
,,CLUB 
BANORA''

t
d

nrrrmr$s

ffiB

æPô

ffi

ffiffiffiffi
ffiffiffiffi

ffiffiffiffi

LEGEND

Retaìl

ARCHONTONPH0ENIX cu nninghamiana

B RAC HYC H lT0N acerifolius

BUCKINGHAM IANA celsissima

CUPANIOPSIS anacardioides

DELONIX regia

GREVILLEA baileyana

LiVISTONA australis

SYZYGIUM jambos

WATERH0USIA floribunda

TURF

UNDERSTOREY PLANTING

PËDESTRIAN ACCESS

Club Banora & Master

n

?l

JEÍa¡nl

& Urban

PROJECT: No.

PLACE11

TW¡N SFRVICES CLUB SCALE: I:2500 @ A3 SHEET: 1/4 REV. A

'"BUCHANË

T. +6L 2 6674 2833 wW.lighsàvè.com.au

LIGHT VE
¡\RlHlIEtlTtillAL'l'*,u,,Å-[q)yy3n; 

\ CLIENT:

qD irt 3¡þ tu¡ 7G5 tÃrñ¡t¿¿^rcirt.(t-ùrd.¡F6tsd¡JAU 7r 10556m

È: Âh{,nt ðalrú¡ ahìn¡4!hrfìt

T. +61 7 5591 1229

Persons Accommodation

l. +61 7 5574 0344 wh1v,buÉhðn.(om,au T. +61 7 5592 6188 ww,bgdàrchitects.com



LEGEND

T UNDERSTOREY PLANTING

PEDESTRIAN ACCESS

ARCHONTON PH0EN lX cunninghamiana

BRACHYCH ITO N acerifol ius

BUCKINGHAMIANA celsissima

CUPAN l0PSlS anacardioides

DELONIX regia

GREVILLEA baileyana

LIVIST0NA auslralis

SYZYGIUM jambos

WATERH0USIA floribunda

TURF

RETAIL
CLUB CAR PARK

RETAIL CAR PARK lEI

B

E

E

.J

llI3I

TTT

FFHF l II
L*l

RETAI
TRA

*,BUCHANä

T. +61 7 5574 0344 www.buchan,com.âuT, +61 2 6674 2813 ww.lìghhvåve com.au

LIGHTWAVE
ARCHITECTURAL

& Urban CIub Banora & Master Planníng

ECT: No. 01

PLACE O:-rrÌ,-,PLAN - LEISU DETAIL t!^xfl rfl G Þr5¡Gfl f r¡vliotntÊNt

N TOWNS SERVICES CLUB SCALE: 1:1000 @43 SHEET: 2/4 REV, A

1

CLIENT:

QD ¡s ¡aao Ns e9 ?065 ñmlñtcdÆcur6. M!¡ aúcÌ Goddd M 7l 105 166

T. +61 7 5591 1229
w.placedeslqnqroup.com

Aged Persons Accom no dati on Retaíl

T. +61 7 5592 6188 M.bgdarchltEcts.com



N
I

z.o
F

g
tl.l
C"z.
õ-o

z,o
F
tu
J
UI
U)z.
õao

------
.'=BUCHAN:

T. +61 7 5574 0344 wùw,buçhôn.ctm,¡u

Landscape & Urban Club Banora ! ut9¿.t31.!!a.y1iry9

SFRVICFS CLIIE SCALE NTS

PLACE LlGHTWAVE
ARCHITECTURAL

ECT No.: TWOI

ffi
at¡rtlltl¡

TWINCI IFNT:

Qþ l{ x4 Húd &Hd ¡drn rçtlú il

SHFFT: ? /4 REV, A
rutrt¡{9 DB¡C¡ l{V'iO!ÀrIlt

I +61 7 5591 lZ29
T, +61 2 667,t 2ô33 wrr.lightwÂve.com.ôu

Retq¡l

T.+61 7 5591 618ð rtw.bqdarthlte(tJ.cortr



,'trt 1

B r achy chito n acerif olius

miana celsíssîmø

Cup ani o psîs anacar dioi des

Delonixregia

Grev ílleabaileyøna

Waterhousîa floribunda

Syzygtum jømbos

nphoenixcunn

Lîvistona australis van villosa'Túhítf

gq
-Io

Landscape & Urban CIub Eanora & Master

ECÏ: TWIN No.: TWlOl

PLACE o.;i*ERE PUNNTNG DEStct{ f ilVtÅONtnErt

TWIN SERVICES CLUB SCALE: NTS I+61 75591 1229
m.placedesìqngroup.com

"'BUCHANË

T, +61 7 5574 OJ44 M.buchan.com.auT. +61 2 6674 2833 wr.lighsavú,com.au

LIGHTWAVE
ARCHITECTURAL

¿D l?IÍs"Jt',H,HiliiäL"iit""i:"..,,,

-ÉF .¡*i:s€ ;þ i:i,rdlåir,:,"1rî:"""",,r,,:ilrl;:,,f'
f V , t-- ìf _ _ ¡i çL. provtdd. úêhõ'kdúûìúdonrhrvrhs.

l!#rlt tçWffi I1,,, r*fffii+üili.lliÏdi+ihr;*f " 'c I tl l)s ñ 
,drr.nre,mßdo.orbdenc.dd¿.d'e¡þ¡.

CLIENT:

qD R¿g ¡(lo Ns F.9 7069 Nom¡nàtedÀ(hxed. Eãyd.¡ FoeÞrcdd¿rdÆN 7l 105 566 040

SHFFT:4/4REV- A

Persons Accommodation Reta¡l

T. +61 7 5592 6188 M.bgdarchilects.com



a
ANNEXURE F Capital lnvestment Value - GMP Management,20 December 2010

D arrylAnderson Consulüng Pty ltd
A.C.N. 093 157 165

Town Planning & Development Consultants

Request to Authorise Goncept Plan
Project No: TTSC 07/135 Pt 2 - February 201 1

Club Banora Redevelopment
Leisure Drive Banora Polnt



rn

Dorryl Anderson Consulting
Suite Z, 8 Corporotion Circuit
TWEED HEADS SOUTH NSW 248ó 0 6 JAN ?oll

Atfenfion:

Deor Dorryl

RE:

Mr DorrylAnderson

CIUB BANORA REDEVELOPMENT
CAPITAT INVESTMENT VALUE

We hqve reviewed the documentotion ond plons for the proposed redevelopment
of the Club Bonorq site, ond detoil below our eslimote of the Copitol lnvestment
Volue.

20rh December 2010

t. coNsTRUcTtoN COSTS

- Carpark & Civil Works

- Retail Centre

- Aged Care

- New Club

- Function Facility

- Contingency

- Escalation

2. ON COSTS

- Design Fees

- Legal Fees

- P. L.S.L.

TOTAL (Excluding GST)

mCInogement
. Project Monogers . Development Consuìtonts

. Cost Monogers . Quontity Surveyors

$98;t7,ooo

$8,518,000

$6,t27,O00

$i.s,225,ooo

$43,736,000

$t9,+t9,ooo
SL,71o,ooo

55,ooo,ooo

$7,5oo,ooo

$7,7oo,ooo

S3oo,ooo

S5i_8,ooo

cere y

Stoz.zes.ooo

The obove costs include femporory works, diversions, construction cosls inclusive of
lobour, personnel ond long service levies.

GMP

IAN W PERT

Director

T

G:\ Club Bonoro\GMP\Ltr I nveslment Y olue 2O-1 2-l 0.docx
OUùÛéSUEO@IPÀW Level 1Bl333AnnstreetBrisbane e 4000 p 073232i113 F 07g2z2 12oo

Suiie 30703 / Level 7 Southport Central Tower 3, I Lawson Street Southpo tt Q 4215 P 07 5S3Z 6712
P O Box 1 0B4B Southport BC Q 42'15

E mail@gmpman.net.au www.gmpmanagement com.au

ABN 56 010 928 579 BSA Licence 113 1Sg4

F 07 5532 6876



n
ANNEXURE G Market Potential and Economic lmpact Assessment - Pitney Bowes,

September 2010

Darryl Anderson Consulting Pty ttd
A.C.N,093 16V 165

Town Planning & Development Consültants

Club Banora Redevelopment
Leisure Drive Banora Point

Requestto Authorise Concept Plan
Pfoject No: TTSC 07/135 Pt 2 - February 201 1



Club Banotã, New South
Wales

Market potential and
Economic Impact Assessment

September 2010

\**-

# PitneyBowes
Business lnsight



Pitney Bowes Business Insight
SYDNEY

Level 1, 123 Walker Street

North Sydney NSW 2060

(o2) 9437 625s

MELBOURNE

Level 20, 40 City Road (HWT)

Southbank VIC 3006

(03) e6s-4 3300

Prepared fon Twin Towns Services Club Ltd

Pitney Bowes Business Insight staff responsible for this report:

Tony Dimasi, Managing Dlrector, Strategy & AnalyUcs

Jessica Commins, Client Services Manager

Channa de Silva, Consultant



Table of contents

Introduction...,......... ,.,,..,.....,...,,.,..i

Section 1: Background...,...... ,.....,...,.........1

1,1 Regional and local context 1

L2 Draft Centres Policy 7

1.3 Proposed development B

Section 2: Trade area analysis .,.,,..,,.. ..,,,,...11

2.I Trade area definition 11

2.2 Trade area population L4

2,3 Socio-demographic profile L7

2.4 Retail expenditure capacity 2I

Section 3: Competitive context.....,.,,...,. ..,,...,.,,,,...,..25

3.1 Sub-regional centres 26

3.2 Supermarket centres 26

3.3 Other retail facilities 27

Section 4: Potential retail facilities ............,29

4.7 General considerations Zg

4.2 Supermarket potential 31

4.3 Retail specialty potential g2

4.4 Total centre potential 36

Section 5: Assessment of likely impacts ...,......, ,.,,,,.......39

5,1 Nature of likely impacts 39

5,2 Considerations of broad trading impacts 42



This pag= has been intentianaliy left b!ani<.



Introduction

This repoÉ presents an independent assessment of market potential and

associated economic impacts for proposed retail facilities at Club Banora, located

within the suburb of Banora Point in Northern New South Wales.

The report has been prepared in accordance with instructions received from Twin

Towns Services Club Ltd and is structured and prepared as follows:

section 1 provides an overview of the regional and local context of the
proposed Club Banora development. Relevant planning guidelines outlined in

the New South wales Government's Draft centres policy (April 2009) are also

discussed.

a

a

a

Section 2 reviews the trade area likely to be served by the proposed

development, including current and projected population and spending levels.

The socio-demographic profile of the trade area population is also reviewed.

Section 3 discusses the competitive retail environment under which the
proposed centre would operate,

Section 4 assesses the potential for retail facilities at the Club Banora site,

including a supermarket as well as retail specialty floorspace. Estimates of
sales potential for each component of the centre are also provided.

Section 5 considers the likely economic impacts of the proposed

development, including the likely trading impacts on other retailers within the

relevant area.
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Section 1: Backgrounei

This section of the report reviews the regional and local context of the future Club

Banora development and also provides an overview of the proposed facility. The
planning guidelines for future retail and commercial development in New South
Wales, as outlined in the State Government's Draft Centre Policy, have also been

discussed.

1.1 Regional and local context

The proposed site for the Club Banora retail facility is located within the suburb of
Banora Point, in the Nofthern Rivers region of New South Wales. As illustrated on

Map 1.1, Banora Point is approximately 100 km to the south-east of Brisbane and

660 km to the north-east of Sydney.

Banora Point, which is located within the Local Government Area (LGA) of Tweed,

is predominantly a residential suburb, which has become popular with older

retirees.

The proposed retail facilities at Banora Point would be located adjacent to Club

Banora, which is currently a large facility containing a range of sporting and

recreational uses including an 1B hole golf course/ lawn bowling greens/ tennis
courts and an Olympic size swimming pool.

As illustrated on Map 1,2, the Club Banora site is located on Leisure Drive,

adjacent to the Banora shopping centre which is anchored by a Bi-Lo

supermarket.

Leisure Drive is the main east-west connector route through the surrounding

area, and therefore provides the Club Banora site with excellent accessibility from

the prospective trade area to be served by the proposed new centre. The site also

enjoys excellent visibility and exposure to passing traffic along Leisure Drive,

ffi eitneyBowes Club Banora, New South Wales
þlarket potential and Economic Impact Assessment
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Section 1: Background

The Pacific Highway, located to the east of club Banora, is now undergoing an

upgrade (at Banora Point) which will result in a new 2.5 km segment of highway

stretching from Barneys Point Bridge in the south to the Tweed Heads Bypass in

the nofth (refer Flgures 1.1 and 1.2). Once completed, it will provide a six-lane
dual carriageway link between the existlng Chinderah and Tweed Heads bypasses.

As illustrated on Figures 1,1 and 1,2, the upgrade will bypass the existing section

of the Pacific Híghway that runs via Banora Point and has poor alignment and a

high accident rate. The existing section of the highway will be retained as a local

aecess road.

This upgrade to the Pacific Highway has implications for the pi'oposed Club Bano¡-a

retail facllity, whlch are dlscussed further ln the following sections of this report.

Club Banera, New South Wales
Market patent¡âl and Economie Impact Assessment ffi eitneyBowes
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Section 1: Background

Map 1.2: GIub Banora
Site Location
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Section L: Backgroulnd

1.2 Draft Centres Policy

The Draft Centres Policy released by the New South Wales Government's

Department of Planning in April 2009, sets planning guidelines for retail and

commercial development in New South Wales. Once adopted, this will be the
overriding policy document with regard to retail and commercial development in
the state.

This document identifies six key planning principles to guide future retail and

commercial development :

Principle 1 - Retail and commercial activity should be located in centres, to

enst-tre the most efficient use of transport and other infrastructure, proxinrit;r to

labour markets, and to improve the amenity and liveability of those centres.

. Principle 2 - The planning system should be flexible enough to enable all

centres to grow, and new centres to form.

Principle 3 - The market is best placed to determine the need for retail and

commercial development. The role of the planning system is to regulate the

location and scale of development to accommodate market demand.

a

a

a

a

Principle 4 - The planning system should ensure that the supply of available

floorspace always accommodates market demand, to help facilitate new

entrants into the market and promote competition,

Principle 5 - The planning system should support a wide range of retail and

commercial premises in all centres and should contribute to ensuring a

competitive retail and commercial market,

Principle 6 - Retail and commercial development should be well designed to
ensure it contributes to the amenity, accessibility, urban context and

sustai nability of centres.

Each of the key principles detailed above is of direct relevance to the proposed

Club Banora development. As detailed in the previous sub-section, Principle 1

would be fulfilled by the proposed centre, which would be located in a highly

accessible location immediately opposite Banora Shopping Village, the established

retail centre in the locality.

ffi eitneyBowes Club Banora, New South Wales
Market potential and Economic Impact AssessmentBusiness lnsight
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Section j-: Background

Principles 2-5 provide guidelines to the planning system that should be employed

with respect to retail and commercial facilities. These principles stress that
planning regulations should be flexible enough to allow market forces to dictate

the supply and demand of retaÌl floorspace, The detailed analysis carried out in
the following sections of this report suggests that there is sufficient market scope

and demand for a facility of the scale and composition proposed at the Club

Banora development.

1.3 Proposed development

Figure 1.3 details the proposed composition of the Club Banora retail facillty. As

illustrated, the proposed retai! facility wculd be located on the ncrth-east ccrncr

of the Club Banora site and will be directly accessible off Leisure Drive. A
substantial provision of grade carparking will be provided to the immediate west

of the facility.

Table 1,1 summarises the composition of the proposed Club Banora development,

as suggested by Twin Town Services Club Ltd, and compares it with typical single

supermarket anchored centres in Australia. The single supermarket benchmark

data relate to 65 single supermarket anchored centres throughout metropolitan

and non-metropolitan areas of Australia, for which data is collected regularly by

Pitney Bowes Business Insight.

Key points to note in relation to the composition of the proposed Club Banora

development are as follows:

The anchor tenant of the proposed development will be a full-line

supermarket of 3,800 sÇ.ffi, which would account for almost 72o/o of the total

retail floorspace at the centre.

a

a As currently advised by Twin Towns Services Club Ltd, the proposed centre

would not contain any mini-major tenants (retail tenants of at least

400 sq.m),

tl-.'--.i.. 1
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Section 1: Sackground

The total suggested provision of retail specialty floorspace ls t,484 sQ,ffi,

which is substantially smaller than the average for single supermarket

anchored centres (of 1,968 sq,m),

The completed centre will contain a total of 5,284 sq,m of retail floorspace,

which ls almost 1,000 sq.m less than the benchmark for this type of centre,

Table 1-1

Club Bansra - Froposed eenire coû¡poÊiT¡on

Categorlr

Club Banora

GLA

(sq.m) (ô/o of retail)

Single smkt centre€

GLA

(sq,m) (% of retail)

Dilfqrence

(sq.m)

GLA

Maior tenant

Supefmarket

Tôtal ma¡ors

Mini-majors*

Total retail spec"

Total Retall

3.800

3,800

0

1.tt84

5,294

71.99p

71,9Vo

0,0Yo

28.10/"

100,00Á

3.453

3,453

700

1.968

6,120

56.47o

56-470

11.4o/"

32.2a1"

100,07¿

347

s47

.700

484

'836

:fletaÍltenants oî ât least400 sq.m,
gôurce: Twin Towns Setvîees CIab LId; Fltnêy Eowes Blsrhess /nslþ/rf
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Section 2: -[rade area ¡:nalysis

This section of the report details the trade area likely to be served by the
proposed Club Banora retail development, and includes an analysis of the current
and forecast population levels, as well as the socio-demographic profile and retail
spending capacity of trade area residents,

2.1 Trade area definition

The extent of the trade area or catchment that is served by any shopping centre

is shaped by the interplay of a number of critical factors, These factors include:

The relative attraction of the centre, in comparison with alternative
competitive retail facilities. The factors that determine the strength and

attraction of any particular centre are primarily its scale and composition (in
pafticular the major trader or traders that anchor the centre); its layout and

ambience; and carparking, including access and ease of use.

a

a

a

The oroximity and attractiveness of competitive retail centres. The locations,

compositions quality and scale of competitive retail facilities all serve to
define the extent of the trade area which a shopping centre is able effectively
to serve.

The available road network and public transport infrastructure, which

determine the ease (or difficulty) with which customers are able to access a
shopping centre,

Significant physical barriers which are difficult to negotiate, and can act as

delineating boundaries to the trade area served by an individual shopping

centre.

ffi eitneyBowes Club Banora, New South Wales
Market potential and Economic Impact AssessmentBusiness lnsight



Section 2: ïrade area analysis

In this context, the key determinants of the trade area served by the proposed

Club Banora development include:

The ongoing upgrade to the Pacific Highway located to the east of Club

Banora, which on the one hand acts as a physical barrier in limiting customer

visitation from the areas to the east of the highway, but also serves equally

as a barrier to residents living west of the highway, to the benefit of retail

facilities at Banora.

The under provision of supermarket facilities in the locality, especially to the
south-west of Banora Point, as is discussed further in Section 3 of this report.

The locations of extensive retail facilities in the region to the nofth and east,

especially at centro Tweed and Tweed city shopping centre (also discussed

in Section 3),

The Tweed River system, which limits access from the region to the south of
Banora Point.

a

a

a

a

Taking the above into account, the trade area which is likely to be served by the
Club Banora development is illustrated on the attached Map 2,1 and includes a

primary sector and a secondary sector, described as follows:

The primary sector is limited to the east by the Pacific Highway, to the
south-east by the Tweed River and to the west by Mahers Lane. This sector

includes the suburb of Banora Point and parts of Tweed Heads south and

Terra n ora,

The secondary sector is bounded by Hogans Road to the west and includes

the towns of Bilambil, Duroby, North Tumbulgum and part of Terranora.

The combination of the primary and secondary sectors is referred to as the main

trade area throughout the remainder of this report.

t- : l
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Section 2: Trade area analysis

2.2 Trade area population

Table 2.1 details the current and projected population levels within the Club

Banora main trade area, by sector. The current main trade area population is
estimated at22,570, including 19,590 residents in the key primary sector.

Over the period from 2001-2006 (the most recent inter-censal period), population

growth throughout the main trade area averaged some 582 persons, at a very

strong rate of 3,1olo per annum,

Map 2.2 illustrates the new dwelling approval activity throughout the region for
the periocl 2006-2009. As highlightecl, some new dwelling appror-ral actir-¡i$r has

been taking place within the main trade area,

According to the Far North Coast Regional Strategy 2006-2031 released by the

New South Wales Government in December 2006, up to 51,000 new dwellings are

to be added to the Far North Coast region over the period 2006-2037. Of this

total, 37.5olo is to be provided within the Tweed LGA.

The Far North Coast Region ResÌdential Submarket Analysis (prepared by

MacroPlan in August 2008), indicates that some 560/o of these dwellings within the

Tweed LGA are anticipated to be provided as part of infill development,

concentrated in Tweed Heads and Kings Forest (which is located approximately

72 km south of Banora Point).

Residential growth within the defined main trade area will be predominantly

driven by the significant development planned in Terranora, located immediately

south-west of Banora Point (within the primary sector), A large plot of land known

as 'Area E' is the most significant residential release area to be planned at

Terranora (refer Map 2.2) and has the capacity to accommodate well over

4,000 residents once completed over the next 10-15 years.

Ë1â C
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Section 2: l-rade area analysis

Discussions with Tweed Shire Council have indicated that the 130 hectare Area E

has been rezoned for urban uses, however, residential development in the area

has been delayed due to infrastructure planning constraints, These constraints are

expected to be rectified within the next year, with residential growth considered

likely to commence soon thereafter.

Taking the above into consideration, the Club Banora main trade area population

is projected to increase to 27,290 by 2O2L, including 23,99O residents in the key

primary sector. Over the forecast period, population growth within the main trade
area ís projected at around !.60/o-7.9o/o per annum, which is well above the non-

metropolitan New South Wales averages anticipated over the same period.

Table 2.1

Club Banora trade area populat¡on, 2001-2021*

Trade area

Estimated population

2001 2006 2010

Forecast populat¡on

2013 2016 2021

Primary sector

Secondary sector

Main trade area

15,320

2,580

17,900

17,990

2,820

20,810

19,590

2,980

22,570

20,790

3,1 00

23,890

21,990

3.1 75

25,1 65

23,990

3,300

27,290

Trade area 2001 -06

Average annual growth (no.)

2006-10 2010-13 2013-16 2016-21

Primary sector

Secondary sector

Main trade area

400

25

425

400

25

425

534

48

58.2

400

40

440

400

40

440

2001 -06

Average annual growth (%)

2006-1 0 201 0-1 3 2013-1 6 2016-21Trade area

Primary sector

Secondary sector

Main trade area

NSW average

3.3/"

1.8/"

3.1/o

2.2%

1.4%

2.1%

1j%

2.0%

1.3/"

1.9o/"

1.1"/o

1.9%

0.8%

1.7%

1j%

1.8%

0.8%

1.6%

1.O"/"

*As at June

Source: ABS; P¡tney Bowes Business lnsight
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Section 2: Trade area analysis

Map 2.2: Club Banora
New Dwelling Approvals, 2006-2009
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Section 2: Trade area analysis

2.3 Socio-demograph¡c prof¡le

Table 2.2 and Chart 2.1 illustrate the socio-demographic profile of the main trade

area population, compared with the respective non-metropolitan New South

Wales averages, This information is sourced from the 2006 Census of Population

and Housing.

In general, there is some variation in characteristics between the two trade area

sectors, with the primary sector population comprising largely older Australian

born residents earning below average incomes, reflecting the popularity of Banora

Point with retirees. In comparison, the significantly smaller (by population)

secondary sector contains a younger popr_rlation, with a large representation of
amilies who earn above average income levels,

Key points to note regarding the characteristics of the current main trade area

population include:

The average age of the main trade area population at 43.2 years, is

significantly older than the non-metropolitan New South wales average of
39,1 years. This trend is especially evident in the primary sector However,

the secondary sector contains a much younger population.

The primary sector residents earn income levels that are significantly below

the non-metropolitan New south wales benchmarks on both a per capita and

per household basis. The income profile of the secondary sector residents is
quite different, containing a much more affluent population.

a

a

a

Home ownership levels within the main trade area are higher than the non-

metropolitan New South Wales average.

The main trade area population is largely Australian born, with only 16.20/o of
residents born overseas.

ffi emeyBowes Club Banora, New South Wales
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Section 2; Trade area analysis

a A review of the household structure within the primary sector Índicates a

significantly below average proportlon of households consisting of traditional
families (i,e, couples with dependent children), again reflecting the retiree
population within this sector. In contrast, the nature of the population in the
secondary sector is much more famlly oriented, with 58.7% of households
occupied by traditional families.

Club Banora, New South Wales
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Section 2: Trade area analysis

Table 2.2

Club Banora main trade area - socio-demographic protile, 2006

Census item

Primary Secondary

sector sector

Main

TA

Non-metro

NSW avg.

Per capita income

Variation f rom benchmark

Avg. household income

Va ri at¡o n f ro m b en ch mark

Avg. household size

Aqe dislribution (% of pop'n)

Aged 0-14

Aged 15-19

Aged 20-29

Aged 30-39

Aged 40-49

Aged 50-59

Aged 60+

Average age

Housinq status (% of h'holds)

Owner/purchaser

Renter

Other

Birthnlace (% of pop'n)

Australian born

Overseas born

. Asia

. Europe

. Other

Familv fvoe (% households)

Couple with dep't children

Couple with non-dep't children

Couple without children

One parent with dep't children

One parent with non-dep't child.

Other family

Lone person

$20,610

-9.9%

$49,084

-13.4%

2.4

18.2/"

6.1%

7.O%

10.5o/"

12.5/.

11.7%

34,0V"

44.4

78.5k

20.5/o

1.1%

83.0%

17.0%

1.s%

1O.9/"

4.5%

35.7"/"

6.5%

32.3V"

11.O%

3.0y"

0.6v"

10.9"/"

35.1%

3.1

24.8%

8.9%

11j%

173%

14.5%

15.6%

35.7

89.1"/"

10.9%

o.o%

88.9%

11.1%

o.7%

6.7o/"

3.7%

58.7%

8.2%

18.5%

7.7%

2.6/"

0.2v"

4j%

-8.2%

2.5

19.1%

6.5k

1O.6/o

13.1V"

12.1V"

31.5%

43.2

79.9%

19.2%

o.9%

83.8%

16.2V"

1.4%

10/%

4.4%

38.2"k

6.7%

30.8%

10.6/"

3.O%

O.6/"

10.2"/"

$22,878

$56,695

2.5

20/%

6.90/"

10í%

12.2V"

14.5y"

13.6%

22.1o/"

39.1

71.4/"

27.6V"

1.0%

89.2y"

10.8/o

7.1%

2.5/o

42.3y"

7.2/"

24.9"/"

10.4%

3.2%

0.8%

11.2%

924,712 $21,166

8.0% 7.5%

$76,606 $52,04s

Source: ABS Census of Populat¡on L Hous¡ng,2006; p¡tney Bowes Bus¡ness lns¡ght
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Section 2: Trade area analysis

Chart 2.'l

Club Banora nlain trade area. socio-denrographic prolilê,2006

40%

30%

20%

10%

o%

Age d¡str¡bution

rClub Banora MTA r Non-metro NSW 31.5%

ß3% 20.4% 22,1%

6.5% 6.9% 7.1%
10.4y" 10.6% 12'2% 1st% 14,5% 12.14 13.61"

One pafent with non-
dependent chlldren

s40,000

$30,000

$20,000

$1 0,000

$o

Aged 0-14 Aged 1519 Aged 20-29 Aged 30-39 Aged 40-49 Aged SO-59 Aged 60+

Per capita income levels

Non-metro NSW $22,878

924,712

Prlmary Secondary

Country of birth

83.8%
a9.2% rclub Banora MTA r NoÊmetro NSW

16.2V"
10.a%

Australian Born Overseas Born

Family type

ga.z%42,3"/"
rClub Banora MTA rNon-metro NSW

30.8%
24,9V.

6.7% 7.2%
'tO.6./"10é% ß.2% 1't.2%

3.0./.3.2% s.6"7. 0.8%

.105%

90%

75%
60%

45%

s0%

15%
o%

60%

45%

30%

15%

o%

Couple wilh Couple wilh non- Couple without One pilent wlth
dependenlchildren dependenlchlldren ch¡ldren dependentchltdren

Otherlamlly Loneperson

Source: ABS Census ot Populat¡on & Hous¡n7,2006; Pitney Bowes Busîness lnsighl
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Section 2: Trade area analysis

2.4 Retail expenditure capac¡ty

Chaft 2.2 highlights the per capita retail expenditure of the main trade area

population, compared with non-metropolitan New South Wales averages, As

shown, the per capita retail spending behaviour of the main trade area residents

is broadly in line with benchmark levels.

Table 2,3 details the estimated of retail expenditure capacity for the Club Banora

main trade area population in 2OLO, and projected increases in retail spending to

2O2L The current retail expenditure of the main trade area population is

estimated at $276 million and is projected to increase by 2.Bo/o per annum in real

terms over the forecast period to reach $373 million in 202L. All spending

forecasts presented throughout this report are expressed in constant 2OO9/LO

dollars (i.e. excluding inflation) and include GST.

Table 2.4 provides a more detailed summary of the retail expenditure for the Club

Banora main trade area population. As shown, take-home food and liquor

spending accounts forthe highest propoftion of total retail expenditure in 2010, at

some 48.4olo.

In addition to the resident population within the defined main trade area, it is also

impoftant to consider the expenditure generated by the tourists attracted to the

Tweed region, According to Tourism Research Australia, total expenditure

generated by tourists within the Tweed LGA was estimated at just under

$250 million in 2007.It is reasonable to assume that a small proportion of this

spending will be directed to the facilities at Club Banora, which is and will be a

tourist destination in the Banora Point locality.

ffi RitneyBowes Club Banora, New South Wales
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Section 2: Trade area analysis

Chdtl2.2

Club Banora trade area - retail spending per person, 2009/10'

$1 4,000

$12,000

$10,000

$8,000

$6,000

$+,ooo

$2,000

$-

$3,500

$3,000

s2,500

$2,000

$1,500

$1,000

$500

$-

$3,000

$2.500

$2,000

$1,s00

$1,000

$500

$-

1,226

6,968 6,968

Total Food

2,069 1,997

Fresh Food

1,272

Tolal rêtail

rClub Banora MTA ¡Non-metro NSW

5,374 5,390

Total Non-food

2,865

Food

2,895

2,458 2,361

630 664

Household Goôds Leisure

1,039 1,062

Other Food & Grocer¡es Packaged Liquor

Non-food

't2,343 12,359

Total Retail

rClub Banora MTA lNon-metro NSW

gss '1,014

Food Catering

r Club Eanora MTA ¡ Non-metro NSW

766 798

295 295

Apparel General Retail Retail Services

Source: Marketlnfo; Pitney Bowes Business lnsight
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Section 2: Trade area analysis

Table 2.3

Club Ðanora main ftade area - relail expenditure, 2010-2021

Main

TA

Year ending

June

Primary

sector
Secondary

$eotor

278

287

296

305

314

329

332

341

350

aËo

308

378

39

40

41

42

43

44

45

46

46

47

48

49

238

246

255

263

271

279

287

295

303

31 1

320

329

201 0

2011

2012

201 3

2014

2015

20I6

2017

201 I
201 I
2024

2021

Averaqe annual orovvth ($M)

201 0-20f6

2016-2021

20102021

Averaoe annual orowth 17")

20 1 0.201 6

201 6-2021

2010-2021

8

I
I

s

s
o

1

1

1

3.1a/o

2.8V"

3.0%

2.2o/"

1.87"

2.O%

3.0%

2,7%

2,8%

*Constant 2009/10 dollars & ínalud¡rLq GgT
SoLtrce: Mai4eÍlnfo; Pitney Bawss Business tnstght
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Section 2t Traóe area analysis

Table 2.4

Glub Banora main trade area . retaíl expenditure by product qroup (gM), 2010-2921*

YIE. Food &

liquor
Food

calering

Apparel llousehold
goods

Leisure General

retail

Retàll

servicêsJune

201 0

2011

2012

2013

2014

201 5

201 6

2017

201 I
2019

2020

2021

133

137

141

145

148

152

156

160

163

167

171

175

14

15

15

15

16

16

17

17

18

1B

19

20

17

18

18

19

't9

20

20

21

21

22

23

23

55

5V

59

61

63

65

67

63

71

74

76

78

27

28

29

bo

31

32

33

34

35

36

37

38

22

23

24

24

25

26

26

27

28

28

29

30

7

7

7

7

7

I
B

I
I
I
o

I

Averaqe annual qrowth ($M)

2010-2016 4

2016-2021 4

2010-2021 4

Averaoe annual orowth {%ì

2010-201 6 2.60/"

2016-2021 2.4%

2010-2021 2.5%

0

0

0

1

1

1

0

1

0

2

2

2

1

1

2.9Yo

2.6%

2.8%

3.1%

2.9e/o

3.0ô/o

3.4%

3.2/.

3.37o

3,1%

2.9%

3.0%

2.9o/o

2.6e/"

2.8%

2.9%

2.7%

2.ge/o

*Canstant 200911A doilats & ínelading cST
Source: Marketlnfo; Pitney Bowes Bustness lns¡ght
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Section 3: Com petitive context

This section of the report reviews the competitive environment within which the
proposed Club Banora retail facility would operate, Competitive retail facilities are

illustrated on the previous Map 2.1 and are summarised in Table 3,1 below.

For the purposes of this analysis, supermarkets are defined as being greater than

500 sq.m in size and do not include small corner stores, grocery and convenience

stores and milk bars. Smaller sized stores of less than 500 sq.m are commonly

referred to as foodstores, and sell a limited range of food and groceries, as well as

typically providing takeaway food and newsagent items.

Table 3.1

Club Banora schedule of competing retail fac¡lities

Centre

Retail

GLA

(sq.m)

Maior traders

Dist. by road

from Club

Banora (km)

Sub-regional Centres

Tweed Heads South

. Tweed City SC

. Remainder

Centro Tweed

Supermarket Centres

Banora Shopping Village

Banora Central SC

Other Retail Facililies

Tweed Heights Shopping Village

Terranora Village SC

Big W (7,033), Kmart (7,s81),

Woolworths (4,527), Coles (3,708)

Aldi (1,3s0)

Target (5,592), Woolworths (4,527),

Coles (3,708)

Bi-Lo (1,993)

Coles (2,800)

rGA (200)

Spar (350)

46.700

36,700

1 0,000

1 8,600

3,200

3,400

2.0

60

700

900

20

24

68

Source: Propedy Counc¡l of Austral¡a; P¡tney Bowes Busíness lns¡ghI
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Section 3: Competitive context

3,1 Sub-reg¡onal centres

There are currently two sub-regional facilities situated in close proximity to the
proposed Club Banora site, which are described as follows:

The major component of the retail facilities provided at Tweed Heads South is
Tweed City Shopping Centre, situated around 2 km north of the Club Banora

site. The centre, which is provided over a single level, is anchored by Big W
and Kmart discount department stores as well as woolworths and coles

supermarkets, and also contains a substantial provision of well over

150 specialty shops. This facility is the major non-food retail destination for

the residents of the Tweed Coast.

a

a

a

Remaining retail facilities at Tweed Heads South include an Aldi supermarket,

provided in close proximity to Tweed city shopping centre. A substantial

provision of retail specialty traders are also provided along Minjungbal Drive

within this precinct.

Centro Tweed Mall is the second sub-regional centre situated in the area, and

is located approximately 6 km to the north of the club Banora site. This

centre incorporates around 18,600 sq.m of retail floorspace and is anchored

by a Target discount department store as well as Woolworths and Coles

supermarkets.

3,2 Supermarket centres

Supermarket facilities within the main trade area are limited to two centres

located within the primary trade area sector. These facilities are described below:

As mentioned previously, Banora shopping Village is located immediately

opposite the proposed Club Banora site and is anchored by a Bi-Lo

supermarket of almost 2,000 sq.m. This facility, which is serviced by a sizable

at-grade carparking provision, also contains a provision of around 14 retail

specialty tenants, including convenience-based uses such as a pharmacy,

newsagent and take away stores.

i . -Ì

I
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Section 3: Competitive context

Banora central is anchored by a 2,800 sq,m coles supermarket and contains

a smaller provision retail specialty floorspace in comparison to Banora

shopping Village. This facility, located 2 km to the west of the club Banora

site, contains a liquor store, coffee shop, pharmacy and newsagent.

There are other supermarket based facilities located beyond the defined main

trade area, but these are of little competitive relevance to the Club Banora retail

centre, as they serve different catchments.

3.3 Other reta¡l facilities

In addition to the sub-regional and supermarket facilities discussed in the
preceding sub-sections, the main trade area also contains two smaller

convenience centres at Tweed Heights Shopping Village and Terranora Village
Shopping Centre.

Tweed Heights Shopping Village is located in Banora Point at the corner of
Amaroo and Ash Drives, some 2.4 km south-west of the Club Banora site. This

facility is anchored by a small IGA foodstore of around 2oo sq,m and plays a

purely convenience-based role to the immediate local population. The foodstore is
complemented by a small provision of around B-9 specialty traders including a

baker, butcher and liquor outlet.

Terranora Village Shopping Centre serves a similar convenience-based role to the
local residents of Terranora and is located 6.8 km south-west of Club Banora. This

centre currently has a high level of vacancies, with more than half the tenancies
at the centre being vacant. A Spar foodstore of around 350 sq,m is the anchor
tenant at the centre, which also contains several specialty traders including a

pharmacy, butcher and newsagent,

ffi eitneyBowes Club Banora, New South Wales
Market potential and Economic Impact Assessment
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Secti on 4: Potential retait facilities

On the basis of the analysis presented in the preceding sections of this report, this

section assesses the appropriate, supportable provision of retail floorspace at the

proposed Club Banora retail centre and then estimates the sales potential for that
floorspace.

4,1 General considerations

The sales performance of any particular retail facility is determined by a

combination of the following criticai factors:

i. The scale and quality of the centre, with particular regard to:

the major trader or traders which anchor the centre;

the strength of the tenancy mix relative to the needs of the catchment

which it seeks to serve;

the physical layout and ease of use; and

its amenity and ambience of the centre.

¡i. Accessibility to the centre and available carparking once there.

iii, The size of the available catchment which the centre serves, which sets the

maximum limit of the likely sales potential that the centre can achieve; and

iv. The locations and strengths of competitive retail facilities, and the degree to
which those alternative facilities are able to effectively serve the needs of
the population within the relevant area,

ffi eitneyBowes Club Banora, New South Wales
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Section 4: Potential retail facilities

Key points to note in relation to the above factors are as follows:

As mentioned in section 1.1, the Pacific Highway upgrade currenily being

carried out at Banora Point would limit access to the proposed retail
facilities from areas to the east of the highway, However, this is also

likely to provide some insulation to supermarket facilities within the main

trade area (which are located to the west of the Highway), as it will also

limit residents travelling beyond the main trade area to complete their
supermarket shopping needs (especially at Tweed Heads South),

The Club Banora retail centre would be anchored by a 3,800 sq.m full-line
supermarket, most likely Woolworths, as both Wesfarmers supermarket
brands (coles anc Bi-l-o) are alread.y rcpresented in the main trade area,

This store would be the largest supermarket to be located within the main

trade area and also the only store to represent the woolworths brand,
which is currently the strongest trading supermarket brand in the
country,

- The proposed centre would be located within an established retail precinct

in the region, adjacent to Banora shopping Village, In combination with
the Bi-Lo supermarket at Banora Shopping Village, the Club Banora

facility would provide the main trade area residents with a double
supermarket offer, which would then clearly be the major supermarket
shopping destination within the main trade area.

The current main trade area population, of over 22,7OO persons/ provides

a sizable potential customer base for the proposed single supermarket
centre at Club Banora, especially considering that there is solid
population growth planned for the area in the future.

There is a limited number of national brand specialty retailers throughout
the main trade area currently, with the most national brands provided

beyond the trade area at Tweed Heads South. In our opinion, the
proposed Club Banora centre should contain a mix of convenience

oriented national brands currently not represented in the main trade
area, which would help differentiate its offer from other retail facilities in

the area.

Club Banora, New South Wales
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Section 4: Potential retail facilities

Our assessment of the potential for retail floorspace at the proposed Club Banora

development takes into consideration each of these factors, For the purpose of
this analysis, any facility built at the site is assumed to be of the latest shopping

centre standards.

4.2 Supermarket potential

Typically in Australia, a full-line supermarket of at least 3,000 sq.m is provided for

every 8,000-9,000 persons. The Club Banora primary trade area sector alone

currently includes over 19,500 persons, and is expected to grow solidly to exceed

24,OOO persons by 2OL3. Such a catchment could support two full-line

supermarkets within the main trade area in 2013, even allowing for a proportion

of residents to be attracted to facilities located at higher order retail centres

located beyond the trade area.

Both the existing supermarkets within the main trade area are relatively small in

size, The Coles store is 2,800 sÇ.ffi, while the Bi-Lo store is slightly less than

2,000 sq,m. Typical Coles or Woolworths full-line supermarkets are generally

around 3,200 sq.m in size, with many being 3,800 sq.m or greater,

The demand for additional supermarket floorspace is further highlighted by the

currently limited provision of supermarket floorspace relative to population in the

main trade area, which is estimated at some 213 sq.m per 1,000 persons, This is

significantly lower than both the New South Wales and Australian averages of

around 275 sq.m and 314 sq.m per 1,000 residents, respectively,

Table 4.1 details our estimates of the sales potential for a 3,800 sq,m Woolworths

supermarket at the proposed Club Banora Centre. All sales figures in this report

are expressed in constant 2009/10 dollars (excluding inflation) and include GST,

As shown, potential sales for the supermarket are projected at around

$33,5 million or some $8,827 per sq.m in 2012/13, and are expected to grow at a

rate of 2.5o/o per annum (in real terms) to reach $40.8 million by 2027.
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Section 4: Potential retail facilities

Including inflation assumed at 2.5o/o per annum, the 2013 estimated supermarket

sales potential is around $36,1 million, growing at a rate of 5.0% per annum to
reach $53,5 million by 2027.

Table 4.'l

Cl rr b Banora supermarket sal es potential, 201 3-2021*

Year

Ending

June

Sales

Constant

Sales

($v¡

lnc. lnflation

($ttt¡

201 3

2014

2015

201 6

2017

201 I
201 I
2020

2021

33.5

34.4

3s.3

36.2

37.1

38.0

38.9

39.8

40.8

36.1

38.0

39.9

41 .9

44.1

46.2

48.5

51 .0

53.5

Avg. ann. growth, 2013-2021 2.5Y" 5.O%

'lncluding GST

Source: Pitney Bowes Business lnsight

4,3 Retail specialty potential

The performance of the retail specialty tenants at any centre is largely driven by

the performance of the major anchor tenants. These larger tenants act as key

customer attractors, with retail specialty shops benefiting from the customer

flows.

The most appropriate specialty tenant mix at the proposed Club Banora retail

facility, assuming it is anchored by a supermarket as proposed, would generally

be skewed toward convenience retailing, The most suitable retail specialty mix, as

recommended by Pitney Bowes Business Insight, is ouilined below.
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Section 4: Potential retail facilities

Food & Liquor: Tenants that could be included in this category are a butcher,

baker, delicatessen, seafood store, patisserie and/or fresh produce store

(totalling some 350-400 sq.m). These tenants would form a solid food

retailing precinct at the centre in conjunction with the supermarket. A liquor

store is generally a key trader in this category but has not been included in
this instance, in line with instructions from Twin Towns Services Club Ltd,

Food Catering: In total, a provision of 300 sq,m has been included in this
category, which could accommodate 2-3 cafés/restaurants and a few

takeaway stores. Ideally, some of these tenants could be provided externally

to the centre, to appeal to both the resident, worker and tourist populations

in the area, and especially the retiree population within the primary trade

area sector,

Aooarel: A small provision of around 200 sq,m (catering to an older

demographic) is considered to be supportable in this category, and would

appeal to the significant retiree population within the primary sector. It is our

view that the 200 sq,m recommended in this category represents the upper

lÎmit to what is supportable at the centre, given the substantial provisions of

apparel traders currently offered at Tweed City Shopping Centre and Centro

Tweed.

Household Goods: Similarly to apparel, the retiree population in the locality is

likely to support around 100 sq.m of floorspace in this category, which could

include a homewares store or gift shop. The centre is unlikely to support any

additional tenants in this category, as significant provisions of household

goods floorspace are provided in the Tweed Heads South area.

General/Leisure: The most important tenants in these categories are a strong

newsagent and pharmacy/chemist. Other tenants that could be included are a

bookshop, film processing/photography store, a tobacconist and/or a florist. A
total of around 500 sq.m of General/Leisure traders should be supportable.

Retail Services: 3-4 tenants (totalling 2OO sq,m) which would enhance the

convenience function of the centre would be most appropriate, usages could

include a hairdresser, optometrist, key cutting/shoe repairs kiosk and/or

framing shop.
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Section 4: Potential retail facilities

In addition to the retail specialty floorspace discussed above, the proposed centre

could also include a small provision of non-retail specialty floorspace which would

add to the convenience function of the centre. A travel agent, bank outlet and/or

a real estate agent would be compatible additions to the mix.

Table 4.2 summarises the proposed retail composition of the Club Banora retail

centre, compared to existing single supermarket centres throughout Australia.

The benchmark includes some 65 single supermarket based centres throughout

metropolitan and non-metropolitan areas of Australia.

Key points to note from the comparison include

The 3,800 sq.m supermarket that would anchor the Club Banora facility is

347 sq.m larger than the typical supermarket at similar centres.

No mini-major tenants have been included as per instructions received from

Twin Towns Services Club Ltd, which is also consistent with the restricted

floorspace available at the site. A range of competitive mini-major tenants are

already located at Tweed Heads South.

The total retail specialty floorspace suggested for the centre is less than the

single supermarket centre benchmark, but somewhat larger than suggested

by the indicative floor plans provided to this office by Twin Towns Services

Club Ltd. This reflects our view that the proposed retail facilities at Club

Banora will play a predominantly convenience oriented role for trade area

residents, but also that a small, targeted comparison good offer (apparel and

household goods) is warranted to serve the needs of the retiree population.

However, if site constraints dictate a lower specialty floorspace provision than

indicated in Table 4,2, then the apparel and household goods floorspace

indicated in the table should be the first to be deleted.

a

a

a
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Section 4: Potential retaíl facilities

Table 4¿
Club Banora " Proposed retall cornposition

Gategory

Glub Banora

GLA

(sq,m) (% of retail)

Slngle smkt centres

GLA

(sq,m) (7u of retail)

DiffErence

GLA

(sq,m)

Maior tenants

Supermarkel

Total malors

Mìni-maJors

Fletail soeeialities

Food & liquor

Food catering

Apparel

Household

Leisure

General

Betail services

Total retall speë.

Total R6ta¡l

Non-retail

Total Centre

3,800

3,800

0

69.7V"

69,7o/o

0.00¿

3,.453

3/r53

700

415

325

376

113

195

338

gal

1,968

6JzA

56.4%

56.4e/¿

11.4%

97
347

'700

-69

-25

-i76
-13

5

-38

-1

"3r8

.670

350

300

204

100

200

300

200

1,050

5r450

150

5'600

6.4s/s

5,5%

3,74/"

1,8%

3.7elo

5,50y'o

9.7%

30.3%

100-0.e/o

6.8%

5,3e/"

ø.1%

1,8e/"

3,2h

5.5%

3.3%

32.2%

100.0%

Source: TwJn To:wns gervìcec Afub Ltd; P¡tney Bowæ Bustness ,4sigñf
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Section 4: Potential retail facilities

4.4 Total centre potential

Table 4,3 details the total centre potential for the proposed Club Banora retail

centre, compared to existing single supermarket centres throughout Australia.

These projected sales are presented in 2OOglIO constant dollars and include GST.

Total retail sales for the centre are estimated at $43,8 million in 2Ot2/73, of
which $33.5 million or 76.50/o would be attributed to the Woolworths

supermarket. As outlined in the previous Table 4,1, supermarket sales are

expected to increase solidly to reach $40.8 million (in constant dollar terms) by

2O2t, which is also likely to drive the sales potential of the entire centre.

The retail specialty floorspace at the centre is estimated to achieve sales of
around $10,3 million or $6,242 per sq.m. This level of trading would initially be a

little below the average achieved at similar centres in part due to the exclusion of
a liquor outlet, but is expected to grow steadily as the centre becomes fully
established,

New retail facilities do not achieve their ultimate trading potential in their first
year of operation, with sales levels consolidating and growing over a period of
time after establishment. Sales at the Club Banora retail centre are expected to
increase over time, in line with the projected main trade area population growth.

Table 4.4 details the projected main trade area market shares for the proposed

Club Banora retail centre, The projected main trade area market share in 2013 is

I3.5o/o, including a 19.9o/o share of food retail expenditure and a 5.3olo share of
non-food retail expenditure,
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Section 4: Potential retail facilities

Table 4.3

Club Banora - Forecast centre sales by retail category, 2012113-

Category GLA

(sq.m)

Club Banora

Forecast sales

($'0oo¡ ($/sq.m)

Single smkl centres

GLA Average sales

(sq.m) ($'ooo¡ ($/sq.m)

Maior tenants

Supermarket

Total majors

Mini-majors

Retail soecialities

Food & liquor

Food catering

Apparel

Household

Leisure

General

Retail services

Total retail spec.

Total Retail

Non-retail

Total Centre

3.800

3,800

0

350

300

200

100

200

300

200

1,650

5,450

150

5,600

33,543

33,543

0

8,827

8,827

0

3,453

3,453

700

419

325

376

113

195

338

201

1,968

6,120

39,905

39,905

2,433

11,558

1 1,558

3,477

2,800

1,650

1,000

475

1,050

2,325
'1 ,000

10,300

43,843

8,000

5,500

s,000

4,750

5,250

7,750

5,000

6,242

8,045

4,070

2,145

2,O02

596

1,134

2,924

1.093

13,964

56,302

9,711

6,591

5,321

5,273

5,806

8,643

5.452

7,096

9,1 99

'Constant 2009/1 0 dollars & including GST
Source: P¡tney Bowes Bus¡ness lnsight

Table 4.4

Club Banora - Forecast rnarl(et shares, 20'12113-

Trade area

Retail spend ($M)

Food Non-food Total

Centre sales ($M)

Food NonJood Total

Market share

Food Non-food Total

Primary sector

Secondary sector

Main TA

Sales from beyond TA

Total centre sales

6.1

0.8

7.O

0.6

7.5

35.6

4.9

40.6

3.3

43.8

145.9

22.5

168.8

't12.8

19.4

132.2

258.7

42.3

301.1

29.5

4.1

33.6

2.7

36.3

20.2%

17.7%

19.9o/"

5.4V"

4.3%

5.3%

13.8%

11.6%

13.5%

'Constant 2009/1 0 dolaß & ìnclud¡ng GST
Source: Tw¡n Towns Services Club Ltd; Marketinfo; Pitney Bowes Business lnsight
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Section 5: Assessment of iikely ¡mpacts

This section of the report considers the likely trading and other impacts that can

be anticipated following the development of a retail facility at the Club Banora

site.

5.1 Nature of likely impacts

The Club Banora retail development is likely to result in a range of economic

impacts, From a trading point of view, some impacts are likely to be experienced

by competitive retailers in the region, and this will be considered later in this
report,

On the other side of the equation, it is clear that the proposed centre would result
in a range of economic benefits, particularly for nearby residents and workers,
These key positive impacts include the following,

Choice and convenience for trade area residents and workers: The provision

of retail facilities at Club Banora would benefit local residents, tourists and

workers by meeting their convenience shopping needs (eg. for a weekly
grocery shop, the purchase of medication and/or reading materials, or a place

to socialise away from home/work), without requiring travel to facilities
provided at other retail facilities in the area. The Woolworths supermarket

anchoring the centre would be the only store to represent the brand within

the main trade area, providing local residents with greater choice, and

encouraging price competition.

Reduced costs, travel times and escape expenditure: Currently within the

main trade area, there are only two supermarket facilities, both relatively
small, The proposed full-line supermarket at club Banora would provide a

comprehensive supermarket shopping option which is conveniently located for
the growing local population. The proposed club Banora development will
reduce the need for residents to travel beyond the main trade area, resulting

in time and fuel cost savings for the local residents and retaining retail
expenditure and jobs in the immediate local area.

a
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Section 5: Assessment of likely impacts

Additional Employment: once fully operational, the proposed club Banora

retail facilities would be likely to employ around 289 people. Allowing for an

estimated 5o/o of the total increase to be as a result of reduced employment

at existing retail facilities in the region, the net additional jobs for the area

provided at the Club Banora retail development are estimated at 275 (refer

Table 5.1).

In terms of wages and salaries, the additional 27s permanent retail

employees within the proposed retail development would earn an average

annual wage of around $28,000 (as sourced from the latest ABS average

weekly earnings statistics). This represents an additional 97,7 million in

salaries and wages for the local region, directly as a result of the

development.

In addition to the jobs created once the proposed retail facility is operational, the

construction phase of the project would also generate employment opportunities

for the region (refer Table 5.2). The estimated cost of construction of the
proposed Club Banora Centre is $16 million, By utilising the appropriate ABS

Input/Output multipliers (last produced in 1996/97) and a deflated cost of
construction of $9.8 million (i.e in L996/97 dollars), it is estimated that the
construction period would create around 68 jobs. A further 109 jobs could be

expected to be generated on the basis of supplier induced multiplier effects from

this period. These numbers represent full-time equivalent jobs, which may include

both full-time and part-time positions. The additional ongoing retail jobs in the

centre proper as previously outlined (275), will result in a further 261 jobs in the

broader community based on ABS Input/Output Multipliers,
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Section 5: Assessment of likely impacts

Table 5.1

Club Banora - Estimated Future Additional Employment Levels

Type of Use
Estimated

Employment

Per'000 sq.m

Club Banora
cLA Employment
(sq.m) (persons)

Supermarket

Specialty Shops

Total Centrel

Net lncrease2

190

99

289

275

50

60

3,800

1.650

5,450

1. Excludes non-retail components-
2. Net increase includes an allowance for reduced employment levels at impacted centrcs, estimated at sT" of the total ¡ncrcase
Soutce : Pitney Bowes Business lnsight

Iable 5.2

Club Banora - Estimated Future ACditional Employmenl Levels*

Original Stimulus
Estimated

Capital

Costs
($M)'

Direct

Employment

Supplier
Employment

Multiplier
Effects

Total

Construction of Project

Centre Employmenls

Total

16 68

275

343

109

261

370

178

535

713

Job Years2

' Employment lotals ¡nclude both lulltime and parliime work

1. Adjusted by intlat¡on and prodúct¡v¡ty to 1996/97 Dollars
2 lndicates lhe est¡mated number of jobs over the life ol the construction project plus ongo¡ng muttipt¡er effects, for

lhe equivalenl of one year
3. lndicates lhe est¡maled numbet of net addit¡onal ongo¡ng jobs as a rcsult of the proposed development
Source : Auslral¡an Natìonal Accounts: lnput-Output Tables 1996-97; pitney Bowes Business lnsight

As highlighted, a number of significant economic benefits can be expected to flow

directly from the development of the proposed Club Banora retail centre. Against

these positive impacts, the question of likely trading impacts on other retailers

w¡th¡n the surrounding region also needs to be considered.
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Section 5: Assessment of likely impacts

5,2 Considerations of broad trading impacts

The following sub-section of this report presents an indicative projection of the
anticipated impacts of the proposed Club Banora development on competing retail

facilities in the region, Such projections must be considered as indicative, on the
basis that it is very difficult to predict with certainty the precise impact on any

one retailer or any one centre that will result from any change to the retail

structure serving a particular area or region.

The impacted centre has a number of possible actions which it may be able to
take, for example, which may mitigate or eliminate the extent of the impact.

Expansions and improvements may be undertaken at other centres and locations

throughout the region, and all of these factors can change the nature of the
impact.

Table 5,3 below presents an assessment of the likely order of trading impact for
the existing retail floorspace within the defined trade area. The table highlights

the following for both 2ooglto and 2or2/13, as well as the projected changes

over that period:

The available retail expenditure generated by the trade area population

The estimated sales volumes for the existing and proposed additional retail

facilities within the trade area.

The consequent estimated escape expenditure from the trade area, directed

to retail facilities located beyond the trade area boundary.

Clearly evident from this analysis is the fact that the existing retail facilities within
the trade area, which are very limited in scale and nature, currently account for a
relatively small proportion of the available retail expenditure that is generated by

trade area residents - approximately one-quater. Further, even though the
proposed additional facilities to be provided at the Club Banora site would clearly

increase the volume of available retail expenditure that is retained within the
trade area, more than 60% of the total available retail expenditure would still be

likely to escape to retail facilities located outside the trade area. This will be the

a

Club Banora, New South Wales
Market potential and Economic Impact Assessment

# P¡tneyBowes
Business lnsight



Section 5: Assessment of likely impacts

case because the total provision of retail facilities within the trade area, even after
the addition of the proposed development at the Club Banora site, would still be

quite limited given the available main trade area population.

Tabte 5.3

Ciub Banora - Trading !mpact Ass€ssment, 2010-2013*

200s/lo

$M

2012t13

$M

Change

$M

Part 1A : Estimated Hetail Spending Market (With Club Banora)
Main TA Residents Spending 275.A

Net Escape Resident Spending 20A.2

Est. Retail Sales to Main TA Retailers 67.6

301.1

187.9

113.2

25.3

-20.4

45.6

9.2/.
-9.8y"

67.5V"

Part 1B : Calculat¡on of Main TA Reta¡l Sales (With Club Banora)
Club Banora O.O

Other Trade Area Retailers 67.6

EsÎ. Retail Sales to Main TA Retallers 67.6

43.8

69.4

113.2

43.8 n.a.
''I .8 2.6"/"

45.6 67.5yo

Part 2A : Estimated Retail Spend¡ng Market (Without Club Banora)
Main TA Residents Spending 275.a

Net Escape Resident Spending 2OA.2

Est. Retail Sales to Main TA Retailers 67.6

Paft2B: Calculation of Main TA Retail Sales (W¡thout Gtub Banora)
CIub Banora O.O

Other Trade Area Retailers 67.6

Est. Retail Sales to Main TA Retailers 67.6

30.1 . t

224.3

76.8

25.3

16.1

9.2

9.2v"

7.7v"

13.60/"

0.0

76.8

76.8

0.0

9.2

9.2

o.oyo

13.6v"
'13.6%

Part 3 : Est, Sales lmpact of Development on Other Trade Area Retailers (2013)
. Projected Sales Post Club Banora

Compared w¡th Current Sales (2010)

. Projected Sales Post Club Banora

Compared with Projected Sales Pre Exp. (2013)

*Constant 2009/10 dollars & ¡ncluding GST
Source : Pitney Bowes Business lnsight

Table 5.3 commences with an estimation of the likely sales volumes which will be

achieved by retail traders within the Club Banora main trade area (Part 1A),

following the addition of the proposed development, The total level of retail sales

in the trade area is projected to increase by some $45.6 million between 2010

and 2013, from $67.6 million to $113.2 million. The components of this growth

i ncl ude:

2.6y"

-9.7"À
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Section 5: Assessment of likely impacts

Forecast growth in the main trade area retail spending market of
$25.3 million

A decrease in the level of resident net escape spending of $2o.4million,
which would currently be directed to facilities beyond the trade area, as a
result of the new facilities.

Paft 1B of the table then presents projected sales for the Club Banora shopping
centre in 2013, which are estimated at $43.8 million, Total retail sales for other
trade area retailers are projected to increase by $1,8 million (or 2.60/o) in 2013,
even with the Club Banora development commencing trade,

On the same basis, part 2 of the table then illustrates the expected outcomes,
assuming the Club Banora development does not proceed. In this instance, the
total volume of retail sales in the main trade area is projected to increase by
some $9'2 million between 2010 and 2OI3, from $67.6 million to g76.8 million,

Paft 3 of the table then summarises the potential impact of the Club Banora
development on existing retailers within main trade area, by comparing their
post-development projected sales with :

2010 estimated sales, and

Sales projections for these retailers assuming the Club Banora development
does not proceed,

a

a

a

These comparisons illustrate the following:

Projected sales levels for existing retailers throughout the trade area in 20t3,
assuming that the club Banora development goes ahead, would be on

average 2,6% higher than the current estimated 2OO9/IO sales.

As compared with the sales volume which all other retailers in the main trade
area are projected to achieve in 2013 if the club Banora development does
Nor proceed, the post-development sales volume would be on average 9.7o/o

lower,

a
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Section 5: Assessment of lil<ely impacts

The results of these calculations demonstrate our view that the Club Banora
development would in all likelihood have some trading impacts on other retailers
currently provided throughout the main trade area. These impacts are an
estimated average for all retail facilities within the main trade area, with some
retail centres likely to be impacted more than others based on their offers, their
competitive situations in relation to the proposed Club Banora development and
their tenant mix.

Most importantly however, the analysis shows that at present the existing retail
facilities are retaining only a very small proportion of the total available main
trade area retail expenditure, due to their limited nature and extent. In other
words, there is arnple available retail expenditu¡-e for the existirig facilities to
continue to trade successfully, and for appropriate new facilities to be added
within the trade area. Given these circumstances, and notwithstanding our
assessment above which shows some expected trading impacts on existing
facilities, it is quite possible in these circumstances that there may be virtually no
trading impacts experienced by existing facilities within the trade area,

Once trading commences, the proposed Club Banora centre will also result in a
redirection of retail spending from facilities beyond the main trade area, especially
those provided at Tweed Heads South, and to a lesser extent, Centro Tweed.
Retail facilities at these two locations are currently estimated to be achieving
sales of around 9425 million,

Most of this impact on the retail facilities at these two locations would be on the
full-line supermarket offers provided at these centres, In percentage terms
though the likely order of impact on the various supermarket facilities provided at
Tweed Heads South and Centro Tweed would be minor, generally well below 5Vo.

Generally, the levels of impact projected above (on retail facilities both within and
beyond the main trade area) will not threaten the ongoing viability of existing
retail centres or precincts in the area, or the future potential for expansion of
retail facilities in the region, All facilities in the region would continue to trade
viably after the opening of the proposed club Banora retail centre.
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L lntrod uction

This report presents the findings of a transport assessment carried out by TTM Group for
the proposed redevelopment of Club Banora, located at Leisure Drive, Banora Point,

The scope and purpose of this report addresses all relevant traffic and transport
requirements including access, parking and servicing. This report has been prepared to
accompany the application to the Department of PIanning.

t.L Site Locality
The development site is illustrated in Figure 1 and described as follows

Figure 1: Site Location

Reference No: 34318
28 February 2011

Tweed

Club Banora
Redevelopment

ITweed Heads
South

L.2 Relevant Authorities
Leisure Drive and all other roads relevant to the site are administered by Tweed Shire
Council. The development site is also located within the jurisdiction of Tweed Shire
Council.
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1.3 Current Use of Development Site

The site currently houses Club Banora's activities including golf course, club building
bowling greens, swimming pools and tennis courts.

Reference No:
28 February 201-X.
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2. Proposed Development

2.L Development Floor Areas

The development will comprise the following:

totalling l-54 units (254 bedrooms)

o Bar Area of 90 sqm

o Lounge Area of2002 sqm

o Gaming Area of 1048 sqm

o Auditorium of 240 sqm

2.2 Development Program
Construction of the development is planned to begin in 2011, with and expected
completion in late 2013.

2.3 Development Plans

As part of preparing this assessment, TfM has had extensive involvement with the
development planning stages, such that we have provided ongoing advice and design
recommendations to the project team in relation to various transport, access, parking and
servicing requirements of the proposed scheme.

Development plans are provided in Figure 2 and Figure 3 and summarised as follows:

Reference No: 34318
28 February 201L
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3. Existing Traffic Cond¡t¡ons

3.1 Road Planning
Tweed Shire is responsible for road and traffic management on Leisure Drive, Greenway
Drive, Darlington Drive, all other roads relevant to this development are Council-
controlled.

Road and to provide connection to the Tweed Heads Bypass (Pacific Highway). TTM
understands that the current estimate for completion of this project is 201-5.

widening of Leisure Drive from Winders Place to Eucalyptus Drive to four lanes. lt is
likely that Council will delay any further upgrade to Leisure Drive until completion of
the Kirkwood Road project. This project will not overly affect access to the site as

the road section from Winders Place west to the club access is current 4 lanes.

3.2 Road Network
Leisure Drive is an urban distributor providing connection between Frasier Drive and
Darlington Drive. The nature of the road environment in the site vicinity is summarised
briefly below:

Reference No: 34318
28 February 20L1
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Figure 5: Leisure Drive - Facing East

3.3 Existing Traffic Volumes
Existing traffic volumes were obtained by TTM Group by conducting intersection turning
movement counts for the AM and PM peak hours on Tuesday l-5th and Wednesday 16th of
February 201-1- and data taken from a Thursday 24th of June 2010 survey TTM performed
previously. A 7 day traffic count along Leisure Drive was also taken from the 17Th of
February to the 24th.

The following intersections were surveyed:

Peak hour traffic volume data is provided in Figure 6 to Figure 12for these intersections
Full survey data is provided in Appendix A.
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Figure s: Survey Locations
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3.4 Growth Rate

A growth rate have been applied to survey data to project forecast traffic volumes for
'year of opening' (2013) and 1-0-year design horizon (2023l'scenarios. A growth rate of
2.7/oannual compound growth was deduced based on historical survey data supplÌed by
Tweed Shire Council along Leisure Drive and applied along all roads.

Tdal L&h lÞ*r
F

2

0 1

t

2

0

a

a

teww,ltngroup.comar.
T: (07) 5591 9177 F: (07) 559L 9L88 E: ttmgc@ttmgroup.com.au Page 11



ttmcRouP
Proposed Club Re-development, Reta¡l and Aged Care - Banora ¿r-

@ 201L - TTM Consulting (GC) pty Ltd Reference No: 34318
28 February 20LL

4. Development Parking Supply

4.L Parking Supply Requirements
Tweed Shire Council's A2, Site Parking ond Access Code provides parking rates for
different land uses. Land use rates and their corresponding demand are seen in Section
Table 1: Council Parking Requirements4.2 below.

4.2 Development Parking Provision
Application of Council's rates to the proposed development results in parking supply
requirements as presented in Table 1.

Table 1: Council Parkíng Requirements

840.5TOTAL

23

286

86

L5

3

90 sqm

2002 sqm

1288 sqm

48 staff

3 reserved*

Customer:

- 1 space per 4 sqm bar area

- 1 space per 7 sqm lounge/dining area

- l space per 15 sqm auditorium/gaming

Staff: 0,3 spaces per staff

Reserved: 1 space per reserved member

Club

402000 sqm water
surface

1 space per 50 sqm water surfaceSwimming
Pool

302 greens1-5 spaces per greenBowling
Green

126 courts2 spaces per courtTen nis

Court

3

7218 holes

6 staff

Customer: 4 spaces per hole

Staff: 0.5 spaces per staff

Golf
Course

220.4

50.1_

5010 sqm

5010 sqm

Customer: 4.4 spaces per 100 sqm GFA

Staff: 1 space per 100 sqm GFA

Shop

Parking RequirementCouncil Parking Rate UnitsUse

*Reserved spaces are for General manger, Secretary and CFO

Proposed parking for the development numbers 921- spaces, exceeding Council's
requirements.

rvwv.tlmgrcup.com.au
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Parking for the Assisted Living Facility has been considered separately to the rest of the
development as its use is largely self-contained, i.e. only users of the facility will park in
the facility's spaces.

Under Council's requirements, Housing for Older/Disabled parking requirements are
refered to Støte Environmentol Planning Poticy (Housing for Seniors or People with a
Disability) 2004 (SEPP).

The SEPP document contains general definitions for Senior's Housing;

Þ A Residential Care Facility,

Þ A Hostel

Þ A Group of Self-Contained Dwellings; or

Þ A combination of these.

The parking requirement of each of these definitions varies and as such it is important to
identify which definition the proposed facility best fits. As the facility does not fit perfectly
into any of the general definitions, and a combination definition is allowed, the required
parking rate willfall between the rates prescribed.

The facility can be considered a combination of a Residential Care Facility and A Group of
Self-Contained Dwellings, and as such the required parking will fall between the
requirements of these two definitions.

The proposed Assisted Living Facility includes 77 parking spaces. The proposed parking
falls between the requirements of these definitions and hence is appropriate due to the
facility's'combination' definition.

4.3 Conclusion

The development parking supply satisfies Tweed Shire Councit's requirements as
demonstrated by this assessment.

/-

TOTAT L42.5

1,42.5285 beds1 space per 2 beds in the facilityGroup of Self-
Contained
Dwellings

34.5TOTAL

28.5

6

285 beds

12 staff

1 space per L0 beds in the facility

L space per 2 staff on duty at any one
time

Residential
Care Facility

SEPP RateDefinition Beds / Staff Parking Requirement

www.ltmgroup,com.flu
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5. Development Parking Design

5.1 User Class Requirements
Parking on-site is divided into three categories due to the differing use. The parking
adjacent the retail subdivision is high-turnover by nature. ln accordance with Australian
Standards 452890.1, the appropriate User Class is 34. Minimum dimension requirements
follow:

All retail customer parking complies with 452890.1- User Class 3A requirements.

Parking for staff and residents will be low-turnover (generally all-day parking) by nature;
therefore, User Class 1A is appropriate. Staff and resident parking should be provided as

follows:

All on-site staff and resident car parking complies with User Class 1A requirements.

Parking for club and the sports facility will have a medium-turnover by nature; therefore,
User Class 2 is appropriate. Minimum dimension requirements should be provided as

follows:

All on-site staff and resident car parking complies with User Class 1A requirements.

Parking for people with a disability should be provided in accordance with 452890.6
(2009); all disabled parking bays on-site comply with this standard. Disabled parking has

been provided at a rate of 1 disabled space for every 50 car spaces as required for Class 6

Buildings in the Building Code of Australia.

5.2 Ramp Grade Requirements
ln accordance with 452890.1, ramps for use by light vehicles must not exceed a gradient
of:

Reference No: 34318
28 February 20L1
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Grade transitions 2 m in length should be installed in accordance with AS2890.1 to
prevent excessive grade changes.

All ramps on-site comply with Australian Standards.

5.3 Car Park Layout
The parking layout has been designed with good circulation and vehicle manoeuvrability,
with access to parking areas readily identifiable from the main circulation roadway.

The layout allows for the efficient circulation of vehicles with dead-end aisle restricted to
staff parking.

5.4 Conclusion

Site parking layout complies with relevant local and Australian Standards requirements
anci serviceó the requirements of the various proposed uses.

.^J"'---
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6. Development Servicing

6.L Design Service Vehicle Requirements
Council requires differing service vehicle requirements based on land use. The requires of
the different parts of the development are as follows:

waste collection.

access.

6.2 Service Vehicle Movements
Retail and supermarket tenancies are typically serviced on a daily basis, and waste
collection occurs 1-3 times weekly. Surfside Coaches currently arrive at the Club Banora

site up to 12 times a day.

6.3 ProposedServicingArrangements
A dedicated loading dock is provided at the rear of the supermarket tenancy. Service

vehicles will enterthe site to the eastern site access on Leisure Drive to gain access to the
loading dock.

Swept path analysis has been carried out to assess the manoeuvrability of service vehicles
on-site. Results are presented in Figure 1-3 and Figure 14.

Reference No: 34318
28 February 201L
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Figure 13: AV access through site
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Figure 14: HRV access through site
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All service vehicles enter and leave the site in a forward direction, in compliance with
452890.2. Areas providing access to service vehicles must maintain a minimum aisle
width of 4.5 m (one-way) and 6.5 m (two-way); minimum aisle dimension requirements
are met in this case. Vertical clearance required for an AV is 4.5 m; sufficient vertical
clearance is provided on all areas of the site requiring AV access. Council's Planning
Scheme requires grade changes of less than L in 20 (5%) where service vehicle
movements are required (unless transitions are provided). Gradients on-site comply with
Planning Scheme requirements.

Service vehicle bays are provided with minimum dimensions in accordance with 452890.2
standards, being:

6.4 Conclusion

Site servicing provision satisfies Council and Australian Standard requirements

f

wgte.llmgrcup.com.du

T: (07) 5591 9171 F: (07) 55919188 E: ttmgc@ttmgroup.com.au Page 19



ttmcRouP
Proposed Club Re-development, Retail and Aged Care - Banora ¿r-

@ 2011- - TTM Consulting (GC) Pty Ltd

7 . Site Access

7.L Sight Distance Requirements
Australian Standards 452890,1 provides guidelines for sight distance requirements for a

speed environment of 60 km/h, as follows:

Sight distance from the main site access and secondary access satisfy sight distance
requirements. Sight distance to both the east and west along Leisure Drive is in excess of
100m, which exceeds Australian Standard requirements.

Site observations have therefore identified that sight distance is adequate at all crossover
locations.

7.2 Proposed Vehicular Access Arrangements
Two crossovers exist to the development on Leisure Drive. One of these crossover
locations will be retained, with the other moved to form a 4 way signalised intersection
with the existing Leisure Drive / Winders Place intersection. The proposed additional
crossover is to be kerbed with pavement widths sufficient to comply with guidelines
contained with the AustRoads Guides to Road Design.

7.3 Conclusion

Site access designs and locations are to comply with the relevant Council and authority
guidelines.

Reference No: 34318
28 February 201-L
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8. Development Traffic Analysis

8.1 Trip Generation Rates

To demine the site's impact on the surrounding road network, the trips generated by
visiting patrons must be estimated. With the site's is current facilities, an increase in trip
generation will only occur from additional land use to the current site and a decrease will
occur from uses that are removed.

The site has two additional uses added to the site, the Assisted Living Facility and the
Retail Subdivision. The site also removes 2 uses, 1 Bowling Green, and a 9 Hole Minigolf
Course.

Table 2 below shows the net increase in traffic generation of the site.

Table 2l Changes in PM Peak HourTrip Generation

Reference No: 34318
28 February 20L1-

ITE

8th Ed.

-2.979 Holes0.33 Trips per
hole

Mini Golf Course

RTA

(assumed)
-15L Green15 Trips per

green
Bowling Green

RTA23.7L54
Dwellings

0.15 Trips per
dwelling

Retirement Centre

RTA61.6.235010 sqm12.3 Trips per
100 sqm

Shopping Centre

TOTAT 62L.36

SourceGenerated TripsLand Use UnitRate

The PM peak has been considered for the purposes of carrying out this traffic impact
assessment, as it coincides with both the road peak and the peak operating times of the
development.

The site will generate approximately 622 additional trips during the PM peak hour due to
the proposed development.

Due to the layout of the site, it is assumed that all Shopping Centre generated traffic will
enter and exit through the signalised Leisure Drive/Winders Place intersection, whilst the
Retirement Centre and other existing traffic will access the site via the existing central site
access.

8.2 Traffic Distributions
Traffic distributions have been assumed to 50% in / 5O% out due to the mixed use of the
site.
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8.3 lmpacts Analysis

Potential impacts from the development have been assessed for each intersection using
SIDRA lntersection 5.0. lt is reiterated that the PM peak has been used as the basis for
assessment, based on peak road network operation and development operation.

The following sections contain detailed tables describing the SIDRA model output, split in
two cases, the future with only base traffic, and the future with base traffic plus
additional traffic generated by the site. The impact is assessed at the predicted year of
opening, and again 10 years after opening, giving a 10 year design horizon.

The performance of an intersection can be measured in multiple ways, TMR in their
document, Guidelines to the Assessment of Road lmpocts of Developments (GARID),

specifies maximum degrees of saturations that intersections should be operating below. lf
an intersection exceeds one of these thresholds during this period, under GARID

ameliorative works should be performed in order obtain acceptable performance.

The impact analysis helps to determine what causes the requirement for ameliorative
works, and hence who should burden the costs of such works.

8.3.1 Leisure Drive / Winders Place / Proposed Site Access

The Leisure Drive / Winders Place intersection is currently a signalised 3 way intersection
to the east of the development site. The redevelopment of the site will shift the eastern
existing access into this intersection to form a 4 way signalised intersection.

¿r-
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Table 3: SIDRA Output - Leisure Drive / Winders Place - 2011 (Existing)

Eaet
5 T 5S5 1.t¡

ERE23.I
Åpproa+h 65T 1.2

North: lTlnders Place ¡$sdh
7L443.ì
S R 18 ['.0

Åpproa+h 62 3.3

'draest Leisure Drlve UYegt

r0123
11 T 7Ët

Àpproølh fô4

It_375

0.375

0-375

ü-3sã

0-358

0.3ss
D 400

Ð-400

5.S

35.4

s.ï
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]-ÐS D

LOsA

LÜ5 Ð
LÐ5 D
Lû5 Ð

LOS E
LOS F

L05 Ë

57.4
34.5
57.4

!ü.ñ

2ü.å

6T.s

^7i
67.7

ú_46

t-s3
B.ÍE

n-gE

o.4t)

'?.7S

fl.44

4S_5

31.2

4Ë_9

28.4

38-4

x8-4

4r-'l
43.s

43-5

ü-I

4.Ð

Ð-r

4û.4

40.4

4U.4

2-S

t.s
!s

0-98

0-s8

t].75
û.7s
0.75

''l ùT

0.58

$.5S

tì-D

0-7

t].6

1S.5
11 ?,

11_5

û-6r
0-6f
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s-6
_q.E

s"6

Áll Vehieles 1503 1.n D-40û 11.s LOS B s-6 67.V 0_61 i].53 43-9
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Table 4: SIDRA Output - Leisure Drive / Winders Place - 2013 No Development

Reference No: 34318
28 February 2011

East

5TË27
6FtÊ5

,4ÞFrüach 69?
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s R 1S
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West: Lelsure Drive Vltest

10 ¡- 24
'11 T 803

Approach 63Ì

Ð.8

5-1

8_6

4S-3

31-2
4E-Ë

'1 -{t

2,2

1.2

ü_3S5

tt,3s4

'0-3s5

Ð.37Ë

0.3¡B

r.376

s,424
n.42t
ü"422

Ê.n
ÐÈ c

8-r

40.5

40.5

4D.5

15.6

1't.4

11-7

6Ð.Ë

JE.¿

6$.S

t_4't

n.s3

0-51

t]-98

0.9ô

D-SB

n.6s

D-68

rJ.41

3.fr0

$.,44

,1 üA

Ð.59

t.6D

3.?

Ð.0

2.3

t.0
ü.7

u-õ

LCsA
LÐS D

LflSA

LOS D

LÐS D

LOS D

LOS E
LOS E

LOS E

1n.{
1U.2

1E_2

71.3
71.5
a4 E

!Ð-4
?6.3

28-4

4f -0
43.4

43-3

3_'l

3-l
3-1

?1..6

t1.Ë
21.Ê
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Table 5: SIDRA Output - Leisure Drive / Winders Place - 2013 W¡th Development
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Table 6: SIDRA Output - Le¡sure Drive I Winders place - 2023 No Development

Reference No: 34318
2SFebruary2Ot!
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Table 7: SIDRA Output - Leisure Drive / Winders place - 2023 With Development
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Figure 16: SIDRA Output - Leisure Drive / Winders Place - 2023 Development (DoS)

Analysis of the cases reveals that the Degree of Saturation (DoS) for all movements on the
project case intersection both in 201-3 and 2023 remain below the 0,9 acceptable
threshold for signalised intersections as perTMR's Guidelinesto the Assessment of Road
lmpacts of Developments (GARID).

As the intersection meets the GARID guidelines, no further ameliorative works would be
required in the 10 year design horizon,

Reference No: 343L8
28 February 2011
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8.3.2 Leisure Drive / Darlington Drive

The Leisure Drive / Darlington Drive intersection is currently 3 legged roundabout to the
east of the development site, east of the Leisure Drive /Winders Place intersection.

1r-

D¡r'llngtm Driu¡ North

E.
c
a
o
a
É
tu'

OÈrl¡nglon Drive South

Figure 17: Existing lntersection Layout - Leisure Drive / Darlington Drive

Table 8: SIDRA Output - Leisure Drive / Darlington Drive - 2010 (Existing)
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Table 9: SIDRA Output - Leisure Drive I Darlington Drive - 2013 No

Reference No: 34318
28February 2OtI
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Table 10: SIDRA Output - Leisure Drive / Darl¡ngton Drive - 2013 With Development
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Table 11: SIDRA Output - Le¡sure Drive / Darlington Drive - 2023 No Development

Reference No: 34318
28 February 2011-
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Table 12r SIDRA Output - Leisure Drive / Darlington Drive - 2023 W¡th Development
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Dartinglon Drive Norlh

Darlinglon Drive South

Figure 18: sIDRA output - Leisure Drive / Darlington Drive - 2023 with Deve lopment (DoS)

Analysis of the cases reveals that the Degree of Saturation (DoS) for all movements on the
project case intersection both in 2013 and 2023 remain below the 0,9 acceptable
threshold for signalised intersections as per TMR's Guidelines to the Assessment of Rood
lmpacts of Developmenis (GARID).

The intersection meets the GARID guidelines, no ameliorative works would be required in
the 1-0 year design horizon.
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8.3.3 Leisure Drive / Darlington Drive / Greenway Drive

The Leisure Drive / Darlington Drive / Greenway Drive intersection is currently 4 legged
roundabout to the west of the development site.

Greenwày Drive NORTH

zr-

E
ç;
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?'o
É
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o
f
.9I

Derlington Drive SOUTH

Figure 19: Existing lntersect¡on Layout - Leisure Drive I Darlington Drive / Gree nway Drive

Table 13: SIDRA Output - Leisure Drive / Darlington Drive / Greenway Drive - 2011 (Existing)
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Table 14: SIDRA Output - Leisure Dfive I Dartingon Drive / Greenway Drive - 2013 No Development
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Table 15t SIDRA Output - Leisure Drive / Darlington Drive / Gree nway Dr¡ve -2OI3 With Development
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Table 16: SIDRA Output - Leisure Drive / Darlington Dtive I Greenway Drive -2023 No Development
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Table 17: sIDRA output - Le¡sure Drive I Darlington Drive / Greenway Drive - 2023 with Development
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Greenr,rtay Drive NORTH

Darlington Drive SOUTH

Figure 20: Leisure Drive / Darlington Drive I Greenway Drive - 2013 No Development (DoS)

Analysis of the cases and the 2011- survey reveals that the Degree of Saturation (DoS) for
the northern leg, Greenway Drive is currently operating above the TMR's Guidelines to
the Assessment of Rood tmpocts of Developments (GARID) DoS threshold of 0.85. By 2013,
it almost fully saturated regardless of the development, i.e. the proposed development is
not the cause of the leg exceeding the guideline's threshold in this case.

As the intersection exceeds the GARID guidelines, ameliorative works would be required
within the 1-0 year design horizon. The requirement for these works however is not
caused by the development but by background traffic growth and hence the burden of
these works should not be placed on the development.
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8.3.4 Leisure Drive / Existing Site Access

Reference No: 34318
28 February 2011-
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Figure 21: Existing lntersection layout - Leisure Driue I Site Access

Table 18: SIDRA Output - Leisure Drive / Site Access - 2023 (Assumed)
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No formal survey work was performed over the site access; however, it is assumed that
the traffic along this access will remain approximately the same as current use. An
assumed 2023 Development Case which includes Background traffic growth along leisure
drive follows.
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Figure 22: SIDRA Output - Leisure Drive / Site Access -2029 (Dos)

As the intersection will remain under the TMR's Guidelines to the Assessment of Road
lmpacts of Developments (GARID) DoS threshold of 0.85 in the assumed 2023 case,
ameliorative works would not be required within the 10 year design horizon.

8.4 Conclusion
The development trip generation results in relative minor impacts to the operation of
surrounding intersections when compared to intersection performance given growth in
background traffic volumes.

The performance of the Leisure Drive / Winders Place signatised intersection remains
acceptable under TMR's GARID thresholds and will not need further works.

The Leisure Drive I Darlington Drive / Greenway Drive roundabout operates currently
above the guideline's threshold and will reach full saturation during 2013 under
background growth alone. The roundabout will require ameliorative works, but as this
degree of saturation is not caused by the development, no burden should be ptaced on
the developers.
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9. External Transport lmpacts

9.1 Public Transport
The site is well-situated with respect to public transport facilities. The site is serviced
regularly throughout the day by Surf-Side Coaches on Route 602, with 12 coaches arriving
a day during weekdays and 11- coaches a day on weekends. The site provides adequate
provisions for the coaches to drop off and pick up passengers.

9.2 Pedestrian Facilities
Pedestrian connection to the development from surrounding areas is enabled by a
number of existing facilities. The signalised intersection of Leisure Drive and Winders
Place provides pedestrian phases to enable safe road crossing. Footpaths surrounding
the site will remain as part of the redevelopment.

9.3 Bicycle Facilities
Bicycle riders are serviced by the road network, to access the development. Dedicated
on-road bicycle facilities are not provided. Tweed Shire Council requires bicycle facilities
to be provided at the rates show in Table 19: council Bicycle Requirements

Table 19: Council Bicycle Requirements

The development proposes to include 207 bicycle spaces to be placed around the site to
suit demand. This provision meets council's requirement for bicycle parking.

206.6sTOTAL

82.6413 Required Vehicle
Parks

1 per 5 Required Vehicle
Parks

Club

802000 sqm1 per 25 sqmSwimming Pool

126 Courts2 per CourtTennis Corse

62 Greens3 per GreenBowling
Greens

26.0s5010 sqm2 + 1,/200 per 200 sqm

(after first 200 sqm)

Shopping
Center

Parking
Requirement

UnitsCouncil Parking RateUse
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9.4 Road Safety
ln the absence of conducting a formal road safety audit, which was not the scope or
objective of this assessment, it is concluded that insufticient information is available to
provide conclusive comment on road safety within the surrounding road netwo¡k.

9.5 Conclusion
The development does not result in any impact to the external transport network and
therefore no upgrades are considered necessary.
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10. Summary and Recommendation

10.1 Summary of Key Findings
TTM Group has conducted a traffic impact assessment for the proposed development and
has determined a number of key findings, as summarised below:

t. This assessment has been carried out for a redevelopment at Club
Banora on Leisure Drive, Banora Point and forms part of a development
application to Tweed Shire Council. The development proposal is

'j'i:r:#riix-:,îjï;:":.:ffi:î.;;,n,, 
m x,ure .r L. 2.

l.rar{rnnm rrnilc tnl'allin¡ 1lA rrhi+c /ttr/ h^.1'^^*.ìrr etrtLJ, tv!qtttttÞ rJt ulttLJ \4Ja vçq¡vv¡t¡J,

' Addition of "Halfway House"

. Addition of Pool Kiosk and Golf Pro Shop

: ï,"_;il::J;il: ::ii:::ffi ::T":i:;,:_
. Modification to existing parking and service arrangements.

2. Vehicular access to the development will be retained on Leisure Drive.
Council had planned upgrades to form the Fraser Drive and Kirkwood
Road link by approximately 20L5. Council plans to widen Leisure Drive
to 4 lanes between Winders Place and Eucalyptus Drive but the timeline
is currently unknown.

3. The development exceeds Council's and meets SEPP requirements for
car parking provision on the site.

4. The development car parking design complies with all relevant local and
natíonal requirements and standards.

5. Site access designs and locations are to comply with the relevant Council
and authority guidelines.

6. Proposed site servicing arrangements achieve compliance with Council
and Australian Standards requirements.

7. The performance of the Leisure Drive / Winders Place signalised
intersection remains acceptable under TMR's GARID thresholds and will
not need further works. The Leisure Drive / Darlington Drive / Greenway
Drive roundabout operates above the guideline's threshold and will
reach full saturation during 201-3 under background growth alone. The
roundabout will require ameliorative works but no burden should be
placed on the developers. All other intersections effected by the
development have acceptable performance under GARID.

Reference No: 34318
28 February 20tl
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tO.2 Recommendation
Based on the lindtngs ol this assessment, TTM recommends that the proposed
development be øpproved on transport planníng grounds.
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TTM Data

TTM Reference: 3¿1313

Location: Leisure Drive i Winders place

Suburb: Benora Poinl
Date: Tue 1512/2011

Survey Duration: 0700-0900 & 1600-1BOO

Weather: Showers
Notes:
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TTM Data

TTM Reference: 33905

Location: Leisure Dr / Darlington Dr
Suburb: BanoraPoint

Date: Thur24.6.10
Survey Duration: 0700-0900 & 1600-1800

Weather: Early light showers
Notes:

AM Peak: 0800-0900
PIV Peak: 1600-1700
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2010

DarryLAnderson Consulting Pb/ ttd
A.C.N. 093 157 165

Town Planning & Development Consultants

Request to Authorise ConcePt Plan
Project No: TTSC 07/135 Pt 2 - February 201 1

Club Banora Redeveloprnent
Leisure Drive Banora Point



15.O7.2010
Dote

18361 D

Drowing

T14208
REF. No.

Level Dotum

1 : 1000
Scole

J: \1 4200-\t +Zos\rrojects\1 8361 D.pro

B & P SURVEYS
æÌ.lSl-LfTVG SL-RVryORS
aEl N. 55 0lolt7236

3O Beryl Sfreel
Tweed Heods,NSW,2485, Austrolio
Telephone: ( o7 ) 5536 361 I

Fox: ( 07 ) 5536 570 I

Emoil: tweed @ bpsurveys.com.ou
Webpoge: www.bpsurveys.com.ou

Offices Also At :

Surfers Porodise Murwillumboh
ph.( 07 ) s5390499 ph.( o2 ) aazzlez+

A OUALITY ASSURED COI¡PAI{Yttllt

I-EVEL & LOCATION PLAN

"CLUB BANORA,'
PART LOT 2 IN DP1O4O576

LEISURE DRIVE BANORA POINT

County of ROUSPorish of TERRANORA

LEVEL AND DETAIL INFORMATION WAS TAKEN FROM B&P
DRAWI NG 122478-A AND I S SUBJECT TO THE COND I T I ONS
L I STED ON TH I S PLAN.

PRIOR TO ANY DEMOLITION, EXCAVATION OR CONSTRUCTION ON

THE SITE, THE RELEVANT AUTHORITIES SHOULD BE CONTACTED
FOR POSSIBLE LOCATION OF FURTHER UNDERGROUND SERVICES
AND DTTAILED LOCATON OF ALL SERVICES.

THE TITLE BOUNDARIES AS SHOWN HEREON HAVE BEEN
COi\,{PILED AND ARE T0 PLOTTING ACCURACY ONLY.

rt'/AGES HAVE BEEN SOURCED FROM GOOGLE EARTH 15/07/10

THIS NOTE IS AN INTEGRAL PART OF THIS PLAN.

IMPORTANT NOTE: SHEET DIAGRAM

ortont Notes:lm

ALL UNDERGROUND
SERVICES SHOULD BE
LOCATED ONS I TE BY

RELEVANT AUTHOR I TI ES
BEFORE ANY WORK I S

CO¡/MENCED.

TWIN TOWNS SERVICES CLUB

C ient



3
of

2
5h eet

18361 D
urowrng No./Srze

15.O7.2010
Dote

f14208
REF. No.

L.BKF.BKLNK O

NEB

DrownLevel Dotum

1 : 1000
Scol e

J: \1 4200-\t +zos\erojects\l BJ61 D.pro

B & P SURVEYS
æNSLn-TNG SI..RVffORS
a,B,N 55 0lOll7236

3O Beryl Slreet
Tweed Heods,NSW, 2485, Austrolio
Telephone: ( O7 ) 5536 36 | |

Fox: ( 07 ) 5536 37o I

Email: tweed @ bpsurveys.com.ou
Webpoge: www.bpsurveys.com.ou

Ph (o7)55390499 Ph.(O2 )6672192+
Murwillumboh

A OUÀLITY ÀSSURED COMPANY{tu{offices Also At:
Surfers Porodise

LEVEL & LOCATION PLAN
,'CLUB 

BANORA,'
PART LOT 2 IN DP1O4O576

LEISURE DRIVE BANORA POINT

County of ROUSPorish of TERRANORA

LEVEL AND DETA I L I NFORMAT I ON WAS TAKEN FROM B&P
DRAWING 122478-A AND IS SUBJECT TO THE CONDIÏIONS
L I STED ON TH I S PLAN.

PRIOR TO ANY DEIüOLITION, EXCAVATION OR CONSTRUCTION ON
THE SITE, THE RELEVANT AUTHOR¡TIES SHOULD BE CONTACTED
FOR POSSIBLE LOCATION OF FURTHER UNDERGROUND SERVICES
AND DETAILED LOCATION OF ALL SERVICES.

THE TITLE BOUNDARIES AS SHOWN HEREON HAVE BEEN
COi\¡PILED AND ARE TO PLOTTING ACCURACY ONLY.

IMAGES HAVE BEEN SOURCED FROI'/ GOOGLE EARIH 15/07/1O

THIS NOTE IS AN INTEGRAL PART OF THIS PLAN.

IMPORTANT NOTE SHEET DIAGRAM

ortont Notes:lm

ALL UNDERGROUND
SERVICES SHOULD BE
LOCATED ONS I TE BY

RELEVANT AUTHORITIES
BEFORE ANY WORK I S

COIVMENCED.

T\4iIN TOWNS SERVICES CLUB

Cl¡ent

Revision Cfr*'¿



of

3
Sheet

3
Drowing

18
No.r/Size

361 D

Dote

15.O7.2010
REF. No.

T14208

L.BKF.BKchk'dDrown

NEB

Level DotumScol e

1: 1 000

J: \1 4200-\t +zoa\nrojects\'t 8361 D.pro

a
I

I

I

B & P SURVEYS
æNSINÏNG SI.-RVWORS
a.B N. 55 01oil 7236

3O Beryl S+reet
Tweed Heods,NSW,2485, Auslrolio
Telephone: ( O7 ) 5536 561 I

Fox: ( 07 ) 5536 37o I

Emoil: tweed @ bpsurveys.com.ou
Webpo ge: www.bpsurveys.com.ou

Of f ic es Also Al :

Surfers Porodise Mur
Ph (o7)55590499 Ph.

,t tt
willu(oz mboh

) 66721924

I.EVEL & LOCATION PLAN

"CLUB BANORA"
PART LOT 2 IN DP1040576

LEISURE DRIVE BANORA POINT

Porish of TERRANORA County of ROUS

;¡j

"{ùt

t

a

lm ortont Notes

LEVEL AND DETAIL INFORMATION WAS TAKEN FROM B&P
DRAWING IZZ47B_A AND IS SUBJECT TO THE CONDITIONS
L I STED ON TH I S PLAN.

PRIOR TO ANY DEMOLITION, EXCAVATION OR CONSTRUCTION ON
THE SITE, THE RELEVANT AUTHORIIIES SHOULD BE CONTACTED
FOR POSSIBLE LOCATION OF FURTHER UNDERGROUND SERVICES
AND DETAILED LOCATION OF ALL SERVICES.

THE TITLE BOUNDARIES AS SHOWN HEREON HAVE BEEN
COMPILED AND ARE TO PLOTTING ACCURACY ONLY.

TMAGES HAVE BEEN SOURCED FROM GoOGLE EARrH 15/07 /10

THIS NOTE IS AN INTEGRAL PART OF THIS PLAN.

IMPORTANT NOTE: SHEET DIAGRAM

ALL UNDERGROUND
SERVICES SHOULD BE
LOCATED ONS I TE BY

RELEVANT AUTHORITIES
BEFORE ANY WORK I S

CO[/N/ENCED.

Clíent

T\4/IN TOWNS SERVICES CLUB

¡

t

,'l

chk'dRevision

!r
I'

!
I


