  The balance 
of the land incorporates a range of other land uses, principally residential.  The current draft PSP for the 
area is shown in Figure 1.1.  The Black Forest Pastoral site is at the south-eastern corner, although it 
does extend north as far as the Country Fire Authority allocated site to the north.   

We note that the position of the Regional Rail station does present a barrier for the other uses contained 
within the proposed activity centre.  At this stage, we assume that the roadways crossing the rail line 
would be controlled by level crossings at grade.  Whilst this does constrain ease of access somewhat, it 
has the benefit of maintaining a visual connection.  Conversely, a bridged crossing would allow freer 
flowing traffic, but would present a strong visual barrier for the activity centre.   
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1.3.1 LAND USE YIELDS  
The estimated land use yields from the current master plan are detailed in Table 1.1.  These are drawn 
from the draft PSP supplied by the Client.  Setting aside the significant reserve for the rail line and station, 
the proportion of developable area is broadly in line with the developable land proportion in other PSPs in 
the area.     

Land Use Yields 
BLACK FOREST ROAD NORTH PSP TABLE 1.1 

 

1.4 SITE CONSIDERATIONS 

LOCAL & REGIONAL CONTEXT ANALYSIS 
As an area for which the PSP has yet to be finalised and approved, the existing land designated as Black 
Forest Road North remains undeveloped.  To the east of the BFTC site lies the edge of the existing urban 
area of Werribee.  Map 1.1 illustrates the subject site in the context of existing urban areas, competition 
and the alignment of the forthcoming Regional Rail Link.  The positioning and scale of the large 
neighbourhood centres to the west of the existing urban area are also identified and based upon the 
PSPs currently under preparation.  In some cases, these remain subject to change.  It is clear, though, 
that Manor Lakes will be the Major Activity Centre for this growth area.   
 

Land Use Type ha % of Total BFP1
ha % of Total PSP

Arterial Roads 6 lane Westbrook 0.8 1% 6.9 1%
Arterial Roads 6 lane Greens Road 0.0 0% 4.2 1%
Arterial Roads 4 lane Armstrong Road 5.2 4% 5.2 1%
OMR 0.0 0% 23.0 5%
Electricity Substation 1.0 1% 1.0 0%
Rail Reserve 28.3 20% 28.3 6%
Community Facilities 1.5 1% 2.4 0%
Government Schools 0.0 0% 15.4 3%
Non Government Schools 9.0 6% 12.5 3%
Waterway / Drainage Line / Wetland / retarding 4.3 3% 22.9 5%
Conservation 0.0 0% 0.0 0%
Active Open Space 0.0 0% 23.0 5%
Passive Open Space 3.1 2% 11.0 2%
Active Open Space Land Swap (DCP funded) 0.0 0% 6.1 1%
Town Centre Plaza 0.0 0% 1.7 0%

Sub-Total 53.3 37% 163.6 33%

Net Developable Area 90.8 63% 331.0 67%

Residential - Conventional 29.8 21% 205.4 42%
Residential - Medium Density 32.0 22% 94.4 19%
Residential - High Density 3.5 2% 3.5 1%
Town Centre - Mixed Use 25.4 18% 27.8 6%

Total 144.0 100% 494.6 100%

1. Black Forest Pastoral Land

Source : Growth Areas Authority;  Urbis

Black Forest Pastoral Black Forest Rd North PSP
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REGIONAL CONTEXT AND COMPETITION MAP 1.1 

 

Figure 1.1 shows the current draft of the Black Forest Road North PSP (as advised by the Client) and its 
relationship with the existing built area.  This current plan emphasises the close relationship between the 
station and the BFTC, which lies immediately adjacent to it.  

Under this draft of the PSP, the activity centre is used as a buffer between the rail and the residential that 
sits behind.  Civic uses such as education are largely internalised within the PSP area.  

The land use yields that result from this PSP are detailed in Table 1.1.  The Black Forest Pastoral land 
parcel accounts for some 29% of the land in the total PSP area.  Due to the rail reserve, it only accounts 
for 27% of the developable land.  The developable land is split fairly evenly between low density 
residential, medium density residential and the retail and commercial activities within the town centre.   
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DRAFT PRECINCT STRUCTURE PLAN – BLACK FOREST ROAD NORTH FIGURE 1.1 

 

PHYSICAL ATTRIBUTES 
The BFTC site is former farmland and is essentially flat without any physical constraints that might 
present development challenges.  We are not aware of any contamination issues, but note that we have 
made no investigations in this regard.   

ACCESS & INFRASTRUCTURE 
Aside from the obvious benefit of the Regional Rail Link, and the enhanced connections to Melbourne 
that it will offer, the BFTC is not currently on transport connections of a regional scale.  The Princes 
Freeway lies some 7km drive away at its nearest entry point, which is on the opposite side of Werribee 
town centre.  The existing rail line running through Werribee constitutes a barrier to the south east, as it 
can be crossed only in the centre of Werribee itself.  This rail line is currently used both for Metlink 
services and for longer distance V-Line rail.  The current provision of major infrastructure influences the 
potential catchment area for BFTC although we note that this may change in the future.    

1.5 IMPLICATIONS FOR FUTURE OF BFTC 
The nature and location of the BFTC is such that it is not expected play a full regional centre role, 
although it will be well integrated with the neighbouring suburban areas.  The new Armstrong Road and 
Black Forest Road will give comparatively easy access to a large part of the region, and the Regional Rail 
station will raise the status of the activity centre.  Whilst the centre does not appear to be well located to 
serve a role as a regional activity centre, it is reasonable to plan for its potential to act as a large 
neighbourhood centre as a minimum, with the flexibility for larger provision if demand exists.     

 

Draf
t



 

URBIS 
URBIS REPORT - BLACK FOREST TOWN CENTRE - JULY 2012  PROJECT CONTEXT 7 

 

BFTC SITE AERIAL AND LOCAL CONTEXT MAP 1.2 

 

 

Draf
t



 

8 POPULATION & DEMOGRAPHICS  
URBIS 

URBIS REPORT - BLACK FOREST TOWN CENTRE - JULY 2012 
 

2 Population & Demographics 
This section presents a review of the regional population and the demographic outlook and their 
implications for BFTC.  The likely population demographic characteristics of the region inform the likely 
scale of retail supportable in the area.   

2.1 REGIONAL LEVEL POPULATION  

The City of Wyndham, in Melbourne‟s outer west is designated as a population growth corridor.  Map 2.1 
identifies the site in the context of the broader growth area.   

BLACK FOREST ROAD NORTH PSP MAP 2.1 

 

In common with other growth areas of Melbourne and as shown in Table 2.1, the City of Wyndham has 
recently experienced very strong population growth with population almost doubling over the period from 
2001 to 2011.   

Although Wyndham (C) – North (including areas such as Werribee) has received the greatest volume of 
additional residents, over the past decade, Wyndham (C) – South has experienced the most rapid rate of 
population growth, equating to almost 25% per annum, through the development of master planned 
communities such as Point Cook. 

Based on official state government population forecasts, Victoria in Future 2012 (VIF), the City of 
Wyndham‟s extraordinary growth is forecast to continue into the future, with almost 150,000 people 
anticipated to be residing in the LGA by 2026, bringing the total population to 314,300.  This equates to 
approximately 9,800 new additional residents per year.   

Wyndham (C) – West, in which Black Forest Town Centre is located, is forecast to increase from 29,000 
residents in 2011 to almost 80,000 residents by 2026, representing growth in the order of 7% per annum 
over 15 years. 
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2.2 REGIONAL POPULATION 
In order to understand the potential rate of occupation of new dwellings, it is necessary to relate capacity 
populations to regional population forecasts.  Map 2.2 shows existing population densities, and Table 2.1 
outlines historic and forecast population growth rates for the City of Wyndham and its component areas.  

Regional Population 
CITY OF WYNDHAM POPULATION HISTORIC AND FORECAST POPULATION TABLE 2.1 

 

As would be expected from one of the major growth areas of Melbourne, Wyndham is expected to 
account for a major share of the city‟s overall growth.  Since 2001, the area has captured around 11.4% 
of Melbourne‟s overall population growth, and the release of new land is expected to increase this 
proportion to a peak of some 16.7% between 2016-21. This reflects the first wave of population 
movement to the west captured by Werribee, and the expectation that the second wave will move to the 
new PSP areas, including Black Forest Road North in Wyndham West.   

Map 2.3 presents recent new dwelling approval data and confirms, along with Map 2.2 the likely scale 
and direction of population growth.   

  

Estimated Resident Population
1

Rebased Forecast Population

Region 1996 2001 2006 2011 2016 2021 2026

Wyndham (C) - North 57,100 64,850 77,890 102,630 122,880 146,170 166,060
Wyndham (C) - South 2,610 3,840 16,500 35,070 53,120 66,760 68,630
Wyndham (C) - West 16,530 18,460 21,940 29,020 41,710 60,630 79,620

Total Wyndham 76,240 87,150 116,330 166,720 217,710 273,560 314,310

Total Melbourne 3,283,280 3,471,630 3,743,020 4,167,460 4,516,140 4,851,230 5,163,570

Wyndham Share of Melb. 2.3% 2.5% 3.1% 4.0% 4.8% 5.6% 6.1%

Annual Average Change (No.) 1996-01 2001-06 2006-11 2011-16 2016-21 2021-26

Wyndham (C) - North 1,550 2,608 4,948 4,050 4,658 3,978
Wyndham (C) - South 246 2,532 3,714 3,610 2,728 374
Wyndham (C) - West 386 696 1,416 2,538 3,784 3,798

Total Wyndham 2,182 5,836 10,078 10,198 11,170 8,150

Total Melbourne 37,670 54,278 84,888 69,736 67,018 62,468

Wyndham Share of Melb. 5.8% 10.8% 11.9% 14.6% 16.7% 13.0%

Annual Average Change (%) 1996-01 2001-06 2006-11 2011-16 2016-21 2021-26

Wyndham (C) - North 2.6% 3.7% 5.7% 3.7% 3.5% 2.6%
Wyndham (C) - South 8.0% 33.9% 16.3% 8.7% 4.7% 0.6%
Wyndham (C) - West 2.2% 3.5% 5.8% 7.5% 7.8% 5.6%
Total Wyndham 2.7% 5.9% 7.5% 5.5% 4.7% 2.8%
Total Melbourne 1.1% 1.5% 2.2% 1.6% 1.4% 1.3%

Wyndham Share of Melbourne's Growth 1996-01 2001-06 2006-11 2011-16 2016-21 2021-26

Wyndham (C) - North 4.1% 4.8% 5.8% 5.8% 7.0% 6.4%
Wyndham (C) - South 0.7% 4.7% 4.4% 5.2% 4.1% 0.6%
Wyndham (C) - West 1.0% 1.3% 1.7% 3.6% 5.6% 6.1%

Total Wyndham 5.8% 10.8% 11.9% 14.6% 16.7% 13.0%

1. Enumerated 2011 population

Source: ABS, Regional Population Growth (Cat. 3218.0); Victoria in Future 2012; Urbis
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2.3 PSP POPULATION YIELD AT CAPACITY  
In assessing the residential unit yield of the Black Forest Road North PSP area, we have applied the 
growth area unit yields, as advised by the Client.  The unit yields for the entire PSP, and for Black Forest 
Pastoral‟s part thereof, are detailed in Tables 2.2 and 2.3.  The Black Forest Pastoral segment of the PSP 
is expected to yield a total of 1,548 units at capacity, out of a total of 5,840 for the PSP area.   

Using these assumed unit yields, we are able to estimate the overall population capacity.  We have 
applied varying average household size assumptions based upon the varying levels of density.  These 
assumptions, vary from a low of 1.5 to a high of 3.2, and reflect our assumptions regarding the unit 
typologies found in areas of differing density.  Evidently, high density apartment dwellings typically have 
fewer residents than detached family houses.  Further, town centre properties tend to be smaller, and 
hence have fewer residents, than suburban high density residential units.   

Residential Unit Yields  
BLACK FOREST ROAD NORTH PSP TABLE 2.2 

 

 

Population Yields  
BLACK FOREST ROAD NORTH PSP TABLE 2.3 

 

Residential Unit Yields
BLACK FOREST ROAD NORTH PSP TABLE 2.2

Land Use Type ha Dwellings/ ha Dwellings ha Dwellings/ ha Dwellings
Residential - Conventional 30 15 448 205 15 3,080
Residential - Medium Density 32 25 800 94 25 2,359
Residential - High Density 4 35 123 4 35 123
Town Centre - Mixed Use 25 7 178 28 10 278

Total 91 17 1,548       331 18 5,840       

Source : Growth Areas Authority;  Urbis

Black Forest Pastoral Black Forest Rd North PSP

Land Use Type Dwellings HH Size1
Population Dwellings HH Size1

Population
Residential - Conventional 448 3.2 1,432       3080 3.2 9,858       
Residential - Medium Density 800 2.3 1,840       2359 2.3 5,425       
Residential - High Density 123 1.6 196          123 1.6 196          
Town Centre - Mixed Use 178 1.5 262          278 1.5 410          

Total 1,548 2.4 3,731 5,840 2.7 15,889

1. Average Household Size across the PSP is equivalent to slightly above 2.8

Source : Growth Areas Authority;  Urbis

Black Forest Pastoral Black Forest Rd North PSPDraf
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EXISTING POPULATION DENSITIES – WYNDHAM & SURROUNDS MAP 2.2 

 

Map 2.3 shows the trade area we have defined for the BFTC in its regional context, together with historic 
levels of new dwellings approvals.  The predominance of the areas at the existing urban fringe is clear, 
and this relates closely to the absorption of broad hectare land supply.  Estimates regarding the future 
absorption of this land are shown in Map 2.4.  

 

Draf
t



 

12 POPULATION & DEMOGRAPHICS  
URBIS 

URBIS REPORT - BLACK FOREST TOWN CENTRE - JULY 2012 
 

BFTC TRADE AREA & NEW DWELLING APPROVALS MAP 2.3 
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BROAD HECTARE LAND ABSORPTION MAP 2.4 
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We estimate that, at capacity, the Black Forest Pastoral component of the PSP area will have a 
population of 3,731.  The total capacity population of the PSP is estimated at 15,889.   

Looking at the wider area, Table 2.4 presents our assumptions regarding the distribution of population 
growth capacity in the trade area.  With several new PSPs adding new development land to the market, 
there is clearly significant capacity for accommodating population growth in the region.   

Details regarding the structure and composition of the various PSPs, and their density, are not yet 
available for the relevant areas, we have therefore applied an assumption of 32 persons per hectare at 
capacity across the new PSPs.  This is in line with both the calculated capacity of the Black Forest Road 
North PSP detailed above, and our experience of other growth area suburbs elsewhere in Melbourne.   

PSP Population Yields  
BFTC TRADE AREA & BEYOND (AT CAPACITY) TABLE 2.4 

 

On the basis of the assumptions outlined above, the new PSP areas around BFTC have a capacity of 
102,000 residents.  Of these, some 64,000 will fall within the trade area we have defined for the BFTC 
(including the population of the Black Forest Road North PSP itself).   

2.4 INFLUENCES ON POPULATION GROWTH & DISTRIBUTION  
The rate at which the estimated population capacities of the PSP areas will be reached will be influenced 
by a broad range of factors.  We would expect growth to occur within existing estates before moving to 
contiguous developments or those adjacent to the urban fringe.  However, the degree to which existing 
areas are favoured may be mitigated by the quality of infrastructure provision in growth areas, including 
metro or Regional Rail connections (which are obviously of relevance to the Black Forest Road North 
PSP and BFTC in particular).    

The scale of Melbourne‟s overall economic and population growth will also have an important role to play 
in the population expectations of growth areas.  We note that the inter-censal population estimates for 
Victoria over-estimated growth, and that the 2011 census count captured a significantly lower population 
figure for Australia (the variance was around 300,000 nationally).  ABS have not yet released the rebased 
small area figures, but we have made our own interim estimates.  We know that the population of Victoria 
at 2011 was actually around 85,000 lower than anticipated, and that around 51,000 of that variance was 
in metropolitan Melbourne.  We estimate that the population of the City of Wyndham is some 2,000 lower 
than originally anticipated, and we take account of this variation in our forecasts.   

A greater impact upon the distribution of growth will result from the activities of developers in the wider 
area, and the speed at which they subdivide and service their land.  The ultimate capacity and pace of 
population growth is therefore subject to change, but nonetheless our assumptions represent an 
appropriate starting point for considering the scale of BFTC.    

  

PSP Area Persons Population Trade Area

PSP Area Name (ha.) per ha Capacity Sector

PSP 40 Ballan Road 491 32 15,727 Beyond
PSP 41 Manor Lakes 383 32 12,260 Secondary North
PSP 42.1 North Black Forest Road 497 32 15,889 Primary
PSP 42.2 South Black Forest Road 510 32 16,333 Secondary South East
PSP 43 Alfred Road 89 32 2,859 Beyond
PSP 92 Westbrook 598 32 19,122 Beyond
PSP 93 Mambourin1 Moumbourin North 302 32 9,651 Secondary South
PSP 93 Moumbourin East 310 32 9,928 Beyond
Total 3,180 101,769

Total within Trade Area 2,002 64,060

1. Subject to GCP approval

Source: GAA; Urbis
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2.5 BFTC TRADE AREA 
The trade area of any activity centre is determined by a range of factors including the strength and 
attraction of the centre; its location and accessibility; the location and composition of competing retail 
centres; and physical barriers such as rivers, railway, parks and highways. 

The trade area and existing competition for BFTC is shown in Map 2.5 and reflects the current and 
proposed road network and planned development in the region.  Importantly, the trade area ultimately 
served will be determined by the nature and scale of facilities eventuating at BFTC and surrounding 
areas.  In this instance a broad trade area has been identified to explore prospects for centres of different 
scales.   

The trade area includes: 

 One primary sector.  The sector is bounded by Greens Road to the north, Armstrong Road to the 
east, and Black Forest Road to the south.  The area extends west to the edge of the Urban Growth 
Boundary (UGB) and encompasses PSP 42.1 Black Forest Road North. 

 Five secondary sectors (north, north east, east, south east and south).  Only the secondary north east 
and east sectors contain any significant population at this stage.  The remaining secondary sectors 
are mostly subject to PSPs. 

2.6 POPULATION GROWTH FORECASTS 
Table 2.5 details our assumptions regarding the distribution of the population growth forecasts presented 
in Table 2.4.  For each trade area sector, we have attributed a share of the relevant population growth for 
each time period.  This then allows us to make a high level assessment of population growth for each 
area.  For example the primary sector over the period 2021-2026 is expected to attract 20% of the region 
growth for Wyndham West (3,798 from Table 2.2) or 760.   

As time progresses, the growth is more heavily directed towards the trade area itself.  This is because we 
expect development in those areas with more advanced planning and infrastructure to take precedence 
over development in the newer PSP areas.  As those other locations come closer to capacity, growth will 
increasingly be directed to the newer areas, which will result in an acceleration of growth in the trade 
area.   

Trade Area Population Growth  
BFTC TRADE AREA & BEYOND, 2011-2026 TABLE 2.5 

 

Total

Trade Area Sector 2011-16 2016-21 2021-26 2011-16 2016-21 2021-26

Primary 5% 10% 20% 127 378 760 6,325
Sec North 5% 10% 15% 127 378 570 5,375
Sec North East 5% 0% 0% 127 0 0 635
Sec East 5% 0% 0% 127 0 0 635
Sec South East 10% 20% 25% 254 757 950 9,801
Sec South 0% 0% 10% 0 0 380 1,899
Trade Area Total 30% 40% 70% 761 1,514 2,659 24,668

Beyond 70% 60% 30% 1,777 2,270 1,139 25,932
Source:  Urbis

Distribution of Regional Growth Average Annual GrowthDraf
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BFTC TRADE AREA AND COMPETITION MAP 2.5 
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2.7 SOCIO-ECONOMIC CHARACTERISTICS  
The City of Wyndham is largely characterised by relatively young family households.  A much higher 
proportion of residents in the area are in the process of purchasing homes (53%) than the Melbourne 
average and household incomes are on par with the Melbourne average. 

A short summary of Wyndham‟s 2006 socio economic characteristics is provided in Table 2.6 below with 
a more detail provided in Appendix A.   

It is assumed that, with further population growth, the general characteristics of the area will stay the 
same.  Although those “new residents” that have already moved to the area will mature, the continuing 
stock of affordable housing will see new waves of similar first home buyers coming into the area. 

The demographics of Wyndham are expected to continue to reflect the existing characteristics and those 
observed in other growth areas with young families, high levels of car and home ownership, workforce 
participation and modest incomes.  These demographics are generally positive for retail development.   

2.8 IMPLICATIONS FOR BFTC 
Our population forecasts for the Wyndham area reflect strong growth expectations, with the City of 
Wyndham accounting for an increased share of Melbourne‟s overall population growth.     

In terms of the BFTC trade area, the current population is relatively low, and growth in the short term will 
be limited.  As greater growth shifts to these new PSP areas, the BFTC area is expected to experience 
rapid growth.  In terms of socio-economic characteristics, we expect the new residents will be broadly 
similar to the existing population of Werribee.   

The expected demographic characteristics are generally positive for retail and beneficial for Discount 
Department Store (DDS) potential in particular, as Werribee residents have a comparatively high 
propensity to spend in supermarkets and in DDS outlets.   

The current level of population and long time period over which the region is expected to grow suggest 
that close monitoring of the rate of population growth is required to ensure appropriate phasing of retail 
development.   

Socio Economic Characteristics   
CITY OF WYNDHAM SOCIO ECONOMIC CHARACTERISTICS, 2006 TABLE 2.6 

 

Wyndham - Wyndham - Wyndham - Total Melbourne

Characteristics North South West Wyndham (C) Average

Average Household Income 67,514 92,480 69,135 71,327 71,199
Variation from Melbourne Avg -5% +30% -3% +0%

Income Above $83,200 (% of Population) 4.0% 10.8% 4.4% 5.0% 7.2%

Average Household Size 2.9 3.0 2.9 2.9 2.6

Aged 65+ Years (% of Population) 7.9% 3.4% 5.9% 6.9% 12.9%

Average Age 33.4 29.3 32.1 32.6 37.1

Family Households (with children) 55.7% 57.4% 56.1% 56.0% 45.8%

Purchaser Occupied Households (% of Hhold) 49.7% 65.9% 56.6% 53.3% 37.4%

Owner Occupied Households (% of Hhold) 28.8% 15.3% 25.3% 26.2% 35.8%

Car Ownership (% of Household) 93.6% 98.4% 95.7% 94.7% 89.9%

Labour Force Participation 67.8% 79.3% 71.6% 70.1% 65.3%
White Collar Workforce1 60.5% 74.3% 60.6% 62.7% 70.8%

Australian Born (% of Population) 72.0% 67.6% 80.9% 73.0% 69.0%

1. Managers & Administrators, Professionals, Para Professionals, Clerks and Sales & Personal Services Workers

Source : ABS Census of Population and Housing 2006; Urbis
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3 Retail Assessment  
This section provides a retail capacity potential assessment for a centre at BFTC, and then relates it to 
the potential requirement for floorspace allocation in the PSP.   

3.1 COMPETITIVE ENVIRONMENT  
The current and future retail hierarchy for the area is identified on the maps provided earlier and 
comprises existing centres and a number of planned centres.  Currently, the Black Forest Town Centre 
contains two trade area retail centres, Manor Lakes Shopping Centre and Wyndham Vale Square. 

Currently in Manor Lakes Shopping Centre comprises 6,000 sq.m of retail floorspace anchored by a 
Coles supermarket.  Within the Wyndham planning scheme, the centre is designated as a higher order 
centre with a Sub Regional categorisation.  The centre is the highest order centre in the Wyndham – 
West SLA.  Upon completion, the Manor Lakes Activity Centre is anticipated to be up to 60,000 sq.m and 
comprise a mix of retail and commercial space including a community centre and office space. 

We understand planning for a second stage of development at Manor Lakes is advanced with, approval 
recently granted for an extension to the existing centre that is anticipated to contain at least one Discount 
Department Store (DDS) and a second supermarket. 

Wyndham Vale Square is located on the south eastern corner of the Greens Road and Armstrong Road 
intersection.  The centre currently includes a full-line supermarket (Woolworths) and an Aldi. 

Along with the Black Forest Town Centre, several sites have been earmarked by the GAA as future 
neighbourhood centres.  These include Argoona Road, located on Westbrook Drive north of Greens 
Road; Mambourin to the west of Black Forest Town Centre also within PSP 42.1; and Werribee West, 
located in the secondary south east trade area sector.  It is assumed that these centres will not be trading 
before 2021 and in line with the emerging activity centre strategy comprise up to 7,000 sq.m of retail 
space including either a small independent supermarket or a full-line supermarket. 

Werribee Central is a supermarket centre anchored by Coles, and lies around 5km as the crow flies from 
the subject site.  It is supplemented by a freestanding Woolworths, Aldi and two independent 
supermarkets in the Werribee activity centre.  This area is also served by Werribee Plaza, which lies 
some 3.5km to the north-east.  However, this is sufficiently distant from the subject site (at over 7km in a 
straight line) that it is not of significant competitive relevance to the planned retail provision at BFTC.   

3.2 TRADE AREA POPULATION  
The actual and forecast population for the trade area is shown in Table 3.1.  As of the end of June 2011, 
the trade area had a total population of 12,420, including approximately 7,000 residents in the secondary 
north east sector and the remainder in the secondary east sector. 

By 2026, it is anticipated that the trade area population will more than triple to accommodate 45,860 
people, with 6,320 residing in the primary trade area.  It is anticipated that the primary, secondary north 
and secondary south east will all have started development by 2016, while the secondary south is not 
anticipated to experience any population growth until the period ending 2021. 

It is anticipated that by 2026: 

 The primary trade area will include 6,320 people, around 10,000 less than it will have reached by 
capacity.   

 The secondary north will accommodate 5,400 residents, with scope to house over 12,000 at capacity. 

 The already established secondary north east will have grown to a population of 12,900 people, 
having grown at 4.7% per annum for the 10 year period to 2021, slowing to 3.0% per annum from 
2021 to 2026. 
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 With per annum growth of 5.1% forecast from 2011-16, reducing to 2.5% per annum from 2016-26, 
the secondary east sector is anticipated to have a population of 9,600 residents by 2026. 

 The secondary south east sector is forecast to accommodate 9,800 people by 2026, still over 6,000 
people shy of its anticipated capacity population of over 16,000 residents. 

 The secondary south sector is anticipated to be the last area to be developed within the trade area, 
with less than 2,000 residents expected in the sector by 2026. 

 

Retail Trade Area Population   
BLACK FOREST TOWN CENTRE, 1996-2026 TABLE 3.1 

 

Trade Area Forecast Population

Sector 2001 2006 2011 2016 2021 2026 Capacity

Primary Trade Area 0 0 0 630 2,530 6,320 15,890
Secondary Trade Area

• North 0 0 0 635 2,527 5,375 12,260
• North East 1,130 4,150 7,010 9,267 11,115 12,885 12,885
• East 4,380 4,230 5,410 7,467 8,699 9,584 9,584
• South East 0 0 0 1,269 5,053 9,801 16,330
• South 0 0 0 0 0 1,899 9,650
Total Secondary 5,510 8,380 12,420 18,638 27,393 39,544 60,709

Main Trade Area 5,510 8,380 12,420 19,268 29,923 45,864 76,599

Wyndham (C) - West 18,460 21,940 30,660 44,070 61,320 80,530

Average Annual Change (No.)
2001-06 2006-11 2011-16 2016-21 2021-26

Primary Trade Area 0 0 126 380 758
Secondary Trade Area

• North 0 0 127 378 570
• North East 604 572 451 370 354
• East -30 236 411 246 177
• South East 0 0 254 757 950
• South 0 0 0 0 380
Total Secondary 574 808 1,244 1,751 2,430

Main Trade Area 574 808 1,370 2,131 3,188

Wyndham (C) - West 696 3,648 2,682 3,450 3,842

Average Annual Change (%)
2001-06 2006-11 2011-16 2016-21 2021-26

Primary Trade Area n.a n.a 37.1% 32.1% 20.1%
Secondary Trade Area

• North n.a n.a 37.3% 31.8% 16.3%
• North East 29.7% 0.0% 4.4% 3.7% 3.0%
• East -0.7% 0.0% 5.1% 3.1% 2.0%
• South East n.a n.a 38.4% 31.8% 14.2%
• South n.a n.a n.a n.a n.a
Total Secondary 8.7% 0.0% 6.4% 8.0% 7.6%

Main Trade Area 8.7% 0.0% 6.9% 9.2% 8.9%

Wyndham (C) - West 3.5% 19.8% 26.2% 6.8% 5.6%
1. As at June.  

Source : ABS Cdata 1991, 1996, 2001 and 2006; ABS, Regional Population Growth, Australia 2010-2011 (3218.0);

              Rebased VIF 2012; Urbis

Estimated Resident Population
1

Draf
t



 

20 RETAIL ASSESSMENT  
URBIS 

URBIS REPORT - BLACK FOREST TOWN CENTRE - JULY 2012 
 

3.3 TRADE AREA RETAIL SPENDING 
As noted in Section 2.7, we have assumed (for the purposes of this assessment) that the socio-economic 
characteristics of the expanding suburbs within the trade area will remain broadly consistent with those of 
the existing population of Wyndham.  We have therefore also applied the spending characteristics of 
existing Wyndham residents in preparing our retail spending market forecasts.  Table 3.2 details the 
estimated retail spending per capita for each retail product group in the BFTC trade area.   

According to these estimates, which are derived from MarketInfo (a micro simulation model which utilises 
the Household Expenditure Survey and local demographic characteristics to determine spending 
behaviour at the small area level) the BFTC trade area average per capita retail spending is $11,470 
(2012$).  This is marginally ahead of the benchmark figure for all Australia, but behind the Melbourne 
citywide average.  To enable consideration of different types of major retailers and discreet retail markets, 
the total spending market is analysed by 7 categories or product groups.   

Within individual product groups, there are slightly greater variations, with trade area food retail and 
homewares spending markedly lower than benchmark levels.  Conversely, bulky goods are well above 
benchmark levels, which is reflective of the number of newly established households and first time buyers 
in the area.   

Our starting point for considering the appropriate scale and nature of retail floorspace at BFTC is to 
identify the supportability of major tenants and supermarkets and discount department stores in particular.   

Retail Spending Per Capita by Product Group, 2012 
BLACK FOREST TOWN CENTRE TRADE AREA, ($2012, EX. GST) TABLE 3.2 

 

3.4 SUPERMARKET CAPACITY  
In order to estimate the capacity for supermarkets in the trade area, we have undertaken the following 
process: 

 Identify the total food spending market available having regard to the population figures identified 
previously, the per capita spending levels identified above and real per capita growth in retail 
spending.   

  

Sector Food Ret. Catering Apparel H'wares Bulky

General/

Leisure Services Total

Primary Trade Area 5,006 1,372 1,035 787 1,200 1,456 392 11,248

Secondary Trade Area

• North 5,006 1,372 1,035 787 1,200 1,456 392 11,248
• North East 5,108 1,451 1,055 861 1,455 1,626 400 11,957
• East 5,149 1,220 943 695 1,119 1,378 353 10,857
• South East 5,006 1,372 1,035 787 1,200 1,456 392 11,248
• South 5,006 1,372 1,035 787 1,200 1,456 392 0
Total Secondary 5,124 1,351 1,007 788 1,306 1,517 380 11,472
Main Trade Area 5,123 1,351 1,007 788 1,305 1,516 380 11,470

Total Trade Area 5,123 1,351 1,007 788 1,305 1,516 380 11,470

Benchmarks
Australia 5,230 1,316 1,094 850 1,093 1,412 430 11,425

Capital Cities 5,172 1,575 1,110 844 1,091 1,457 468 11,716

Non-Metropolitan Australia 5,331 860 1,067 861 1,095 1,334 364 10,912

Melbourne Average 5,109 1,547 1,148 847 1,145 1,578 455 11,829

Source: MDS, MarketInfo 2010; ABS, Australian National Accounts: National Income, Expenditure and Product Accounts (5206.0);  Urbis
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 Of the total retail market relevant to supermarkets only a proportion is typically directed to 
supermarkets with the balance being spent at convenience stores or other retail types.  In new growth 
areas a high proportion of spending (72% increasing to 75% as additional supermarkets are opened) 
is achievable.   

 The level of retail spending “retained” within an area is determined by the scale, nature and proximity 
of facilities provided within the trade area and relative to those provided outside.  At capacity and 
reflecting the strong provision of supermarkets expected to eventuate we expect a high proportion of 
spending to be retained within the trade area.  The secondary east has more modest retention 
assumptions reflecting proximity and accessibility to Werribee beyond the trade area.   

 In addition to F&G spending by trade area residents, supermarkets will attract business from beyond 
the trade area and from non F&G spending including liquor and general merchandise.  These 
categories add to the total spending market available to support turnover of trade area supermarkets.   

The total turnover available to supermarkets is therefore calculated at $51 million in 2012 and forecast to 
increase to $108 million by 2021 and reach $287 million at full capacity.   

The following competitive assumptions are made to derive the existing and proposed supermarket space:   

CENTRE DEVELOPMENT YEAR SUPERMARKET SIZE 

Manor Lakes Shopping Centre 2014 3,500 sq.m 

Werribee West 2021 4,000 sq.m 

Black Forest Road TC (Subject Site) 2026 4,000 sq.m 

Argoona Road 2026 3,500 sq.m 

Mambourin At capacity 2,000 sq.m 

 
The resulting average trading levels at $6,160 psm, increasing to $7,332 sq.m at 2026 are considered to 
be modest, but appropriate for a growth area such as this.  Longer term potential for these supermarkets 
and additional supermarket floorspace is evident in the fact that average trading levels of over $10,000 
sq.m are forecast at capacity.  Suggesting capacity for additional supermarket floorspace in the longer 
term, which could be accommodated at BFTC.   

At capacity, and with the stated assumptions on competitive environment, BFTC should be planned with 
the potential to provide two supermarkets.  The extent to which this will eventuate may be dependent 
upon: 

 Competitive outcomes in terms of scale, timing, location and operators 

 The expansion of existing centres, Manor Lakes in particular 

 Significant changes to shopping behaviour 

 Significant evolution of retail formats 

At this stage it would therefore be prudent to accommodate in the planning scheme the prospect of BFTC 
incorporating up to two supermarkets as part of the activity centre.   
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Supermarket Capacity Assessment   
BLACK FOREST TOWN CENTRE TRADE AREA TABLE 3.3 

 

3.5 DISCOUNT DEPARTMENT STORE CAPACITY  
Analysis of the capacity for a discount department store at BFTC is undertaken using a similar approach 
to that for supermarkets and involves the following steps:   

 Determine the size and growth in the spending market of most relevance.  In this instance the DSTM 
(department store type merchandise) is relevant which includes the non-food product groups 
excluding retail services.  The DSTM market generated by trade area residents is forecast to grow to 
$92 million in 2016, to $267 million in 2026 and achieve $459 million when the area is fully 
developed.   

 Reflecting our experience of similar markets we expect 15% of this DSTM to be directed to DDS 
within the trade area.   

Unit

Factor 2012 2016 2021 2026 Capacity

Total Available F&G Spending $M 60.2 86.1 136.4 213.7 368.1
• Primary Trade Area $M 0.3 2.6 10.9 28.4 75.9
• Secondary North $M 0.3 2.6 10.9 24.3 58.5
• Secondary North East $M 33.0 41.8 51.7 61.6 62.5
• Secondary East $M 26.0 34.0 41.1 46.7 47.1
• Secondary South East $M 0.6 5.2 21.8 44.5 78.0
• Secondary South $M 0.0 0.0 0.0 8.2 46.1

TA Spending Available to Smkts $M 43.3 62.0 101.0 162.4 283.4
• Primary Trade Area (@ 72%) $M 0.2 1.9 8.1 21.6 58.4
• Secondary North (@ 72%) $M 0.2 1.9 8.1 18.5 45.1
• Secondary North East (@ 72%) $M 23.8 30.1 38.3 46.9 48.1
• Secondary East (@ 72%) $M 18.7 24.5 30.4 35.5 36.3
• Secondary South East (@ 72%) $M 0.4 3.7 16.1 33.8 60.0
• Secondary South (@ 72%) $M 0.0 0.0 0.0 6.2 35.5

Spending Retained by TA Smkts $M 33.1 47.6 78.9 129.3 230.7
• Primary Trade Area (@ 80%, incr. to 80% in 2015) $M 0.2 1.6 6.8 18.3 49.7
• Secondary North (@ 85%, incr. to 85% in 2015) $M 0.2 1.6 6.8 15.7 38.3
• Secondary North East (@ 85%, incr. to 85% in 2015) $M 20.2 25.6 32.5 39.8 40.9
• Secondary East (@ 65%, incr. to 65% in 2015) $M 12.2 15.9 19.8 23.1 23.6
• Secondary South East (@ 80%, incr. to 80% in 2015) $M 0.3 3.0 12.9 27.1 48.0
• Secondary South (@ 85%, incr. to 85% in 2015) $M 0.0 0.0 0.0 5.3 30.2

Plus Turnover from Beyond TA (@ 25%, decr. to 8% 
at Capacity) $M 11.0 12.7 15.0 16.0 20.1

Available to TA Smkts (F&G) $M 44.1 60.3 93.9 145.2 250.7

Plus Take Home Liquor Turnover (@ 5.9% ) $M 2.8 3.8 5.9 9.1 15.7
Available to TA Smkts (FLG) $M 46.8 64.1 99.8 154.3 266.4

Plus Gen. Merch. Turnover (@ 7.3%) $M 3.7 5.0 7.8 12.1 20.9

Turnover Available to TA Smkts $M 50.5 69.1 107.7 166.4 287.3

Existing & Proposed Supermarket Space1 & 2
Sq.m 8,200 11,700 15,200 22,700 28,700

Resulting Average Trading Levels $/Sq.m 6,160 5,904 7,083 7,332 10,011

1. Existing supermarket floorspace consists of  Coles Manor Lakes, WW Wyndham Vale Square and Aldi Wyndham Vale Square

Source : Urbis

Amount (Constant $2012, ex GST)

2. Proposed supermarket floorspace consists of  Black Forest Road North (Subject Site) in 2026, Manor Lakes SC 2 in 2014, Werribee West in 2021, 

Mambourin at Capacity andArgoona Drive in 2026.
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 The level of DDS spending retained by trade area residents is lower than for supermarkets reflecting 
the fact that residents can be expected to undertake their DDS shopping in Werribee and indeed 
elsewhere in the region the level of assumed retained spending varies between 60% and 75%.  

 Additional spending is expected to be derived from beyond the trade area (Manor Lakes sits on the 
edge and can be expected to benefit from significant inflow) and spending from other markets (F&G).   

 Assuming two DDS at Manor Lakes (in 2014 and 2024) the resulting average trading levels of 
$2,079 sq.m in 2016, $2,899 sq.m in 2026 indicate demand for additional DDS floorspace.  The table 
makes an allowance for a further 8,000 sq.m of DDS floorspace at capacity and the resulting average 
trading level ($3,587 sq.m) suggests that the DDS's within the trade area including one at BFTC 
could achieve strong trading levels.   

At the current time the closest DDS serving the trade area is some 7km east of BFTC at Werribee Plaza.  
Development assumptions regarding future DDS additions within the trade area include: 

CENTRE DEVELOPMENT YEAR DDS SIZE 

Manor Lakes SC DDS 1 2014 7,000 sq.m 

Manor Lakes SC DDS 2 2024 7,000 sq.m 

Black Forest Road Town Centre (subject site) At capacity 8,000 sq.m  

Discount Department Store Capacity Assessment   
BLACK FOREST TOWN CENTRE TRADE AREA TABLE 3.4 

 

Factor Unit 2016 2021 2026 Capacity

TA Residents Available Spending on DSTM $M 91.7 157.2 266.9 458.7
• Primary Trade Area $M 2.7 12.5 35.3 94.2
• Secondary North $M 2.7 12.5 30.2 72.7
• Secondary North East $M 48.5 65.1 84.1 85.3
• Secondary East $M 32.2 42.2 51.9 52.4
• Secondary South East $M 5.5 24.9 55.3 96.8
• Secondary South $M 0.0 0.0 10.1 57.2

TA DSTM Spending Avail. to DDSs $M 13.8 23.6 40.0 68.8
• Primary Trade Area (@ 15%) $M 0.4 1.9 5.3 14.1
• Secondary North (@ 15%) $M 0.4 1.9 4.5 10.9
• Secondary North East (@ 15%) $M 7.3 9.8 12.6 12.8
• Secondary East (@ 15%) $M 4.8 6.3 7.8 7.9
• Secondary South East (@ 15%) $M 0.8 3.7 8.3 14.5
• Secondary South (@ 15%) $M 0.0 0.0 1.5 8.6

Spending Retained by TA DDSs $M 9.4 15.7 26.1 47.2
• Primary Trade Area (@ 60%) $M 0.2 1.1 3.2 9.2
• Secondary North (@ 65%) $M 0.3 1.2 2.9 7.6
• Secondary North East (@ 75%) $M 5.5 7.3 9.5 10.2
• Secondary East (@ 60%) $M 2.9 3.8 4.7 5.1
• Secondary South East (@ 60%) $M 0.5 2.2 5.0 9.4
• Secondary South (@ 60%) $M 0.0 0.0 0.9 5.6

Plus Turnover from Beyond TA (@ 30%) $M 4.0 6.7 11.2 25.4

Total Available DSTM Spending to TA DDSs $M 13.4 22.4 37.3 72.6

Plus Food &Grocery Turnover (@ 8%) $M 1.2 2.0 3.2 6.3

Available Turnover to TA DDSs $M 14.5 24.4 40.6 78.9

Existing & Proposed Space1 Sq.m 7,000 7,000 14,000 22,000
Resulting Average Trading Levels $/Sq.m 2,079 3,484 2,899 3,587

Source : Urbis

1. Proposed Trade Area DDSs include Manor Lakes DDS1 in 2014 and Manor Lakes DDS2 in 2024, resulting in capacity for a further 8000 sq.m of 

DDS floorspace at Capacity.
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Similarly to the comments regarding the supermarket capacity in Section 3.3, the performance of the DDS 
and the most appropriate location within the trade area, will be dependent upon: 

 Whether other currently unplanned DDS supply is developed in the region. 

 The manner in which residential land is taken up across the different PSPs, and the scale of 
population growth in general. 

 The extent to which Regional Rail adds or detracts from the spending market in the area by improving 
connections elsewhere. 

 Changes in consumer shopping of spending behaviour.   

 Evolution in the operating patterns of DDS retailers, and their store format preferences.   

We would recommend that BFTC is planned in such a way that it could accommodate a DDS in the future 
if demand arises, especially if the Regional Rail station increases the primacy of the activity centre over 
other retail concentrations in the area.   

3.6 SUPPORTABLE SPECIALITY SHOP FLOORSPACE  
Having determined that it would be appropriate to plan for a centre providing a DDS and two 
supermarkets at BFTC we now consider the appropriate level of provision of retail speciality and other 
floorspace having regard to benchmarks and case studies.   

The current retail environment is such that the level of speciality shop floorspace appropriate for a new 
centre in the growth area is related to the scale and performance of major tenants.  Other factors 
influencing this may include:   

 The scale and nature of any surrounding workforce. 

 The presence of and connectivity to major public transport nodes. 

 The competitive environment. 

In this instance the main additional consideration of relevance is the park and ride for Regional Rail.  In 
terms of the implications for retail, Regional Rail:   

 May help to generate activity and additional demand from commuters at BFTC. 

 Would likely be used primarily as a route out of the area (to workplaces for example) rather than as a 
destination or as an access point from outside the area.  

 May create conflict with commuters and shoppers. 

 Could compromise important access and frontage to Armstrong Road.     

The scale of supportable retail specialities is expected to be most closely related to the quantum of major 
tenants.  Table 3.5 identifies the typical mini-major and speciality shop floorspace supportable in 
successful town centres of similar scale to that intended for BFTC.  Lakelands and Peninsula Fair both 
include a DDS and a single supermarket.  Seaford offers a DDS, one full line supermarket and two 
smaller supermarkets, and the rest all offer two full line supermarkets and a DDS.  The range of total 
retail floorspace is from 19,000 to 26,000 sq.m with the specialty shop component ranging from 3,300 to 
7,650 sq.m with mini major retailers contributing a further 1,250 – 3,000 sq.m.   

This would indicate a total retail specialty and mini major floorspace of between 5,000-10,000 sq.m 
(assuming the majors were trading well, and at Black Forest Road North development capacity).   
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Town Centre Retail Compositions 
COMPARABLES TO BFTC TABLE 3.5 

 

Reflecting the above with additional provision for PAD sites (petrol stations and fast food drive throughs), 
an appropriate allowance within BFTC is considered to be 1,500 – 2,000 sq.m.   

3.7 NON-RETAIL SHOPFRONT  
In addition to retail floorspace centres also comprise non-retail tenants including banks, travel agents and 
other financial and medical operators.   

Taking as our benchmarks centres with one supermarket, two supermarkets or two supermarkets and a 
DDS, we have considered the average level of non-retail provision in Australian supermarket centres and 
sub-regional malls.  These figures are outlined in Table 3.6.  We note that malls with a town centre 
function might normally be expected to offer higher than the average level of non-retail space, as they 
typically have a larger provision of banks and other similar services than the average small scale centre.   

Non-Retail Floorspace Provision 
AVERAGES BY CENTRE TYPE, 2012 TABLE 3.6 

 

3.8 OVERALL CENTRE SIZING 
As an additional check on sizing, we have considered the performance of Australian supermarket based 
and sub-regional centres relative to their size.  The results are presented in Charts 3.1, 3.2 and 3.3 for the 
different categories of centre considered.  These charts identify the size of centres in each category and 
their overall performance.   

The immediate point of note from all the three charts is the broad range of sizes that centres are 
operating at in each of the three categories.  In the single and double supermarket brackets, the majority 
of centres fall between around 12,000 sq.m and 23,000 sq.m of leasable area.   

The centres with two supermarkets and a DDS generally have a size between around 14,000 sq.m and 
25,000 sq.m.  This is a broad size range, and reflects the varying conditions in which the centres operate. 
Evidently, it is difficult to predict what the individual retail requirements will be at a particular centre, and 
therefore realistic commercial outcomes should be allowed to occur without unduly prescriptive floorspace 
or typology constraints. 

Lakelands Ocean Keys Smithfield Peninsula Fair Seaford Ellenbrook

Tenant Type (WA) (WA) (QLD) (QLD) (SA) (WA)
Majors 11,400 13,920 13,590 13,350 12,690 16,750
Mini-Majors 2,450 0 2,660 1,250 2,970 2,230
Retail Specialties 5,115 5,500 7,650 6,227 3,266 7,400
Other 535 0 94 368 848 0

Total 19,500 19,420 23,994 21,195 19,774 26,380

Source:  Urbis

Non-Retail Provision % of Centre GLA

Centre Type

1 Supermarket 687 8.5%
2 Supermarket 1,500 10.5%
2 Supermarket 1 DDS 1,529 7.2%

Source:  Urbis Retail Averages 2012
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Turnover and Sizing 
SINGLE SUPERMARKET CENTRES, 2012 CHART 3.1 

 

Turnover and Sizing 
DOUBLE SUPERMARKET CENTRES, 2012 CHART 3.2 

 

Turnover and Sizing 
DOUBLE SUPERMARKET AND SINGLE DDS CENTRES, 2012 CHART 3.3 

 

Source : Urbis Retail Averages 2012
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3.9 TOTAL CENTRE FLOORSPACE  
Taking into account the analysis in this section the following table represents expected composition range 
for BFTC.   

BFTC INDICATIVE POTENTIAL COMPOSITION  

Type Number GLA (sq.m) 

Supermarkets 1-2 6,000 - 7,000 

DDS  1 5,000 – 8,000 

Mini Majors 4-5 2,000 

Specialties 50 – 70 5,000 – 7,000 

Total Retail   56 - 78 18,000 – 24,000 

Non Retail Shops/ Pad Sites 8 – 12 1,500 – 2,000 

TOTAL CENTRE 64 - 90 19,500 – 26,000 

 
As discussed the ultimate size achievable by BFTC will vary by a range of factors, at this stage however, 
it would be prudent to accommodate for an activity centre of up to 26,000 sq.m.     
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4 Commercial Assessment  
This section outlines the prospects for commercial development beyond that identified in Section 3.  The 
analysis is based on considerations of case studies.  Details on each of these case studies are provided 
in Appendix B with the lessons and implications discussed here.   

Additionally we consider the “need” for commercial space generated by residents of the Black Forest PSP 
area.   

4.1 KEY OUTCOMES FROM CASE STUDIES  
The key outcomes from consideration of the case studies relate to the overall scale of commercial and 
retail activity as well as locational and specific attributes which may influence the scale of activity.   

SCALE OF COMMERCIAL DEMAND 
A number of clear lessons can be drawn from our case study examples.  First and foremost, it is clear 
that, in locations on the urban fringe, the private sector has been reluctant to develop office space for 
any purpose other than from direct government occupation.  When the experience of larger, more 
established suburban activity centres is considered this is hardly surprising.  The experience of centres 
such as Dandenong in generating demand for offices has shown that even with considerable government 
support and incentives, the market remains extremely thin and fragile.  There have been no dedicated 
commercial buildings constructed in Point Cook or around Watergardens beyond those serving a very 
local need (e.g. medical centre).   

In the case of the areas around Watergardens, employment generation is concentrated in Keilor Park and 
Airport West, which are both home to major industrial parks feeding off proximity to Tullamarine Airport 
and freeway links. Around Point Cook, the concentration is in Laverton, which is one of the largest 
industrial concentrations in the western suburbs.  Of critical importance in both cases is the regional role 
of these employment hubs, and the lack of relationship between them and the activity centres that 
support the communities in the surrounding area.  Both Keilor Park/ Airport West and Laverton are also 
based on industrial, not commercial, land uses.  

The closest comparable for BFTC, is considered to be Caroline Springs reflecting the scale of the centre, 
surrounding catchment and position on the urban fringe.  Commercial space was developed somewhat 
speculatively as part of the activity centre relatively late in the development process (the project had been 
in process for around 15 years before office space was delivered).  Since the completion of this office 
space, principally across two small scale dedicated buildings, absorption has been slow, and rental 
expectations have been uneconomic.  In both cases, vacancy remains high, even though Caroline 
Springs is a well-established area.  Although BFTC will benefit from railway access, road connections will 
be poorer than Caroline Springs.  The railway is also expected to make it easier for workers to access 
employment beyond BFTC.  Caroline Springs also offers both a Mercure Hotel and Quest serviced 
apartment block, both of which might reasonably be expected to enhance the overall appeal of the office 
space compared to urban fringe locations without those facilities.   

RETAIL SUPPORTABILITY 
It is important to note that, although the experience of Caroline Springs offers important lessons for 
BFTC, there are also differences.  The retail at Caroline Springs has struggled at times, perhaps because 
it has been delivered somewhat too soon for the spending market.  This is evidently a potential concerns 
for BFTC, and the timing of retail construction must be carefully matched to the population growth 
achieved in the area.  That said, Caroline Springs is extremely close to Watergardens, which is an 
extremely successful shopping mall and homemaker centre.  Although Manor Lakes near to BFTC has a 
sub-regional designation and broad floorspace allowance, it will not pose the same level of competitive 
draw for BFTC as Watergardens does for Caroline Springs.  Regardless, though, the quality of 
development, timing and the individual tenants secured for BFTC will all be central to mitigating 
the amount of potential retail spending that leaks to Manor Lakes from the BFTC trade area.  
Clearly, a balance must be struck between building too soon for the market, and waiting too long to 
secure strong tenants for the development.   
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By contrast though, it should be noted that in Point Cook, the previous “as of right” limitation on 
retail floorspace of 26,000 sq.m was considered to be unduly restrictive, and that it was a hindrance 
to investment in the area.  As a result, it was increased to 44,500 sq.m in June 2011 by Ministerial 
Intervention.  The key issue here is that the increased cap of 44,500 sq.m may not be supportable 
commercially at this stage, but it was still considered important to provide as great a degree of flexibility in 
the planning scheme as possible.   

INFLUENCE OF RAIL CONNECTIONS 
All three of our case studies show that, with the exception of retail uses serving a regional role, it is 
difficult to justify provision of non-residential land uses beyond those serving a localised role.  
Even in Sydenham, with a metro rail station and major shopping centre, other land uses have not proven 
sufficiently commercially attractive to be developed.  Railway linkages tend to improve the appeal of inner 
urban commercial developments, and outer urban residential developments – they make it easier to 
commute to other employment hubs, but do not make fringe locations sufficiently easily accessed from 
across the city that commercial occupiers choose to relocate.   

ROAD FRONTAGE, VISIBILITY & DEMAND 
The experience of Point Cook suggests that, even in a designated major activity centre, it is difficult to 
justify commercial uses of any scale in urban fringe locations.  In part, the experience of Point Cook 
highlights the fact that activity centres that are internalised within a suburb tend to serve the needs 
of local residents rather than a wider catchment.  Parts of Point Cook do front onto the Princes Freeway, 
and even in this instance commercial land uses have not eventuated.   

In the case of BFTC, the frontage of the proposed activity centre is onto a lesser road than the freeway 
frontages of Point Cook and Caroline Springs.  It is further compromised by the positioning of the 
proposed Regional Rail station, which will create a barrier between the roadway and the land uses of the 
activity centre.  The nearby Greens Road centre does not have the same disadvantage in terms of 
visibility, and is likely to have a stronger outward presence as a result.  In our view, this means that BFTC 
is likely to have a stronger inward than outward focus, with consequent limitations upon the size of its 
catchment and the justifiable scale of commercial activity.   

LEVEL OF DENSITY 
Also of note from the development process in Point Cook has been the weak market demand for 
medium density land uses of any kind, whether residential or commercial.  This has further implications 
for the Black Forest Road North PSP area, which includes some residential uses at a medium density 
level.  The experience of outer suburbs in Melbourne has generally been that the price differential 
achievable in the development of medium density residential is often not sufficient in scale to prove 
attractive compared to lower density uses.   

4.2 EMPLOYMENT NEEDS ANALYSIS  
Analysis of the quantum and likely behaviour of future residents also assists in informing demand 
forecasts for commercial office space and provides verification of the outcome of consideration of case 
studies.  The process for establishing employment needs is as follows: 

 Determine a level of workforce participation for the likely residents of the area (where workforce 
participation in this instance reflects the proportion of the total population that is employed or actively 
seeking employment). 

 Determine the proportion of those residents who will be employed in white collar type jobs.  In this 
case, we have used the job type data from the 2006 census for the City of Wyndham.  ABS also 
provides data regarding job classifications, from which it is possible to estimate the white/ blue collar 
split.   

 Having estimated the total white collar workforce generated by the resident population, we then apply 
a benchmark rate of retention within the area (i.e. those residents who also work locally).  This is 
based upon ABS census data for Wyndham for 2006, as the 2011 data is not yet available.   
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 Some white collar workers are not employed in private sector offices.  These include (amongst 
others) doctors, teachers, and council employees.  We make allowance for those white collar workers 
employed either in civic buildings, or in buildings that are not offices, in order to determine the number 
of private sector office occupying workers retained from the population. 

 Finally, we make an allowance for additional private sector office occupying workers travelling to the 
area from outside for the purposes of employment.  This allows us to estimate the total private sector 
office occupying workforce.   

4.3 WORKFORCE YIELD FROM RESIDENTS 
By applying workforce participation assumptions to the population yield for the PSP area calculated in 
Section 2, we are able to estimate the total workforce that will be generated by residents of the Black 
Forest Road North PSP.  These estimates are detailed in Table 4.1.   

Workforce Generation 
BLACK FOREST ROAD NORTH PSP TABLE 4.1 

 

Our estimate workforce participation is based upon ABS data generated during the 2006 Census for the 
Werribee area.  It recorded around 65% workforce participation amongst the population over the age of 
15 years, or around 45% of the total population.  Employment and workplace data from the 2011 census 
has not yet been released (it will form part of the third data release, expected in the early part of 2013).  
Given that the existing areas of Werribee are fairly well established, it is expected that the 2006 should 
still provide a reasonable benchmark.   

This data indicated a workforce participation rate of 45% for Werribee, which is also broadly consistent 
with the assumed average household size for the Black Forest Road North PSP of 2.8.  This is because 
households would generally have between 1 - 2 workers, and some would have children.  A participation 
rate of 45% indicates an average of 1.25 workers per household, or a primary earner for every household 
and a secondary worker for every four households. 

Based upon this assumed level of workforce participation, we estimate that the Black Forest Road North 
PSP as a whole will generate 7,150 workers at capacity.  The Black Forest Pastoral component of the 
PSP will generate an estimated 1,679 workers at capacity.  

4.4 PSP AREA EMPLOYMENT RETENTION POTENTIAL 
In order to derive bottom up estimates of the demand for office space in the BFTC, we have made 
estimates of the number of office workers generated by the on-site population in the Black Forest Road 
North PSP, and the degree to which these workers might reasonably be expected to be retained (i.e. live 
and work in the same area) within the area.  In order to do so, we have calculated benchmark levels of 
White Collar Worker (WCW) retention in our case study areas.  These are based on ABS journey to work 
data for these areas (again, from the 2006 census as noted above).  It is of note that the data is available 
at the SLA level only, and so may actually over-represent the level of worker retention somewhat.  
However, it still provides a reasonable benchmark from which to estimate the prospects of worker 
retention in BFTC.   

Workforce Generation
BLACK FOREST ROAD NORTH PSP TABLE 5.1

Land Use Type PopulationWF Participation Workers PopulationWF Participation Workers
Residential - Conventional 1,432       45% 645 9,858       45% 4,436       
Residential - Medium Density 1,840       45% 828 5,425       45% 2,441       
Residential - High Density 196          45% 88 196          45% 88            
Town Centre - Mixed Use 262          45% 118 410          45% 185          

Total 3,731       45% 1,679       15,889 45% 7,150

1. Average Household Size across the PSP is equivalent to slightly above 2.8

Source : Growth Areas Authority;  Urbis

Black Forest Pastoral Black Forest Rd North PSP
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Also derived from this data is the proportion of the total workforce engaged in White Collar roles.  By 
adding the census numbers recorded for Managers, Professionals, Clerical and Administrative workers, 
and dividing by the total number of respondents with job categories, we have estimated benchmark White 
Collar Worker proportions of around 35%.   

Table 4.2 details our understanding of the existing behaviours of WCW in other parts of Melbourne.  For 
the sake of clarity, Watergardens/Sydenham is located in Melton East, Point Cook in Wyndham South 
and Caroline Springs in Brimbank Keilor.   

Using the ABS data, the total WCW retention within the selected SLAs varies between 8-29%.  These 
figures include WCWs whose place of work is not a traditional office space – e.g. doctors or teachers, and 
professionals who work within industrial buildings, hotels, or retail premises.  We have assumed that 
some 50% of the total generated WCWs work within traditional office buildings.   

Workforce Retention Benchmarks 
CASE STUDY LOCATIONS IN MELBOURNE TABLE 4.2 

 

Of these office based workers, a proportion will be employed in public sector functions within government 
buildings.  We have made an allowance of 20% of the overall office based WCWs in order to account for 
this.  In our benchmark areas, this leaves a level of retained WCWs based in private sector offices that 
ranges between 3-12% of the total WCW.  A higher level of retained workforce is generally a desirable 
outcome reflecting reduced need for travel.  Importantly, however the WCW of any area can be expected 
to continue to travel to the higher order centres in order to work.    

4.5 REQUIREMENT FOR COMMERCIAL SPACE 
By taking the estimated workforce numbers and applying the White Collar Worker benchmark generated 
earlier, we can estimate the total White Collar Workforce generated from residents.  By applying the 
estimated levels of retained WCWs based in private sector offices outlined in Table 4.2 to the workforce 
estimates for the Black Forest Road North PSP, we are able to estimate the potential level of demand for 
private sector office provision within BFTC.  We have generated a Base Case and a High scenario for 
these figures, and these are shown in Table 4.3.   

The proportion of overall workers in white collar occupations is based upon the similar proportions 
recorded in the 2006 census for the benchmark areas.  In order to account for individuals travelling to the 
area for work from outside, we have further applied an allowance of 10% and 20% for the Base and High 
cases respectively.  Using a benchmark space to user ratio of 18 sq.m of GFA (equivalent to 14 sq.m of 
net area per employee), we estimate that the potential private sector office space demand in BFTC is 
around 2,500 sq.m in the Base Case, and 5,200 sq.m in the High Case.   

 

Workforce Retention Benchmarks
CASE STUDY LOCATIONS IN MELBOURNE TABLE 5.2

WCW WCW Retained Employed Allowance Retained WCW % of Total

Benchmark Area Generated Retention WCW in Offices (%) for Civic in Offices Retained

Melton - East 609         8% 48           50% 20% 19 3%
Melton - Bal 1,532      26% 400         50% 20% 160 10%
Wyndham - West 334         9% 29           50% 20% 12 4%
Wyndham - South 559         13% 70           50% 20% 28 5%
Wyndham - North 3,797      29% 1,119      50% 20% 448 12%
Brimbank - Keilor 2,212      16% 365         50% 20% 146 7%
Brimbank - Sunshine 1,711      19% 332         50% 20% 133 8%

1. Average Household Size across the PSP is equivalent to slightly above 2.8

Source :  ABS;  Urbis
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Office Space Demand 
BLACK FOREST ROAD NORTH PSP TABLE 4.3 

 

4.6 OTHER EMPLOYMENT GENERATING LAND USES 
As noted previously, there will be a degree of commercial provision that will fall outside dedicated office 
buildings.  Based upon our cases studies, this is likely to be only limited in scale, and would probably 
include: 

 Petrol station 

 Medical centre 

 Vet 

 Tavern 

 Health club/yoga/dance studios 

 Accountants offices 

It is our expectation that this would likely account for the entirety of the commercial provision in BFTC, 
unless a government tenant was pre-committed to a building in the area.  Some of these commercial 
occupiers would fill retail space (accountants are a good example), whereas others would probably have 
dedicated buildings of their own (e.g. a tavern).  These uses should be planned for within the BFTC land 
allocation, although it should be understood that they may only emerge later in the development cycle of 
the project.   

4.7 SUMMARY OF IMPLICATIONS FOR BFTC 
In summary, our case studies indicate the following lessons for BFTC: 

 Unless government leases can be secured in advance, the private sector has been extremely 
reluctant to develop commercial space at the urban fringe 

 Rail connections improve the appeal of residential provision in outer areas, but do not improve access 
sufficiently to draw in commercial occupiers. 

 Neighbourhood centres in close proximity to shopping centres of regional scale tend to lose much of 
their potential catchment spending – BFTC will be competing with an expanding Manor Lakes which 
has regional designation 

 Activity centres without a strong external presence tend to serve their immediate surroundings, and 
struggle to draw patronage from a wider area.   

 Medium or high density land uses are not in strong demand in growth areas.  

 The expected demand for office space from residents of Black Forest PSP area is modest likely to be 
limited to local activities which could be accommodated within traditional shopfronts.   

Office Space Demand
BLACK FOREST ROAD NORTH PSP TABLE 5.3

Workers WCW Proportion Retained Allowance Space to User Office Demand

Scenario Generated Proportion Retained WCW From Outside (sq.m/ worker) (sq.m)

Base Case 7,150      35% 5% 125         10% 18           2,477
High 7,150      35% 10% 250         15% 18           5,180

Source :  ABS;  Urbis
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5 Summary & Conclusions  
The following represents a summary of our analysis and the implications for the appropriate provision of 
future retail and commercial activity within BFTC. 

1. The current planning policy for the region is still emerging.  The Council‟s draft retail activity strategy 
identifies BFTC as a sub-regional centre of 20,000 sq.m.  The report notes that this is an indicative 
number to be verified by more detailed consideration at the PSP stage. 

2. The site attributes identify a strategic location within Wyndham west, but one that, from a retail 
perspective is currently compromised by the presence of the Regional Rail which would limit access 
and exposure. 

3. Population growth in the region has historically been strong. Future growth in the region is expected 
to remain strong and extend to the west (including the subject site) reflecting the fact that existing 
developments are reaching capacity. 

4. The demographic characteristics of trade area residents are expected to follow recent trends and 
reflect young families with modest incomes and high levels of car and home ownership.  These are 
generally positive factors for new retail development. 

5. The competitive environment comprises Werribee town centre itself, Manor Lakes and Wyndham 
Vale to the north.  These centres are expected to expand further.  A large number of additional local 
centres are also proposed in the region. 

6. In the absence of PSPs for many land holdings in the area, the population forecasts as well as the 
timing and scale of the proposed retail centres are understandably subject to change.  It is important 
therefore to explore the likely outcome for the region at “full capacity” and to note that a degree of 
flexibility needs to be maintained in planning for future activity centres. 

7. The trade area defined to BFTC is forecast to reach almost 40,000 by 2026 and just over 60,000 at 
capacity.  The retail market generated by these residents together with the assumed competitive 
environment suggests BFTC has the capacity to ultimately evolve into a centre comprising 2 
supermarkets and a DDS. 

8. These major tenants have the potential to support around 2,000 sq.m of mini-major retail space and 
between 5,000 sq.m to 7,000 sq.m of retail specialty floorspace.  The total centre retail floorspace 
could therefore potentially be between 18,000 and 24,000 sq.m. 

9. The extent to which this scale centre eventuates at BFTC will be dependent on a range of factors 
including the competitive environment, commercial realities, the ultimate residential population and 
the relative scale and attractiveness of the BFTC itself.  When forecasting retail needs over a long 
time period it is also important to remain flexible to changes in shopping patterns or new retail 
formats. 

10. In addition to retail floorspace, shopping precincts typically accommodate “non-retail” shopfront uses 
including banks, travel agents and the like. In centres of the scale described above these typically 
account for 1,500-2,000 sq.m. 

11. Reflecting the above we believe it appropriate to make provision for an activity centre of up to 26,000 
including 24,000 sq.m. of traditional retail.  

12. Prospects for further commercial (office) activity within BFTC has been considered with regard to 
case studies. In practice, and in the absence of significant government support, the establishment of 
any significant level of commercial activity in activity centres within the growth areas of Melbourne is 
challenging. 

13. Analysis of the employment needs of residents of the PSP area combined with consideration of the 
case studies suggest a further allowance of between 2,000 – 3,000 sq.m should be made to 
accommodate potential for office or other employment generating y uses.   
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SUMMARY 
We believe that the planning process at this stage should make allowance for the following allocations of 
GLA, in order to allow for flexibility in the future evolution of the activity centre, subject to the scale of 
demand.  

LAND USE SCALE 

Retail 18,000 – 24,000 sq.m 

Non-Retail Shopfront/ Pad Sites 1,500 – 2,000 sq.m 

Commercial  2,000 - 3,000 sq.m 

Total Activity Centre  21,500 – 29,000 

 
The floorspace quantum recommended in this report should be viewed as a planning allocation to 
accommodate the ultimate potential scale of BFTC rather than a development recommendation. 
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Appendix A Additional Tables 
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Key Socio-Economic Characteristics of the Trade Area Population, 2006
BLACK FOREST TOWN CENTRE

Wyndham Wyndham Wyndham Total Melbourne
Characteristics - North - South - West Wyndham (C) Average

Household Income

$Nil 1% 1% 1% 1% 2%
$1-$26,000 15% 5% 13% 14% 18%
$26,000-$52,000 27% 16% 27% 25% 25%
$52,000-$88,400 32% 30% 33% 32% 27%
$88,400 - $104,000 8% 12% 9% 9% 7%
$104,000 - $130,000 8% 15% 8% 9% 7%
$130,000+ 8% 20% 9% 10% 13%

Average Household Income $67,514 $92,480 $69,135 $71,327 $71,199
Var'n from Melbourne Avg. -5.2% 29.9% -2.9% 0.2% n.a.

Var'n from Australian Avg. 0.0% 37.0% 2.4% 5.6% 5.4%

Average Household Size 2.9 3.0 2.9 2.9 2.6
UR Personal Income

$Nil 10% 9% 9% 10% 9%
$1 - $20,800 34% 21% 32% 32% 35%
$20,800 - $41,600 28% 24% 29% 28% 26%
$41,600 - $83,200 24% 34% 26% 26% 23%
$83,200 + 4% 11% 4% 5% 7%
UR Avg. Per Capita Income $23,357 $30,760 $24,082 $24,572 $27,105
UR Per Capita Income Var'n -13.8% +13.5% -11.2% -9.3% +0.0%

Age Distribution

Aged 0-14 23% 27% 25% 24% 19%
Aged 15-19 8% 5% 8% 7% 7%
Aged 20-34 22% 28% 23% 23% 22%
Aged 35-49 24% 27% 24% 25% 23%
Aged 50-64 15% 10% 15% 14% 17%
Aged 65+ 8% 3% 6% 7% 13%
Average Age 33 29 32 33 37
Dependency Ratio1 31% 31% 30% 31% 32%
Household Composition (%)

Couples with no children 23% 29% 23% 24% 24%
Family with children <15 37% 45% 39% 38% 28%
Family with children >15 19% 12% 17% 18% 18%
Total Family (with children) 56% 57% 56% 56% 46%

Group Household 2% 2% 2% 2% 4%
Lone Person 18% 10% 18% 17% 24%
Other 1% 1% 1% 1% 1%
Housing Status

Owner2 29% 15% 25% 26% 36%
Purchaser2 50% 66% 57% 53% 37%
Renter2 21% 18% 18% 20% 26%
Car Ownership

% 0 Cars 6% 2% 4% 5% 10%
% 1 Car 34% 25% 31% 32% 36%
% 2 Cars + 60% 73% 64% 63% 54%
Labour Force

Labour Force Participation 68% 79% 72% 70% 65%
% Unemployed 6% 4% 5% 5% 5%
Birthplace

Australian Born 72% 68% 81% 73% 69%
Overseas Born 28% 32% 19% 27% 31%
 • Asia 7% 10% 3% 7% 9%
 • Europe 12% 11% 10% 11% 12%
 • Other 9% 11% 6% 9% 10%

1. Dependency ratio refers to the proportion of the population between 0-14 and over 65 years.

2. 'Other' Tenure Types have not been included.

3. As a percentage of household income.

Source : ABS Census of Population and Housing 2006, Cdata 2006; Urbis
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