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KEY FINDINGS

BACKGROUND
The Department of Communities is undertaking 

planning for a significant infill development in the 

suburb of Beaconsfield.

Given the scale of future development and the desire to 

achieve residential density outcomes within the site, 

the Department of Communities engaged Urbis to 

explore the viability of expanding retail amenities within 

the north-eastern corner of the Davis Park Structure 

Plan area.

LIMITED RETAIL PROVISION
The current retail composition of the suburb is primarily 

made up of small independent grocers and specialty 

stores within small and fragmented local centres. 

These centres however have not seen substantial 

expansions or redevelopments over the past 15 years 

despite notable population growth during this period. 

This suggests that there is a gap in retail provision and 

amenities within the local area. 

There is a particular gap in full-line supermarket 

offerings, with residents required to travel more than 

five minutes by car to access daily and weekly 

shopping needs.

SUPERMARKET FLOORSPACE PROVISION, TRADE AREA
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SUPERMARKET LEAKAGE PATTERNSSIGNIFICANT & GROWING SPENDING LEAKAGE
This assessment found that there was a relatively 

balanced provision of supermarket options more than 15 

years ago within the trade area however population and 

income growth over subsequent years has not translated 

into commensurate retail development. 

Within the trade area, the level of spending ‘leakage’ –

that is, expenditure not captured by stores within the 

trade area – is forecast to increase to approximately 

$140 million.

This level of leakage has negative impacts on the 

desirability of an area, local employment opportunities 

and transport infrastructure.

IMPORTANT ANCHOR ROLE OF FULL-LINE 
SUPERMARKET
Despite increased leakage, a number of factors – such 

as the deregulation of shopping hours, expansion of 

discount supermarkets, supply chain cost inflation, more 

price sensitive consumers, convenience petrol stations 

and growth in online grocery shopping – are affecting 

local centre viability. 

This study therefore explored the ability to support the 

expansion and sustainably of the Fifth Avenue actiivity

centre through the development of a full-line 

supermarket anchored mixed use development within 

the Davis Park Structure Plan area.
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RECOMMENDED CENTRE EXPANSION FLOORSPACE
SUPPORTABLE EXPANSION
The supportable additional floorspace within the 

subject site is estimated to be 4,600sqm as of 2022. A 

small format full-line supermarket with complementary 

specialty and food dining retail is considered the 

preferred option given the existing retail context. 

The impact of the proposed development is expected 

to be overall positive, with trading conditions increasing 

and the co-location of a full-line supermarket expanding 

the catchment of the existing centre. In particular, the 

centre is expected to 

• Reduce need for travel – reducing travel costs, 

congestion and vehicle emissions;

• Improve employment opportunities – especially 

for low skilled, young residents and part-time 

workers;

• Increase consumer choice – for food retailing 

especially; and

• Increase viability for density – through enhanced 

retail amenities and desirability.

The estimated trading impacts in the trade area are not 

expected to threaten the ongoing viability of existing 

centres which will still have ample capacity to achieve 

growing sales volumes, reflecting the large and 

growing population base in the trade area. 

Urbis estimated that the total impact of the centre on 

other competing centres in 2023 is approximately 

$49.7m. However, from 2018 to 2023, expenditure and 

population growth is likely to add $100m of turnover to 

activity centres in the area (excluding the subject 

centre). The positive employment, amenity and social 

impacts are considered significant enough to warrant 

the expansion. 

Tenancy Type GLA (sqm)

Supermarket 2,800

Food Specialty 500

Non-food Specialty 500

Take-away Restaurants 500

Other retail 300

Total 4,600

ESTIMATED RETAIL TRADING IMPACTS

Activity Centre
Turnover Growth 

(2018-23)
Turnover Impact (2023)

South Fremantle Marketplace +6.7% -7.9%

Beaconsfield Plaza +8.0% -5.3%

Hilton Park +7.6% -5.6%

Scaravaci’s IGA +12.5% -5.3%

Fremantle CBD +13.0% -2.2%

Hamilton Hill +10.6% -5.7%

Stamme’s Shopping Centre +8.0% -6.6%

Phoenix Park +9.9% -4.5%

Woolworths Willagee +10.7% -6.0%

Kardinya Park +7.4% -7.8%

Total +10.7% -4.3%



INTRODUCTION



INTRODUCTION

STUDY PURPOSE
Urbis was engaged to explore the opportunities for an expansion of 

the Fifth Avenue actiivity centre located on the corner of Fifth Avenue 

and South Street as part of structure planning for Davis Park. This 

task affords focus to understanding:

• The current and future residential and population context of the 

area;

• The merit and constraints of the subject site to accommodate 

additional retail floorspace and ancillary uses, in particular an 

anchor full-line supermarket offering;

• The potential additional retail floorspace that could be supported 

and the likely timing, mix and scale; and

• The potential impacts of an expansion of this centre.

STUDY STRUCTURE
This study is comprised of the following sections.

• Site Location & Regional Context – assessment of site 

attributes, local competitive context, population trends and retail 

amenities supply.

• Trade Area Attributes – assessment of primary and secondary 

catchments population and expenditure characteristics.

• Retail Potential – assessment of the potential supportable level 

of retail floorspace within the subject centre.

• Community Benefits Assessment – assessment of the potential 

benefits to the local economy and the existing centre, as well as 

estimation of the potential impacts on existing centres within the 

trade area and beyond.



SITE LOCATION AND 
REGIONAL CONTEXT



KEY INSIGHTS LOCATION OF DAVIS PARK REDEVELOPMENT SITE & EXISTING CENTRE

STUDY AREA

• Beaconsfield is a suburb located in the City of 

Fremantle, bordered to the north by White Gum 

Valley, to the west by South Fremantle, to the east 

by Hilton, and to the south by Hamilton Hill.

• The Department of Communities is currently 

progressing planning for the redevelopment of the 

10-hectare Davis Park Site in Beaconsfield (an area 

bounded by South Street to the north, Lefroy Street 

to the south, and Bruce Lee Oval to the west). A 

broader redevelopment is also planned for Bruce 

Lee Oval and the TAFE site.

• The existing centre located to the north-east of the 

redevelopment site is currently a fragmented local 

centre with several convenience food offerings.



KEY INSIGHTS DAVIS PARK STRUCTURE PLAN AREA

BEACONSFIELD REDEVELOPMENT

• The Davis Park Structure Plan area is set to deliver 

integrated and diverse housing options, providing 

opportunities for families, downsizers, first home-

buyers and elderly residents.

• The redevelopment is set to involve the construction 

of 700 to 1,000 dwellings, public open space and 

improved and expanded amenities to support higher 

density development.

• Through the development of a business case for the 

redevelopment, it was recognised that the delivery 

of medium density dwellings would require 

improvements to the amenities and services in the 

area.

• The Department of Communities therefore identified 

the need to explore the viability of including 

convenience focussed retail provision within their 

redevelopment. A site fronting South Street, 

adjacent to the existing centre, was identified as 

having potential to accommodate expanded 

amenities given exposure to South Street and 

potential trip-linking (or flow-on) benefits for the 

existing centre.



KEY INSIGHTS PLANNED DEVELOPMENT IN BEACONSFIELD 

INFILL DEVELOPMENT AREAS

• Surrounding the study area are numerous planned 

and existing infill developments. The key 

developments are summarised below.

- The Knutsford and Swanborne Street precincts 

are former light industrial areas that are currently 

being developed into houses and medium density 

dwellings. 

- The former Kim Beazley School site development 

in White Gum Valley is currently being developed 

into medium and high density dwellings.

- In the suburb of Beaconsfield, the Lefroy Road 

Quarry Site is a former quarry that is currently 

planned for redevelopment into a residential area. 

However it is likely that this site will not develop in 

the short to medium term due to contamination 

and development cost constraints.

- There are two small developments to the south of 

the subject site, the Clontarf Road site, which is a 

former manufacturing facility, and the Mather 

Road site, which is currently a residential area.

- The Cockburn Coast redevelopment area is 

projected to be home to 10,000 residents, with the 

first stages of redevelopment being led by 

LandCorp’s Shoreline development.

• In terms of high density developments, the CSIDE 

development in Beaconsfield is set to yield 37 

dwellings, and is currently in the presales stage. 

There are also several more high density 

developments in Fremantle.

• There is also the potential for residential 

development at the existing TAFE campus and the 

partial development of Bruce Lee Oval, though 

these developments are unconfirmed.



KEY INSIGHTS INFILL DEVELOPMENT AROUND BEACONSFIELD

FUTURE DEVELOPMENT AROUND FREMANTLE

• In total the future developments around the subject 

site are likely to yield approximately 2,389 

dwellings, and 4,914 residents, though this does not 

take into account the residents that are currently 

living in development areas (The Beaconsfield DoH

site, and the Mather Road site already have 

residential components).

• Apartment developments within Fremantle and 

Beaconsfield that would be relevant would be 

relevant to the subject site are likely to yield 

approximately 539 dwellings, or 1,078 people.

• Other than the specified infill development areas, it 

is unlikely that there will be many other areas 

relevant to the Beaconsfield subject site catchment 

that will see significant infill development that yields 

higher population numbers in the near future. This is 

due to the fact that there are few vacant land sites, 

or industrial redevelopment sites, in the locality.

Development Area
Number of 

Dwellings

Number of 

People

Estimated 

Completion 

Date

Notes

Davis Park 770 - 1,200 1,923 - 2,998 - -

Swanbourne Street 306 612 2019/20 Currently Vacant

Knutsford Street East 912 1,459 2019/20 Currently Light Industrial

Kim Beazley School Site 70 192 2018/19 Approx. 50% Complete

Lefroy Road Quarry Site 170 374 5+ years Currently Vacant

Clontarf Road 121 266 2020 Currently Manufacturing

Mather Road 40 88 - Currently Residential

Apartment Development Number of 

Dwellings

Number of 

People*

Estimated 

Completion Date

CSide, 22 Strang  Street 37 74 2021

Ancora, 8 Point Street 98 196 2021

Little Lane, 52 Adelaide Street 70 140 2020

Liv, 43 Queen Victoria Street 166 332 2018

M27, 12 Parry Street 40 80 2022

Palmyra Apartment Estate 128 256 2020

APARTMENT DEVELOPMENT AROUND BEACONSFIELD

Source: Urbis, Structure Plans 

*Assuming 2 people per dwelling



KEY INSIGHTS ESTIMATED RESIDENT POPULATION, FREMANTLE SOUTH (SA2), 1991-2016

HISTORICAL POPULATION GROWTH

• The population in the ‘Statistical Area’ containing the 

suburb of Beaconsfield has gone through significant 

changes in the past 25 years.  

• This well established area experienced a notable 

sharp increase in population growth from the mid-

2000s, with the resident population increasing by 

20% over the past 25 years.
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KEY INSIGHTS RETAIL CENTRE HIERARCHY 

RETAIL SUPPLY

• There are a number of established local centres 

surrounding the subject centre. The most proximate 

centres include the Beaconsfield Plaza complex 

(just south of the subject site) and the Hilton centre 

to the east of the subject site. These small local 

centres have independent grocers and limited 

convenience offerings. They have a limited capacity 

to expand given land tenure and physical 

constraints.

• There are a lack of full-line supermarket offerings in 

the area. The most proximate is the South 

Fremantle Marketplace.

• Sub-regional centres in the area include Kardinya 

Park Shopping Centre to the east and the Phoenix 

Shopping Centre to the south (not shown on map).

• The Fremantle CBD is home to a Coles 

Supermarket, restaurants, bars and numerous 

specialty stores. The CBD is considered a 

‘destinational’ shopping area rather than a 

convenience centre. The CBD caters to the local 

workforce, the increasing resident population and 

the broader visitor market. A Woolworths 

supermarket closed in the CBD recently due to poor 

trading performance.  

• A number of the small independent grocer based 

centres in the area were established more than two 

decades ago and have not expanded or significantly 

refurbished recently, including the Beaconsfield 

Plaza Shopping Centre, the Hilton centre, and 

Scarvaci’s – Hamilton Hill, which are some of the 

closest supermarket-based centres to the subject 

site.



CENTRE ATTRIBUTES, 2018

RETAIL SUPPLY

*Floorspace numbers for these centres have been taken from the 2015/17 Land Use Employment Survey

Source: Property Council of Australia; Department of Planning, Lands and Heritage, Urbis

Centre Name

Distance from 

DoH 

Beaconsfield 

(km)

Distance from 

DoH 

Beaconsfield 

(min)

Supermarket 

GLA (sqm) Total GLA (sqm)

Vacant 

Floorspace 

(sqm) Year Opened

Years 

Refurbished or 

Expanded

Beaconsfield Plaza Shopping Centre (WA) 0.6 2 886 2,173 - Pre-2000  - 
Hilton Supa IGA* 0.9 2 1,900 4,292 505 Pre-2000 -

Hamilton Hill Centre* 1.6 3 750 2,903 771 Pre-2000 -

South Fremantle Marketplace 3.1 5 4,444 10,135 - 2001   2018

Adelaide Street Plaza 3.2 6 2,529 3,449 405 2008 -

Woolstores Shopping Centre 3.4 7 5,076 8,411 1,106 1986 1998

Woolworths Willagee 3.8 6 4,199 4,305 - -  - 
Scarvaci's - Hamilton Hill 4 6 811 3,589 164 Pre-2000 -

Melville Plaza 4.8 8 4,781 8,327 753 1967 1993, 1999

Kardinya Park Shopping Centre 4.9 7 2,411 13,835 126 1976 1999

Coolbellup Shopping Centre 5.3 8 1,178 4,076 - 1952 1992, 2018



TRADE AREA 
ATTRIBUTES



KEY INSIGHTS DRIVE-TIME FROM SUBJECT SITE

TRADE AREA CONSIDERATIONS

• Current or proposed shopping centres will have a 

trade area which shows where the centre will draw 

most of its trade. Trade areas are usually divided 

into primary and secondary catchments. Depending 

on the scale of the centre, the primary catchment 

will typically draw between 50% and 75% of the 

total trade for the use. Between 10% and 25% of 

the centre’s trade will typically be drawn from the 

secondary catchments. Centres will also receive 

trade from areas outside the catchment, including 

passing vehicle trade and the nearby working 

population.

• The catchment area was defined taking into account 

the following considerations:

- Local role of the centre – the centre is a local 

convenience-based centre and is expected to 

remain so with a larger convenience retail 

floorspace provision;

- Access and travel patterns – the site is located 

on South Street which is easily accessible and 

used by an average of 20,000 vehicles per week 

day;

- Physical characteristics – there are few physical 

barriers;

- Supply environment – local supply is primarily 

comprised of small local centres within a 5 minute 

drive;

- Urban development patterns – the local area is 

established but is expected to experience 

increased infill development.



KEY INSIGHTS TRADE AREA MAP

TRADE AREA DEFINITION

• Urbis defined a primary catchment and four 

secondary catchments for the proposed Centre 

expansion.

• Urbis defined a catchment area based on the retail 

context within the broader Beaconsfield area, 

creating a total of five catchments which will feature 

differing spending levels from residents.

• The primary catchment includes the central portion 

of the suburb of Beaconsfield and the suburb or 

White Gum Valley. The catchment is bounded by 

Stevens Street to the north, Hines Road to the east, 

Hampton Road to the west, and Healy Road to the 

south.

• Broadly, all trade area residents will be able to 

reach the subject site within five minutes by car. The 

catchment has a southern bias given the lack of 

neighbourhood centres in the area.

• In addition to above, tertiary trade is likely to be 

notable to an expanded centre located on South 

Street. This means that the proportion of trade 

generated beyond the trade area is likely to be 

higher in this centre than in similarly sized 

neighbourhood centres in low exposure locations.



KEY INSIGHTS

DEMOGRAPHICS, TRADE AREA, 2016

POPULATION GROWTH , TRADE AREA, 2017-2032

POPULATION ATTRIBUTES & FORECASTS
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2017 2022 2027 2032 17-22 22-27 27-32 17-22 22-27 27-32

Primary:

Primary 12,600 13,240 13,980 14,780 128 148 160 1.0% 1.1% 1.1%

Secondary:

- North 3,560 3,880 4,610 5,340 64 146 146 1.7% 3.5% 3.0%

- East 3,750 3,870 3,960 4,060 24 18 20 0.6% 0.5% 0.5%

- South 3,290 3,590 4,480 4,840 60 178 72 1.8% 4.5% 1.6%

- West 3,970 4,030 4,190 4,300 12 32 22 0.3% 0.8% 0.5%

Total Secondary 14,570 15,370 17,240 18,540 160 374 260 1.1% 2.3% 1.5%

Main Trade Area 27,170 28,610 31,220 33,320 288 522 420 1.0% 1.8% 1.3%

Source: SAFi, ABS, Urbis

Source: ABS, Urbis

• The population of the trade area is expected to 

continue to increase over the short and medium 

term, with growth primarily in the primary 

catchment and north and south secondary 

catchments. 

• The north secondary catchment’s population is 

forecast to increase by approximately 1,800 

residents through a number of key residential 

developments such as the Knutsford and 

Swanbourne Street infill projects.

• The primary catchment is forecast to experience 

growth in excess of 2,000 residents over the 15-

year assessment period. Note however that 

whilst these forecasts include the developments 

described in the future development context 

section, they do not include the potential 

redevelopment of the existing TAFE site or Bruce 

Lee Oval, which are adjacent to the subject site, 

as these are currently under consideration and 

unconfirmed. Moreover, the forecasts also do not 

include the development the Lefroy Road Quarry 

Site, as this is a long term development, with a 

15+ year timeframe. 

• The trade area population has relatively high per 

capita incomes, approximately 8% higher than 

the average Perth resident. This supports a 

higher level of retail provision per capita than the 

Perth-wide average.



KEY INSIGHTS EXPENDITURE PATTERNS, PRIMARY CATCHMENT, 2017

RETAIL EXPENDITURE ATTRIBUTES

Source: ABS; MarketInfo; Urbis
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• Given above average personal incomes, residents 

in the trade area are estimated to spend a higher 

amount on retail goods. 

• The primary catchment was estimated to have 

higher levels of expenditure in food retail (1% 

more), homewares (4% more), retail services (2% 

more), and leisure/general (4% more). 



KEY INSIGHTS TRADE AREA MARKET GROWTH ($M BY PRODUCT GROUP)

RETAIL EXPENDITURE FORECASTS

Source: ABS; MarketInfo; Urbis

• Over the next 15 years, retail spending by primary 

catchment residents is expected to increase from 

$191 million in 2017 to $267 million as of 2032. This 

reflects a combination of population-based and real 

expenditure per capita growth. 

• In the total trade area, retail expenditure is expected 

to increase from $426m to $547m, which is a higher 

growth rate than the growth rate in the primary 

catchment, given the higher level of population 

growth expected.

Food 

Retail

Food 

Catering
Apparel

Home-

w ares

Bulky 

Goods

Leisure/

General

Retail 

Services

Total 

Retail

Annual 

Growth
=

Pop

 Growth
+

Per Cap 

Spend

 Growth

Primary Trade Area:

2017 88 20 16 14 21 24 7 191

2022 95 23 18 16 23 26 8 209 2.1% 1.1% 1.1%

2027 105 26 21 19 26 30 10 236 2.4% 1.1% 1.3%

2032 116 30 23 22 30 34 12 267 2.5% 1.1% 1.3%

Total Trade Area:

2017 194 47 37 33 45 53 17 426

2020 200 50 39 35 48 56 18 445 1.7% 0.9% 1.0%

2027 239 63 49 45 59 69 23 547 3.0% 1.7% 1.3%

2032 268 74 56 54 68 79 28 626 2.7% 1.3% 1.4%



KEY INSIGHTS RETAIL FLOORSPACE, TRADE AREA, 2002-17

RETAIL SUPPLY

• Urbis assessed whether retail provision has 

expanded or improved in recent years in line with 

population growth in the area. A review of the 

Department of Planning, Lands and Heritage’s Land 

Use and Employment Survey revealed that there 

was a decline in retail floorspace despite increases 

in population and retail expenditure in the trade 

area. 

Centre 2002 2015/17

Primary Catchment 12,019 11,012

Secondary Catchments 7,020 7,328

Total Trade Area 19,039 18,340

Source: Department of Planning, Lands and Heritage; Urbis



RETAIL POTENTIAL



KEY INSIGHTS SITE ASSESSMENT

SITE ASSESSMENT

• The subject centre / site features a number of 

strong success factors that would suggest that 

development of the subject site into a convenience 

focussed retail centre would be appropriate. A 

strong established population, high exposure along 

South Street, and a good co-location context with 

the Fifth Avenue precinct would help a convenience 

focussed centre. 

Criterion Assessment Findings Rating

Population 

Levels / 

Growth

• Established and growing catchment, particularly neighbouring the site 

within Davis Park redevelopment and future potential redevelopment of 

TAFE site and Bruce Lee Oval.

• Significant redevelopment planned in Cockburn Coast likely to benefit 

established centres and increase competition from 2025 onwards.  

GOOD

Accessibility 

/ Exposure

• Accessible to cars travelling along South Street, with secondary 

entrance off Fifth Avenue.

• High exposure, with average weekday traffic of 20,000 vehicles along 

South Street.

VERY 

GOOD

Competition
• Limited full-line supermarket offerings. 

• Declining retail provision within established centres and limited 

potential to expand existing centres.

MODERATE

Co-Location / 

Ant Track

• The expansion is co-located adjacent to the Fifth Street precinct, which 

includes a convenience store, a bottle shop, a takeaway restaurant, 

and a tattoo parlour, a video rental store, as well as several vacant 

ground floor mixed use tenancies. It is likely that the development of 

this centre will activate the currently vacant mixed-use tenancies within 

the centre.

• Minimal employment or destinational uses in the catchment.

MODERATE



KEY INSIGHTS POTENTIAL FULL LINE SUPERMARKET TURNOVER

SUPERMARKET ASSESSMENT

• Urbis explored the viability of an anchor supermarket tenancy to 

support the sustainability and expansion of the subject centre.

• The assessment of the trading potential of the proposed supermarket 

took into account the following factors:

– The site and location attributes of the subject property;

– The size of the food and grocery (F&G) spending market in the trade 

area, and forecast growth from new residents and real growth in F&G 

spending per capita (i.e. growth excluding inflation); 

– The potential share of all food and grocery spending that could be 

captured by supermarkets within the trade area;

– The current supply of supermarket floorspace serving the trade area, 

and the extent to which the area is underserved; and

– The quality and trading performance of existing supermarkets serving 

the trade area. 

• The proposed supermarket is expected to derive most of its turnover 

from within the catchment with relatively little coming form outside the 

main trade area. This is largely due to the competition located directly 

outside the main trade area – for instance, in South Fremantle 

Marketplace and Woolworths Willagee. 

• In terms of achievable market shares, the potential turnover for a 

supermarket in 2022, which is the anticipated completion year for the 

centre’s development, would be approximately $38.5m, increasing to 

$42.2m in 2027, and $47.4m in 2032 assuming no substantial changes 

to existing centres that would increase their market shares over the 

next decade.

Turnover Potential ($2016M, incl. GST)

2017 2022 2027 2032

Total Available F&G Spending $M 170.2 183.3 209.8 235.3

Primary $M 77.9 83.8 92.7 102.9

Secondary - North $M 23.6 26.2 32.5 39.6

Secondary - East $M 23.1 24.4 26.2 28.1

Secondary - South $M 20.4 22.5 29.7 33.9

Secondary - West $M 25.2 26.3 28.7 30.8

Potential F&B Market Share % 17% 16% 16% 16%

Primary % 24% 24% 24% 24%

Secondary - North % 15% 15% 15% 15%

Secondary - East % 9% 9% 9% 9%

Secondary - South % 9% 8% 6% 0%

Secondary - West % 9% 8% 6% 0%

F&G Turnover from Main Trade Area $M 28.6 30.1 33.0 37.0

F&G Turnover from Beyond the Main Trade Area$M 5.0 5.3 5.8 6.5

General Merchandise Turnover $M 2.9 3.1 3.4 3.8

Turnover Potential (Constant $2016) $M 36.5 38.5 42.2 47.4

Turnover Potential (Inflated Dollars) $M 37.3 42.5 51.4 63.8



KEY INSIGHTS CENTRE SIZE & TURNOVER (INC GST)

SUPPORTABLE CENTRE FLOORSPACE 

• Having determined that there is market capacity for a full-line 

supermarket at the subject site, the potential scale and mix of 

additional floorspace supportable on the site was assessed.

• For comparative purposes, Urbis identified that neighbourhood centres 

anchored by a full-line supermarket, on average, provide a total of 

7,400 sq.m of leasable floorspace, including one mini-major, 2,340 

sq.m of specialty shops and 925 sq.m of other uses (e.g. pad-sites, 

medical centre, etc.). 

Single Supermarket Centres

  Average Turnover

Tenancy Type sq.m % Centre $M $psm

Majors

Total National Full Range Chain
1 3,690 50% 45.3 12,284

Mini Majors
1 592 8% 3.0 5,068

Specialties

Food Specialties 725 10% 6.7 9,252

Non-Food Specialties 618 8% 5.3 8,549

Retail Services 250 3% 1.5 6,054

Non-Retail Specialty Shops (reporting)
2 34 0% 2.3 67,805

Non-Retail Specialty Shops (non-reporting) 457 6%

Total Specialty Shops (≤ 400 sq.m) 2,339 32%

Other Non Retail (non-shopfront) 497 7%

Total Centre 7,404 100%

External 425

Total Property 7,829

1. Provision per store

2. M ini M ajors include tenants with GLA > 400 sq.m.

3. Includes Travel Agents, Lotto and Automotive Accessories.

n.p. - Not published due to insufficient number of centres to represent typical trading levels

Source: Urbis

Average GLA

AVERAGE NEIGHBOURHOOD CENTRE MIX, AUSTRALIA, 2018



CENTRE SIZE & TURNOVER (INC GST)

SUPPORTABLE CENTRE FLOORSPACE 

• The supportable supermarket floorspace within 

the catchment is estimated to be between 

3,134sqm and 4,054sqm as of 2022 based on the 

different turnover per square metre rates 

experienced nationally and within the inner south-

west metropolitan corridor. However, a smaller 

format full-line supermarket is considered a more 

viable and preferred option given the existing 

retail context. 

• Urbis believes that a small centre featuring a 

below average sized supermarket, some specialty 

shops and casual dining provision would likely be 

appropriate and supportable for this site and help 

complement the existing uses. 

SUPPORTABLE SUPERMARKET FLOORSPACEKEY INSIGHTS

GLA (Sqm) Small Mid-Size Large

Supermarket 2,500-3,000 3,800-4,000 4,200

Other 2,100 2,500 3,000-3,500

TOTAL 4,500-5,000 6,300-6,500 7,200-7,700

Supportable Floorspace 2017 2022 2027 2032

Potential GLA (Broader Fremantle Averages*) 3844 4054 4444 4992

Potential GLA (National Averages) 2971 3134 3435 3859

Potential Annual Turnover ($m) 36.5 38.5 42.2 47.4

POTENTIAL CENTRE FLOORSPACE

Source: Urbis



COMMUNITY BENEFITS 
ASSESSMENT



BROADER IMPACT ON COMMUNITY

• Employment opportunities within the main trade area are somewhat 

limited, with most residents travelling outside of the catchment to work 

in major employment centres in Fremantle or inner Perth.

• This development provides employment opportunities for residents, 

particularly younger residents, part-time workers, and workers re-

entering the workforce.

• Employment opportunities and activation of an area through the 

development of retail provision can prevent social issues within 

communities, such as crime and social dependency.

DIVERSE EMPLOYMENT OPPORTUNITIES

• Mixed-use development outcomes are becoming more important when 

looking at high density residential developments.

• It is important that mixed use areas allow for appropriate non-

residential uses to encourage activity and vibrancy within a suburb.

• Research has shown that when apartment dwellers are asked why they 

have chosen to move into high density dwellings has been the ease of 

access to shopping and employment, and the opportunity to walk to 

essential amenities.

• Retail amenities support activation and passive surveillance which 

improves feelings of safety and vibrancy. 

ENABLING HIGH DENSITY OUTCOMES

• The provision of convenience retail, which is currently undersupplied 

within the trade area is likely to reduce the overall need for residents to 

travel to satisfy their weekly shopping needs.

• Currently, residents who want to shop at a full-line supermarket need to 

travel to the South Fremantle Marketplace, or further out of the 

catchment to the Woolworths Willagee.

• Not only will there be reduced travel needs for residents in the 

immediate catchment, particularly in the Heart of Beaconsfield 

redevelopment area, there is likely to be reduced congestion and 

reduced emissions from cars due to the shorter travel times.

REDUCED NEED FOR TRAVEL

• Supermarket retail within the main trade area consists of limited-line 

supermarkets, with residents needing to travel outside of the catchment 

to go to full-line supermarkets or discount supermarkets such as Aldi.

• A new supermarket would increase competition and choice within the 

area.

INCREASED CONSUMER CHOICE



KEY INSIGHTS ESTIMATED COST OF CONSTRUCTION 

CONSTRUCTION PHASE BENEFIT

• The expansion of the centre at the subject site is 

likely to create a substantial number of jobs in the 

construction phase, generating a significant 

economic benefit to the local area.

• In lieu of an estimation from a quantity surveyor to 

estimate the potential cost of construction, Urbis 

estimated the total cost of construction, including 

the cost of parking for the centre. Urbis estimated 

that construction costs would be equal to 

approximately $8.7m (based on comparable 

developments).

• The total impact of the construction of this centre is 

likely to be $22.2m on the broader Perth economy. 

Tenancy Type GLA (sqm) Estimated Construction 

Cost ($M)

Supermarket 2,800 4.7

Other 1,800 2.7

Non-retail 322 0.5

At Grade Parking 288 bays 0.9

Total - 8.7

Source: Rawlinson's Construction Handbook, City of Fremantle

Note: Parking Provision based on 1 bay:16sqm of retail GLA as featured in City of Fremantle LPS 4 

Note: Urbis has assumed non-retail space (non-trading area) to be equivalent to 7% of GLA in line with national averages

Impact Category Direct Impact Supply Chain 

Effect

Consumption 

Effect

Total Effect

Output ($M) 8.7 9.4 4.1 22.2

Employment (Jobs) 9 21 12 42

Value-added ($M) 2.0 3.4 2.2 7.6

CONSTRUCTION PHASE IMPACTS 



KEY INSIGHTS ESTIMATED SUPPORTABLE FLOORSPACE

ONGOING EMPLOYMENT AT THE CENTRE

• This expansion is likely to provide substantial 

ongoing retail employment within the local area.

• Using the estimated floorspace per employee ratios 

for the different types of retail provision across the 

Greater Perth region, Urbis found that the 

expansion would support an additional 174 jobs 

(full-time and part time positions).

Tenancy Type GLA (sqm) GLA per Employee Additional 

Employment at 

Centre

Supermarket 2,800 32sqm 88

Food Specialty 500 20sqm 25

Non-food Specialty 500 30sqm 17

Take-away Restaurants 500 13sqm 38

Other Retail 300 44sqm 7

Total 4,600 - 174



KEY INSIGHTS

IMPACT ASSESSMENT METHODOLOGY

• An impact assessment is expected to provide an 

indication of the trading environment and average 

trading conditions within which retailers operate, 

and implications for likely turnover declines or gains 

on average for the retailers involved.

• The assessment of impacts on specific retail 

centres relies upon an understanding of the existing 

turnover and level of usage of centres in the trade 

area and beyond.  The model estimates the degree 

to which various shopping locations within and 

beyond the trade area are used for retail shopping, 

by allocating a proportion of turnover to each trade 

area sector (i.e. source of sales).  These estimates 

result in market share calculations for each 

competitive centre.

• In order to undertake the assessment, Urbis 

estimated the composition of a potentially 

supportable expansion to the existing Fifth Avenue 

local centre on the site. 

ESTIMATED CENTRE MIX & TURNOVER, 2023

Tenancy Type GLA (sqm) Turnover ($M)

Supermarket 2,800 34.4

Food Specialty 500 6.2

Non-food Specialty 500 4.8

Take-away Restaurants 500 3.6

Other retail 300 3.4

Total 4,600 52.3



Est. Retail Turnover ($M) Turnover Inc./Dec. ($M) Impact

Current Pre-Dev Post-Dev. Current Pre-Exp Turnover Growth Turnover Impact

2018 2023 2023 2018 2023 2018-23 2023

Significant Activity Centres

South Fremantle Marketplace 47.3 54.8 50.4 +3.2 -4.3 +6.7% -7.9%

Beaconsfield Plaza 23.1 26.3 24.9 +1.8 -1.4 +8.0% -5.3%

Hilton Park 48.0 54.8 51.7 +3.7 -3.1 +7.6% -5.6%

Scaravaci's IGA 15.5 18.4 17.4 +1.9 -1.0 +12.5% -5.3%

Fremantle CBD 459.1 530.3 518.7 +59.6 -11.6 +13.0% -2.2%

Hamilton Hill 17.6 20.6 19.5 +1.9 -1.2 +10.6% -5.7%

Stammer's Shopping Centre 90.3 104.3 97.4 +7.2 -6.9 +8.0% -6.6%

Phoenix Park 98.5 113.3 108.2 +9.7 -5.1 +9.9% -4.5%

Woolworths Willagee 43.2 50.9 47.8 +4.6 -3.1 +10.7% -6.0%

Kardinya Park 111.9 130.4 120.2 +8.3 -10.2 +7.4% -7.8%

Total 954.5 1,104.2 1,056.4 +101.8 -47.8 +10.7% -4.3%

KEY INSIGHTS ANTICIPATED IMPACT ON MOST RELEVANT CENTRES 

QUANTIFICATION OF IMPACT FROM RETAIL EXPANSION

• Urbis identified the potential impacts that the 

development would have on relevant activity 

centres within and around the trade area.

• Whilst the centre expansion will inevitably have a 

trading impact on existing centres, the assessment 

revealed that the scale of impacts are expected to 

be limited and will not undermine the sustainability 

of these centres. 

• In total, Urbis estimates that the total impact of the 

centre on other competing centres in 2023 is 

approximately $49.7m. However, from 2018 to 

2023, expenditure and population growth is likely to 

add $100m of turnover to activity centres in the area 

(excluding the subject centre).

• This means that turnover is likely to increase by 

10.5% from 2018 to 2023, before declining 4.5%.

• While Urbis has not assessed the employment 

impacts on these competing centres, given the fact 

that turnover is likely to increase for all centres over 

the next five years, the difference between current 

employment levels and post development 

employment levels is likely to be negligible.



This report is dated July 2018 and incorporates information and events up to that date only and excludes any information arising, or event occurring, after that date which may affect the validity of Urbis 

Pty Ltd’s (Urbis) opinion in this report. Urbis prepared this report on the instructions, and for the benefit only, of Department of Communities for the purpose of retail sustainability analysis and not for any 

other purpose or use. Urbis expressly disclaims any liability to the Instructing Party who relies or purports to rely on this report for any purpose other than the Purpose and to any party other than the 

Instructing Party who relies or purports to rely on this report for any purpose whatsoever (including the Purpose).

In preparing this report, Urbis was required to make judgements which may be affected by unforeseen future events including wars, civil unrest, economic disruption, financial market disruption, business 

cycles, industrial disputes, labour difficulties, political action and changes of government or law, the likelihood and effects of which are not capable of precise assessment.

All surveys, forecasts, projections and recommendations contained in or made in relation to or associated with this report are made in good faith and on the basis of information supplied to Urbis at the 

date of this report. Achievement of the projections and budgets set out in this report will depend, among other things, on the actions of others over which Urbis has no control.

Urbis has made all reasonable inquiries that it believes is necessary in preparing this report but it cannot be certain that all information material to the preparation of this report has been provided to it as 

there may be information that is not publicly available at the time of its inquiry.

In preparing this report, Urbis may rely on or refer to documents in a language other than English which Urbis will procure the translation of into English. Urbis is not responsible for the accuracy or 

completeness of such translations and to the extent that the inaccurate or incomplete translation of any document results in any statement or opinion made in this report being inaccurate or incomplete, 

Urbis expressly disclaims any liability for that inaccuracy or incompleteness.

This report has been prepared with due care and diligence by Urbis and the statements and opinions given by Urbis in this report are given in good faith and in the belief on reasonable grounds that such 

statements and opinions are correct and not misleading bearing in mind the necessary limitations noted in the previous paragraphs. Further, no responsibility is accepted by Urbis or any of its officers or 

employees for any errors, including errors in data which is either supplied by the Instructing Party, supplied by a third party to Urbis, or which Urbis is required to estimate, or omissions howsoever arising 

in the preparation of this report, provided that this will not absolve Urbis from liability arising from an opinion expressed recklessly or in bad faith.
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