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1. INTRODUCTION 

1.1 Background 

As the largest fresh food market in the north of Melbourne, the Preston Market has become 
an important part of the community within Melbourne’s north.  It provides a unique and 
diverse offering as a key component of the Preston-High Street Activity Centre and draws in 
large numbers of people during hours of operation.   

The owners of the site, Salta Properties, are considering re-developing the Preston Market 
site, although the formal development application process is yet to commence.   

Salta Properties engaged MacroPlan Dimasi to undertake an independent assessment of the 
development potential at the Preston Market site.  The assessment considered a mix of uses 
at the site, including retail, entertainment, office, other non-retail, and residential uses. 

Given the role of the market to the community and its position in the activity centre 
hierarchy, it is important that the re-development of the site does not unduly impact the 
benefits that the market provides to the community or the main street retail along High 
Street that forms another key component of the Preston-High Street activity centre.   

1.2 Scope of peer review 

The scope of the SGS peer review is as follows: 

▪ Scrutinise the assumptions, logic, data and methodology used in the independent 
assessment undertaken by MacroPlan Dimasi.   

▪ Review the interpretation of results and conclusions formed.  Any undue bias in the 
interpretation of findings will be highlighted. 

▪ Identify any key issues/impacts that have not been captured by the independent 
assessment when considering the development from a community perspective. 
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2. PEER REVIEW 

2.1 Introduction 

The main body of the MacroPlan Dimasi report is structured as follows: 

▪ Section 1 outlines the local and regional context surrounding the Preston Market site. 
▪ Section 2 defines the trade area catchments for the proposed development and 

relevant retail expenditure forecasts within the catchments. 
▪ Section 3 outlines the proposed development’s competitive trade environment. 
▪ Section 4 estimates the retail floorspace demand for the proposed development. 
▪ Section 5 provides various case studies of major fresh food markets in Melbourne. 
▪ Section 6 provides an assessment of the likely amount of supportable retail 

floorspace at the proposed development. 
▪ Section 7 assesses potential entertainment and non-retail uses for the proposed 

development. 
▪ Section 8 assesses potential office uses for the proposed development. 
▪ Section 9 estimates the impact of the proposed development on surrounding retail 

activity centres and whether it provides a net community benefit. 
▪ Section 10 presents key findings from the report. 

SGS’ will now review data, assumptions and conclusions for each chapter. 

2.2 Chapter review 

Section 1: Site context and proposed development 

The MacroPlan Dimasi report outlines where the Preston Market site is located and context 
surrounding the site.  It states that it is in close vicinity to a number of major thoroughfares, in 
particular High Street and Bell Street.  

The report identifies the other major fresh food markets in Melbourne: Camberwell Market, 
Oakleigh Market, Queen Victoria Market, South Melbourne Market, Prahran Market, and 
Footscray Market.  It highlights that Preston Market lacks competition from competing 
markets in the northern areas of Melbourne.  

The report outlines the existing uses at the Preston Market.  The market is currently 
dominated by fresh food, food catering and general merchandise stalls.  An Aldi supermarket 
is located towards the southern end of the market. 

Further, the potential uses for a proposed development are outlined.  The report indicates 
that a proposed development would likely be a mixed use, multi-level development with 
various retail, entertainment, office, residential, and other non-retail uses.  The report states 
any residential component would likely accommodate 2,500 apartments across the Preston 
Market site and adjoining VicTrack land. 

 

SGS comments: 

▪ Assessment of site context and current function is appropriate. 
▪ Potential development uses are presented from a ‘highest and best use’ perspective 

and has not considered local policy or currently permitted land uses at this stage. 
However, general identification a potential multi-level and mixed-use development is 
reasonable give the site locational context.  Identifying of the potential scale of 
residential development at this point of the analysis may be premature. 
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Section 2: Trade area analysis 

Trade Area Catchments (page 9) 

Trade area catchments were defined for the retail services component of the Preston Market 
site.  Three catchment areas were defined: Primary, Secondary and Tertiary.  These are shown 
in Figure 1 below, with the Primary Trade Area (PTA) shaded in pink, the Secondary Trade 
Area (STA) shaded in purple, and the Tertiary Trade Area (TTA) shaded in yellow.   

The following key factors were used to determine the trade area catchments: 

▪ Strategic location of the Preston Market site. 
▪ Attractiveness of the Preston Market, being the sole fresh food market in the north 

of Metropolitan Melbourne. 
▪ Ease of access from surrounding regions due to nearby arterial roads. 
▪ Ease of access by public transport, in particular rail transport, due to Preston Station 

being located next to the site.    
▪ The role of the re-development proposal, which will be a significant mixed-use 

development with a large variety of uses within Melbourne’s north.  

The PTA extends south to Bell St and approximately 2km to the east, west and north of the 
site.  The STA extends approximately another 2-4km beyond the PTA.  Further, the TTA 
extends approximately another 2-4km beyond the STA. 

FIGURE 1: TRADE AREA CATCHEMNTS – PRESTON MARKET 

 

Source: MacroPlan Dimasi, 2019. 

 

SGS comments: 

▪ Trade areas are defined based on professional judgment and not validated with actual 
survey data or retail network modelling.  Limited explanation is provided for the 
catchments chosen: STA is an extension of approximately 2-4km beyond the PTA and the 
TTA is an extension of approximately another 2-4km beyond the STA.   

▪ However, the trade area catchments look generally reasonable for the Preston Market as 
a whole.  Given its unique retail offer and specialisation the trade areas would likely vary 
by retail commodity type – being larger for specialised components and smaller for local 
daily goods and services. 
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Trade area population (page 13) 

The table below indicates the population forecasts for each of the trade area catchments.  A 
variety of sources were used to produce the forecasts (see bottom of table). 

FIGURE 2: TRADE AREA POPULATION PROJECTIONS 

 

Source: MacroPlan Dimasi, 2019. 
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SGS comments: 

▪ Overall population forecasts appear reasonable and generally consistent with published 
population forecast trends such as Victoria in Future 2016.  SGS doesn’t have any reason 
to question the population forecasts without any further analysis. 

▪ However, SGS believes the proposed 2,500 apartments should not be included as part of 
the baseline forecast.  Rather they should be included as part of a project scenario 
forecast.  This allows the impacts of the proposed development to be accurately 
assessed against a scenario where there is no proposed development. 

▪ Some key assumptions related to 2500 apartments have also not been documents which 
would be required to adequately assess their appropriateness: 

▪ Likely uptake of apartments over time and ability for market to absorb supply  
▪ Likely average household size and therefore link to population.  
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Socio-demographic profile (page 15) 

The table overleaf illustrates the socio-demographic profile for each of the trade area 
catchments. 

FIGURE 3: SOCIO-DEMOGRAPHIC PROFILE 

 

Source: MacroPlan Dimasi, 2019. 

 

SGS comments:  

▪ Socio-demographic profile appears reasonable. 
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Retail expenditure (page 18) 

The following two tables provide the retail expenditure estimates for the Main Trade Area 
and Total Trade Area, respectively.  The estimates were generated using MarketInfo data, 
which produces current retail expenditure estimates at a small area level using a micro-
simulation approach.  The estimates are provided by retail commodity type. 

The main trade area forecasts were highlighted as consisting of the following elements: 

▪ Average population growth of 1.8% per annum; and 
▪ Real growth in per capita retail expenditure of 0.9%. 

Food catering was highlighted as the fastest growing retail commodity for the main trade 
area, growing at an average annual growth rate of 3.4%.  Food, liquor and groceries (FLG) was 
estimated to account for approximately 45% of overall, retail expenditure, while non-food 
items accounted for 42%. 

FIGURE 4: RETAIL EXPENDITURE – PRESTON MARKET MAIN TRADE AREA 

 

Source: MacroPlan Dimasi, 2019. 
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FIGURE 5: RETAIL EXPENDITURE – PRESTON MARKET TOTAL TRADE AREA 

 

Source: MacroPlan Dimasi, 2019. 

 

  

SGS comments: 

▪ Overall retail expenditure forecast are robust and reasonable: 

▪ MarketInfo is considered industry standard for deriving base retail expenditure 
estimates for a given catchment area. 

▪ Assumptions for real growth in per capita retail expenditure seem reasonable.  
However, could be split by retail commodity types given variation across sector. 

▪ Food catering being the fastest growing commodity type appears reasonable given 
recent trends.  Proportion of FLG (45%) appears reasonable. 
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Worker market (page 24) 

As well as residents, the re-development of Preston Market is expected to serve a working 
population catchment.  The working catchment defined by MacroPlan Dimasi was a 10-
minute walking catchment around the Preston Market site, which includes approximately 
5,900 workers currently. 

 

Section 3: Competitive context 

High Street Activity Centre (page 27) 

The composition of the High Street Activity Centre is outlined by MacroPlan Dimasi.  Based on 
an audit in December 2018, High Street Activity Centre’s composition (exclusive of Preston 
Market) is as follows: 

▪ 135 occupied retail premises, equivalent to approximately 15,600 sqm of retail 
floorspace.   

▪ 94 occupied non-retail premises, equivalent to approximately 11,000 sqm of non-
retail floorspace. 

▪ 20 vacant premises, equivalent to approximately 2,400 sqm of floorspace.   

Based on these estimates, the vacancy rate across the activity centre is around 8%. 

 

  

SGS comments: 

▪ 5,900 workers aligns with the 10 minute catchment definition, which is appropriate.  It 
represents approximately 9.4% of Darebin’s workforce.  

▪ It is unclear how this worker population has been used in the expenditure demand 
analysis and some key assumptions have not been documented including: 

▪ Percentage of workers also within resident trade catchments.  If not accounted for 
appropriately this can result in double-counting a person’s expenditure. 

▪ Percentage of worker population expenditure captured at Preston Market 
▪ Estimated per worker expenditure by commodity type 

 

SGS comments: 

▪ Council has noted that the vacancy rate for High Street Activity Centre should be around 
10% rather than 8%.  SGS does not have any data to support either estimate.  While it is 
noted that a healthly centre typically has a base retail vacancy rate of 5%.  This supports 
regular renewal/churn of shops.  A level above this suggests low demand or other issues. 

▪ Activity centre size and composition looks reasonable otherwise.  SGS doesn’t have any 
reason to question the activity centre’s composition without any further analysis. 
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Traditional retail competition (page 32) 

The table overleaf outlines the competing centres for the Preston Market re-development.  
Both existing and future centres have been considered within the competitive environment. 

FIGURE 6: COMPETING CENTRES 

 

Source: MacroPlan Dimasi, 2019. 

 

  

SGS comments:  

▪ The assessment of the traditional competitive environment for the Preston Market 
appears reasonable, especially given proposed centres have been considered.   
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Section 4: Retail floorspace demand 

Retail floorspace demand for each commodity type was estimated via a traditional shift-share 
approach.  The methodology for estimating demand was as follows: 

▪ Estimate total residential demand for main trade area by dividing retail expenditure 
for each commodity type by retail turnover densities (RTDs). 

▪ Apply different market shares for each commodity type. 
▪ Incorporate an injection of 20% additional demand from beyond the main trade area, 

which accounts for workers and other residents beyond main trade area.   

The following RTDs and market shares for the primary and secondary trade areas were 
applied in the analysis: 

 TABLE 1: RTDS AND MARKET SHARES BY RETAIL COMMODITY TYPE 

Retail Commodity Type RTDs Market Share - PTA Market Share – STA 

FLG $9,000 35% 12.5% 

Food Catering $6,500 25% 12.5% 

Apparel $4,500 5% 3% 

Household Goods $4,250 10% 4% 

Leisure $6,000 20% 12.5% 

General Retail $7,000 15% 7.5% 

Retail Services $4,500 35% 12.5% 

Source: MacroPlan Dimasi, 2019. 

The table below highlights the estimated floorspace gap for the Preston Activity Centre, 
exclusive of Preston Market.    

FIGURE 7: RETAIL SUPPLY GAP  

 

Source: MacroPlan Dimasi, 2019. 
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The redevelopment of Preston Market site is assumed to be included within the Base Case, 
with an additional 2,500 apartments being provided on the site. 

A sensitivity analysis was undertaken with 4,000 apartments being developed instead of 
2,500.  The resulting retail floorspace gap at year 2026 was 38,800 sqm under this scenario, 
which is approximately 1,000 sqm higher than the retail floorspace gap under the scenario 
with 2,500 apartments (retail floorspace gap of 37,660 sqm as in the table above). 

 

Section 5: Case study analysis 

This chapter outlines three case studies of fresh food markets within Metropolitan 
Melbourne: South Melbourne Market, Prahran Market, and Dandenong Market. 

 

  

SGS comments: 

▪ RTDs appear reasonable and within standard industry ranges. 
▪ Market shares are based on professional judgement, not surveys or retail network 

analysis.  Shares seem generally reasonable, potentially on the high side for the STA 
▪ Injection of additional 20% of expenditure coming from beyond the trade area is quite 

arbitrary and not supported by any evidence.  It appears high given the wide catchment 
definition and relatively modest worker population within the catchment.   

▪ The proposed development, with 2500 apartments, is considered in the base case.  A 
base case without the development should be assessed first followed by project 
scenarios which consider various development outcomes (i.e. +2,500 apartments).  This 
would enable an assessment of weather the retail gap is largely derived by the 
surrounding community or dependent on the new residential development. 

▪ The combined effect of these points potentially over-estimates the retail gap. 

SGS comments: 

▪ Case studies seem reasonable.  Noting that the markets referred to are publicly owned, 
rather than privately.  The case studies also focus on the relationship between the 
Market and neighbouring supermarkets and largely do not comment on their 
relationship with neighbouring retail areas. 
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Section 6: Retail composition and sales potential 

Potential retail composition (page 47) 

This section outlines the potential composition of retail and non-retail premises of the 
proposed development at the Preston Market site.  A Coles supermarket of 3,800 sqm is 
proposed as an additional supermarket option at the site as well as expanding the current Aldi 
supermarket from 1,300 sqm to 1,800 sqm.  A brief supermarket demand analysis is also 
provided using an average supermarket floorspace per capita provision of 0.4 sqm per capita.  
Based on this analysis, there is an anticipated underprovision of supermarket floorspace of 
approximately 4,800 sqm within the PTA and approximately 21,600 within the STA at 2031, 
despite proposed supermarket floorspace in future. 

Supportable floorspace recommendations for other retail and non-retail premises are 
outlined in the table below (this excludes the Preston Market). 

FIGURE 8: PROPOSED RETAIL COMPOSITION – PROPOSED DEVELOPMENT 

 

Source: MacroPlan Dimasi, 2019. 
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Further, it is stated that approximately 4-5 large format retail stores could be supported at 
Preston Market, equivalent to approximately 5,000 sqm in total large format retail floorspace. 

 

Retail sales potential (page 55) 

This section outlines the estimated turnover that would be generated from the retail 
premises at the proposed development.  It excludes the sales generated from the Preston 
Market. 

Key considerations for the sales potential for the retail premises at the proposed 
development include: 

▪ Location of the site 
▪ The prominence of the fresh food market 
▪ Location of competing retail centres 
▪ Growing population within the trade area  

The turnover for different retail premises were estimated by applying RTDs for different 
commodity types to the proposed retail floorspace.  The estimated turnover by different 
retail commodity types is shown in the table below. 

FIGURE 9: ESTIMATED TURNOVER SUMMARY 

 

Source: MacroPlan Dimasi, 2019. 

 

  

SGS comments: 

▪ Given the estimated floorspace gaps (noting the gap is potentially over estimated) from 
Section 4, all the supportable floorspace appears reasonable.   

SGS comments: 

▪ Assessment appears reasonable and consistent with previous analysis 
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Section 7: Entertainment and non-retail potential 

This section outlines the demand and sales potential for entertainment and other non-retail 
uses at the Preston Market site.  The potential uses that are analysed include: 

▪ Cinema complex 
▪ Entertainment experiences such as mini-golf, ten-pin bowling and gaming arcades 
▪ Dining precinct 
▪ Medical centre 
▪ Childcare facility 
▪ Health and fitness facilities 
▪ Office space 

A detailed analysis of the demand for a cinema complex is undertaken using a catchment-
based approach.  The demand for other entertainment and non-retail uses are assessed 
qualitatively.  The sales potential for each of these uses are estimated thereafter. 

 

  

SGS comments: 

▪ Potential range of entertainment and non-retail uses assessed seems reasonable. 
▪ However, it is difficult to determine the demand for each entertainment/non-retail use 

due to a lack of a standardised approach and data on visitation/utilisation of these uses. 
▪ SGS cannot qualify the demand and sales potential of each of the entertainment and 

non-retail uses as estimated in the report. 
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Section 8: Office market assessment 

Commercial office demand (page 83) 

MacroPlan Dimasi have used the following industries and occupations to define office-based 
workers, and hence, indicate potential demand for office spaces: 

▪ Industries: 

▪ Information media and telecommunications, 
▪ Financial and insurance services, 
▪ Rental, hiring and real estate services, 
▪ Professional, scientific and technical services, 
▪ Administrative and support services, 
▪ Public administration and safety, 
▪ Education and training, and 
▪ Health care and social assistance; 

▪ Occupations: 

▪ Managers, 
▪ Professionals, and 
▪ Clerical and administrative workers. 

The following assumptions have then been made to estimate the potential office floorspace 
demand in the study area and in the context of the subject site: 

▪ number of workers will grow in line with forecast population growth through to 2031; 
▪ current employment servicing ratio remains fixed at 0.32 jobs per resident; 
▪ current share of office workers remains fixed at 20.7%; 
▪ office floorspace requirement averages at 20 sqm per worker with some variations for 

certain cases. 

As a result, the total office floorspace required by the population of Darebin is likely to be 
around 52,000 estimated by 2031.  MacroPlan Dimasi estimate between 5,200 and 7,800 sqm 
of that 52,000 sqm of office floorspace is supportable at the site.  

 

  

SGS comments: 

▪ Overall the assumptions appear to be reasonable, apart from the 20.7% of jobs being 
office jobs, which appears to potentially be high.  However, if this share was reduced 
there is still significant demand to accommodate the 5,200 to 7,800 sqm of office 
floorspace at the site as estimated by MacroPlan Dimasi. 
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Section 9: Economic impacts consideration 

Employment stimulus (page 89) 

The employment stimulus from the proposed development is summarised by the paragraphs 
below from the MacroPlan Dimasi report: 

Based on the amount and nature of floorspace to be included in the proposed development, 
we estimate that approximately 765 additional ongoing direct retail/entertainment jobs would 
be created at Preston Market, as well as potentially around 285 office jobs based on the 
inclusion of 5,000 sq.m of office space. 

In total it is estimated that the redeveloped Preston Market precinct can support around 1,000 
– 1,100 additional ongoing jobs, or around 1,400 ongoing jobs including existing jobs on site. 
This represents a fourfold increase in the potential number of direct jobs on site post 
redevelopment compared with current number of estimated jobs on site. 

 

  

SGS comments: 

▪ An estimated 1,000 to 1,100 additional jobs is likely to be a significant overestimate.  
Caution should be taken when considering the outputs of input-output modelling in 
situations such as this. Key shortcomings of the approach generally include: 

▪ Based on a static point in time – That is, they are based on supply chain linkages as of 
today and do not consider how the economy will change, or adapt over time. 

▪ No constraints on supply – That is, they assume there is an unlimited supply of 
labour and that no other sector is competing for that labour.  In reality, demand for 
employment associated with a new project will crowd out employment elsewhere in 
the economy.  

▪ Fixed prices – That is, it assumes prices do not respond to market signals. 
▪ No changes to productivity and returns to scale – That is, there is no underutilised 

capacity, ability for additional ‘economies of scale’, or improved efficiency in firms. 

In reality, the net increase in employment is expected to be substantially lower than 
quoted for these reasons.  In reality, as expenditure transferred to the Preston Market 
precinct (as a result of the development) generates a need for additional employment, a 
reduction of expenditure in neighbouring retail precincts reduces the need for 
employment in those precincts.  Therefore, the increase in employment resulting from 
an increase in expenditure at Preston Market will be at least partially offset by losses of 
employment elsewhere, as expenditure is drawn from neighbouring precincts. 

▪ Consideration of any impact on existing employment uses, particularly employment 
impacts to the existing actual market, should also be considered when determining the 
total ongoing number of jobs.  Any negative impacts to existing site offer may impact 
employment on the site and have similar (inverse) flow on employment impacts. 
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Economic and social benefits (page 92) 

The key benefits as part of the net community benefit brought about by proposed 
development are summarised as follows: 

▪ Serving the retail needs of the growing trade area population 
▪ Improving shopping choice and providing for the retail shopping needs of local 

residents and workers 
▪ Reduce trave time for community 
▪ Strengthen the status of Preston Activity Centre as a key retail precinct 
▪ Creating local employment opportunities. 

 

  

SGS comments: 

▪ It is concluded that ‘a net community benefit will result from the proposed 
development’. This is simply based on the identification of a range of ‘economic and 
social benefits’ that are linked to the development.  

▪ A range of potential detriments are not assessed, apart from ‘trading impacts’, where the 
potential for existing retail precincts to be undermined is assessed.  
The following potential detrimental impacts are not addressed: 

▪ Reduction in size, functionality, and prominence of Preston Market 
▪ Loss of welfare for those that value Preston Market in its present form 
▪ Loss of available car parking  
▪ Increased traffic congestion 
▪ Permanent loss of perceived ‘public space’ 
▪ Reduction of employment that would otherwise have occurred in other centres. 

It is unclear if consideration of these potential detrimental impacts would significantly 
offset the benefits identified in the assessment. 
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Consideration of trading impacts (page 94) 

The table overleaf outlines the impact of the proposed development on competing centres in 
the region.  The methodology for deriving these impacts on the trading levels of other centres 
is outlined as follows: 

▪ First, as detailed previously, the sales potential of the proposed traditional retail 
development at Preston Market is estimated at $86.7 million in its first year (i.e. 
2020/21), excluding the estimated sales of the Aldi supermarket, given that the store 
is currently trading. 

▪ The current sales for each shopping centre/precinct are then sourced, where 
available, from reported sales in publications such as Shopping Centre News and 
from the Property Council of Australia. If reported sales are not available, sales are 
calculated based on the retail floorspace of each centre multiplied by an appropriate 
turnover per sq.m. All figures are expressed in constant 2017/18 dollars and include 
GST. 

▪ Potential sales for the surrounding competitive supply network in 2020/21 are 
estimated assuming the proposed development does not occur. 

▪ Sales for all competitive centres as at 2020/21 are then estimated assuming the 
proposed development at the subject site does proceed. 

▪ An assessment of likely trading impacts is then made by comparing the estimated 
sales potential for each centre, at 2020/21, with and without the proposed 
development. 

FIGURE 10: TRADING IMPACTS SUMMARY 

 

Source: MacroPlan Dimasi, 2019 
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Further, the impact of large format retail facilities at the proposed development on 
competing homemaker centres in the region was considered qualitatively.  With a proposed 
floorspace of 5,000 sqm, large format retail in the proposed development is estimated to 
generate approximately $17.5 million in turnover annually.  This is equivalent to 4% of the 
homemaker market in the main trade area and 1.2% in the total trade area.  As such, the 
impact on competing homemaker centres is likely to be minimal.  The table below shows the 
forecasted expenditure for large format retail within the total trade area for the proposed 
development. 

FIGURE 11: LARGE FORMAT RETAIL EXPENDITURE FORECAST – TOTAL TRADE AREA 

 

Source: MacroPlan Dimasi, 2019. 
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SGS comments: 

▪ There are no explicit assumptions, or explanation, as to how the trading impacts on each 
individual centre was calculated.  Given the lack of information, it is hard to assess the 
reliability of the trading impacts as presented.   

▪ The minimal impact of the proposed development on Preston Activity Centre is 
questionable and has the potential for a wide degree of variation.  The following factors 
need to be considered: 

▪ The additional population associated with the 2500 apartments under the proposed 
development scenario is likely to offset trade diverted from the Preston Activity 
Centre to the proposed development.  If this scale of residential development is not 
appropriate/realised the impact on Preston Activity Centre is likely to be larger.  

▪ Well designed and integrated shopping centres can potentially boost the 
surrounding retail area if implemented well. (e.g. Chatswood, NSW or Box Hill, Vic).  
This is because shopping centres often contain key anchor tenants (i.e. 
Supermarkets, Department Stores, etc) which drive trip behaviour. If the centre is 
well integrated this initial trip purpose can then increase visitation into the 
surrounding street-based shopping areas.  This requires clear wayfinding, short and 
active walkable connections and other design elements to facilitate seamless 
exploration in the broader retail precinct. 

▪ However, if a shopping centre is poorly designed, with a great number of car parks 
and few connections to the broader centre, it is likely that the shopping centre will 
compete with the surrounding shops and could significantly impact the main street.  
This occurs if there is a clear break or barrier which means the two precincts function 
separately, requiring two separate trips, or if moving between the two involves 
considerable effort because the gap between the two is unpleasant, unsafe (i.e. a car 
park) or lacks engagement (i.e. long walk with no activation to encourage 
exploration)  

No design considerations have been accounted for, thereby making it difficult to assess 
the validity of the minimal impact on the Preston Activity Centre. 

▪ A breakdown of trade impacts by retail commodity type would assist in qualifying the 
trade impacts that are likely to occur.  In the case of trade impacts on the retail activity 
on High St, SGS would estimate that the proposed development could have a relatively 
significant impact on food catering services given that the development could provide 
over 2,000 sqm of food catering premises which will compete directly with the 4,000 
sqm currently on High St.  As these stores would be located in different environments 
(main street vs. shopping centre), it is likely that they will divert trade rather than directly 
complement with each other.  Other retail types are likely to have minimal impacts due 
to the scale and composition of the proposed development compared to High St. 

▪ The potential role and impact on the actual market has also not been considered.  While 
the market is not a direct competitor and provides a quite different offer, it does overlap 
with many of the same retail expenditure categories and will hence compete for 
consumer spend to some degree.  Consideration of this expenditure overlap, potential 
turnover of the actual market and any impact should be assessed.  This should consider 
commodity types including food catering and other retail categories.  Design factors as 
noted above should also be considered as they are also directly relevant to the actual 
market. Both regarding its integration with the new shopping centre and its integration 
with the surrounding street-based shops in Preston Activity Centre. If these three 
components are all well integrated, the Market could benefit from trips to the shopping 
centre (and vice versca) and acting as a trip generator itself could benefit the 
neighbouring shops in Preston Activity Centre (as it does now). 
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Section 10: Key findings and conclusion 

The key findings and conclusions from the MacroPlan Dimasi report are as follows: 

Salta Properties is planning a major mixed-use development at the Preston Market site, which 
is to include a relocation of the market and a new retail centre, together with an 
entertainment precinct and community/commercial uses, as well as high-rise residential 
towers. The analysis detailed in this report shows that the site presents an excellent 
opportunity to provide a new retail and non-retail offer within the Preston Market Activity 
Centre, which will complement and support the redeveloped fresh food market facilities. 

This report outlines that the subject site can support some 27,500 sq.m of retail, non-retail and 
entertainment floorspace, in additional to the redeveloped fresh food market facilities and 
some 5,000 sq.m of new office space. In particular, the addition of a substantial traditional 
retail component together with entertainment facilities would greatly improve the 
attractiveness of the Preston Market precinct and result in improved shopping choice and 
convenience for surrounding residents. As detailed in the case studies of other Melbourne 
fresh food markets, multiple supermarkets can thrive near markets. The proposed Coles 
supermarket at Preston Market, together with a redeveloped Aldi supermarket and the 
adjacent Woolworths supermarket, with combine with the fresh food market to create a major 
food and grocery destination which will serve a board surrounding region of northern 
Melbourne. 

The redevelopment of Preston Market is not expected to significantly impact the broader 
Preston Activity Centre, or any other surrounding retail facilities. The development will result in 
an influx of residents, with around 2,500 apartments planned as part of the development, 
which will support additional retail and non-retail floorspace at the subject site, including an 
additional major supermarket. The expanded Preston Market offer will draw more shoppers to 
the area, which will also benefit broader Preston Activity Centre. The planned sky rail 
development and upgrade to Preston Station, located adjacent to the subject site, will also 
support more movement through the Preston Market precinct and increase the attractiveness 
of the planned facilities. 
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3. CONCLUSION 

3.1 Conclusions 
SGS makes the following conclusions regarding the retail assessment peer review: 

▪ There was limited evidence or justification regarding some key inputs and results of 
the analysis.  However, generally the actual assumptions are reasonable and within 
industry standard benchmarks or expectations.   

▪ The provision gaps identified were potentially overstated and the analysis factored 
in an additional 2,500 apartments linked to the development as part of the base 
case.  Regardless, the scale of development proposed is within provision gaps given the 
growth projected for the area and is not likely to have a major impact on the overall High 
Street or surrounding centres retail/office market 

▪ Further the assessment and proposed development considered a relatively wide mix 
of uses include office, entertainment, retail and residential.  Given surrounding 
population growth, the location near a station, and pending design, the development is 
likely to deliver an overall good outcome for the community. 

▪ Saying this the assessment has primarily taken a traditional retail and commercial 
development approach and has not consider the unique attributes which the actual 
market presently provides to the community.  The market currently provides 
opportunities for lower rent retail, allowing innovative retail responses and business 
incubation. If this is replaced with more ‘mainstream’ retail then consumer choice might 
be reduced.  Any impacts on the existing actual market have not been considered. 

A formal proposal or additional design information would assist in identifying how the 
development interacts with the main street retail on High Street, especially with the design of 
the development being known.   

The following table provides a consolidated summary of key issues flagged throughout the 
report. 

Marcro Plan Dimasi retail 
report reference 

SGS comment 

Section 1: Site context and 
proposed development 

Potential development uses 
▪ Potential development uses are presented from a ‘highest and best use’ perspective and has not 

considered local policy or currently permitted land uses at this stage. 

▪ Identifying the potential scale of residential development at this point of the analysis may be premature. 

Section 2: Trade area 
analysis 

Trade area population 

▪ SGS believes the proposed 2,500 apartments should not be included as part of the baseline forecast.  
Rather they should be included as part of a project scenario forecast. 

Worker market 

▪ It is unclear how this worker population has been used in the expenditure demand analysis and some key 
assumptions have not been documented including: 

▪ Percentage of workers also within resident trade catchments.  If not accounted for appropriately this 
can result in double-counting a person’s expenditure. 

▪ Percentage of worker population expenditure captured at Preston Market 

▪ Estimated per worker expenditure by commodity type 

Section 4: Retail floorspace 
demand 

Retail floorspace demand 
▪ Injection of additional 20% of expenditure coming from beyond the trade area is quite arbitrary and not 

supported by any evidence.  It appears high given the wide catchment definition and relatively modest 
worker population within the catchment.   

▪ The proposed development, with 2500 apartments, is considered in the base case. 

▪ The combined effect of these points potentially over-estimates the retail gap. 
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Marcro Plan Dimasi retail 
report reference 

SGS comment 

Section 9: Economic 
impacts consideration 

Employment stimulus 
▪ An estimated 1,000 to 1,100 additional jobs is likely to be a significant overestimate.  Caution should be 

taken when considering the outputs of input-output modelling in situations such as this.  

▪ Consideration of any impact on existing employment uses, particularly employment impacts to the 
existing actual market, should also be considered when determining the total ongoing number of jobs. 

Economic and social benefits 
▪ It is concluded that ‘a net community benefit will result from the proposed development’. This is simply 

based on the identification of a range of ‘economic and social benefits’ that are linked to the 
development.  

▪ A range of potential detriments are not assessed, apart from ‘trading impacts’, where the potential for 
existing retail precincts to be undermined is assessed.  

▪ It is unclear if consideration of these potential detrimental impacts would significantly offset the benefits 
identified in the assessment. 

Consideration of trade impacts 
▪ There are no explicit assumptions, or explanation, as to how the trading impacts on each individual centre 

was calculated. 

▪ The minimal impact of the proposed development on Preston Activity Centre is questionable and has the 
potential for a wide degree of variation.   No design considerations have been accounted for, thereby 
making it difficult to assess the validity of the minimal impact on the Preston Activity Centre. 

▪ A breakdown of trade impacts by retail commodity type would assist in qualifying the trade impacts that 
are likely to occur. 

▪ The potential role and impact on the actual market has also not been considered.  While the market is 
not a direct competitor and provides a quite different offer, it does overlap with many of the same retail 
expenditure categories and will hence compete for consumer spend to some degree.   

3.2 Next steps 
The above summary provides an outline of considerations for Council in developing their 
position in relation to the Preston Market. In order to clearly and transparently evaluate 
options, particularly relating to Council’s direct and potential involvement in the site, it is 
recommended that a broader assessment be undertaken.  

An independent and expanded assessment of potential development options for the site 
should be completed to provide Council with a sound basis on which to evaluate options. 

The assessment should be expanded to consider the ‘net community benefit’ of potential 
development options on the site, rather than a largely ‘highest and best use’ assessment 
focused on core retail components impacts.  This expanded assessment should be completed 
using a triple bottom line Cost Benefit Analysis (CBA) framework to ensure: 

▪ Specification of a base case and alternative development scenario(s). 
▪ Clear specification of potential cost and benefit impacts including economic, social and 

environmental impacts.  Any double counting of impact categories should be addressed. 
▪ Indicative timing of impacts should also be considered to isolate one-off versus ongoing 

impacts and benefits to the community. 
▪ Distributional analysis to identify particular stakeholder groups that may bear a greater 

share of the benefits and/or costs associated with the proposed development.  

Clear and detailed definition of the Base Case should be used to estimation of the markets 
current offer, performance, trading catchment and potential future if left unchanged. This will 
consolidate and extend on work undertaken to understand the role and significance of the 
market and would help quantify the benefits it provides to the community. The form and 
structure of the assessment framework should integrate findings of other studies relating to 
the market (for example, the identity study). The challenges associated with the market not 
evolving in the future, and potential threats this may pose to it’s ongoing viability, should also 
be considered.  

Potential development scenarios should then be specified for the entire Preston Market site 
including the scale/form of residential, core retail, market retail, commercial and any other 
uses.  The various scenarios should be assessed across impact categories in relation to the 
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base case to determine incremental effects.  Sensitivity analyse could be used to test the 
impact of alternative design outcomes – this will need to be completed with input from an 
Architect or suitability qualified urban designer. 
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