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Map 1.2: 227 (Lot 357) Morrison Road, Midvale
Site location












Section 1: Site location and proposed development

City of Swan Local Planning Scheme No. 17 (LPS 17)

The aims of the City of Swan LPS 17 (amended April 2019, and which should be read with the Local Planning

Strategy for the City), as stated under Section 1.6 Aims of the Scheme, are to, amongst others:

“Provide for safe, convenient, attractive and viable commercial centres, which serve the needs of
the community and are accessible to pedestrians, cyclists and public transport users as well as
motorists.”

“Encourage development that will strengthen the economic base of the District and provide

convenient and efficiently located employment for the community.”

“Ensure coordinated and efficient use and development of land within the District, and to avoid ad
hoc development that would result in land use conflicts, excessive travel and/or transport demand

or adverse impacts on the environment.”

Under the City of Swan LPS 17, the subject site is zoned “Residential Development”, the objectives of which
(Section 4.2.8) are to:

(a) provide for the coordinated development of future residential areas through the application of a
comprehensive plan to guide subdivision and development to be known as a “Structure Plan’;

(b) provide for predominantly residential development, but including also a range of compatible
services, consistent with the needs of an integrated neighbourhood, and planned so as to
minimise adverse impacts on amenity;

(c) avoid the development of land for any purposes or at a time when it is likely to compromise
development elsewhere in the district or prejudice the future development of land in the
Residential Development zone for more appropriate purposes;

(d) take account of the need to protect the amenity and on-going use of adjacent property owners

as well as to provide for the needs of future residents.

City of Swan Local Commercial and Activity Centres Strategy

The City of Swan Local Commercial and Activity Centres Strategy, (adopted September 2017), which was
completed by Essential Economics, outlines the roles and functions of existing activity centres within the
municipality, and also guides the planning of future activity centres.

The Strategy provides the following commentary for the proposed action for the Midvale Neighbourhood Centre
Investigation Area:

“Midvale Neighbourhood Centre Investigation Area: At present, this part of Midvale and the
adjoining Swan View Local Planning Area (which includes the suburbs of Stratton Park, Swan View
and Jane Brook) are not currently well served by full-line supermarket facilities or attractive, well-

designed neighbourhood centres.
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Section 1: Site location and proposed development

Shire of Mundaring Local Commercial Strategy

The Shire of Mundaring Local Commercial Strategy (Mundaring Strategy) was prepared by Essential Economics
and finalised in February 2018. The Mundaring Strategy states that it “comprises a detailed assessment of the
demand and supply for retail, commercial and industrial development in the municipality, and presents

recommendations to guide the future development of activity centres and commercial areas.”

The Mundaring Strategy outlines the current provision of activity centres in the municipality and outlines how the
provision of retail floorspace should increase to meet the needs of the local community. It details that the
“Midland Strategic Metropolitan Centre (SMC) has a significant influence on the shopping patterns of residents in
the Shire of Mundaring.” It highlights that 69% of the total retail spending of residents within the Shire of
Mundaring is directed to facilities outside the municipality, including 93% of the non-food spending of residents. It
states that future population growth will drive demand for expansion of activity centres in the area, and further

states that activity centres are critical to retaining local employment opportunities.

Implications for the MNAC site

In summary, these planning documents and strategies are designed to guide development throughout Perth as
well as within the City of Swan. The key takeout is that commercial developments need to be well located and
integrated, and RSAs need to be undertaken to assess if there will be any loss of service from proposed
developments. The relevant strategies for the City of Swan indicate that the Midvale area and the adjoining Swan
View Local Planning area are currently not well-served by full-line supermarket facilities or attractive, well-
designed neighbourhood centres. The neighbouring Stratton Park neighbourhood centre which currently serves
this area, is unlikely to attract sufficient investment to provide full-range neighbourhood shopping facilities and
‘potential exists for an improved provision of retail facilities for the Midvale/Swan view community,

notwithstanding negative trading impacts on Stratton Park’.
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Section 1: Site location and proposed development

1.3 Proposed centre composition

Figure 1.4 following illustrates the proposed layout of the MNAC, with Table 1.1 summarising the proposed
composition. The centre is proposed to total approximately 6,271 sq.m of floorspace, anchored by a 3,650 sq.m
supermarket, together with a 195 sq.m liquor store (shown on the plans within the supermarket tenancy) and an
additional 1,192 sq.m of specialty shop space, a medical centre, a gymnasium, a service station and a fast food

restaurant.

The anticipated tenancy mix for the MNAC is expected to be comparable to the typical mix at similar sized
supermarket-based centres throughout Australia. Based on the provisions at comparable centres, we consider
that the retail specialty space could incorporate a food retail tenant (such as a bakery or a butcher); several food
catering outlets, i.e. cafés/take-away food stores; a pharmacy; a hairdresser; and a beauty salon, while some

non-retail stores would also be suitable such as a real estate agent and a bank branch/financial outlet.

Table 1.1

Midvale NAC - Proposed composition

GLA % of
Category (sq.m) Retail
Uses
Supermarket (excluding area for liquor) 3,650 72.5%
Speciality shops (including liquor store) 1,387 27.5%
Total centre - supermarket and specialties (shop) 5,037 100.0%
Non-retail/pad sites
Medical (first floor) 447
Gymnasium (first floor) 467
Service station 120
Fast food restaurant 200
Total commercial/pad sites 1,234
Total property 6,271

Source: Saracen Properties; MacroPlan

The proponents may consider an updated plan for the proposed MNAC in the future, which is included as
Appendix 1 in this report. As shown the plans are very similar to the current plans for the proposed centre with
the overall floorspace of the centre reduced by 100 sq.m, small size variations of some tenancies and changes to

the planned pad sites.
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Figure 1.1
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Section 2: Trade area analysis

This section of the report details the trade area that is likely to be served by the proposed Midvale
Neighbourhood Activity Centre (MNAC), including the population and spending levels within the trade area and

the socio-demographic profile of trade area residents.

21 Trade area definition

The extent of a trade area or catchment for any centre is shaped by a number of important factors, which are

described as follows:

i. The relative attraction of the centre in question as compared with alternative retail facilities. The factors that
determine the strength and attraction of any shopping or activity centre are primarily the scale and
composition of the centre, in particular the major trader (or traders) that are included within it; the layout,

ambience and presentation of the centre; and car parking, including access and ease of use.

ii. While the strength and appeal of a centre directly impacts on the breadth of customer draw, the proximity and
attraction of competitive retail centres impact on a centre’s ability to extend its trade area. Thus, the locations,
compositions, quality and scale of competitive retail facilities all serve to define the extent of the trade area

which the centre in question is effectively able to serve.

iii. The available road network and public transport service and how they operate to effect ease of use and

access to the centre in question are also important factors impacting on its relative attractiveness.

iv. Significant physical barriers which are difficult to negotiate or which take considerable time to cross can often

act to delineate the boundaries of the trade areas that are able to be served by specific centres.

Taking the above into account, the main trade area that is expected to be served by the proposed centre is

influenced in particular by the following:

e The major road connectivity surrounding the site, including Morrison Road and the Roe and Great Eastern
Highways. The location of the site on Morrison Road ensures that a future NAC would be conveniently

located, particularly for residents to the east, many of whom would travel past the site regularly.

e The nature and role of the proposed centre, which is proposed to include a full-line supermarket anchor and a
range of supporting specialty shops, catering predominantly for the food and convenience needs of
surrounding residents. The inclusion of a full-line supermarket would particularly allow the proposed NAC to

serve a reasonable catchment of the surrounding residents;
e The pattern of urban development in the surrounding locality; and

e The locations of surrounding competitive facilities, particularly Midland Gate to the west, and Swan View

Shopping Centre to the east.
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Section 2: Trade area analysis

The considerations used in defining the trade area are considered more detailed and in-depth than the future
indicative trade area population guide referred to in SPP 4.2 (Table 3). The trade area defined for MNAC is

considered a true reflection of the area which the proposed retail centre at Midvale will likely serve.

The main trade area expected to be served by the MNAC has been defined to include a primary sector and two
secondary sectors (remaining unchanged from previous assessments), as illustrated on the attached Map 2.1

and described as follows:

e The primary sector is bounded by Toodyay Road and Talbot Road to the north; Myles Road and Weld Road
to the east; the Great Eastern Highway to the south; and the Roe Highway to the west.

e The secondary east sector includes the residential areas to the immediate west of the John Forrest National
Park, located between Toodyay Road to the north and the Great Eastern Highway to the south.

e The secondary west sector encompasses an area to the west of Roe Highway, the residents of which have

direct access to the proposed site via Morrison Road, but are also located close to Midland Gate.

The potential trade area for the Midvale NAC incorporates Perth’s outer eastern suburbs within the City of Swan
and the Shire of Mundaring, and is limited by the role, function and attraction of Midland Gate to the west. The
proposed Midvale NAC would be able to effectively serve surrounding residents for their food, grocery and
convenience shopping needs, reflecting its convenient location for local residents, particularly from the primary
trade area. Residents within the secondary sectors can also easily access the site via Morrison Road.

The main vehicular access to the proposed MNAC will be from Morrison Road, which is a main east-west arterial
linking to Midvale to the west; while Farrall Road provides connectivity for residents from the northern parts of the
trade area. Traffic data from WA Main Roads shows that both Morrison Road and Farrall Road are widely used,
particularly around their connections with the Roe Highway and the Great Eastern Highway respectively. Public
bus transport is also available along Morrison Road, which would be able to be used by future patrons of the

centre.

The trade area is considered appropriate as the MNAC would provide only the second full-line supermarket in the
local area, the existing full-line supermarket being the Coles at Swan View SC. The trade area encompasses
residents who would be able to easily access the MNAC for their daily/weekly shopping needs. Residents in the
primary sector could easily access the site, and the proposed neighbourhood centre would be one of the most
convenient centres for these residents. Residents in the secondary east sector can also easily access the site,
though have an alternative full-line supermarket option at Swan View SC. These residents are defined as part of
a secondary sector as they have the clear opportunity to visit the centre regularly, though would also likely to visit
Swan View SC for their major supermarket shopping needs. Residents within the secondary west sector can
easily access the subject site via Morrison Road, though can also easily access the range of supermarkets at

Midland for their daily/weekly shopping needs.

Deep End Services completed an Economic Expert Report in August 2017, which reviewed the previous

RSA for the proposed development (Deep End Services report). It is noted that the Deep End Services report

reviewed the extent of the trade area and formed the view that the “frade area adopted was satisfactory.”
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Map 2.1: Midvale Neighbourhood Centre
Trade area and competition

Map 2.1: Midvale NAC



Section 2: Trade area analysis

2.2 Trade area population

The sub-section details the existing and projected population levels within the defined Midvale NAC main trade

area, with the information collected from a range of sources, including the following:
e Australian Bureau of Statistics (ABS) Census of Population and Housing (2016);
e ABS Dwellings Approvals and Estimated Residential Population Data (2017-2018);

e Population projections prepared by the Department of Planning, Lands and Heritage (Western Australia
Tomorrow No 11 - Dec 2018);

e Population projections prepared by .id for the City of Swan (updated in May 2019). In particular, id projects
that the population of Swan View, which covers the northern parts of the primary and secondary east sectors
is to increase from 9,912 at 2016 to 14,159 at 2031 an increase of 4,247 residents; and

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

Within the MNAC trade area there are several residential developments that are driving population growth,

including the following:

e The Movida Estate by Peet is a major residential development in the primary sector located immediately to
the north of the MNAC. Development of the estate began in 2016 and it has a capacity for around 1,000-
1,100 dwellings at completion. There were approximately 160 dwellings occupied as of mid-2019 with a
further 40-50 lots under construction. Currently there are approximately 300 titled lots which are expected to
be developed in the short term, with 230 lots already settled. It is assumed for the purposes of this report that
the estate will be completed by 2031.

e Stages 1 and 2 of the Balfour Road Housing Project is planned to comprise 54 dwellings and has received

development approval. Construction is to begin in 2021.

e Highland Range by LandCorp is a new residential development in Janebrook, to the north-east of the MNAC.

Construction of the estate has commenced, with 140 dwellings expected upon completion.

Table 2.1 details the existing and projected population levels within the defined Midvale NAC main trade area and
also shows the population growth by the number of new residents per annum and percentage growth of new
residents in the trade area. The 2019 population is estimated at 20,430 residents, including 7,320 residents in
the primary sector. Greenfield residential development will drive future population growth in the catchment, with
the population of the MNAC main trade area projected to increase by an average of 1.4% per annum over the
forecast period, reaching 24,120 residents at 2031. The primary sector is expected to accommodate the majority
of this growth and is projected to contain 10,170 residents at 2031, reflecting average annual growth of 2.8% over
the forecast period, largely driven by the Peet Movida development. At 2022, the assumed opening date of

proposed retail centre at Midvale, the population of the trade area is estimated at 21,270.

In more detail, the trade area is based on Statistical Area Level 1 (SA1), which are geographical areas defined by
the ABS, and generally designed as the smallest unit for the release of census data. The trade area does not fit
exactly with SA1s due to a number of reasons, with a detailed explanation provided in Appendix 2. The 2016

population estimates are sourced directed from the ABS Census, though with some adjustments made as noted
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Section 2: Trade area analysis

above. The 2019 population figures are then estimated based on the range of sources as noted previously,
though particularly using detailed Nearmap images and counting the number of houses that were developed over
the previous 3 years, as provided in Appendix 2. Future population levels are then estimated based on the

expected rate of development in the range of residential estates in the area, as discussed previously.

Table 2.1

Midvale NAC trade area population, 2011-2031*

Estimated population Forecast population

Trade area sector 2011 2016 2019 2021 2022 2026 2031
Primary 7,030 6,750 7,320 7,720 7,950 8,870 10,170
Secondary sectors

* East 10,880 10,920 11,100 11,220 11,280 11,520 11,820
» West 1,980 1,980 2,010 2,030 2,040 2,080 2,130
Total secondary 12,860 12,900 13,110 13,250 13,320 13,600 13,950
Main trade area 19,890 19,650 20,430 20,970 21,270 22,470 24,120

Average annual growth (no.)

Trade area sector 2011-16 2016-19 2019-21 2021-22 2022-26 2026-31
Primary -56 190 200 230 230 260
Secondary sectors

* East 60 60 60 60 60
* West 0 10 10 10 10 10
Total secondary 8 70 70 70 70 70
Main trade area -48 260 270 300 300 330

Average annual growth (%)

Trade area sector 2011-16 2016-19 2019-21 2021-22 2022-26 2026-31
Primary -0.8% 2.7% 2.7% 3.0% 2.8% 2.8%
Secondary sectors

* East 0.1% 0.5% 0.5% 0.5% 0.5% 0.5%
* West 0.0% 0.5% 0.5% 0.5% 0.5% 0.5%
Total secondary 0.1% 0.5% 0.5% 0.5% 0.5% 0.5%
Main trade area -0.2% 1.3% 1.3% 1.4% 1.4% 1.4%

*As at June

Source: ABS Census 2016; Western Australian Planning Commission, WA Tomorrow 2018; Forecast.id; MacroPlan

Further detail of recent dwelling approvals is provided in the following Chart 2.1, as sourced from the ABS. The
data shows that new dwelling approvals increased substantially in 2018 with almost 120 approvals, mostly due to

an increase in approvals in the primary sector (112 house approvals in 2018).
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Section 2: Trade area analysis

Chart 2.1

Midvale NAC - Main trade area new dwelling approvals, 2014-2018*
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Source: ABS cat. no. 8731.0; MacroPlan

Household size

From 2011 to 2016, the ageing of the trade area population resulted in a slight reduction in the average
household size in the area, driving down the population growth rate. This trend has since stopped as the area
undergoes a renewal phase driven by the development of a number of residential estates, which attract young
families with an above average household size. The company id, who state that they are ‘a team of demographic
and spatial consultants, population forecasters, urban economists, industry sector experts, IT and data
management specialists’, undergo detailed demographic and population studies for many councils across
Australia. Table 2.2 detail the projected average household size for the areas of Midland and Swan View, which
cover most of the trade area, undertaken by id. The data shows that the average household size will remain
relatively constant over the forecast period.

Table 2.2

Midvale NAC trade area - average household size

Area 2016 2021 2026 2031
Midland 2.23 2.28 2.26 2.23
Swan View 2.69 2.72 2.75 2.72

Source: id
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Section 2: Trade area analysis

2.3 Trade area population profile

Table 2.3 and Chart 2.2 detail the socio-demographic profile of the Midvale NAC main trade area population
based on the 2016 Census of Population and Housing. From a retail expenditure perspective, whilst income is
the primary driver of total retail spend, indicators defining lifecycle stage and socio-economic positioning,
including age, wealth and dwelling preference, all influence the scope and quantum of retail expenditure available

to a store.

The following summarises the key socio-demographic metrics:

e The average income levels in the main trade area are below the respective Perth metropolitan averages for
both per capita incomes and household incomes.

e Within the main trade area, the secondary east sector has the highest income per capita and household

incomes, while the secondary west sector has the lowest.

e The main trade area has a marginally older age profile (average age is 38.4) compared with the wider Perth
metropolitan average of 37.4, driven by a higher than average proportion of residents aged 60 years and

older. The primary sector has a younger age profile reflecting the high number of young families in the area.

e Household sizes in the primary and secondary east sectors are comparable with the Perth metropolitan

average, while are smaller than average in the secondary west sector.

e Home ownership in the main trade area, at 76.4% of the total, is higher than the Perth Metropolitan average
of 71.7%, driven largely by the proportion of homeowners with a mortgage.

e The main trade area population has a significantly lower representation of overseas born residents at 25.4%

of the total population, compared with the Perth metropolitan average of 38.6%.

e The main trade area has a below average proportion of couple families with dependent children, at 40%,
compared with the Perth metropolitan average of 47%, as well as an above average proportion of one parent

with dependent children families.

The Midvale NAC main trade area is undergoing a renewal phase, which is countering the ageing of the
population over recent years. In the short to medium term some of the population will move into retirement and
aged care facilities freeing up housing, which in addition to the increase in housing supply from new residential
developments will attract more young traditional families to the area. The population of this outer metropolitan
region, with below average incomes and high proportion of Australia born residents, are likely to associate

strongly with nearby shopping facilities and are likely to regularly shop at their local supermarket.
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