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01 I have been instructed in this matter by Minter Ellison, acting on behalf of 

Shepparton Pty Ltd. 

02 The matter relates to Amendment C118 to the Greater Shepparton Planning Scheme 

(Am C118) which has been prepared by the Victorian Planning Authority (VPA) to 

implement the Shepparton North East Precinct Structure Plan (PSP). 

03 Am C118 facilitates the use and development of the PSP area, consisting of 

177 hectares of land on the north-east fringe of urban Shepparton, by: 

• Rezoning the land from the Farming Zone (FZ) to the Urban Growth Zone 

(UGZ) 

• Inserting Schedule 1 to the Urban Growth Zone (UGZ1) 

• Adding the Shepparton North East PSP as an incorporated document, and 

• Making other changes to the planning scheme. 

04 The amendment was exhibited in March 2018 and included a PSP document dated 

February 2018. 

05 Following a directions hearing in May 2018, Planning Panels Victoria resolved to 

defer the Panel Hearing until August to enable further investigation and planning 

work. 

06 Subsequently, revised supporting documents have been prepared, including a 

revised copy of the PSP dated July 2018 and a revised UGZ1. 

07 The exhibited PSP (February version) designated land along the western Verney 

Road frontage for a ‘local convenience centre’ (LCC). The accompanying UGZ1 

applied the Commercial 1 Zone (C1Z) and specified that a permit is required for shop 

floorspace in excess of 1,600 sqm (ie up to this amount could be developed as-of-

right without the need for a use permit). 

1  
 
 
Introduction 

1.1 Background 
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08 The revised PSP (July version) amended UGZ1 to specify that a permit is not required 

under the C1Z where the combined leasable area for shops does not exceed 2,000 

sqm (ie a permit must be granted for additional shop floorspace in excess of this 

amount).  

09 Shepparton Pty Ltd is the prospective purchaser of land at 177-193 Numurkah Road, 

Shepparton, which is developed as the Fairley’s Supa IGA supermarket and has 

policy support as a designated sub-regional centre (‘North Shepparton’). The 

Shepparton North centre is approximately 1.4km by driving distance from the 

proposed LCC site via Verney Road and Hawkins Street. 

10 Shepparton North activity centre has been identified in strategic planning policies as 

a location for future retail growth, including the need for additional full-line 

supermarket provision. A permit has been granted by Greater Shepparton City 

Council for redevelopment and expansion of the Fairley’s Supa IGA site to 

accommodate 14,000 sqm of retail floorspace including two full-line supermarkets. 

11 The need for additional supermarket provision at Shepparton North was agreed by 

all the economic experts that gave evidence to the Panel Hearing for Amendment 

C193, which considered a proposal to develop a new supermarket-based shopping 

centre generally at the corner of Numurkah Road and Ford Road, about 500 metres 

north of the existing Fairley’s Supa IGA site. 

12 I have been instructed to: 

“consider the matter and provide a report outlining your view relating to 

economic matters raised by the Amendment”. 

13 I have responded to these instructions by assessing the PSP and the associated 

documents (including the deliberations of the Panel for Am C193) and providing my 

opinion as to whether the proposed as-of-right floorspace provided in the revised 

UGZ1 for the LCC (at 2,000 sqm) is appropriate given the role that the centre is 

intended to have in the activity centres hierarchy.   

14 The following expert witness details are provided as required in Planning Panels 

Victoria’s Guide to Expert Evidence. 

Name and address of expert 

Matthew Lee 

Principal 

Deep End Services Pty Ltd 

Suite 304 / 9-11 Claremont Street 

South Yarra VIC 3141 

Expert’s qualifications and experience 

• Bachelor Degree in Commerce from the University of Melbourne. 

• Principal of Deep End Services since April 2012. 

• Consultant with Essential Economics from 1997 to 2012. 

• Practising urban economist since 1995. 

1.2 Instructions 

1.3 Expert 

witness details 
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A full CV is included at Appendix A. 

Expert’s area of expertise 

• Urban and regional economics including preparation of retail and activity centre 

strategies and contribution to land use planning studies. 

• Market demand analysis for property development including retail, commercial, 

industrial and residential. 

• Input to strategic planning studies including Urban Design Frameworks, 

Structure Plans and Master Plans. 

• Activity centre network planning. 

Expert’s expertise to make report 

• Experienced in urban and regional economic analysis and assessment of the local 

and regional impacts of property development. 

• Thorough understanding of retail land use and development patterns. 

• Experienced in preparing and reviewing strategic planning policy as it relates to 

economic matters. 

Instructions that defined the scope of the report 

My instructions were received from Minter Ellison as detailed in section 1.2 of this 

statement. 

Facts, matters and assumptions upon which the report proceeds 

Stated in relevant sections of this statement. 

Documents, materials and literature used in preparing this report 

Stated in relevant sections of this statement. 

Identity of the person who carried out any tests or experiments relevant to this 

report 

This statement was prepared by myself.  

Summary of the opinions of the expert 

1. It is appropriate to plan for an LCC within the PSP, and I support the designation 

of the centre as a ‘local centre’ in the Greater Shepparton Commercial Activity 

Centre Strategy (2015) that is intended to meet local needs only (refer PSP July 

2018, p19).  

2. The economic analysis used to support the 1,600 sqm as-of-right shop ‘soft cap’ 

for the planned LCC should not be relied upon as it is out of date and does not 

adequately recognise the identified need for additional supermarket floorspace 

to be provided at Shepparton North. 

3. The revision in the UGZ1 to enable as-of-right development within the LCC to 

2,000 sqm is flawed as it seeks to apply an amount of floorspace that is intended 

to include both retail (of which shop is a component) and non-retail uses. 
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4. A review of completed PSPs throughout Victoria shows that LCCs are almost 

invariably planned to contain 1,500 sqm or less of shop floorspace as-of-right. In 

fact, more than 70% of completed PSPs apply a figure of 1,000 sqm or less as the 

as-of-right shop provision for LCCs. 

5. My independent analysis shows that the demand for local convenience retailing 

generated by residents within the catchment likely to be served by the planned 

LCC would be significantly less than 2,000 sqm, and more likely in the range 500 

sqm to 1,000 sqm. 

6. In my opinion an appropriate ‘soft cap’ for shop development within the planned 

LCC should be 1,000 sqm given the role of the centre and its location on the 

edge of a regional city. This would enable the designated Shepparton North 

activity centre to properly fulfil its intended role as the focus for supermarket-

based weekly shopping. 

Provisional opinions not fully researched 

None. 

Questions outside the expert’s expertise 

None. 

Report incompleteness or inaccuracies 

None. 
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15 Am C118 relates to approximately 177 hectares of land situated at the north-eastern 

fringe of urban Shepparton, bounded by Verney Road to the west, Ford Road to the 

north, Grahamvale Road to the east and a drainage reserve to the south. 

16 The amendment facilitates urban development within the precinct in accordance 

with the Shepparton North East PSP which is proposed to be incorporated at Clause 

81.01 of the Greater Shepparton Planning Scheme (‘Scheme’) and is referenced in 

UGZ1 which is to be inserted as a new clause in the Scheme. 

17 Preparation of the PSP responds to strategic planning work that has identified the 

need for urban expansion to accommodate a growing population within the 

municipality. This is reflected in the designation of Shepparton as a major regional 

city in which growth and development is to be facilitated (Scheme, Clause 11.01-1S, 

11.01-1R). 

18 The PSP provides for a largely residential precinct containing approximately 1,500 

lots, with a population that is stated to eventually contain around 4,000 residents. 

19 Non-residential uses include a local convenience centre which is to be co-located 

with a community centre, two schools, and a network of local parks and reserves 

(refer Figure 1). 

20 Subsequent excerpts from the PSP refer to the July 2018 version which revises 

aspects of the exhibited PSP (February 2018) and includes additional information on 

the role of the local convenience centre. 

2  
 
 
Shepparton North East PSP 

2.1 Overview 
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Figure 1—
Shepparton North 

East PSP 

Source: VPA July 218 
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21 A local convenience centre is planned for a site on the western edge of the PSP area, 

at the north-east corner of the intersection of Verney Road and a new east-west 

connector boulevard that is the northerly of two entries into the precinct. 

22 The intended role and purpose of the local convenience centre is described in the 

PSP at several points as follows (references to the July 2018 version): 

23 Section 2.1 Vision: 

An anticipated local convenience centre will allow residents to shop locally 

for basic conveniences whilst capitalising on its Verney Road frontage for 

exposure to surrounding neighbourhoods. The local convenience centre is 

positioned to integrate directly with a planned community centre and town 

square, creating a vibrant community hub for local residents. 

24 Section 2.2 Objectives O4: 

Encourage the provision of local retail and community services, to meet the 

daily needs of residents within the precinct, without compromising the 

function and role of nearby activity centres. 

25 Section 3.2 Local convenience centre & employment: 

The proposed convenience centre within the PSP is considered a ‘local centre’ 

in the Commercial Activity Centre Strategy (Essential Economics, 2015) and is 

intended to meet local convenience needs only. The convenience centre will 

not include uses such as a full-line supermarket that would be more 

appropriately located in the Shepparton North activity centre. A local centre 

is defined as a small activity centre that serves a localised convenience role to 

a surrounding urban locality. The need for this local centre is generated by 

the forecasted population in the area and will provide a walkable 

convenience retail offering for the new community. 

26 Section 3.2.1 Local convenience centre 

The local convenience centre will service the basic retail needs of the local 

and nearby residents, visitors to the community centre and schools, and 

passing traffic on Verney Road. The design of the centre will directly integrate 

with the neighbouring community facilities and open space to form a vibrant 

community hub. 

27 These statements clearly show that the LCC is intended to perform the ‘normal’ 

function of a local convenience centre, which is to provide very basic shopping 

services to a localised catchment, often consisting of an immediate area from which 

people can walk or cycle. The centre is not intended to have an overlapping function 

shared by other already-planned centres in the region. 

28 A concept plan for the LCC is provided at Figure 1 in the PSP and is reproduced in 

this statement as Figure 2. The plan shows the co-location of the convenience retail 

and the community facilities within the centre, including integrated car parking. 

2.2 Local 

convenience 

centre 
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29 Further guidance is provided at Appendix C: Local convenience centre key design 

principles. The guidelines within this section refer mainly to aspects of design, but 

under Principle 1 the following are relevant: 

a. Local convenience centres should be planned in conjunction with local town 

centres in order to deliver a fine grain distribution of town centres within the 

region  

b. Local convenience centres should be planned for neighbourhoods that 

contain less than 8,000 people and are located more than 1 kilometre away 

from a local town centre or higher order town centre  

c. Locate local convenience centres in locations which are central to the 

residential community they serve and that provide exposure to passing 

traffic. 

30 The size of the LCC is not specified in the PSP, although the employment 

calculations shown in Table 3 of the PSP are based on total floorspace of 

approximately 1,600 sqm. 

31 The accompanying UGZ1 (July 2018 version) introduces a ‘soft’ floorspace cap of 

2,000 sqm for shop uses, above which a permit is required. The floorspace cap has 

been increased from 1,600 sqm since the exhibited version, which specified that 

shop development up to 1,600 sqm was permitted as-of-right. 

32 According to the Background Report, the location and size of the LCC was 

determined on the basis of activity centre analysis prepared by CPG Australia in 

June 2012. I review and comment on this analysis in section 3 of this statement. 

33 According to the marked-up copy of the revised UGZ1, the increase in the as-of-right 

shop floorspace cap (from 1,600 sqm to 2,000 sqm) was made on the basis of centre 

planning guidance contained in the Greater Shepparton Commercial Activity 

Centres Strategy 2015 (GSCACS). I make further comment on the interpretation of 

GSCACS in section 3 of this statement. 
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Figure 2—LCC 

concept 

Source: PSP (July 

2018), Figure 1 
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34 This section of my statement presents analysis and discussion of various matters that 

are relevant in assessing the PSP as it relates to planning for the LCC. These include: 

a. The economic rationale for the size of the LCC, as referenced in the 

Background Report; 

b. The application of the GSCACS and its use to support an increase in the size 

of the LCC;  

c. The typical size of LCCs, as applied in PSP planning throughout Victoria; and 

d. An independent analysis of the supportable size of the LCC within the 

Shepparton North East PSP. 

35 According to the Background Report prepared by the VPA in support of the PSP, the 

location and size of the LCC was determined on the basis of economic analysis 

contained in the report ‘Economic Retail Assessment, Shepparton North East 

Growth Corridor’ undertaken by CPG Australia in June 2012. 

36 The CPG report includes an assessment of alternative locations for a local activity 

centre within the precinct (CPG, Chapter 5), and an examination of the potential 

retail provision that could be developed at the centre (CPG, Chapter 6). 

37 In relation to centre location, CPG concludes that a site on the western edge of the 

PSP would be the most appropriate as it would be likely to develop earlier and has 

potential to generate use form established residential areas to the west of Verney 

Road (CPG, p20).  

38 With respect to retail development potential, the CPG report notes that the analysis 

contained in their report is based on previous work prepared by Applied 

Development Research (ADR) in a report of December 2008. 

3  
 
 
Matters for consideration 

3.1 Introduction 

3.2 Economic 

Retail Assessment 

Report 
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39 The basis for the assessment of retail development opportunity is to analyse 

spending rates on food and grocery items by residents within the PSP and in a wider 

catchment, and then assess the likely share that could be captured by a supermarket 

operating from the PSP activity centre. Opportunities for other retail tenancies are 

estimated on a ratio basis. 

40 In undertaking this analysis, CPG state that their approach is based on the previous 

ADR report, and indeed the same parameters are adopted in their calculations. 

41 I have several concerns about the extent to which this analysis should be relied upon 

as a basis for planning the size of the LCC. 

Based on old data 

42 The analysis is now six years old and relies on previous work that is almost ten years 

old. Some of the calculations use spending rates from 2010 and reference other 

work undertaken by Essential Economics in 2007. A more updated analysis should 

have been conducted in the preparation of the final PSP. 

Confusion as to the role of the centre 

43 The fundamental methodology of the analysis is a calculation of supportable 

supermarket development – this then forms the basis of assessing the overall size of 

the centre.  

44 However, the inclusion of a supermarket would elevate the role of the centre to that 

of a neighbourhood activity centre rather than a local convenience centre, and this is 

not supported by the GSCACS or Clause 21.06-5 of the Scheme. 

Fails to allow for planned expansion in supermarket provision 

45 Although the analysis includes reference to permits for an expansion of the Fairley’s 

Supa IGA centre, it does not account for the planned inclusion of a second full-line 

supermarket at that site as per the most recent permits.  

46 Importantly, planning for additional supermarket provision was examined through 

Am C193, where it was concluded that expanded supermarket development should 

occur either within or near the Shepparton North activity centre. 

Catchment issues 

47 The calculations of supportable supermarket development are undertaken for a 

wider region that extends through North East Shepparton and into the Shepparton 

North growth corridor to the north-west of the PSP area (between Verney Road and 

the Goulburn Valley Highway/Numurkah Road). 

48 In my opinion this is a larger catchment than warranted for a local convenience 

centre that has a primary role in providing basic retailing to a walkable catchment, 

and includes areas that are more properly served by the Shepparton North activity 

centre.  
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49 The result is that the supportable floorspace presented in the CPG report (1,566 sqm 

including a supermarket of 1,044 sqm) is an inaccurate estimate of the likely 

supportable floorspace for the designated LCC. 

50 Revisions to the proposed UGZ1 allow for an increase in the proposed size of the 

local convenience centre from 1,600 sqm to 2,000 sqm. According to the tracked 

changes in the July 2018 version of this document, the revision was made for the 

following reason:  

The exhibited 1,600sqm figure was based on a previous retail assessment 

report. Guidance for the proposed convenience centre in the north east 

precinct is now based off the Greater Shepparton Commercial Activity 

Centres Strategy, November 2015 that recommends an area up to 2,000sqm. 

51 In my opinion this is an incorrect interpretation of the GSCACS. 

52 In the section describing the network of activity centres serving residents in Greater 

Shepparton, the GSCACS provides the following description of the role of local 

centres/town centres:  

The City of Greater Shepparton is served by a network of small local centres 

(in urban Shepparton or township centres (in regional areas) that provide for 

the basic daily shopping requirements of the local communities which they 

serve.  

These facilities are in a number of formats, ranging from a single 

convenience store, to collections of 4-5 shops supported by a general store or 

mini-mart. In some cases, the role of the local convenience centre or facility is 

undertaken by a 24-hour convenience store associated with petrol filling 

stations. 

53 According to GSCACS Table 2.1 (p24), there are 29 of these local centres/town 

centres within the Greater Shepparton municipality, with total retail floorspace of 

6,980 sqm as specified in Table 2.2 (ie just 3% of total retail provision). This means 

that local centres have an average retail provision of 240 sqm each. 

54 In the section setting out the strategy recommendations, Action 6.2 is as follows: 

Support the creation of new local activity centres at the Shepparton North-

East and South-East growth areas to meet the basic convenience needs of 

new residents. Allow for approximately 0.8 hectares of land in the 

Commercial 1 Zone at each location in order to accommodate centres with a 

total floorspace in the order of 2,000m2 to 3,000m2 (including all retail and 

non-retail components). Recognise the role of other existing centres in 

meeting additional demand generated by population growth in these 

locations. 

55 Importantly, this recommendation specifies that the aggregate of retail and non-

retail development within the local activity centres is to be in the range 2,000 sqm to 

3,000 sqm. In the case of the revised UGZ1, the 2,000 sqm figure has been adopted 

as the figure to apply to the as-of-right shop component of the LCC, but this is not 

the intention of this recommendation. 

3.3 GSCACS and 

increase in as-of-

right shop limit 
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56 Indeed, when I attempt to scale off the concept plan presented in Figure 1 of the 

revised PSP, it appears that the community centre is around 1,000 sqm in size, not 

including the outdoor play space. 

57 Accounting for this non-retail floorspace, the GSCACS could be interpreted as 

providing support for only around 1,000 sqm of shop floorspace at the LCC, with the 

additional 1,000 sqm non-retail uses providing an aggregate of 2,000 sqm.  

58 The other relevant aspect of GSCACS is the recommendation that local centres be 

planned for a total site area of approximately 0.8 ha to enable the proposed uses. 

From my analysis of the concept plan included in the revised PSP, scaled off against 

the PSP area and surrounding lots, I calculate that the total size of the LCC would be 

in the order of 1.4 hectares (ie 125 metres x 115 metres). 

59 This is substantially larger than the size of a local centre described in the GSCACS. 

 

60 In summary, the proposed increase in the size of the LCC is not substantiated by the 

GSCACS; indeed, the size of the centre in terms of both shop floorspace and 

geographic size is larger than is supported by strategic policy adopted by Greater 

Shepparton. 

Figure 3—LCC area 

analysis 

Source: PSP, Figure 1 
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61 I have reviewed all of the PSPs that have been completed across metropolitan 

Melbourne and in regional Victoria (including all gazetted PSPs and some that have 

been heard at Panel but not yet gazetted), and collected information on the as-of-

right shop floorspace that has been applied. Where no amount is specified in the 

schedule, I have used the recommended shop/retail component contained in the 

PSP. 

62 My review has identified a total of 59 PSPs where the LCC or a similar designation 

has been applied, including examples in Baw Baw, Cardinia, Casey, Greater 

Geelong, Hume, Latrobe, Melton, Whittlesea and Wyndham. 

63 With only one exception, these existing PSPs apply a floorspace limit of 1,500 sqm or 

less to LCCs. 

64 The only exception is the Lancefield Road PSP (Hume – yet to be approved), where 

a figure of 2,000 sqm has been applied for a proposed local centre on Melbourne-

Lancefield Road.  

65 I note that there is a recent example at Pakenham East in which a LCC has been 

planned for a size of 4,100 sqm. However, I have given evidence to the Panel hearing 

in that instance that the centre should properly be designated as a local town centre 

(‘LTC’) instead of an LCC. The Panel report has not yet been released. 

66 The distribution of LCC by centre size is shown in Table 1 below, highlighting that 

more than 70% of planned LCCs are intended to be 1,000 sqm or less, with an 

average of 944 sqm. 

LCC size (as-of-right shop sqm) No. of LCC centres % distribution 

2,000 1 2% 

1,500 16 27% 

1,000 18 31% 

600 2 3% 

500 20 34% 

240 2 3% 

Average = 944 sqm 59 100% 

67 My conclusion is that the proposed 2,000 sqm allowance for the centre within the 

Shepparton North East PSP is unusually high for an LCC. I note that the 

Donnybrook-Woodstock PSP includes an example of a centre of the same size 

(2,000 sqm) that has been given the role of a Local Town Centre rather than an LCC. 

3.4 PSP planning 

for local 

convenience 

centres 

Table 1—LCC 
planned size (all 

PSPs) 

Source: Deep End 

Services; VPA 
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68 I have conducted my own analysis of the potential retail floorspace that should be 

supported at the planned LCC given its intended role as a location for basic 

convenience shopping 

69 My analysis is set out in the following steps.  

1. The proposed 1,500 lots within the PSP will contain a population that might peak 

at around 4,500 residents with an average household size of 3 persons per 

dwelling. 

2.  The LCC will also serve as a local centre for people living in the immediate 

environs, as shown in the catchment displayed in Figure 4. This surrounding area 

contains an estimated 577 dwellings including a mix of standard dwellings and 

rural residential lots. The total population in this area (ie within the catchment but 

outside the PSP) is estimated at 1,630 people. 

3. The capacity population within the identified catchment is therefore 6,130 

people (4,500 within the PSP + 1,630 people beyond the PSP). 

4. The population within the catchment will generate demand for a total of around 

14,100 sqm of retail floorspace, based on the typical average provision rate of 2.3 

sqm per person. 

5. Most of this demand would be associated with weekly grocery shopping (ie at 

full-line supermarkets), clothes shopping, purchases of household goods, 

electronic equipment, furniture and other retailing that is invariably provided at 

higher-order shopping centres. Only a share would be associated with local 

convenience retailing. 

6. According to Essential Economics floorspace surveys, only 3% of total floorspace 

within Greater Shepparton is present in local centres. This provides an indication 

of the share of total retail demand that is directed to local convenience retail 

centres. 

7. Applying this figure (3%), the total demand for local convenience shopping by 

residents in the defined catchment would be around 420 sqm (ie 14,100 sqm x 

3%). 

8. Even allowing for this to be doubled (representing, for example, opportunities to 

capture local convenience purchases from passing traffic, or a higher rate of 

catchment at the local centre level), the retail opportunity would only be around 

850 sqm. 

9. The proposed 2,000 sqm of retail floorspace at the LCC represents more than 

14% of total retail floorspace demand generated by catchment residents and is 

more in line with a small neighbourhood retail role rather than the planned 

convenience role envisaged for the centre. 

70 This analysis supports my conclusion that the Shepparton North East LCC should be 

planned for a size of no more than 1,000 sqm, rather than the 2,000 sqm 

encouraged by the proposed UGZ1.  

3.5 Supportable 

retail 

development 
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Figure 4—
Indicative 

catchment map 

Source: Deep End 

Services 
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71 My conclusions can be summarised as follows: 

1. It is appropriate to plan for an LCC within the PSP, and I support the designation 

of the centre as a ‘local centre’ in the Greater Shepparton Commercial Activity 

Centre Strategy (2015) that is intended to meet local needs only (refer PSP July 

2018, p19).  

2. The economic analysis used to support the 1,600 sqm as-of-right shop ‘soft cap’ 

for the planned LCC should not be relied upon as it is out of date and does not 

adequately recognise the identified need for additional supermarket floorspace 

to be provided at Shepparton North. 

3. The revision in the UGZ1 to enable as-of-right development within the LCC to 

2,000 sqm is flawed as it seeks to apply an amount of floorspace that is intended 

to include both retail (of which shop is a component) and non-retail uses. 

4. A review of completed PSPs throughout Victoria shows that LCCs are almost 

invariably planned to contain 1,500 sqm or less of shop floorspace as-of-right. In 

fact, more than 70% of approved PSPs apply a figure of 1,000 sqm or less as the 

as-of-right shop provision for LCCs. 

5. My independent analysis shows that the demand for local convenience retailing 

generated by residents within the catchment likely to be served by the planned 

LCC would be significantly less than 2,000 sqm, and more likely in the range 

500 sqm to 1,000 sqm. 

6. In my opinion an appropriate ‘soft cap’ for shop development within the planned 

LCC should be 1,000 sqm given the role of the centre and its location on the 

edge of a regional city. This would enable the designated Shepparton North 

activity centre to properly fulfil its intended role as the focus for supermarket-

based weekly shopping. 

4  
 
 
Conclusions 
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72 In arriving at my conclusion, I have made all the inquiries that I believe are desirable 

and appropriate and no matters of significance which I regard as relevant have, to 

my knowledge, been withheld from the Panel. 

 
Matthew Lee 

Principal, Deep End Services 

13 August 2018 
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Appendix A Curriculum vitae for Matthew Lee 

 

Principal, Deep End Services Pty Ltd 

April 2012 - current 

Director, Essential Economics Pty Ltd 

March 2011 - March 2012 

Senior Associate, Essential Economics Pty Ltd 

January 2004 - March 2011 

Senior Economist, Essential Economics Pty Ltd 

September 1997 - January 2004 

Economist, Henshall Hansen Associates 

May 1995 - September 1997 

Bachelor of Commerce (Economics) 

University of Melbourne (1994) 

Extensive experience in urban and regional economic assessment, industry sector 

analysis and property market evaluation throughout Australia.  Range of experience 

includes: 

• Market assessments for retail, commercial, industrial and residential property 

development 

• Demand assessments for a wide range of allied uses including childcare centres and 

retirement villages 

• Economic impact assessments to accompany planning applications 

• Expert witness representation 

• Retail studies and demand evaluation 

• Economic input to master plans, structure plans 

• Economic analysis for growth area planning and structure plan preparation 

• Local and regional economic effects for environmental impact assessments 

• Economic assessments for major infrastructure projects. 

Current  

Position: 

Previous 

Positions: 

Academic 

Qualifications: 

Skills /  

Attributes: 
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Principal, Deep End Services (April 2012 - current) 

Matthew joined Deep End Services in April 2012 to assist clients with a common 

requirement - the need to quantify the effects of the location of their business or 

property on sales, profitability, growth and income.  “DEEP” represents three core 

service areas: 

• Demand Evaluation 

• Economics 

• Planning 

Within each of these three areas, Deep End Services provides consulting advice to 

retailers, property owners, property developers and others such as financial 

institutions, infrastructure providers and industry associations.  The products offered 

include: 

• Store network planning and sales forecasting 

• Acquisition due diligence 

• Feasibility analysis  

• Economic impact assessment 

Deep End’s property clients include: 

• Amcor, AMP, Australand, Brookfield Multiplex, Cbus Property, Charter Hall 

Retail REIT, Federation Centres, Harvey Norman, Home Consortium, ISPT, Lend 

Lease, MAB Corporation, Macquarie Bank, Mirvac, Orica, Ouson Group, 

Pellicano, Places Victoria, Stockland, Walker Corporation and Westfield 

Deep End’s retail clients include: 

• ALDI, About Life, Anaconda, Baby Bunting, Beacon Lighting, City Farmers, Clark 

Rubber, Coles, Costco, Harris Scarfe, Masters, Noni B Group, Pacific Brands, Pet 

Barn, Quick Service Restaurant Holdings, Spotlight, The Good Guys, Trade 

Secret, Urban Purveyor and Woolworths 

Deep End’s other clients include: 

• ANZ, Crescendo Partners, InterContinental Hotels Group, KPMG, Large Format 

Retail Association, Medibank Private, Melbourne Racing Club, Newcastle 

Permanent Building Society and Reading Entertainment 

Professional 

Experience 
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Essential Economics (September 1997 - March 2012) 

Matt was employed with Essential Economics from its formation in 1997 until March 

2012, where he held senior management roles.  During that time, he undertook a 

wide range of projects across all property types, but with a strong focus on the retail 

sector. 

Matt’s project experience includes: 

• site feasibility analysis and development evaluation 

• market demand analysis 

• economic impact studies 

• market research 

• highest and best use analysis 

• input to masterplans and other planning-related studies 

• economic impact assessments for major infrastructure projects and 

environmental impact assessments 

• policy advice for state and local governments. 

Private sector clients have included property developers and owners such as MAB, 

Mirvac, Stockland and AMP; and retailers such as Costco, Bunnings and ALDI. 

Matt’s policy work has been undertaken for a wide range of clients in local 

government and state government agencies and government authorities.  Examples 

include the Department of Planning and Community Development (VIC), 

Department of Business and Innovation (VIC), Growth Areas Authority (VIC), 

Department of Planning and Local Government (SA), VicRoads and Places Victoria.  

Project experience has included: 

• activity centre strategies 

• input to growth area structure plans 

• input to urban framework plans, masterplans, etc 

• economic development strategies 

• tourism studies 

• economic profiles. 

 

 


