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AIRPORT WEST ACTIVITY CENTRE: ECONOMIC ANALYSIS AND MARKET FEASIBILITY ASSESSMENT PAGE 1

Charter Keck Cramer was appointed by the City of Moonee Valley in late 2014 to provide
direction for the review of the Airport West Activity Centre Structure Plan with respect to the
future economic and market feasibility of various land uses.

As an established residential, commercial and industrial location, Airport West represents a key

urban renewal opportunity strategically locateda dj acent t o Mel bournebs fre
Essendon Fields. Existing urban development however provides both opportunities and

constraints that require a greater understanding of the dynamics of property markets and the

likely interests of existing businesses and landowners. It is this understanding that provides the

greatest opportunities for the structure plan review to contribute to the future development and

vitality of the activity centre.

1.1 Regional Context

Airport Westds st r attedulamainekreeway, the Calder Freewvaymartd t o
the Metropolitan Ring Road provides the opportunity to service not only other industrial locations

but also the growing inner Melbourne region. It is also located adjacent to Essendon Fields which
represents a key regional location for retail and commercial activity. This contrasts with the

increasing level of competition within the retail sector from both new centres within Melb our ne 6 s
northern growth corridors as well as the expansion of larger regional centres such as the

Northland and Highpoint Shopping Centres.

1.2 Demographic Profile

A Resident Population

Airport West is experiencing significant residential gentrification with the redevelopment of older
housing stock for new medium density dwellings in the form of townhouse projects. This reflects
thegener ati onal s hi fdlderfestablishedvrésidents o hewWeusgerthguseholds
seeking affordable housing withihnMe | bour ne6és mi ddl e suburbs

This residential gentrification is reflected in increasingly more affluent households within Airport
West. Together with overall population growth, this will provide opportunities for the revitalisation
of local retailing and hospitality precincts such as the McNamara Avenue Neighbourhood Centre.
Similarly, there is expected to be growing demand for community related activities such as health
and child services.

A Working Population

Although possibly viewed as offering limitedemp | oy ment opportunities, Air
precincts generate a comparable number of jobs per hectare to that of more contemporary

industrial areas within nearby Tullamarine and Keilor Park and around two-thirds that of

recognised technology precincts within the Monash and Fishermans Bend. Similarly, the number

of professional workers within Airport West industrial precinct is notably higher than that of

Tullamarine and Keilor Park. Population growth within the surrounding region is expected to

increase the pool of potential employees for local businesses by around 50% which will support

its attractiveness as a business location.

1.3 Retail Market Assessment

Westfield Airport Westds rol e as ayarangeiofdattars cent
including the continued effect of the Global Financial Crisis upon household confidence and

expenditure, increasing competition from new and existing centres within the surrounding region

as well as the shift from traditional retail anchors such as discount department stores (e.g. Kmart,

Big W, Target) to mini majors (e.g. JB HIFI) that have greater flexibility in where they locate. As a
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PAGE 2 AIRPORT WEST ACTIVITY CENTRE: ECONOMIC ANALYSIS AND MARKET FEASIBILITY ASSESSMENT

result, it has underperformed relative to Westfieldd s ot h e r cenues and lza$ notsbeen
nominated for any redevelopment in the foreseeable future.

The role of Airport West as a regional shopping destination is likely to continue to be eroded by
increasing competition from new centres as well as the expansion of larger regional centres. This
will be reinforced by the continued under-performance of the centre which does not support any
major redevelopment. As a result, Westfield Airport West is likely to cater to an increasingly
localised market in the future.

There may however be opportunities for niche destination-style retailing upon sites adjacent to
the Westfield Shopping Centre, although this will be largely dependent upon the entrepreneurial
vision of businesses and therefore is not able to be predicted with any level of certainty. Key
sites on Dromana Avenue have already been fully developed with any opportunity for destination
retailing limited to Louis Street.

There is however expected to be stronger opportunities for local retailing catering to the projected
growth in Air por.TheWeNamadasAvepue Naighbaurhioan €entre is centrally
located within Airport West and has the additional opportunity to service workers within the core
industrial precinct to the east. The key opportunities for the centre include an expansion of the
existing independent supermarket together with increased hospitality (cafe and takeaway food)
activities.

Facilitating an expanded supermarket offer may require the rezoning of residential properties on
the eastern side of McNamara Avenue. Similarly, there may be the opportunity for mixed use
development in the neighbourhood centre over the longer-term in response to increasing demand
for retail floorspace.

1.4 Residential Marke t Assessment

An increasing level of medium density housing development in the form of townhouses has
occurred across Airport West over recent years. This reflects the growing demand for more
affordable alternatives to traditional detached dwellings and is expected to continue into the
future.

Apartment development within Airport West is expected to be in the form of a limited number of
smaller-scale apartment projects of typically less than 15 dwellings. These will be largely
confined to key strategic locations offering access to activity centres and open space such as the
McNamara Avenue Neighbourhood Centre and close to the green spine and the Keilor Road
Activity Centre.

1.5 Office Market Assessment

Any future commercial office development within Airport West will primarily cater for smaller
businesses seeking affordable office space that may be provided as part of a mixed use
development such as above showrooms along Matthews Avenue. Such a location will take
advantage of connections to Essendon Fields as well as provide a potential gateway entrance
from the Tullamarine Freeway. Any office development will however face strong competition from
a number of locations including the Keilor Road office precinct, Essendon Fields and the
Tullamarine industrial area.

1.6 Industrial Market Assessment

Airport Westds cor e i ndu s testiield BhogpingeGeritra soathwarast ends f r om
along Matthews Avenue with a smaller industrial precinct located adjacent to Fullarton Road in

the south-we st corner of the suburb. While Airport West is
industrial locaton it is strategically wel!/ pl aced adjacent to
it to service both outer metropolitan industrial areas as well as the inner Melbourne region.
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With approximately 400 businesses identified by a survey of land uses and an estimated 2,166

non-retail jobs as at the 2011 Census the core industrial precinct represents a significant

employment node. While automotive related activities account for almost 20% of businesses,

there is also a wide mix of other activitesthat benef it from Airport West:¢
freeway network. These include building and industrial supplies and servicing, wholesaling and

peripheral sales retailing.

Warehousing facilities are also a dominant use within the precinct and may give the impression of
being vacant. As is commonplace in many industrial areas, these warehouses are often used to
support the operations of businesses located elsewhere within the surrounding area (e.g.
builders, retailers, wholesalers) and therefore indirectly generate local employment opportunities.

Manufacturing activities still represent a major employer within Airport West and range from
smaller customised manufacturers such as cabinetmakers and metal fabricators through to
relatively high-tech businesses servicing major industry, some of which are subsidiaries of global
organisations.

The depth of demand for modern industrial facilities has been demonstrated by the level of
development activity within the nearby Tullamarine industrial area. Similarly, property values for
contemporary industrial facilities within Airport West are comparable to that of the Tullamarine
industrial area.

The absorption of non-airport land by industrial users within Tullamarine is expected to result in
increasing attention being given to the redevelopment of industrial properties within Airport West
for smaller office-warehouse accommodation. This will also be supported by continued demand
for well-located inner and middle suburban industrial properties by a wide range of businesses
servicing the growing inner Melbourne region.

1.7 Other Land Uses

In addition to development opportunities identified above, there may also be the potential for
smaller niche developments, that while having minimal land requirements may still contribute to
the profile and liveability of Airport West.

Serviced apartments may potentially be supported in relatively high exposure locations such as
along Matthews Avenue, and preferably near the English Street where visitors may access
businesses and services within Essendon Fields. Such a development will primarily cater for a
business travellers visiting firms within the immediate area and surrounding region which may be
easily accessed via the freeway system.

A growing residential population will generate demand for community-related services including
health and child care services. Health services may be located within a variety of settings such as
the McNamara Avenue Neighbourhood Centre, adjacent to the Westfield Shopping Centre (e.g.
Louis Street) or as part of a future small office precinct adjacent to Matthews Avenue and English
Street. The location of childcare facilities will however be guided by Council guidelines including
the availability of convenient car parking for pickup and drop-off.

1.8 Strategic Land Use Recommendations

A number of strategic land use recommendations have been prepared and summarised in Figure
1. While these recommendations are based upon the key findings of this assessment,
consideration will also need to be given to planning, urban design and traffic issues.

CHARTER.

KECK CRAMER



PAGE 4 AIRPORT WEST ACTIVITY CENTRE: ECONOMIC ANALYSIS AND MARKET FEASIBILITY ASSESSMENT

Figure 1: Strategic Land Use Recommendations
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In December 2014 Charter Keck Cramer was appointed by the City of Moonee Valley to prepare
this assessment to provide direction for a review of the Airport West Structure Plan.

The structure plan, together with the Essendon Airport Master Plan, is intended to inform a MPA

initiative for a new framework plan for the development of an integrated urban renewal and
employment precinct focusing on aviation services, research and development, A Grade office

space and retail.

Study Purpose and Objectives

The key objectives of the project as identified by the Project Brief are:

A To provide a profile of the centre, including an analysis of its current and future role and
tenancy mix as well as its retail, commercial, residential and community function.

A To provide economic, land use and floor space forecasting data to inform land use
planning within the activity centre over the next 20 years.

A To identify any emerging macroeconomic, technological, spatial and structural trends
influencing retail, commercial and residential related land uses that will impact upon the

21

centre over the next 20 years.

2.2  Study Area
The Project Brief identifies the study area as relating to the suburb of Airport West which provides

the opportunity to expand the existing structure plan boundary. As shown in Figure 2 below, the
suburb of Airport West is strategically located at the junction of the Tullamarine Freeway, the
Calder Freeway and the Western Ring Road. Immediately to the east are Essendon Airport /

within the

Essendon Fields.
ocation

A review of the study areabs |

section 3 of this report.

Figure 2: Airport West Study Area
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2.3 Methodology

The methodology adopted for the purpose of undertaking this assessment comprised a number
of key components aimed at identifying the role and function of the Airport West study area as a
location for residential and commercial activity both now and in the future.

Urban development reflects a complex system encompassing the influence of property markets,

the decisions of businesses and households, planning policy objectives, infrastructure provision

and physical constraints. While it would be convenient to assume that a quantitative model will

produce the answers sought by the Study, wunfortunatel
However, at the same time there is a need for quantitative measures or benchmarks to establish

a context for any qualitative assessment of the non-quantifiable drivers of urban development.

Accordingly, the adopted methodology recognises the need for a balance between quantitative
and qualitative analysis which is both transparent and follows a logical process that informs
rather than confuses key issues. Importantly, it provides the basis for informing discussions
across various professional disciplines.

The core components of the study methodology are:

A Part A: Background Analysis to collate and analyse available information and data to
establish a high-level context for the Airport West Activity Centre. This includes an
analysis of Airport West 6s,areeiewiofdetailiigwithmd wor ki ng p
Airport West and at an industry level, and a land use survey of the existing mix of non-
retail businesses within the study area. A SWOT (strengths, weaknesses, opportunities
and threats) analysis for the study area has also been undertaken based upon this
information.

A Parts B-F: Market Assessments provides an analysis of property market conditions and
relevant economic considerations including the identification of potential development
opportunities. This includes case studies of relevant property developments to illustrate
potential opportunities within the study area.

A Part G: Strategic Land Use Recommendations provides a summary of development
opportunities within the study area to provide guidance to the structure planning process.

2.4  Abbreviations and Acronyms

ABS Australian Bureau of Statistics
AWAC  Airport West Activity Centre
GFC Global Financial Crisis

MPA Metropolitan Planning Authority
p.s.m per square metre

p.u.s per unit site

sgm square metre

psmpa per square metre per annum
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PART A: BAC KGROUND ANALYSIS
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Summary

A The AWAC is strategically located adjacent to Melbourne's freeway system, with
connections to major employment nodes across Melbourne's central western and
northern regions as well as regional Victoria.

A Airport West is equally a part of the northern region as it is Melbourne's west with
connections to industrial areas of state significance and national employment
clusters.

A Competition from major regional shopping centres as well as newer centres in
greenfield locations may redefine the role of the AWAC as a retail destination.

Airport West is strategically | ocated adjacent to Mel
connections to the Melbourne CBD and Melbourne Airport via the Tullamarine Freeway,

nominated state significant industrial precincts adjacent to the Western Ring Road, and regional

centres such as Bendigo via the Calder Freeway.

Figure3on the foll owing page provi des armlatiornvtekew i ew of Air
activity centres and employment nodes. Through understanding the influence of location and

accessibility upon the competitiveness of local businesses an appreciation for the existing mix of

business activities and future opportunities may be gained.

Although the City of Moonee Valley and Airport West are often considered to be part of

Mel bour neb6s we salscarpart of the gdrtloem regian which is equally as important
given the physical linkages to Melbourne Airport and large-scale industrial precincts and national
employment clusters.

Airport Westds proximity to Melbourneds freeway syste
service state significant industrial areas as well as the national employment cluster at Sunshine.
Similarly, the proposed redevelopment of the Orica site adjacent to the Western Ring Road in
Deer Park may also define future opportunities within Airport West with the potential for over
3,500 jobs to be created immediately adjacent to the Western Ring Road. Depending upon the
nature of activities, this may either represent a potential market, or alternatively competition for
businesses within Airport West given that it is located less than 15 minutes away.

As an activity centre, Airport West faces competition from major regional shopping centres
including Highpoint Shopping Centre to the south which benefits from a population growth across
a much wider trade area. Similarly, population levels within residential growth areas to the north
of Airport West are now sufficient to support new sub regional centres such as the recently
developed Craigieburn Central.

Airport West is also well connected to other significant activity nodes including the East Preston
Industrial Precinct which is approximately a 20 minute drive time via Bell Street." Businesses
within these locations also represent a potential source of demand for the products of businesses
within Airport West.

Given Airport Westods i mmedi at e ,ipmappotenElytsgrviceo t he West e
thegrowingpopul ati on of Mel bournebés western and northern
the western growth corridor (Melton and Wyndham) is projected to increase by 123% from

! Google Maps estimated travel time.
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279,342 in 2011 to 622,395 by 2031, and the northern corridor (Hume, Whittlesea and Mitchell)
by 189% from 370,195 to 700,852 by 2031.
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Figure 3: Regional Context

AIRPORT WEST ACTIVITY CENTRE: ECONOMIC ANALYSIS AND MARKET FEASIBILITY ASSESSMENT

@®Watergardens Town Centre

%

Sunshine National
Employment Cluster.

L.West State Signiﬁcant
~“Industrial Precinct |

Melbourne Airport
N o

/] /

North State Significant
Industrial Precinct

\

estfield
Airport West
N LaTrobe National
-2 Essendon Employment Cluster
Airport 72 /\/
Moonee Ponds
Highpoint Activity Centre
@®Shopping
Centre ’
, \ Vf'/

/]

OMeroume CBD—




AIRPORT WEST ACTIVITY CENTRE: ECONOMIC ANALYSIS AND MARKET FEASIBILITY ASSESSMENT PAGE 11

Summary

A Essendon Technology Precinct will leverage its strategic location between the
Melbourne CBD and Melbourne Airport as well as existing aviation related
businesses and major employers.

A There are a number of initiatives within Plan Melbourne of particular relevance to the
AWAC including the concept of both a polycentric city serviced by 20 minute
neighbourhoods given the diversity of activities that already exists within the centre.

A Airport West is strategically located to establish linkages with the existing and
proposed National Employment Clusters at Parkville, Sunshine and Latrobe
University identified by Plan Melbourne.

A Greater housing diversity will play a role in providing opportunities for residents to live
closer to employment opportunities as well as amenities and infrastructure within the
AWAC.

A Proposed development at Essendon Airport will be subject to market demand. Major
initiatives that may benefit the AWAC include a proposed 150 room hotel which may
raise the profile of the location as well as provide accommodation for visitors to
businesses within Airport West.

A Melbourne Airport's Master Plan indicates a continued focus upon larger industrial
warehouses rather than more intensive development that may compete with the
AWAC and Essendon Fields.

A A perceived high vacancy rate within the Airport West industrial precinct most likely
reflects the use of premises for storage related uses rather than properties being
vacant. A land use survey undertaken for the purpose of this study identified 2.3% of
properties as being advertised for lease being a more accurate measure of the
current vacancy rate.

4.1 Introduction

The purpose of this section is to review existing land use policies and related strategies and
research in order to provide a context for Airport West and the proposed Essendon Technology
Precinct.

4.2  Essendon Technology Precinct

The previous state government announced in March 2014 the preparation of a framework plan
for Airport West and Essendon Fields to guide the development of an integrated technology and
employment precinct. This follows with the earlier identification in Plan Melbourne of Essendon
Airport as a site of state significance given its location approximately midway between the
Melbourne CBD and Melbourne Airport.

An information brochure prepared by the Metropolitan Planning Authority2 identifies this precinct
as currently having 639 businesses employing more than 9,000 workers. This includes number of
aviation related activities including the Qantas flight training centre in Matthews Avenue as well

Metropolitan Planning Authority, 6A New Employment Precinct for
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as aviation related businesses engaged in research and development, consulting, training,
passenger services, engineering, servicing and maintenance.

In addition to the Qantas flight training centre, Tullamarine Bus Lines, Ferrari Plastics, Global
Spill Control, Abon Engineering and Molmic Furniture are identified as major employers within
Airport West. Other significant businesses within the suburb identified by a land use survey
undertaken for this study include Aviation Training Services Victoria, Rosebank Engineering,
Maries Production Services, CBC Bearings and SJR Patterns.

4.3 Plan Melbour ne (May 2014)

Pl an Mel bourne provides a strategic fr
economic growth and urban development,i ncl udi ng Mel bour ne
Corridors.

ameyv
0s C
Within the context of Melbournebds growing
notes the increasing importance of the services sector and in particular

PLANMELB \|=8 the health care and education sectors within metropolitan activity centres

in middle and outer Melbourne. These centres are identified as key

locations for a range of service jobs supported by public assets such as

health and education facilities.

METROPOLITAN PLANNING STRATEGY

The concept of a polycentric city which is also serviced by 20 minute

nei ghbourhoods wi || underpin the managemen
both a local and metropolitan level, thereby enabling residents to

conveniently access a range of local services and facilities. These include shops cafes and

restaurants, education and recreational facilities as well as health and public transport services.

Importantly the strategy identifies three critical factors required to support 20 minute

neighbourhoods being, a sufficient population to attract businesses and services, pedestrian

accessibility and attractive activity centres. In identifying opportunities for improving the

attractiveness of centres, Plan Melbourne highlights the role for village shopping strips in

promoting small business activity.

4.3.1 Employment

Pl an Mel bourne proposes a 6new geography for jobs anc
employment supported by infrastructure and investment.

Plan Melbourne nominates six existing and emerging National Employment Clusters (see Figure

4 below) to support growth across knowledge-based sectors including health, education,

research and high-end manufacturing. Each cluster is anchored by a specialised activity such as

a 6university, reseamnch maaai laict wr i mgdieanalerfpacdcisleibt y

The most relevant in terms of proximity to the AWAC are located at:
A Parkville.
A Sunshine.
A Latrobe University (Bundoora / Heidelberg).
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Figure 4: National Employment Clusters
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Source: Plan Melbourne

All of these three clusters have a strong focus on education and health activities.

The AWACi s wel | |l ocated to access each of these
freeway network with each being within 15-25 minutes travel time by car’.

Also of relevance to the AWAC is the nomination of Essendon Airport as a Transport Gateway
(along with Melbourne Airport) and the encouragement of complimentary uses and employment-
generating activity in adjacent areas. The opportunities for increased development and
employment are noted within the Plan with the current preparation of a framework plan to link
Essendon Airport and Airport West to support the proposed Essendon Technology Precinct being
a key initiative.

4.3.2 Housing Diversity

A key objective of Plan Melbourne is to provide opportunities for people to live closer to services
and where they work. Accordingly, it states that all structure plans and housing strategies need to
demonstrate how they will deliver a greater diversity of housing, attract more jobs and help
deliver the 20 minute neighbourhood.

This will be particularly relevant to the AWAC given the presence of key employment and/or retalil
precincts such as Westfield Airport West, Essendon Fields and the Airport West industrial
precinct adjacent to Matthews Avenue”. Similarly, the Plan identifies a need for a greater diversity
of housing to better meet the changing dwelling requirements of households.

The reformed residential zones provide the mechanism through which Council can encourage an
appropriate mix of housing types within Airport West.

% Google Maps
4 Airport West Industrial Precinct is defined as the Commercial 2 area adjacent to Matthews Avenue.
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4.3.3 20 Minute Neighbourhoods

Activity centres (previously principal and major activity centres) are identified by the Plan as
offering the opportunity to create 20 minute neighbourhoods through providing employment and
O6vi brant | o cAsdociated vatnthisns tiee ©@portunity for a greater diversity of housing
choices.

This concept is also particularly relevant to the AWAC given the variety of retail centres ranging
from regional destination style centres (Westfield, DFO) through to local convenience centres
such as the McNamara Avenue Neighbourhood Centre that may potentially benefit from the
emerging gentrification of the surrounding residential area.

4.4  Moonee Valley Housing Capacity Analysis (Revised Draft Report) 2015

Thisreporthasbeenpr epared to inform Councilds re
Moonee Valley Housing Strategy. It was provided to Charter Keck

Cramer in a draft form and therefore may be subject to further

revision. Nevertheless it still provides valuable information in context

for this assessment. The Housing Capacity Analysis estimates the

potential housing capacity and likely housing supply at a local level

within the City of Moonee Valley including Airport West.

The analysis identified more than adequate capacity to accommodate
any future demand for additional housing across the City of Moonee
Valley as well as within Airport West. Hence, demand for various
housing types is a key determinant of future housing opportunities
across the municipality.

The analysis identified the potential for olyf0 addit i
10 additional apartments within Airport West over the period 2012-2031. The report does

however note that Airport West may offer considerable opportunity for medium and higher density

housing given that its proximity to employment nodes including Essendon Fields and arterial

roads.

4.5 Essendon Airport Master Plan 2013

The Essendon Airport Master Plan is prepared every five years to provide
a framework for future development which is still dependent upon external
factors such as the aviation industry and tenant demand for commercial
space. As a result, the master plan suggests a flexible interpretation of
development proposals. Non-aviation development is focused upon the
creation of an activity centre and masterplanned business community to
complement aviation activities and encourage local employment.

MASTER PLAN 2013

Aviation activity at Essendon Airport has been stable over the five years to
2012 at approximately 55,000 aircraft movements per annum compared to
over 60,000 movements a decade ago. This decline in movements reflects
a fall in smaller general aviation aircraft activity which is increasingly
occurring at smaller airports offering lower landing charges. Aircraft movements at Essendon
Airport are however projected to increase marginally to around 57,000 by 2033.

The economic importance of Essendon Airport is highlighted by the 174 businesses employing
4,200 workers which represent 12% of total jobs within the City of Moonee Valley. The long-term
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45.1

45.2

453

454

development capacity of the airsport if achieved is estimated to provide employment for
approximately 18,000 workers.

A summary of past and proposed development within each of the airport& precincts is provided
below.

Central-English Street Precinct

The English Street Precinct contains in excess of 100,000 sqg.m. of leased building area which
includes the following key developments:

A Beauford Building conversion for 7,500 sq.m. of office space (2008).

Building 89 refurbishment for LaManna Direct Supermarket (9,000 sg.m.) (2009).
Linfox Head Offices (2008).

A Vaughan Street office building (6,000 sg.m.) and multilevel car park (2013).

p>

Proposed developments over the next five years are:

A 10,000 sg.m. of new commercial floorspace.

A 150 room hotel.
A Refurbishment of Building 4 for office space (2,000 sq.m.).
A Refurbishment of the airport terminal to include 1,500 sq.m. of office space or retail.

Northern-Beaufort North and Wirraway North Precinct

This precinct includes car showrooms and Australia Posts facilities totalling over 50,000 sg.m. of
lettable floor space. It is proposed that over the next 20 years additional car showrooms and
other automotive related uses together with industrial and office space will be developed within
the precinct.

Southern-Bulla Precinct

This precinct relates to the DFO/Homemaker Hub that was developed over 2004-2007 with a
total of 60,000 sq.m. of floorspace. There are proposals for further development within the
existing retail area as well as within adjacent areas over the longer term potentially for retailing
and office uses. Over the next five years up to 15,000 sg.m. of additional retail space is proposed
subject to tenant demand.

Eastern-Hart Precinct

This precinct is partly land-locked by airport runways and is currently only accessed via air side
roads or private gates, although future access from the Wirraway North Precinct has been
proposed.

Future development within this precinct is likely to be for lower valued uses such as hangars,
vehicle storage, and office/warehouses for both aviation and non-aviation related uses.

® Essendon Airport Master Plan 2013 p.57
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