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EXECUTIVE SUMMARY

OVERVIEW

Urban Enterprise was engaged by Whitehorse City Council {Council) to review the Commercial 1 Zone (C1Z) in the
Tally Ho Activity Centre (Tally Ho AC).

The Study Area comprises approximately 34ha of land within the Commercial 1 Zone within the Tally Ho Activity
Centre near the intersection of Springvale Road and Burwood Highway in the suburb of Burwood East. The
Whitehorse Planning Scheme and supporting documents identify the Tally Ho AC as a significant high-tech
business hub with a vision to maintain and enhance the primary role as an office hub.

The majority of land in the Tally Ho AC was within the Business 2 Zone (B2Z) prior to 2013. Changes to the
commercial zones were made in 2013 as part of State government changes to commercial zones across Victoria,
resulting in land in the B2Z being automatically rezoned to the Commercial 1 Zone.

Across the State, commercial zone changes generally resulted in greater flexibility for land uses in activity centres
and other business and commercial areas, particularly relating to the opportunity for residential uses to be
developed without the need for a permitin the Commercial 1 Zone

This project analyses the economic characteristics and role of the Commercial 1 Zone land in Tally Ho to establish
an economic evidence base to inform any changes to existing planning controls reguired to maintain and support
a viable economic centre with strong competitive advantages.

DEVELOPMENT CONTEXT

The Study Area is best defined as established and maturing office employment location with supporting retail and
other uses. There is a total of over 120,000sgm NLA across 27 buildings (including approximately 105,000sgm
commercial spaces), plus a multi-storey parking building (10,500 sgm). There is approximately 2, 700sgm of vacant
floorspace, resulting in an estimated low vacancy rate of 3%.

The Study Area accommodates a specialisation in technology and computer related industries, which occupies
approximate 32% of the commercial NLA, along with supporting uses in professional services, financial and
insurance services and government services (20%). Headquarters for large corporations and substantial
government offices result in the Study Area accommeodating an economic role of regional significance.

More than half of the buillding stock 15 at least 30 year old, which could result in decreasing buillding quality and
attractiveness to contemporary business needs over coming years.

Significant investment has been made in internal fit-outs, alterations and car parking in the Study Area over the
past 10 years, reflecting the age of the building stock, the need to retain tenants seeking quality office space and
maintain rent rates.

There appear to be relatively limited opportunities for new commercial development within existing properties given

existing height limits and land occupancy.

EMPLOYMENT AND ECONOMIC ROLE
The employment and economic role of the Study Area is described as follows:

*  There were an estimated total of approximately 3,750 jobs within the Study Area in 2016 This includes all
full time, part time and casual jobs.

*  There has been relatively strong employment growth in the Information Media and Telecommunications and
Professional, Scientific and Technical Services in recent years, however there has been limited change in
government / public administration employment.

u
Review of the Commercial 1 Zone in the Tally Ho Activity Centre e 1
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®  The Study Area is estimated to accommodate uses which generate $2 4bnin economic output and $1.24bn
in value added to the economy. This level of output equates to approximately 6% of the output across the
City of Whitehorse, indicating that the economic activity occurring in the Study Area is of material
significance to the municipal economy.

e  The Study Area contains a substantial supply of office floorspace and office employment, with an estimate
2,100 ‘office jobs’. This is the second greatest concentration of office employment in Whitehorse behind
Box Hill.

*  Thereisa cluster of computer and technology related businesses in Tally Ho, with approximately 1,300 jobs
that are computer or IT related. This cluster is significant at the metropolitan level.

*  The business mix in the area generally serves a catchment far greater than the Whitehorse area and eastern

metropolitan region.
ECONOMIC ASSESMENT

The key findings of the economic assessment are as follows:

*  Employment in the Whitehorse and Monash municipal areas is growing strongly, increasing by 24,000 jobs
between 2011 and 2016. The greatest increases were in the health care, education, professional services,
construction and accommeodation and food services sectors.

*  The Inner East and Outer East regions of Melbourne are projected to accommodate an additional 35,200
Jjobs between 2018 and 2023, an 8% increase on existing levels, with the professional services sector the
second greatest increase (5,600 jobs over 5 years at more than 1,000 additional jobs per year).

*  The Study Area contains businesses and employment within a number of sectors identified as growth
sectors and areas of competitive advantage for Victoria, especially professional services and digital
technologies.

*  The Study Area is proximate to a number of precincts identified for major investment to support employment
and services - this will support demand for professional services in the area and strengthen business and
employment conditions in the eastern region of Melbourne.

*  Asa Major Activity Centre, Tally Ho is well positioned spatially, economically and in terms of planning policy
to maintain and strengthen its employment role within industries that are well aligned to Victoria's
competitive advantages

* The Melbourne commercial office market is performing strongly at present, underpinned by strong
employment growth and a relative lack of new supply in inner areas.

*  The low office vacancy rates in CBD and inner areas are leading to increasing demand for larger format
offices in outer areas, and the outer east region (which includes the Study Area) experienced the highest net
absorption of office floorspace over the last year of any non-CBD region.

e With approximately 100,000sgm of commercial office space, Tally Ho accommodates in the order 10% of
the commercial office space in the Outer Eastern Region of Melbourne, making it a significant location for
office uses.

*  The estimated vacancy rate of 3% at Tally Ho is considerably lower than the region vacancy rate of 7%,
indicating that Tally Ho is well established, well occupied and remains in demand from office tenants

e Netrents for buildings in Tally Ho have ranged from $270-$375 per sgm, with more recent reports indicating
rents between $330 and $370/sgm. These rents align with the overall ‘prime’ or ‘A-grade’ rents for the outer
east region.

*  Given the strong competition from new large floorplate office spaces in the region, it is important that
existing building owners have opportunities to continue to develop both built space (ie. new buildings,
redevelopment and additional floorspace) and internal areas (such as fitouts, alterations and
refurbishments) to adapt to the changing needs of the office user market, especially given the age of the
existing major office buildings.

u
Review of the Commercial 1 Zone in the Tally Ho Activity Centre e 2
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FINDINGS

Based on the evidence reviewed in this report, there is a strong case for retaining an employment focus for the
Study Area. This is supported by the following main points:

*  The Study Area is economically significant to the municipality and the eastern region in terms of employment
and output.

*  Tally Hois one of the largest commercial office concentrations in the eastern region. Key property indicators
are relatively strong with low vacancies, strong rents and considerable re-investment made in recent years

* The existing occupants serve a regional, municipal and sometimes national catchment, as opposed to
businesses commonly located in activity centres which often smaller in scale and support local population
needs.

* There is a strong specialisation in technology and a cluster of emergency services administration. Such
concentrations generate significant economic agglomeration benefits and are generally established over a
relatively long period.

. Existing specialisations of the Study Area and surrounding parts of the activity centre are well aligned to
regional and metropolitan strengths and competitive advantages in professional services and technology.

*  Employment projections are for strong professional services job growth in the region, which is proving to be
attractive to larger office tenants with strong absorption of new space
e Thereisa relative lack of alternative large format office space in Whitehorse (except in Box Hill), and many

of the newer large format office precincts in the broader region are poorly located to public transport.
Employment land in the broader region.

Some risks to the ongoing attractiveness of the Study Area to the office market have been identified, primarily due
to the age of existing buildings, the need to adapt and update space to meet changing business needs, and the
need to facilitate opportunities for ongoing reinvestment and redevelopment.

PROSPECT OF RESIDENTIAL DEVELOPMENT

The Commercial 1 Zone allows 'accommodation’ uses (i.e. dwellings) without the need for a planning permit and
identifies residential uses in the purpose of the zone. This differs from the previous Business 2 Zone which did not
include residential use in the purpose of the zone (instead, the purpose of the zone was to accommodate offices
and associated commercial uses) and where a permit was required for ‘accommodation’ uses (dwellings).

The introduction of the Commercial 1 Zone in 2013 preceded a number of property sales in Tally Ho, and some
interest has emerged for mixed use development in the Study Area incorporating residential apartments.

It is considered that substantial residential development could materially change the role and function of the centre
and risk eroding the specialisation, value and employment role of the area. Therefore, accommeodation (dwelling)
uses should be considered only as a tertiary opportunity for the Study Area where the use would not impact on the
core employment role and agglomeration. Residential opportunities could be considered on peripheral sites within
the Study Area such as to the north of the Burwood Highway where a transition to other uses (i e. nearby houses)
could be achieved and a predominantly commercial role could be achieved elsewhere on the site.

POLICY IMPLICATIONS

It is recommended that the existing planning policy be reviewed to ensure that the economic role and function of
the Tally Ho centre is retained and that accommodation uses (i.e. dwellings) are supported only in peripheral
locations.

Policy should seek to:

*  Reinforce the vision for the area;
*  Maintain an employment focus;

*  Enable existing uses to continue to operate and grow;

]

Review of the Commercial 1 Zone in the Tally Ho Activity Centre
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*  Encourage complementary land uses; and

. Encourage ongoing reinvestment and redevelopment.
The following land use recommendations should alsc be reflected in planning policy:

. Primary use: employment, primarily office-based;

*  Secondary uses: retail and commercial uses supporting the employment role, including convenience retall,
hospitality, visitor accommeodation, recreation (public and commercial), health, childcare, banking and
professional services;

*  Tertiary uses: residential dwellings, located peripheral to the Study Area and not precluding opportunities for
employment floorspace as the primary land use.

PLANNING ASSESSMENT

A planning assessment considered the range of statutory planning provisions that could be applied to the Study
Area to facilitate the realisation of the employment and activity centre aspirations.

The planning assessment resulted in the following recommendations:

*  Recommendation 1 - Revise the existing Tally Ho Policy (clause 22.08) to make clearer the specific range
of complementary uses that are supported by Council within the study area (and under what conditions)

*  Recommendation 2 - Apply the Commercial 3 Zone (with a schedule which prohibits dwellings, but which
permits residential buildings with a floor area of up to 50% of the total floor area of a building) to the entire
Study Area, including the area north of the Burwood Highway, and the Crossways Church site.

* Recommendation 3 - . Apply a site specific control to the existing Crossways church site which retains the
same land use status for a place of worship that currently exists under the Commercial 1 Zone.

. Recommendation 4 - In the event that Council considers that a specific part of the Study Area needed to be
set aside for the provision of freestanding short-stay accommeodation and/or some form of a small ‘local
activity centre’ comprising a small supermarket and associated speciality shop uses, then part of the land
could be differently zoned to allow this.

. Recommendation 5 - Undertake a review of the existing built form controls that apply to the Study Area in
the coming years. The review should focus on ensuring that the high guality building and landscape design
vision established under the existing UDF and Design Guidelines is achieved whilst at the same time
supporting the creation of a greater intensity and diversity of activities and also the renewal and
redevelopment of ageing building stock within the Study Area.

u
Review of the Commercial 1 Zone in the Tally Ho Activity Centre e 4
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1. INTRODUCTION

1.1. ENGAGEMENT AND BACKGROUND

Urban Enterprise was engaged by Whitehorse City Council (Council) to review the Commercial 1 Zone (C1Z) in the
Tally Ho Activity Centre (Tally Ho AC).

The majority of land in the Tally Ho AC was within the Business 2 Zone (B2Z) prior to 2013. Changes to the
commercial zones were made in 2013 as part of State government changes to commercial zones across Victoria,
resulting in land in the B2Z being automatically rezoned to the Commercial 1 Zone.

Across the State, commercial zone changes generally resulted in greater flexibility for land uses in activity centres
and other business and commercial areas, particularly relating to the opportunity for residential uses to be
developed without the need for a permit in the Commercial 1 Zone.

This project seeks to analyse the economic characteristics and role of the Commercial 1 Zone land in Tally Ho,
assess the appropriateness of the building stock to meet the needs of potential business types, and consider the
extent to which residential development might complement or conflict with existing employment uses.
Subsequently, the project seeks to establish an economic evidence base to inform any changes to existing planning
controls required to maintain and support a viable economic centre with strong competitive advantages.

1.2. STUDY AREA

The Study Area comprises approximately 34ha of land within the Commercial 1 Zone within the Tally Ho Activity
Centre near the intersection of Springvale Road and Burwood Highway in the suburb of Burwood East. The Study
Area boundaries are shown in Figure 1 (planning zones) and Figure 2 (aerial photo).

The Study Area includes a northern sub-precinct and a southern sub-precinct as shown in Figure 1.

F1. STUDY AREA PLANNING ZONES

Ta Munawading, Castem Freaway

Ta The Gleas Manash Freeway

@O 250

Source: Planning Maps Online, 2019

(0]
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F2. STUDY AREA AERIAL

1] G
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1.3. LOCATION AND ACCESSIBILITY

The Study Area is located within the City of Whitehorse near its southern boundary with the City of Monash.

The Study Area is located at the junction of Springvale Road and Burwood Highway — both major arterial roads
that also form part of the Principal Public Transport Network (Springvale Road as a key bus route and Burwood
Highway as a tram route).

The Route 75 Tram Corridor along Burwood Highway has two stops within the Study Area The Study Area is
approximately 4km to the west of the Eastlink Freeway, 5km north of the Monash Freeway and 6km south of the
Eastern Freeway.

The Study Area is central to a large residential area across the Cities of Whitehorse, Monash, Manningham and
Knox and is approximately 5km from the Monash National Employment and Innovation Cluster (Monash NEIC).
See Figure 3.

F3. LOCATION CONTEXT

3

STUDY AREA

U
Review of the Commercial 1 Zone in the Tally Ho Activity Centre e:-
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2. POLICY CONTEXT

2.1. INTRODUCTION

This section provides an overview of the State and local policies that are relevant to the Study Area and a review
of current planning controls applicable.

2.2. STATE POLICY CONTEXT

PLAN MELBEOURNE

Plan Melbourne (2017-2050) is the State government’s overarching strategic plan which establishes a vision for
Melbourne to continue to be a global city of opportunity and choice. Acknowledging projections for Melbourne’s
population to exceed 8 million residents within the planning pericd, Plan Melbourne places significant emphasis on
the creation of 1.5 million new jobs over the next 35 years.

Plan Melbourne seeks to support Melbourne as a "productive city’ that attracts investment, supports innovation
and creates jobs, as well as to be as Australia’s pre-eminent knowledge economy, services sector and freight hub.
It directs creation of jobs close to where people live to provide local employment and support local economies and
the development of 20-minute neighbourhoods.

Tally Ho Activity Centre is identified as a Major Activity Centre in Plan Melbourne. Major Activity Centres are
designated to support investment and job creation to ensure employment growth occurs ocutside of the central
city. Plan Melbourne also identifies that Major Activity Centres present the opportunity to accommodate greater
medium- and higher-density residential development in middle suburbs close to jobs and services.

2.3. LOCAL POLICY

TALLY HO URBAN DESIGN FRAMEWORK

The Tally Ho Major Activity Centre Urban Design Framework (UDF) was prepared by MGS Architects and adopted
by Council in April 2007. The UDF is a reference document to the Whitehorse Planning Scheme and is implemented
through Clause 22 08 — Tally Ho Activity Centre.

The UDF applies to a broader area than the Study Area, including land generally further north, east and west of
Precinct North, and Burwood East Reserve.

The vision for the Activity Centre as set out in Clause 22.08 is to "Maintain and enhance its primary rofe as a key
eastern suburbs office and technology hub, while broadening its mix of uses to better meet the needs of the local
resident and worker community”

Key objectives that are relevant to the economic role of the Tally Ho AC are:

. to strengthen the centre'’s role as a high tech business hub of state significance’
. to strengthen relationships between high tech commerce and Aigh qualty education,

. to develop Tally Ho as an activity centre that meets the diverse needs of both business users and the broader
COMmILILY.

The strategy for implementing the economic objectives was to facilitate the establishment of Tally Ho and Deakin
University as the office and educational hubs for the Burwood Highway corridor, along with the creation of an
education and knowledge corridor along Burwood Highway that links educational institutions (i.e. Deakin University
and several colleges) and leading-edge businesses located in the Tally Ho Business Park. The UDF also sought to
facilitate an increase in the mix of uses in existing and new developments.

]

Review of the Commercial 1 Zone in the Tally Ho Activity Centre

Page 15



Whitehorse City Council
Ordinary Council Meeting 26 August 2019

9.1.1 - ATTACHMENT 1. Tally Ho Commercial 1 Zone Review

In order to attract investment, the UDF aimed to improve the public realm (i.e. desirable built form and density,
enhanced quality and extent of landscaping and reduction of at-grade car parking) and create better access to
encourage alternate modes of transport (i.e. improved pedestrian and bicycle connectivity to and between key
activity nodes and surrounding areas).

TALLY HO ACTIVITY CENTRE URBAN DESIGN AND LANDSCAPE GUIDELINES

The Tally Ho Activity Centre Urban Design and Landscape Guidelines (Guidelines) were prepared by Hansen in
March 2013 to further articulate design requirements (in the context of urban form and landscape) that would
realise the vision set out in the UDF. The Guidelines were subsequently updated in February 2015.

The Guidelines are a reference document to the Planning Scheme and development requirements are implemented
through the Design and Development Overlay (DDO) Schedule 9. The guidelines apply to all commercially zoned
land within the Tally Ho AC (i.e. the Study Area). Housing areas within Tally Ho AC are excluded.

The Guidelines provide background context to this review as to what ultimate built form and landscape outcomes
were sought by the City of Whitehorse and considered appropriate should the Activity Centre be developed as a
regional hub for high tech commerce and a centre for local community.

Figure 4 shows the preferred maximum building heights within the Tally Ho AC which vary by site but generally
support development of between 2 and 6 stories.

F4. PREFERRED MAXIMUM BUILDING HEIGHTS

LEGEND
.
Stody Area Boundary - 1-2 storey (3-Tm) [- 45 storey (14-1Tm) H ™ Study Area of the Review
of the Guiddines AL

I:I DO Boundary [. 22 storey (7-10m) - 54 storey (1720m)

D Building Footprint [j 34 storey (10-14m) - Land subject to separate
L DPO Amendment C123

Source: Tally Ho Ac

ity Centra Urban Design and Landscape Guidelines 2015.

]
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HOUSING FRAMEWORK

The Whitehorse Housing and Neighbourhood Character Review 2014 (Housing Review) was prepared by
Planisphere and adopted by Council in April 2014, The review was used as the basis of Council’s application of the
State Government’s new residential zones and included a Housing Strategy (2014).

The Housing Review provided guidance on all housing development across the City of Whitehorse and it sought
to, where possible:

. Address and facilitate activity centres as the focus of increased housing and employment densities, transport
and service provision;

. Facilitate medium and higher density housing along transport corridors, i.e. train, tram and bus routes;

. Preserve areas of valued character and vegetation or landscape significance;

. Require affordable housing;

. Facilitate additional housing in areas near Deakin University Burwood Campus;

. Identify a need to develop or implement structure plans with objectives to improve housing affordability and

special needs housing opportunities in activity centres.

Clause 21.06 of the Planning Scheme includes a Housing Framework Plan which identifies the preferred locations
of ‘Substantial Change’, ‘Natural Change' and 'Limited Change’ in terms of residential development. An extract of
the Framework Plan is shown in Figure 5 as it relates to the Burwood Highway corridor, identifying large ‘Substantial
change’ areas to the north and east of the Study Area (the former ATO television studios and the current Burvale
Hotel site) and other areas identified for Substantial Change along the Burwood Highway corridor to the immediate
west and east of the Activity Centre.

F5. HOUSING FRAMEWORK EXTRACT - BURWOOD HIGHWAY CORRIDOR

Change Area
. Limited Change

Natural Change
B Substantial Change
47 Commercial Zone
1 Activity Centre with

structure plan or urban
design framework Source: Whitehorse Planning Scheme.

4] &
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2.4. KEY FINDINGS

*  The Tally Ho Activity Centre is identified as Major Activity Centre in Plan Melbourne. Major Activity
Centres are designated to facilitate employment and investment opportunities to provide jobs close to
where people live.

*  The Whitehorse Planning Scheme and supporting documents identify the Tally Ho AC as a significant
high-tech business hub with a vision to maintain and enhance the primary role as an office hub;

* A range of strategies apply to the Activity Centre which primarily provide urban design guidance and
direction to ensure that the business role of the centre is supported by ongoing improvements to the
public realm, high quality development and providing height controls across the Study Area.

* Local policy supports greater housing densities in activity centres and a number of sites near the Study
Area are identified as locations for ‘Substantial’ residential change.

(]
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3. DEVELOPMENT CONTEXT

3.1. INTRODUCTION

This section includes an assessment of existing site conditions (based on a site visit in March 2019) and reviews
information on recent and potential developments.

Only limited access to buildings was possible during the site inspection and no consultation was undertaken with
landowners, business operators or real estate agent representatives. The absence of direct consultation means
that the assessment contained in this report is based primarily on desktop information, which should be verified
and supplemented in the future through direct consultation with key stakeholders.

3.2. EXISTING CONDITIONS

A site visit was undertaken to observe land, buildings, businesses, vacancies, users and amenities available within
the Study Area. Base-line property information was also provided by Council regarding floorspace, tenancies and
building construction years.

Site inspection details are provided in Appendix A and photos provided in Appendix C.

LAND USE AND ACTIVITY
Key observations regarding current land use and activity include:
e Land in the Study Area is well occupied with no vacant properties / allotments identified (although some
properties have sections that are underutilised);

®  The most commen building types are multi-storey offices, generally accommeodating larger businesses and
government agencies;

. Other land uses include health services, religious activities, a gymnasium, cafes and childcare centres;

. The most common industries are Professiconal, Scientific and Technical Services, Public Administration and
Safety and Health Care and Social Assistance;

*  Thereis an evident cluster of businesses relating to software, technology and telecommunications;

*  Thereis an evident cluster of government agencies including emergency services administration;

. Itis evident that many office spaces are used and presented as headquarters for larger corporations which
serve regional, state and national catchments;

* Few parcels are underutilised, although some unused areas are located in the northern sub-precinct and
there are a number of at-grade car parks throughout the Study Area;

*  There are relatively limited opportunities for new buildings to cccupy vacant or underutilised land and limited
examples of recently constructed buildings.

Figure & provides a spatial illustration of land uses within and neighbouring the Study Area.

]
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F6. CURRENT NON-RESIDENTIAL LAND USES WITHIN AND NEAR TALLY HO
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Council's property data and observations of floorspace and built form show that:

e There is a total of over 120,000sgm of floorspace areas across 27 buildings, 105000sgm of which is
dedicated to commercial uses {once the church buildings and a stand-alone multi-storey car parking facility
in the northern sub-precinct are excluded);

e The building stock was mostly developed in 1990s {two-thirds built in 1990s or earlier as shown in Figure 7);

e  The majority of land in the Tally Ho Business Park is under the control of an owners' corporation;

. Only 3 buildings have more than 2 tenancies and 60% of the existing commercial buildings are single purpose
office buildings;

. Most buildings are located within the Tally Ho Business Park and have at-grade and/or basement car-parking;

e  Building heights are predominately 2-3 storey buildings with fewer 4-5 storey buildings evident. Most of the
sites within the Study Area are observed to be close to or at the preferred heights that are recommended in
the Tally Ho Activity Cenire Urban Design and Landscape Guidelines however some re-development
opportunities are likely {such as the HP site in the northern sub-precinct);

. Six of the 28 buildings were observed to contain some vacancies, although not all were advertised for lease,
totalling an estimated 2,700sqm of vacant NLA, equating to less than 3% of the total commercial floorspace
of 105,000sgm. An estimate of exact vacancies would require consultation with property managers;

. Based on current listings and recent transaction reports, offices in the Study Area are generally leased or
advertised within the range of $280 to $340 per sgm.

Review of the Commercial 1 Zone in the Tally Ho Activity Centre e 13
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F7. BUILDINGS BY YEAR OF CONSTRUCTION
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Table 1 provides a summary of the current land uses in the Study Area including approximate floorspace areas by

industry sector.

T1. EXISTING BUSINESS AND LAND USE MIX / KEY INDUSTRIES BY OBSERVATION

APPROX. LAND USE
INDUSTRIES CURRENT BUSINESSES / OCCUPANTS FLOORSPACE
CATEGORY
(sam)
Smaller firms in building, property developrment, 2500
Professional accounting and business coaching. '
g Scientific and Computer System Design and Related Senices: Office
£ Technical Services  HP, Motorola, Pronto, Huawei, Yokogawa, SPS Commerce 33,400
é and DXC Technology.
g Public Regional offices of CFA, VicRoads, Ambulance Victoria,
g Administration Mational Archives of Australia, Emergency Services 21,100 Office
and Safety Telecommunications Authority.
Health Care and Medical and radiclogy centre, 10400 Dffice (including
Social Assistance  Outcome Health, World Vision head offices ' Medical Centre)
Wholesale Stago, Zimmer Biomet* 4700 Warehouse
Education and Two childcare centres Child Care Centre
- . . 3,300 )
g Training family day care management office Dffice
‘E Financial and A.NZ Bgsmess Centre 1.400 Office
2 Insurance Financial firms
£ Administrative Employment
E and Support Employment centre 1.100 Training Centre
‘% Arts and Personal training centres 1100 Indoor Recreation
Recreation Service Material arts school ' Facility
Retail Cafes 1,800 Food and Drink
Premises
= Vacant floorspace (approximate) 2,700
L5}
g Unidentifiable premises 6,000
Total — Commercial Floorspace 105,000
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3.3. BUILDING QUALITY, AMENITY AND INVESTMENT

The following general observations are made regarding the quality of buildings and employee amenity:

*  The Study Area is well maintained with provision of landscaping and wellmaintained roads and footpaths;
. The majority of buildings are well presented and maintained, many with modern entrances and interiors;

. The northern sub-precinct provides a range of supporting facilities for workers including an outdoor gym,
childcare and café;

*  The Business Park includes a small but relatively high amenity open space / water feature.

INVESTMENT

Analysis of building permits issued within the Study Area between 1 January 2010 and 14 March 2019 shows that
a total of 80 building permits were issued with a total estimated construction value of over $42m across 21
buildings. Permits are summarised in Table 2, showing that:

. Building works with a combined value of $37 5m were invested in commercial buildings (i e excluding the
church site), an average of $4.7m per annum re-invested into commercial spaces per annum;
e  Building permits had a value of $20.5m in the Tally Ho Business Park and $17m in Precinct North;

*  The majority of investment related to building additions, alterations and internal fit-outs, as distinct from new
buildings. This indicates that considerable reinvestment has been made into updating and upgrading the
internal space within existing office buildings over recent years;

. Considerable investment in car parking has been made, primarily to construct a new multi-storey car park
building in the northern sub-precinct; and

*  The internal fit-out and car parking investment may have supported an increase in employment densities in
existing buildings, however this would need to be confirmed through consultation with businesses.

T2. PERMITED BUILDING INVESTMENT IN TALLY HO AC, 2010 - 2018

DEVELOPMENT TYPE COST OF WORKS %TOTAL
Church Development / Life Care Building 54,708,758 11%
Additions and/or Alterations $4,700,758 1%
Fitout $08,000 0%
Commercial Development in Precinct North $16,997,305 40%
Additions and/or Alterations 58,321,284 20%
Car Park $8,345,772 20%
Fitout $330,339 1%
Commercial Development in Tally Ho Business Park 520,457 506 48%
Additions and/or Alterations §13,743,807 33%
Fitout 56,701,649 16%

Signage 512,140 0%

]
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3.4. PROPOSED DEVELOPMENT

Council provided Urban Enterprise with a list of planning permits considered relevant to this review. These planning
permits relate to the following properties (see Figure 8 — Location of Potential Development):

e 380 Burwood Highway, Burwood East: permit issued for an eight storey mixed-use development to replace
the existing China Bar restaurant, yet to commence construction. The building would include retail, office,
education centre and residential apartment uses;

. 31 Vision Drive, Burwood East: permit issued for an extension to the warehouse / storage space associated
with the National Archives, however the permit has lapsed; and

e 709 Highbury Road, Burwood East: major extensions and development at the Crossway Baptist Church site
(see details below).

F8. LOCATION OF POTENTIAL DEVELOPMENT
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CROSSWAY BAPTIST CHURCH

Amendment C123 to the Whitehorse Planning Scheme introduced a Development Plan Overlay (DPO) Schedule 4
to facilitate redevelopment of the Crossway Baptist Church. Amendment C123 was gazetted in October 2013.

Crossway Baptist Church has operated at 2-18 and 27-29 Vision Drive and 709 Highbury Road, Burwood East since
1995. A draft Development Plan has been prepared to guide the proposed redevelopment with the intended ultimate
development cutcomes shown in Figure 9 including five auditoriums, an expanded children’s centre, an ancillary
book shop and cafe and additional car parking. The Development Plan was approved by Council in June 2013
subject to conditions and is yet to be endorsed..

The long term vision for substantial expansions to the church and related facilities is significant to this study given
that the large extent of land in the C1Z owned by the Church {approximately 5ha) is unlikely to be made available
for any employment uses in the foreseeable future. The development plan shows the proposed extent of
development with no surplus land.

Although there is a limited relationship between the church development and the economic and business role of
the Tally Ho AC, there may be opportunities for existing and future infrastructure provided by the church (such as
childcare and meeting / events space) to meet the needs of workers and visitors of the Tally Ho AC subject to
availability.

F9. DRAFT CROSSWAY DEVELOPMENT PLAN
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3.6. KEY FINDINGS

*  The Study Area is best defined as established and maturing office employment location with supporting
retail and other uses.

e There is a total of over 120,000sqm NLA across 27 buildings (including approximately 105,000sgm
commercial spaces), plus a multi-storey parking building (10,500 sqm).

¢  There is approximately 2,700sgm of vacant floorspace, resulting in an estimated low vacancy rate of
3%.

*  The Study Area accommodates a specialisation in technology and computer related industries, which
occupies approximate 32% of the commercial NLA, along with supporting uses in professional services,
financial and insurance services and government services (20%).

* Headquarters for large corporations and substantial government offices result in the Study Area
accommeodating an economic role of regional significance.

*  More than half of the building stock is at least 30 year old, which could result in decreasing building
quality and attractiveness to contemporary business needs over coming years.

*  Significant investment has been made in internal fit-outs, alterations and car parking in the Study Area
over the past 10 years, reflecting the age of the building stock, the need to retain tenants seeking
quality office space and maintain rent rates.

*  There appear to be relatively limited opportunities for new commercial development within existing
properties given existing height limits and land occupancy.

(]
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4. STUDY AREA EMPLOYMENT AND ECONOMIC ROLE

4.1. INTRODUCTION

This section provides an analysis of the existing employment in the Study Area and the economic role and value
of businesses, include a review of the extent to which the Study Area performs a specialised or regional role. The
section relies primarily on ABS data and REMPLAN Economy data

4.2. EMPLOYMENT AND TRENDS

The smallest spatial area that ABS employment data is published for is the Destination Zone (DZ) level. The
following two DZs apply to the Study Area, with boundaries shown in Figure 10:

. DZ1 (DZ11662338) includes the southern sub-precinct as well as land to the west including the East Burwood
Reserve, a retirement village and a residential area; and

. DZ2 (DZ212692321) includes the northern sub-precinct as well as land further north and west including two
large medical precincts, a large media company, former television studios and residential areas.

The Study Area Destination Zones contained a total of 4,720 jobs as at the 2016 Census.

F10. STUDY AREA DESTINATION ZONES
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Table 3 shows employment by industry and changes since 2011, The table shows that ‘industrial” employment
decreased over the 5 year pericd, however there was relatively strong employment growth in the Information Media
and Telecommunications (+369 jobs) and Professional, Scientific and Technical Services (+231 jobs) sectors over
the period. The largest employment decrease was in the computer wholesale sector, however this was almost fully
offset by increases in employment in other computer and technology sectors including computer system design
and telecommunication network operation.

There was limited change in government / public administration employment over the period.

T3. INDUSTRY OF EMPLOYMENT SEGMENT WITHIN THE STUDY AREA DESTINATION ZONES - 2011 & 2016

TOTAL (DZS 1 AND 2)

26 August 2019

INDUSTRY OF EMPLOYMENT

2011 2016  +/-
Professional, Scientific and Technical Services 425 B6a6 231
Information Media and Telecommunications 202 L57] 360
Public Administration and Safety 604 557 -47
Other Services* 526 505 -21
Financial and Insurance Services 224 205 -19
Administrative and Support Services 174 134 -40
Inadequately described 22 20 58
Accommodation and Food Services 80 78 -2
Retail Trade 30 4 44
Arts and Recreation Services 44 63 19
Not stated 0 63 63
Education and Training 14 42 28
Rental, Hiring and Real Estate Services 8 17 9
Electricity, Gas, Water and Waste Services 221 0 -221
Sub-total - Non-industrial 2574 3045 471
Wholesale Trade 1445 774 671
Transport, Postal and Warehousing 290 216 T4
Construction 79 37 -42
Manufacturing 352 14 338
Sub-total - Industrial 2766 1041 -1,125
Health Care and Social Assistance 525 643 118
Sub-total - Health 525

I

Given that the Destination Zones encompass some land and businesses that are not within the Study Area, an
estimate has been made of the proportion of these DZ jobs that are located in the Study Area.

This was completed by observing business types inside and outside the Study Area and comparing this balance
against the detailed breakdown of employment by sub-sector (at the 4-digit ANZSIC level). Employment that was
identified as clearly relating to an employer that is within a Destination Zone but outside the Study Area was
removed from the job data. For example, employment relating to the Peter James Centre was identified and
removed from the employment data by excluding all Health Care and Social Assistance employment from the
northern DZ.

u
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The resulting estimate of employment within the Study Area 1s shown in Table 4. There 15 an estimated total of
approximately 3,750 jobs within the Study Area in 2016. This includes all full time, part time and casual jobs (ie.
not FTE).

In order to verify this estimate, if an employment density benchmark of 25-30sgm/job is applied to the commercial
floorspace of 105,000sgm with a vacancy rate of 90% assumed, there would be approximately 3,100-3,800 jobs in
the Study Area

T4. ESTIMATED EMPLOYMENT WITHIN THE STUDY AREA - 2016

INDUSTRY EMPLOYMENT % OF

ESTIMATE TOTAL

Wholesale Trade - Computer / IT related 670 18%
Professional, Scientific and Technical Services 660 18%
Public Administration and Safety 560 15%
Other Services 510 14%
Information Media and Telecommunications 370 10%
Health Care and Social Assistance 240 6%
Financial and Insurance Services 210 6%
Administrative and Support Services 130 3%
Inadequately described 80 2%
Accommodation and Food Services 80 2%
Retail Trade 70 2%
Arts and Recreation Services 60 2%
Not stated 60 2%
Education and Training 40 1%
Rental, Hiring and Real Estate Services 20 1%
Total 3750 100%

4.3. ECONOMIC OUTPUT AND VALUE

Input-output modelling has been used to prepare an estimate of the value of the economic activity occurring within
the Study Area, based on the estimate of employment by industry and REMPLAN economic modelling software.

The results are shown in Table 5, with the Study Area estimated to accommodate uses which generate $2.4bn in
economic output and $1.24bn in value added to the economy. This level of output equates to approximately 6% of
the output across the City of Whitehorse ($20bn), indicating that the economic activity occurring in the Study Area
is of material significance to the municipal economy.

T5. ECONOMIC IMPACT SUMMARY - REMPLAN ECONOMY

IMPACT SUMMARY DIRECT EFFECT IN-DIRECT EFFECT  TOTAL EFFECT
Output ($M) $1,139 $1,260 $2,399
Wages and Salaries (SM) ~ $360 $328 5688

Value-added ($M) 8597 8644 $1,241
g AN
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4.4. SPECIALISATION AND CLUSTERS

The Study Area is observed to contain two main clusters or specialisations:

*  The Study Area clearly contains a substantial supply of office floorspace and office employment, with an
estimated 2,100 ‘office jobs’. This is the second greatest concentration of office employment of any DZ in
Whitehorse behind the Box Hill Activity Centre, and together with Glen Waverley is one of only two clusters
of office employment in the urban area between Box Hill and the Monash MEIC as shown in Figure 11; and

* There is a cluster of computer and technology related employment evident in the Study Area, with
approximately 1,300 jobs that are computer or IT related. This cluster is significant at the metropolitan level
as shown in Figure 12.

F11. TOTAL OFFICE-RELATED JOBS BY DZS - 2016
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4.5. KEY FINDINGS

*  There were an estimated total of approximately 3,750 jobs within the Study Area in 2016. This includes
all full time, part time and casual jobs.

*  There has been relatively strong employment growth in the Information Media and Telecommunications
and Professional, Scientific and Technical Services in recent years, however there has been limited
change in government / public administration employment.

e The Study Area is estimated to accommodate uses which generate $2.4bn in economic output and
$1.24bn in value added to the economy. This level of output equates to approximately 6% of the output
across the City of Whitehorse, indicating that the economic activity occurring in the Study Area is of
material significance to the municipal economy.

¢ The Study Area contains a substantial supply of office floorspace and office employment, with an
estimate 2,100 ‘office jobs'. This is the second greatest concentration of office employment in
Whitehorse behind Box Hill.

*  Thereis a cluster of computer and technology related businesses in Tally Ho, with approximately 1,300
jobs that are computer or IT related. This cluster is significant at the metropolitan level.

*  The business mix in the area generally serves a catchment far greater than the Whitehorse area and
eastern metropolitan region.

23
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5. ECONOMIC ASSESSMENT

5.1. INTRODUCTION

This section provides an assessment of the economic and property market conditions which will influence the
future role and function of the Study Area

5.2. SUB-REGIONAL EMPLOYMENT

Given the location of the Study Area near the boundary of the Cities of Whitehorse and Monash, a sub-regional
catchment including the two municipalities has been adopted as shown in Figure 13.

F13. SUB-REGION MAP

Box Hill Central

CITY OF WHITEHORSE

In 2016, there were approximately 175,000 jobs in the sub-region. Employment increased by 24,000 jobs between
2011 and 2016 at an average of approximately 4,800 jobs per annum. See Table 6 below.
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T6. SUB-REGION EMPLOYMENT, 2011 - 2016

20m 2016 CHANGES 2011 - 2016 AVERAGE ANNUAL GROWTH
Whitehorse (C) 61434 69,186 +7,752 +1,560
Monash (C) 89,722 105787 +16,065 +3,213
Total 151,151 174,976 +23,825 +4,765

When employment is analysed by industry (Table 7), it is clear that the primary industries of employment in the
region include health care, education, retail trade and professional services. This reflects the presence of major
institutions such as Monash Medical Centre, Box Hill Hospital, Epworth Eastern Hospital, Monash University and
Deakin University in particular and indicates a sub-regional economy that is weighted towards population services
and office-based businesses.

Over the period 2011 to 2016, the greatest employment increases were experienced in the health care, education,
professional services, construction and accommeoedation and food services sectors.

The industries that are strongly represented in the Study Area are highlighted in Table 7, showing recent growth in
the health care and professional services industries in particular and a reduction in wholesale trade employment.

T7. SUB-REGION EMPLOYMENT BY INDUSTRY, 2011 - 2016

INDUSTRY 20Mm 2016 % O0F 2016 TOTAL TOTAL
Health Care and Social Assistance 22,030 27618 16% 5,588
Education and Training 18,506 22232 13% 3726
Retail Trade 16,730 18144 10% 1,414
Professional, Scientific and Technical Services 12,041 14412 8% 2371
Manufacturing 16,729 13542 8% -3,187
Construction 8,436 11,485 7% 3,049
Wholesale Trade 12,672 9,531 5% -3,141
Accommoedation and Food Services 5,085 8323 5% 2,338
Public Administration and Safety 6,959 7228 4% 269
Other Services 6,222 6,861 4% 639
Administrative and Support Services 5,222 6,636 4% 1414
Inadequately described 1673 6,318 4% 4,645
Transport, Postal and Warehousing 4579 5658 3% 1,079
Financial and Insurance Services 3,089 4222 2% 233
Information Media and Telecommunications 36714 3850 2% 236
Rental, Hiring and Real Estate Services 2,028 2006 2% 878
Not stated 53 2,187 1% 2,134
Arts and Recreation Services 1,595 2017 1% 422
Electricity, Gas, Water and Waste Services 1,881 1493 1% -388
Agriculture, Forestry and Fishing 116 235 0% 119
Mining 90 88 0% -2
Total 161,161 174976 100% 23,825

5.3. POPULATION GROWTH

Resident population creates demand for services and jobs and also creates a labour force for businesses to draw
from.

25
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The sub-region around the Study Area had a total population of almost 360,000 in 2016. This 1s projected to
increase to approximately 410,000 by 2031 at an average growth rate of 1% per annum, comparable to other areas
in eastern Melbourne but considerably lower than the rate of growth projected for Victoria overall (1.7%) as shown
in Table 8. The City of Whitehorse is projected to experience population growth of 1,700 additional residents per
annum over the next 15 years.

T8. VICTORIA IN FUTURE POPULATION PROJECTIONS BY MUNICIPALITY, 2016-31

AAGR

AREA 2016 2031 201631 AAG 2016-31
Moanash (C) 189,591 215,992 1.0% 1,760
Whitehorse (C) 1674971 193,589 1.0% 1,708

Total - Sub-region 357,563 409,581 1.0% 3468
Boroondara (C) 177,083 199,314 09% 1484
Manningham (C) 120,664 139,150 09% 1,232
Maroondah (C) 113841 132,180 1.0% 1223

Knox (C) 157,097 180,251 0.8% 1,544
Victoria 6,048,767 7733259 1.7% 112,299

Sour fictoria in Futur

Population projections are also prepared at the municipal level for the City of Whitehorse by consultants Forecast
ID. The results of these projections are considerably higher than the Victoria in Future projections, with a projected
growth rate of 1.4% per annum and an annual increase of approximately 2,700 additicnal residents per year
compared with 1,700 per year as shown in Table 9.

The Forecast ID projections take into account expected development activity at the local level, which in Whitehorse
I1s driven by expectations for strong dwelling construction growth in the short term, primarily in higher density
apartment developments in the Box hill Activity Centre.

T9. COMPARISON OF VIF AND FORECAST ID POPULATION PROJECTIONS FOR WHITEHORSE, 2016-31

PROJECTION SOURCE 2016 2031 AARG 2016-31  AAG 2016-31
Victoria in Future 167971 193589 1.0% 1,708
Forecast ID 168641 210027  14% 2,602
Difference 1670 16,438 0.4% 985

Source: Forecast 1D 2019 and Victenia in Future 2016
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5.4. REGIONAL EMPLOYMENT PROJECTIONS

Table 10 shows Federal government projections of employment growth across the Inner East and Outer East
regions of Melbourne (hereafter referred as the ‘region’ for this review — see Figure 14 for location) over the five
year period from 2018 to 2023.

The region is projected to accommodate an additional 35,200 jobs between 2018 and 2023, an 8% increase on
existing levels which equates to employment growth of 1.5% per annum and the need to accommodate an
additional 7,000 jobs in the region each year.

T10. REGIONAL EMPLOYMENT PROJECTIONS TO MAY 2023

SA4 AREA EMPLOYMENT GROWTH2018-2023 % CHANGE
Melbourne - Inner East 13,400 7%

~ Melbourne - Outer East 21,800 8%
Total Region 35,200 8%

- Greater Melbourne 231,300 9%

Source: Department of Jobs and Small Business 2018 Employment Projections, five years to May 2023,

F14. REGION LOCATION
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Figure 15 shows the regional employment projections by industry. The greatest employment growth 1s projected
in the health care sector, followed by professional services and construction. The professional services sector is
projected to experience employment growth of 5,600 jobs over the 5 year period, more than 1,000 additicnal jobs
per year.

F15. REGIONAL EMPLOYMENT PROJECTIONS BY INDUSTRY
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Figure 16 shows the regional employment projections classified into three groups: industrial, office and other. The
‘'other’ category includes retail, accommodation, food, health and education employment which i1s primarnly
population driven in nature. The other category is projected to experience the greatest employment growth over
the pericd, driven primarily by growth in the health care and education sectors.

Employment in office-based sectors is expected to comprise 7,300 additional jobs over the 5 year period,
approximately 20% of the projected employment growth across the region.

F16. EMPLOYMENT LEVEL IN MELBOURNE INNER EAST AND OUTER EAST, 2018 & 2023
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5.5. GROWTH INDUSTRIES AND LOCATIONS

The Victorian government (through the Department of Jobs, Precincts and Regions) has identified and will support
investment in the following 11 key sectors:

. Construction technologies;

*  Creative industries;

*  Defence technologies;

*  Digital technologies;

. Food and fibre,

. International education;

* Medical technologies and pharmaceuticals;

*  Professional services;

*  Retaill, transport distribution and logistics and postal;
. Space technologies; and

*  Visitor economy.

The Study Area contains businesses and employment within a number of these sectors, especially professional
services and digital technologies, indicating an alignment between the existing economic role of the Study Area
and the industries that are expected to retain a competitive advantage and represent economic strengths in
Melbourne into the future.

Plan Melbourne estimates that Melbourne will need to accommeodate 1.5 million new jobs by 2050, including over
68,000 new jobs within the Eastern region. Plan Melbourne responds to the opportunity to position Melbourne as
one of the world's foremost new knowledge economies by seeking to facilitate the development of national
employment and innovation clusters (NEIC) such as the nearby Monash NEIC, and to support the significant
employment and servicing role of health and education precincts across Melbourne, including the nearby Deakin
University Burwood Campus.

Although the Study Area is not within a designated MEIC or health / education precinct, the identification of a
number of such precincts in proximity to the Study Area will result in government and private sector investment in
infrastructure and employment growth in the region. This will support demand for professional services in the area
and strengthen business and employment conditions in the eastern region of Melbourne.

As a Major Activity Centre, Tally Ho is well positioned spatially, economically and in terms of planning policy to
maintain and strengthen its employment role within industries that are well aligned to Victoria's competitive
advantages.

The proximity to Deakin University and the Peter James Centre is considered to be a particular strength of the
Study Area to attract businesses within or servicing the health and education sectors which are projected to
experience considerable growth over the coming years.

]
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5.6. COMMERCIAL OFFICE MARKET

MARKET CONDITIONS

The primary land use within the Study Area is commercial offices. The Melbourne commercial office market is
performing strongly at present, underpinned by strong employment growth and a relative lack of new supply in

inner

areas. As Melbourne’s economic specialisations continue to trend towards knowledge industries and

population services, these general market conditions are expected to prevail in the short to medium term.

Table

11 provides a snapshot of non-CBD office market conditions across the regions of Melbourne. Associated

commentary identifies the following factors and observations:

The Melbourne metropolitan office vacancy rate has decreased for the third consecutive year, falling from
5.2% to 44% in the 12 months to January 2019, below the historical average of 5.9%. The overall vacancy
rate is projected to continue to decling;

Wacancy rates are low across most office stock grades and demand for 'A-Grade’ stock remains particularly
strong;

The low office vacancy rates in CBD and inner areas are leading to increasing demand for larger format
offices in outer areas. A growing number of residential developers are exploring the potential of office
development in suburban centres such as Box Hill;

The vacancy rate in the inner east region remains very low at 3.2%, with a higher vacancy rate of 7.3% in the
outer east due to relatively strong increases in supply in recent years (such as Caribbean Park and others);
The outer east region (which includes the Study Area) experienced the highest net absorption of office
floorspace in the 12 months to April 2019 (approximately 22,000sgm) of any non-CBD region; and

Prime or A-Grade office space is achieving net face rents of between $300 and $350 per sgm in the outer
east region, with secondary space achieving rents in the order of $220-$270 per sqm.

T11. METROPOLITAN MELBOURNE OFFICE MARKET SNAPSHOT (NON-CBD)

Grade Total Stock Vacancy 12 Mont.h Net Average Prime Net Average Secondary Net
(sgm) Rate (%) Absorption (sgm) Face Rent ($/sqm)  Face Rent ($/sgm)

City Fringe 1,026,247 22 3,579 450— 580 350—400

Inner East 552949 32 3436 385—475 300—350

Outer East 910,138 7.3 21,850 300—350 220—270

South East 348583 50 13211 270—310 220—250

North & West 250,002 45 14,581 310—380 220—260

Total 3,087,919 44 56,657 381 19

ne Metropolitan Office Market Overview April 2019, Knight Frank
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TALLY HO'S POSITION IN THE MARKET

With approximately 100,000sgm of commercial office space, Tally Ho accommodates in the order 10% of the
commercial office space inthe Quter Eastern Region of Melbourne, making it a significant location for office uses.

Knight Frank identifies Burwood East (including the Study Area) as one of 7 ‘Major Metropolitan Hubs' in the
eastern region alongside Box Hill, Doncaster, Glen Waverley, Mulgrave, Camberwell and Malvern (Figure 17).

F17. METROPOLITAN OFFICE REGIONS
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Seurce: Melbourne Metropelitan Office Market Overview April 2018, Knight Frank.

The estimated vacancy rate of 3% at Tally Ho is considerably lower than the region vacancy rate of 7%, indicating

that Tally Ho is well established, well occupied and remains in demand from office tenants.

Office rents reported as part of major building transactions in Tally Ho in the last 3 years are shown in Table 12
(as published by agents or media reports). Net rents for these buildings have ranged from $270-$375 per sgm,
with more recent reports indicating rents between $330 and $370/sgm. These rents align with the overall ‘prime’
or "A-grade’ rents for the outer east region.

Reports also indicate that many office buildings within the Tally Ho Business Park have been purchased by
overseas investors over the past 5 years, and listings often identify the development potential of land given the
relatively low site coverages commeon and land use flexibility associated with the Commercial 1 Zone.

Note it is recommended that this analysis /s complemented by consuftation with landowners and agents.

T12. REPORTED OFFICE RENTS FOR MAJOR TRANSACTIONS, TALLY HO 2016-2019

ADDRESS MAJOR TENANT  YEAR NETRENTPA  NLA (SQM) NETRENT ($/SQM)

12 Lakeside Drive VicRoads 2018 $1,500,000 4500 $333

8 Lakeside Drive CFA 2019 $1,700,000 4600 $370

16 Lakeside Drive CFA 2018 $450,000% 1200 $3r5*

10 Wesley Court Motarola 2016 $1.363,000 4908 S273
Seource: Media Reports and agents reported sales results and sales listings. Mote: data not verified by agents, should be used as a guide enly.
* Reported rent type (net or otherwise) not specified.

u
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COMPETING CENTRES AND NEW SUPPLY

The location of major nearby and competing office and activity centre locations is shown in Figure 18. A profile of
these centres, along with the land use zoning provisions, is included in Table 13.

The following observations are made:

*  Tally Ho Activity Centre is centrally located to a number of activity centres which perform a predominantly
retail role such as The Glen, Forest Hill Chase, Burwood Heights, Burwood One and Brandon Park.

*  Three major regional shopping centres are located within 8km of the site, including Knox Central, Eastland
Ringwood and Chadstone.

*  The most comparable competing office locations of scale in the region include:

. Caribbean Gardens, a large employment precinct which is currently delivering new office floorspace
in large floorplate buildings as part of a long term development;

. Greenwood Office Park, a local 3. 4ha employment precinct, which is located approximately 4km to
the west along Burwood Highway and provides similar office accommodation to the Study Area;

e TheMonash NEIC (especially in the northern section of the NEIC including the Nexus Business Park
and new office development along Wellington Road in Mulgrave); and

. Box Hill, where the activity centre performs a wide variety of roles including transport, health, retail,
office and high density residential.

. MNew office floorspace has primarily been dewveloped in brownfield and greenfield locations with excellent
access to the freeway network or major arterial roads such as at Caribbean Gardens and Mexus Business
Park. These locations are not serviced by the heavy or light rail network, indicating a significant competitive
advantage at Tally Ho where tram access is available.

*  The Monash NEIC is expected to continue to experience considerable office floorspace growth as traditional
industrial businesses make way for professional, scientific and educational uses. This area is also relatively
poorly serviced by public transport at present.

®  Although there are a number of major employment areas to the south and east of the subject site, the areas
to the north and west are predominantly residential and retail focused.

F18. COMPETING ACTIVITY CENTRES AND EMPLOYMENT CENTRES

Seource: Urban Enterprise 2019, Base map from NearMap.

(0} &
4
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T13. ECONOMIC ROLE OF COMPETING ACTIVITY / EMPLOYMENT CENTRES

CENTRE NAME ZONE  EMPLOYMENT ROLE DESCRIPTION

A major activity centre with a wide mix of significant commercial, TAFE, hospitals
) c1Z and govemment land uses

Box Hill Gentral MUZ Existing office floor space (117,000sgm) and additional space projected (55,000-
75,000sgrm)

Ringwood (Eastland SC) c1Z Major retail and bulky goods centre, with some offices and government activities.

Forest Hill Chase SC C1Z Major retail centre with limited non-retail businesses.

Burwood One SC C1Z Retail centre with some non-retail businesses.

Mount Waverley c1Z Primarily corvenience-based retail centre with limited non-retail activities.

Major shopping centre, with significant amourt of office, accommodation, and
The Glen SC c1z govemnment uses.
Projected demand for up to 20,000sgm of office space.

el B E;; Retail centre with a mix of office (26,400sgm) and industrial uses nearby
IN1Z Approved office floorspace (12,000sgm) and additional space proposed.

Knox Central SC E;UZZ Major retail centre, with govemment and tertiary uses nearby within Activity Centre.

Chadstone SG 01z Major shopping centre wlth limited non—retall activities, however some recent office
floorspace developed adjacent to shopping centre.
Existing industrial precinct with emerging major office precinct.

Caribbean Gardens c2z Mew large floomplate office buildings under development, proposed ultimate office
floorspace of 200,000sgm.

Monash National A major employment cluster of national significance, with a mix of education,

Employment & Innovation  SUZ research, professional services, industrial, medical and retail uses.

Cluster Significant new office floorspace being developed.

rce: Urban Enterprize 2019
OFFICE TRENDS

A number of trends are influencing office use, design, tenant expectations and densities, including the following:

*  Smaller businesses and co-working spaces are increasing as a proportion of office space users. CBRE note
that over the past five years Melbourne has seen exponential growth in the number of sites offering shared
office space

* Tenants and larger businesses are increasingly seeking locations and buildings which can accommeodate
greater work amenity, such as recreation, hospitality, child care and retail offer;

*  Flexible working is increasing, with more companies and employees taking advantage of better technology,
telecommunications and hardware mability;

*  (Office designs are changing, with many larger firms adopting zoned approaches to internal areas including
formal and informal meeting places, smaller workspaces and a variety of collaboration and social areas;

. Overall employment densities have increased in offices in Melbourne over a long period of time.

In respect of the office trends evident, Tally Ho has both strengths and weaknesses in its ability to adapt and
remain relevant to tenants and investors, which can be summarised as follows

*  The excellent public transport accessibility and proximity to residential areas will support high employment
densities and the opportunity for flexible working, while the relatively large land area and floorplates provided
the opportunity to continue to improve employee amenities through redevelopment.

CBRE Pacific Corporate Co-working Survey, 2018,

]
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*  The aging nature of most buildings means that costs are likely to increase over time to maintain a high
quality office environment and retain tenants (such as technology, telecommunications and environmental
ratings).

*  Traditional office spaces may also be less attractive to new and smaller business entrants if larger tenants
are attracted to other office locations seeking newer buildings and greater employee amenity.

* |tis therefore important that existing building owners have opportunities to continue to develop both built
space and internal areas to adapt to the changing needs of the office user market, and that Council supports
the cngoing employment and economic role of the precinct by facilitating accessibility, a high quality public

realm and provision of supporting uses such as childcare, convenience retail, hospitality, visitor
accommodation and recreation uses.

*  The strong competition from new large floorplate supply in the region may present a risk to the retention of
existing larger firms at Tally Ho.

5.7. KEY FINDINGS

*  Employment in the Whitehorse and Monash municipal areas is growing strongly, increasing by 24,000
jobs between 2011 and 2016. The greatest increases were in the health care, education, professional
services, construction and accommodation and food services sectors.

*  The Inner East and Outer East regions of Melbourne are projected to accommodate an additional 35,200
jobs between 2018 and 2023, an 8% increase on existing levels, with the professional services sector
the second greatest increase (5,600 jobs over 5 years at more than 1,000 additional jobs per year).

*  The Study Area contains businesses and employment within a number of sectors identified as growth
sectors and areas of competitive advantage for Victoria, especially professional services and digital
technologies.

¢ The Study Area is proximate to a number of precincts identified for major investment to support
employment and services - this will support demand for professional services in the area and
strengthen business and employment conditions in the eastern region of Melbourne.

*  As a Major Activity Centre, Tally Ho is well positioned spatially, economically and in terms of planning
policy to maintain and strengthen its employment role within industries that are well aligned to
Victoria's competitive advantages.

* The Melbourne commercial office market is performing strongly at present, underpinned by strong
employment growth and a relative lack of new supply in inner areas.

*  The low office vacancy rates in CBD and inner areas are leading to increasing demand for larger format
offices in outer areas, and the outer east region (which includes the Study Area) experienced the
highest net absorption of office floorspace over the last year of any non-CBD region.

*  With approximately 100,000sgm of commercial office space, Tally Ho accommodates in the order 10%
of the commercial office space in the Outer Eastern Region of Melbourne, making it a significant
location for office uses.

*  The estimated vacancy rate of 3% at Tally Ho is considerably lower than the region vacancy rate of 7%,
indicating that Tally Ho is well established, well occupied and remains in demand from office tenants.

* Net rents for buildings in Tally Ho have ranged from $270-$375 per sqm, with more recent reports
indicating rents between $330 and $370/sqm. These rents align with the overall ‘prime’ or ‘A-grade’
rents for the outer east region.

*  Given the strong competition from new large floorplate office spaces in the region, it is important that
existing building owners have opportunities to continue to develop both built space (i.e. new buildings,
redevelopment and additional floorspace) and internal areas (such as fitouts, alterations and
refurbishments) to adapt to the changing needs of the office user market, especially given the age of
the existing major office buildings.

]
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6. ANALYSIS AND IMPLICATIONS

6.1. SWOT ANALYSIS

Based on the preceding sections, a SWOT Analysis is shown in Table 14. This provides a guide as to the existing
and future role of the Study Area.

T14. SWOT ANALYSIS

Strengths

Weaknesses

Well-established major tenants (headquarters of larger
corporations and government agencies)

State-significant specialisation in computer technology
Strong regional government and emergency services role
Good accessibility by road, public transport (bus, tram)
Proximity to a large, skilled labour force

Well established and presented business park amenity,
including open space and some recreation assets

Genuire employrment location with no conflicting uses

Opportunities

Respond to low office vacancies in inner areas and strong
employment projections by accommodating increases in
floorspace

Redevelop older buildings and underutilised land to
increase floorspace and diversity of uses, especially in the
northern sub-precinct

Facilitate increases in supporting services and amenity to
remain competitive with new business parks

Differentiate Tally Ho from broader mixed use activity
centres and maintain and strengthen existing
specialisations

Respond to changing tenant needs, especially smaller,
more flexible and callaborative space

. Lack of vacant sites

. Limited opportunity to increase built space given
existing controls

. Lirited provision of supporting services such as
retail and recreation

. Lack of visitor accommaodation in proximity (with
the exception of Quest Burwood)

. Cument zoning provides limited opportunity to
curate land uses

Threats

. Strong competition from new office parks in
eastern region, which results in potential risk of
rmajor tenant relocation

. Major residential development could erode
employment focus and value

. Building stock will reach end of life in medium
term (potentially less attractive to headquarter
and regional office role), requires opportunity for
reinvestment

. Ary decrease to employment role could weaken

wviability of the supporting businesses and
services (eg. bank, childcare, cafes, eic)

This analysis is used to assess two key questions relating to land use and the future zoning of the Study Area
which are considered in the following sections.

Review of the Commercial 1 Zone in the Tally Ho Activity Centre

35

]

Page 42



Whitehorse City Council
Ordinary Council Meeting 26 August 2019

9.1.1 - ATTACHMENT 1. Tally Ho Commercial 1 Zone Review

6.2. RETAINING TALLY HO AS AN EMPLOYMENT HUB

Based on the evidence reviewed in this report, there is a strong case for retaining an employment focus for the
Study Area. This is supported by the following main points:

*  The Study Area is economically significant to the municipality and the eastern region in terms of employment
and output.

* Tally Hois one of the largest commercial office concentrations in the eastern region. Key property indicators
are relatively strong with low vacancies, strong rents and considerable re-investment made in recent years.

e The existing occupants serve a regional, municipal and sometimes national catchment, as opposed to
businesses commonly located in activity centres which often smaller in scale and support local population
needs.

e There is a strong specialisation in technology and a cluster of emergency services administration. Such
concentrations generate significant economic agglomeration benefits and are generally established over a
relatively long period.

. Existing specialisations of the Study Area and surrounding parts of the activity centre are well aligned to
regional and metropolitan strengths and competitive advantages in professional services and technology.

*  Employment projections are for strong professional services job growth in the region, which is proving to be
attractive to larger office tenants with strong absorption of new space.

e Thereis a relative lack of alternative large format office space in Whitehorse (exceptin Box Hill), and many
of the newer large format office precincts in the broader region are poorly located to public transport.
Employment land in the broader region.

As noted in this report, some risks to the ongoing attractiveness of the Study Area to the office market have been
identified, primarily due to the age of existing buildings, the need to adapt and update space to meet changing
business needs, and the need to facilitate opportunities for ongoing reinvestment and redevelopment.

6.3. PROSPECT OF RESIDENTIAL DEVELOPMENT

The Commercial 1 Zone allows ‘accommodation’ uses (i.e. dwellings) without the need for a planning permit and
identifies residential uses in the purpose of the zone. This differs from the previous Business 2 Zone which did not
include residential use in the purpose of the zone (instead, the purpose of the zone was to accommodate offices
and associated commercial uses) and where a permit was required for 'accommodation’ uses (dwellings).

The introduction of the Commercial 1 Zone in 2013 preceded a number of property sales in Tally Ho, and some
interest has emerged for mixed use development in the Study Area incorporating residential apartments.

The following comments are made in respect of the prospect of residential development within the Study Area:

*  The Study Area is well located to transport, including public transport and roads, as well as proximate to
employment and education facilities. At face value, therefore, the area is well suited to accommeoedating some
level of residential use and would align with many residential-focused planning policy objectives.

*  The Study Area was not included as a location for significant residential development in Council’s Housing
Strategy which related to the residential zones in the municipality. A number of sites outside the Commercial
1 Zone but within or near the broader Activity Centre are identified for residential development, particularhy
along the Burwood Highway corridor, indicating that substantial residential development will be possible and
encouraged elsewhere within and adjacent to the Activity Centre near the Study Area;

®  The Whitehorse Housing Strategy (28 April 2014) underpins the residential zones in Whitehorse and states
that "a test was undertaken to determine the likely opportunities for additional housing that these categories
of change created, to ensure that sufficient supply was available to meet future demand. Although the
Review does not include design and development direction for non residential land (with the exception of
the Neighbourhood Activity Centres, through the NAC Guidelines), the opportunities for development within
commercial and other land (for instance, within the activity centres that have been subject to more detailed

u
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Structure Planning or Urban Design Framework planning), were considered in analysing the opportunities
required within the residential areas.” (p.112-3).

The Tally Ho UDF contemplates a greater mix of uses within the Activity Centre, however private residential
development (i.e. apartments) was not proposed within the Study Area. This indicates that the Housing
Strategy applied residential zones with sufficient capacity to accommodate housing needs without the
expectation that the Study Area would deliver additional housing.

. Given the lack of vacant sites in the Study Area, any additional residential development would likely need to
form part of a redevelopment of an existing commercial building. Although this could replace or even increase
commercial floorspace, there would also be the prospect of a material reduction in office floorspace If
residential development occurs.

. Given the nature of the businesses currently operating in the Study Area, it is considered unlikely that
residential development would complement the existing commercial uses. These businesses primarily serve
a wide catchment and do not rely to any great degree on ‘local’ trade.

. Some benefits of residential development could accrue to businesses through greater proximity to local labour
and in greater demand for local supporting services such as retail, recreation and child care which could
concurrently serve both a business and residential market. These benefits are considered relatively minor
compared to the implications of loss of commercial floorspace.

*  An existing strength of the employment role of the Study Area is the separation from residential areas and
the concentration of office based builldings and infrastructure which supports agglomeration of use,
separation of movements and the establishment of a professional ‘headquarter office’ environment, brand
and reputation. This is a key point of differentiation from other activity centres in the municipality and nearby
where office space is often co-located with greater retall and residential use

It is considered that substantial residential development could materially change the role and function of the centre
and risk eroding the specialisation, value and employment role of the area. Therefore, accommeodation (dwelling)
uses should be considered only as a tertiary opportunity for the Study Area where the use would not impact on the
core employment role and agglomeration. Residential opportunities could be considered on peripheral sites within
the Study Area such as to the north of the Burwood Highway where a transition to other uses (i e. nearby houses)
could be achieved and a predominantly commercial role could be achieved elsewhere on the site.

6.4. IMPLICATIONS

Given the findings in this section, it is recommended that the existing planning policy be reviewed to ensure that
the economic role and function of the Tally Ho centre is retained and that accommodation uses (i.e. dwellings) are
supported only in peripheral locations.

Policy should seek to:

*  Reinforce the vision for the area;

. Maintain an employment focus;

. Enable existing uses to continue to operate and grow;
*  Encourage complementary land uses; and

*  Encourage ongoing reinvestment and redevelopment.
The following land use recommendations should also be reflected in planning policy:

*  Primary use: employment, primarily office-based;

. Secondary uses: retail and commercial uses supporting the employment role, including convenience retail,
hospitality, visitor accommeodation, recreation (public and commercial), health, childcare, banking and
professional services;

e Tertiary uses: residential dwellings, located peripheral to the Study Area and not precluding opportunities for
employment floorspace as the primary land use.

0]
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7. PLANNING ASSESSMENT

7.1. INTRODUCTION

This section, prepared by Echelon Planning, assesses the strategic and statutory planning framework that applies

to the study area, including:

* A review of the existing planning policy framework and supporting strategic plans which apply to the Tally

Ho Business Park.

. Consideration of the implications of the economic analysis undertaken as part of the background findings.

* A comparative analysis of the different statutory planning provisions that might potentially be applied to

facilitate the realisation of the employment and activity centre aspirations set out in State and local planning

policies for the Study Area.

* A recommended planning framework to apply to the Study Area.

7.2. THE EXISTING PLANNING POLICY FRAMEWORK

The existing planning policy framework for the Study Area and its environs comprises the following elements:

*  State Planning Policy, including the metropalitan strategy — Plan Melbourne.

. Local Planning Policy, including the following:
. Clause 21.04 (Strategic Directions)
e (Clause 21.06 (Housing)
. Clause 21.07
. Clause 22 04 (Residential Development)
. Clause 22.06 (Activity Centres)

(
(
(Economic Development)
(
(
e Clause 22.08 (Tally Ho Activity Centre)

*  Strategic planning documents referenced in the Whitehorse Planning Scheme:

e Tally Ho Major Activity Centre Urban Design Framework (2007)

. Tally Ho Activity Centre Urban Design and Landscape Guidelines (updated 2015)

Each element is addressed below.

7.2.1. STATE PLANNING POLICY & PLAN MELBOURNE

THE METROPOLITAN SETTLEMENT FRAMEWORK

State Planning Policy seeks to focus investment and growth in places of state significance, which include the

following locations®

*  Metropolitan Melbourne Central City.

*  MNational Employment and Innovation Clusters.
. Metropolitan Activity Centres.

. State-Significant Industrial Precincts.

*  Transport Gateways.

. Health and Education Precincts.

* 8PP, Clause 11.01-1R
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*  Major Urban-Renewal Precincts.

It also seeks to develop a network of activity centres linked by transport — consisting of Metropolitan Activity
Centres supported by a network of major and neighbourhood activity centres of varying size, role and function®.

Burwood East-Tally Ho is not identified as a place of State significance, but itis identified as a Major Activity Centre
(MAC) in Plan Melbourne.

The Study Area and its environs were first designated as a MAC under the previous metropolitan strategy
(Melbourne 2030) back in 2002. Prior to that time, the Study Area was characterised as a ‘'major office/commercial
precinct’ under the Whitehorse Planning Scheme®.

THE ROLE AND FUNCTION OF METROPOLITAN ACTIVITY CENTRES:

Plan Melbourne defines Major Activity Centres as:

‘Suburban centres that provide access to a wide range of goods and services. They have
different attributes and provide different functions [author emphasis) with some serving
larger subregional catchments. ™

State Planning Policy seeks to build up activity centres as a focus for high-guality development, activity and living
by developing a network of activity centres that:

*  Comprise a range of centres that differ in size and function

*  Area focus for business, shopping, working, leisure and community facilities.
*  Provides different types of housing, including forms of higher density housing.
*  Areconnected by transport.

. Maximise choices in services, employment and social interaction.®

PLANNING FOR HOUSING GROWTH:

In relation to planning for housing growth, State Planning Policy supports developing housing and mixed use
development opportunities in a various designated locations, including land in Major Activity Centres.”

PLANNING FOR COMMERCIAL LAND:
In relation to planning for commercial land, State Policy sets the following directions:

. Plan for an adequate supply of commercial land in appropriate locations.

*  Ensure commercial facilities are aggregated and provide net community benefit in relation to their viability,
accessibility and efficient use of infrastructure.

* Locate commercial facilities in existing or planned activity centres ®
Plan Melbourne notes that:

“Popuiation growth will continue to drive demand for well-located and competitively priced
commercial land. Growth could create demand for an additional 8 milion square metres of
stand-alone office floor space and & million square metres of retail floor space by 205717

! ibid
* Whitehorse New Fermat Planning Scheme, Clause 21.04
% ReferPlan Melbourne appendices
8PP, Clause 11.03-15
SPP, Cause 16.01-2R
“ PP, Clause 17.02-15
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Plan Melbourne also notes the following in relation to the potential for competition and conflict between residential
and commercial activities:

‘Increasmgly, there is desire for activity centres and commercial areas fo allow mixed-use
development including retal, commercial and residential While this approach supports
greater flexibility of uses, it can also lead fo residential uses competing with commercial uses
and employment apportunities.

Once a commercial site is converted for a residential use it is likely to be permanently lost fo
that market. Consideration needs to be given to ways i which commercial and residential
development can be developed together "

7.2.2. LOCAL PLANNING POLICY

THE GEOGRAPHIC EXTENT OF THE TALLY HO ACTIVITY CENTRE

The Whitehorse Planning Scheme sets a boundary for the ‘Burwood East-Tally Ho' Activity Centre® as well as
identifying a wider 'Study Area '” for the centre.

The Activity Centre boundary encompasses the following precincts:
e The Tally-Ho Business Park - the Study Area (zoned C1)
e The Peter James Centre site (zoned GRZ)
®  The Burvale Hotel precinct (zoned RGZ)
* A commercial strip along the Burwood Highway (zoned Mixed Use)

The wider Activity Centre 'Study Area’ encompasses the following precincts:

®  The Crossways Church site (zoned C1)

e The Channel 10 site (zoned RGZ)

e  The East Burwood sports precinct (zoned PPRZ),
*  ‘arious established residential areas (zoned GRZ)

Whilst the above precincts do not fall within the Activity Centre boundary established in the planning scheme, they
can and will play a complementary and supporting role for the Centre over time'!

“ Whitehorse Planning Scheme, Clause 22.08
* Whitehorse Planning Scheme, Clause 21.04.
It should alsc be noted that these locations are also addressed in detail in the Tally Ho MAC Urban Design Framewerk (2007).

U
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F19. TALLY HO ACTIVITY CENTRE PRECINCT BOUNDARIES (CLAUSE 22.08)

Tally Ho Activity Centre Precinet Plan

Fotmr: devay

| [T

Cataars Parces)

ehorse Plannir

THE HOUSING ROLE OF THE TALLY HO ACTIVITY CENTRE:

The housing policies contained within the Whitehorse Planning Scheme seek to give effect to the housing directions
set out in adopted Structure Plans and Urban Design Frameworks for each activity centre'”. The housing directions
contained within the Tally Ho MAC Urban Design Framework (UDF) are discussed further below.

THE ECONOMIC ROLE OF THE TALLY HO ACTIVITY CENTRE:

The local economic development policies contained within the Whitehorse Planning Scheme note that all of the
key activity centres within the municipality (including Burwood East-Tally Ho) are ‘generally expected’ to become
the preferred locations for further retail, commercial and cultural activities, and to accommodate a significant
proportion of the new dwellings that may be developed in the City'*.

The local activity centre policy (clause 22.06) gives greater definition of the specific role that each centre is
expected to play within the wider region. It sets the following direction for the Burwood-East-Tally Ho Activity
Centre:

* Clause 21.06

' Clause 21.07

L)

]
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"Tally Ho continues as an activity centre with a focus on creating a high quality built and
natural environment for innovation knowledge and technology based businesses while
broadening its range of land uses. "™

This policy direction is expanded on further in the Tally Ho Activity Centre policy (clause 22 08), which sets the
following vision and directions for the Centre:

"The wision for the Centreis to maintain and enhance its primary role as a key eastern suburbs
office and technology hub, while broadening its mix of uses to betfter meet the needs of the
local resident and worker community.

There /s great opportunity to support and complement the office precincts with growth in
nefghbourhood convenience retai]l housing, hospiiality and associated mfrastructure. 7o
achieve this, the Tally Ho Major Activity Centre Urban Design Framework 2007 identifies:

Where office floor areas can be increased.

Where residential develgpment may occur.

Where a new retai centre can be developed.

For Tally Ho to remain competitive and serve iis local communiiy, it is importani that fuiure
land use and development follow the sirategies in the Urban Design Framework [author
emphasis] "

7.2.3. WHAT THE TALLY HO MAC URBAN DESIGN FRAMEWORK ENVISAGES FOR THE STUDY AREA

The land use framework contained within the Tally Ho MAC Urban Design Framework (UDF) identifies the majority
of the Study Area as having an ongoing commercial function, and it supported the continued application of the
former Business 2 Zone to the Study Area.

Whilst the UDF identifies locations suitable for residential development within the wider UDF study area boundary,
it does not identify land within the Study Area of the current review as being suitable for residential purposes.

It notes that there is a need to expand the range of services, infrastructure and facilities to meet the needs of the
workforce based at Tally Ho. It encourages the introduction of a greater mix of complementary uses that fill current
areas of high need, notably retail, business services, short term accommodation and high quality conference
facilities'®. However, the sub-precinct plans included within the UDF do not identify specific locations for the delivery
of such complementary uses on and within the current Study Area '°.

The UDF also provides broad guidance on preferred building scale, design and development patterns across the
entire Activity Centre area. The Tally Ho Activity Centre Urban Design and Landscape Guidelines(2015) are a
companion document that provide mode detailed guidance on siting, building and landscape design. Both of these
documents are given effect via the local planning policy (Clause 22 08) and a Design and Development overlay
(DD0-9) under the Whitehorse Planning Scheme'”.

* Clause 2206

“ Tally Ho UDF, page 8

® This is a reference to Drawings 13, 14 and 16 from the UDF. Mote however that there is one suggestion in Drawing 13 that there be retail uses at the ground for
of any development on the corner of Springvale Road and the Burwood Highway.

" additional urban design and landscape guidelines have also been prepared for the Tally Ho Activity Centre (Hansen, 2015). These are also given effect via the
DDO-8 under the Whitehorse Planning Scheme.

U
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7.3. IMPLICATIONS OF THE ECONOMIC ANALYSIS

A primary issue to be resolved in this study is whether or not allowing residential use to establish in the Study area
would contribute to or put at risk the realisation of the particular activity centre policy aspirations for the Study
Area

The economic assessment within this study has concluded that the Study Area is currently performing
exceptionally well against the policy vision for the Activity Centre, and that future economic prospects for the
location are very positive

Further, the economic assessment concluded that commercial activities within the Study Area will gain only minor
benefits from allowing residential uses to establish, and that allowing residential uses (other than short stay
accommodation) to encroach into the Study Area could materially change the role and function of the centre and
risk eroding the specialisation, value and employment role of the centre.

The economic assessment found that there was a need to supplement the commercial activities in the Study Area
with some complementary small-scale uses such as convenience retailing, food and beverage and child care uses,
however it did not find that there was a need for land within the study area to be developed for other uses such
activities such as neighbourhood scale retailing (i.e. full line supermarket), department stores, large format retail
uses, trade supplies, gaming venues or similar.

These findings strongly support the need to review the Commercial 1 zoning that currently applies to the Study
Area.

The economic assessment generally supports the continued application of the land-use elements of the current
vision and policy framework for land within the Study Area, as articulated in Clause 2208 and the Tally Ho MAC
Urban Design Framework. However, the economic assessment also identified a number of opportunities and
weaknesses.

There is scope to refine the current Tally Ho Policy (clause 22 08) to address a number of these opportunities and
weaknesses as follows.

7.3.1. LAND USE

The economic assessment re-confirmed the findings of earlier studies that the limited provision of complementary
support services such as convenience retail, recreation and visitor accommodation within the Study area was a
weakness of the precinct

It will be important to ensure that any change to zoning over land within the Study Area continues to facilitate the
delivery of such uses (as well as excluding the uses that are not consistent with the vision).

In addition to reviewing the zoning, there is also scope to amend the wording of the current Tally Ho Activity Centre
policy to make clearer the specific range of complementary uses that are supported by Council within the study
area (and under what conditions if any).

As itis currently drafted, the policy statements contained in Clause 22.08 could be interpreted to apply to the entire
activity centre area (including the Study Area). So it would be open to interpret the policy to mean that residential
development and opportunities for various forms of retail uses are supported on land in the Study Area.

The following activities are suggested as being uses that would be complementary to the primary use of the study
area as a commercial (office) precinct:

]
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T15. SUGGESTED COMPLEMENTARY USES IN THE STUDY AREA

Residential Hotel [inclusive of various forms of short
stay accommodation such as serviced apartments]
Retail Premises, but limited to:
Child Care centre - Food and Drink premises
- Manufacturing sales

Education Centre, but limited to - Markets

- Employment training centre - Postal agencies

- Tertiary institution - Shops (with floorspace restrictions)
Industry, but limited to: Warehouse, but limited to:

- Advanced manufacturing industries(which are - Commercial display area

undefined in the planning scheme)

- Research and development centre Art and craft centre
Leisure and Recreation, but limited to: Carpark

- Minor sports and recreation facility

- Indoor recreation facility Emergency services facility

- Outdoor recreation facility

- Restricted recreation facility Hospital
Place of Assembly, but limited to: Research centre

- Exhibition Centre

= Function Centre Veterinary centre

- Hall

- Restricted Place of Assembly

The following activities are suggested as being uses that are not complementary to the primary use of the study
area as a commercial (office) precinct:

e Accommodation (other than residential hotel)

*  Primary and secondary schools

. Industry (other than advanced manufacturing industries and R&D Centres)

e |eisure and recreation uses (other than listed in table 15)

e Places of Assembly (other than listed in table 15).

e  Retail Premises (other than listed in table 15)

*  Warehouse (other than listed in table 15)

*  Brothel

* Cinema based entertainment facility

. Service Station.

A comparative analysis of the different statutory planning provisions is necessary to determine whether any of the
standard VPP zones provides for the above outcomes, or whether a bespoke zone (such as the Activity Centre,
Special Use or Comprehensive Development zones) should be considered for the Study area. This analysis is set
out in section 7.4 of this report.

0]
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7.3.2. BUILT FORM AND DENSITY

The current built form controls that apply to the Tally Ho Activity Centre were introduced into the Whitehorse
Planning Scheme in 2015'% These controls give effect to the Tally Ho MAC Urban and Landscape Design
Guidelines (2015). The controls allow for redevelopment and intensification on sites within the Study area, albeit
that the preferred heights, sethacks and streetscape treatments still seek to emphasise a relatively low-scale and
landscaped outcome for the Study Area.

These controls were introduced following a rigorous assessment by an independent planning panel which
recommended a series of changes to the built form framewaork to be applied to the Centre.

The economic analysis contained within this report identifies that the existing built form framework that applies to
the Study Area may have implications on the future development feasibility of renewing of clder buildings within
the Study Area. Whilst the 'campus style’ nature of Tally Ho is a distinguishing feature that has and should continue
to differentiate it from other competing employment locations, this will need to be balanced against the need to
provide sufficient commercial incentive for landowners and investors to make substantial reinvestment in
redeveloping ageing building stock.

The planning framework for Tally Ho also needs to be considered in the context of the fast-changing nature of
employment precincts across Australia and internationally whereby lower density suburban business parks are
being renewed as more urban places that support a greater intensity and diversity of activities'®.

The renewal and redevelopment of the older buildings within the study area will be critical to it being able to
successfully compete for business investment against other precincts in the region such as Caribbean Gardens
and various business parks located within the Monash NEIC. Increasing the height and density of sites at Tally Ho
would have a positive economic benefit (by increasing commercial floorspace and employment numbers), as well
as helping to support the viability of a wider range of complementary services within the study area. However, it
would also be necessary to assess how a higher density built form would impact on the image and character of
the precinct (ie its brand in the marketplace) as well as what impacts it might have on access, parking and traffic.

However any shift towards a more intensive built form outcome at Tally-Ho should be ‘plan-led’ rather than
‘development led’ so that the high quality landscape and building design vision of the current UDF and Guidelines.

A more detailed assessment is required to determine the precise implications of the current and potential
alternative built form controls on both the development feasibility and on the wider image and function of the Study
Area

It is therefore recommended that Council undertakes a comprehensive review of the existing built form controls
that apply to the Study Area in the coming years.

* pAmendment C110 intreduced a Design and Development Overlay to land within the Activity Centre boundary.

" Refer for example to the research of the Brockings Institute (https//www brookings edu/essay/nseof-i tion-districts/} and Knight Frank
(hitps//achitexturez net/systemyfiles/ MGKF-White-Paper-Suburban-Office-Obsole scence. pdf)

U
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7.4. COMPARATIVE ANALYSIS OF STATUTORY PLANNING PROVISIONS

Sections 7.2 and 7.3 of this report concluded that the zoning that applies to the Study Area should allow a range
of complementary uses that support the primary role of the Study Area as a commercial (office) precinct. It also
concluded that the zoning should not allow accommodation uses (other than residential hotel) and various types
of retail premises.

The following summarises of how each of the standard VPP zones categorises the various land uses identified in
Tables 16 and 17 of the preceding sections of this report

OFFICE USES

T16. ASSESSMENT OF OFFICE USES UNDER VPP ZONES

OFFICE USE
(1) The leasable floor area must not exceed the amount specified in the schedule to this zone.

(2) The leasable floor area must not exceed 250 square metres, otherwise discretionary
(3) The leasable floor area must not exceed the amount specified in the schedule to this zone.

Definition
As of right (no permit required)

_ Discretionary (permit required)

Prohibited

ACCOMMODATION USES

T17. ASSESSMENT OF ACCOMMODATION USES UNDER VPP ZONES

Al
DWELLING
RESIDENTIAL HOTEL
OTHER

1

)} Community care accommodation also ‘as of right’
} Residential hotel and motel are discretionary (permit required) uses.

} Floor area limits apply (35% default)

) Floor area limits apply (35% default)

} Community care accommodation and residential aged care also ‘as of right’

Definition
As of right (no permit required)

| | Discretionary (permit required)

Prohibited

The following conclusions are drawn from Tables 16 and 17

. If accommodation uses (other than residential hotels) were to be prohibited within the study area, then the
Commercial 1 and Mixed Use zones would not be appropriate zones to apply to the land.

®  The Industrial zones are not considered to be appropriate zones to apply to an office and technology precinct
within an activity centre context. The purpose of the zone is not consistent with the vision and intended use
of the study area, and the use of land for an office is discretionary rather than As of Right. The zones also
do not permit land use be used for residential hotels or motels.

*  The Commercial 2 Zone can be further considered on the basis that it prohibits accommeodation uses other
that residential hotels and motels.

*  The Commercial 3 Zone can also be further considered because accommodation uses can be prohibited via
a schedule to that zone

u
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RETAIL USES

The following table summarises how the suggested complementary retail uses (and the retail uses that are not
likely to be complementary) are categorised under the Commercial 2 and Commercial 3 zones.

T18. ASSESSMENT OF RETAIL USES UNDER VPP ZONES

RETAIL L

Complementary uses:
Food and drink premises
Manufacturing sales

Markets

Postal agencies

Shop* Must be <500sgm Floor area must not exceed
Must adjoin supermarket and 200sgm. Otherwise prohibited

Must be <100sgm Must be < 150sgm

have access to RDZ

Potentially complementary uses:

Supermarket Must be <1800sgm and have Floor area must not exceed
- access to RDZ 200sgm. Otherwise prohibited

Uses which are unlikely to be complementary:

Restricted retail premises Floor area must not exceed
200sgm. Otherwise prohibited
Trade supplies -

(* other than supermarket or resticted retail premises)

Definition
As of right (no permit required)

| | Discretionary (permit required)

Prohibited

The above table demonstrates that the Commercial 2 Zone provides the greatest flexibility for a wide range of retall
uses to establish on an ‘as of right’ basis.

The following is a commentary on the appropriateness or otherwise of supermarket-anchored retail uses and
restricted retail and trade supply uses in the study area.

Small supermarket-based neighbourhood centre in the Study Area:

The Commercial 2 Zone would allow the establishment of a supermarket based neighbourhood centre (ie 1800sgm
supermarket and 500sgm specialty shops) on land with access to a Road Zone.

Tally Ho is located less than 1.5km from two activity centres containing supermarkets, and it is located circa 2km
to the Glen and Forest Hill Activity Centres both of which are also Major Activity Centres. So whilst establishing a
supermarket based retail centre on the subject land would no doubt add to the amenity and convenience for
workers in the precinct, the impact of establishing ancther supermarket based centre in this location would require
further assessment.

Restricted retail premises and trade supplies in the Study Area:

The Commercial 2 Zone would allow the establishment of restricted retail and trade supplies at Tally Ho on an ‘as
of right’ basis. The zone does not limit the amount of floorspace allowable under its ‘as of right” designation.

The vision and policy for the wider Tally Ho Activity Centre is to maintain and enhance its primary role as a key
office and technology hub, while broadening its mix of uses to 'better meet the needs of the local resident and
worker community’.

Restricted retail and trade supply uses have little synergy or relationship to office and technology uses, and they
typically have large trade catchments. They are not in their nature activities which offer products and services
solely geared towards serving local residents or workers. They typically require significant land parcels and if they
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were to establish on the subject site then they would displace opportunities for commercial (office) activities and
related complementary uses.

There are also alternative locations within the municipality that already cater for such uses, including the Megamile
in Whitehorse Road which is designated as a primary destination for such uses in this region.

For these reasons, the Commercial 2 Zone is not considered to be the most optimal zone for the study area.

DOES THE COMMERCIAL 3 ZONE PERMIT THE REMAINING RANGE OF SUGGESTED COMPLEMENTARY
USES?

The above assessments leaves the Commercial 3 Zone as the remaining potential ‘standard’ VPP zone that might
be considered for the study area.

The following table summarises how the remaining suggested complementary retail uses are categorised under
the Commercial 3 Zone.

T19. ASSESSMENT OF OTHER COMPLEMENTARY USES UNDER VPP ZONES

COMPLEMENTARY

Child care
Ermployment training centre
Tertiary institution
Research & Development Centre
Leisure and recreation® ]
Place of Assembly (excl. place of worship) Floor area must not exceed 200sgm, otherwise permit required.
Warehouse || Leasable floor area must not exceed 500sgm
Art and craft centre
Carpark
Emergency services facility
Hospital
Research centre
Veterinary centre

(*ie the specific leisure and recreation uses identified in Table 15 of this report)

Definition
As of right (no permit required)

| | Discretionary (permit required)

Prohibited

The above analysis demonstrates that the full range of remaining suggested complementary uses are either ‘as of
right’ or discretionary (permit required) uses under the Commercial 3 Zone.

WOULD THE COMMERCIAL 3 ZONE ACHIEVE THE INTENDED POLICY OUTCOMES FOR THE STUDY AREA?

The Commercial 3 Zone is comparatively well aligned to the vision and policy for the wider Tally Ho Activity Centre,
in that:

*  The zone purpose supports the creation of high-amenity mixed use employment precincts.

. Commercial (office) uses are as of right under the zone.

e The full range of complementary uses identified in this report are either 'as of right’ or permissible under the
zone.

*  Short-stay accommodation uses are permissible albeit on the basis that they make up no more than 50% of
the gross floor area of a given development site.

* Al other types of accommodation uses can be prohibited via a schedule to the zone.

*  The zone allows for small-scale shop uses to establish.

48
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* The zone

Tally Ho Commercial 1 Zone Review

allows for inclusion of place-based objectives to be achieved for an area

Planning Practice Note 85 ('Applying the Commercial 3 Zone') provides guidance on the role and application of

this zone, and it

notes the following:

"The Commercial 3 Zone should be appled following an assessment of the role and function
of employment land in the municipality and wider region. Assessments should evaluate the
ongoing surtability of established industnal and commercial areas for different types of
employment purposes, and determine whether such areas should be retained in an existing
mdustrial or commercial zone or whether the Commercial 3 Zone should be applied as a
means of enabling broader mixed-use employment outcomes.”

The assessment contained within this report satisfies the above requirements. The conclusions from this
assessment have confirmed that the Tally Ho precinct is performing well as an employment precinct and that it
remains well-placed perform a regionally significant employment function into the future.

The analysis contained in this report confirms that the Commercial 3 zone will not only support the future growth
of office based activities at Tally Ho but it will also facilitate the full range of complementary uses that have been
identified as being need in the precinct to support its core employment and commercial functions.

The following specific land use uses also warrant consideration in deciding whether or not to apply this zone:

ACCOMMODATION (OTHER THAN SHORT STAY ACCOMMODATION):

*  The Planning Practice Mote provides the following guidance in relation to accommodation uses in the
Commercial 3 Zone:

"The primary purpose of the zone (s to provide for a range of industnal commercial office
and other employment generating uses.

In some instances the inclusion of imited residential uses within mixed-use developments
may serve to complement the desired economic outcome of the locality by providing
activation, amenity and supporting new types of live-work development models. However,
residential use is only intended to be permitied where it can be demonsirated that such uses
will complement the employment and economic development focus of the zone....

The maximum gross floor area able to be used for residential purposes can be varied via the
schedule fo this zone "

" The intent of permitting such uses on a conditional basis (s to allow a genuine mix of uses
to establish over time but to ensure that such uses do not end up displacing industrial and
commercial/ office uses from such areas.”

" To apply a different maximum allowable gross floor area percenfage requirement for
residential uses, a strategic land use assessment should be completed which establishes why
a different land use economic and employment outcome (s required to that permitted under
the default zone.

The assessment should articulate the rofe and function of employment fand in the
municipality and wider region, and the specific economiic rofe that the sulyect land is infended
to play i this wider context

Determining what the right mix of uses (s for a given locality will necessanly need fo be
mnformed by consideration of what is required fo support economic vibrancy and diversity in
the area. Consideration should be given fo cument and emerging land use and economic
trends i the locality, and the foreseeable market feasibility of relevant development models
within that context

If the overriding objective in employment areas is to retain affordable commercial and
mndustrial floorspace and to increase the diversity and quantum of such floorspace, then it will
be critical to tightly control the quantum of residential development in such areas. In some

u
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instances, (t may be necessary to prohibit residential use if alfowing it is fikely to have the
effect of displacing commercial/industrial floorspace or undermining the economic basis of
the area. “[underlining by report author]

The analysis contained within this report satisfies all of the above requirements. It has confirmed that there
is neither a policy nor economic imperative for accommodation uses (other than short-stay
accommeodation) to establish in the study area. Further, the economic analysis has identified a risk that
allowing dwellings to establish within the study area may materially change the role and function of the
centre and erode the specialisation, value and employment role of the location.

This report has found that accommodation uses (other than short stay accommeodation) should not be
permitted in any Commercial 3 zoning of the study areas on the basis that it is likely to have the effect of
displacing commercial/industrial floorspace and undermining the economic basis of the area over time.

THE NORTHERN (HEWLETT PACKARD) AREA:

e  Consideration has been given to the question of whether the northern (Hewlett Packard) section of the Study
Area has sufficiently different characteristics to warrant taking a different approach to considering
accommodation to that described above.

This area is relatively less developed than the area south of the Burwood Highway, and there is scope for
the future development of this area to be undertaken in @ master planned manner. Whilst is possible to
envisage that any such masterplan might seek to integrate an element of accommodation uses within it,
this is not considered to be critical to being able to achieve the housing, employment or activity centre
aspiration for wider Tally Ho Activity Centre.

As noted elsewhere there are numercus alternative locations in the wider region (including sites
immediately adjoining and opposite this site) that can deliver accommodation and other uses which will
support the amenity and diversity of the centre. There are far fewer alterative locations for the establishment
of specialised employment precincts across the region.

Including residential uses within the northern site will require land that has been identified as having
strategic and economic value for employment purposes to be instead utilised for dwellings in a context
where there is no over-riding need to do so in order to meet housing, activity centre or economic policy
objectives. On that basis, it is recommended that accommodation uses (other than short stay
accommeodation) should not be permitted in any Commercial 3 zoning that is applied to this location.

SHORT-STAY ACCOMMODATION:

* The Commercial 3 Zone separately lists dwellings and residential buildings as Section 2 uses. It sets a
default condition against each use that specifies that the combined gross floor area of dwellings and
residential buildings must not exceed 35% of the total building GFA and a schedule to the zone allows this
to be varied upwards (to 50%) or downwards (to 0%). So for instance the zone schedule can set the dwelling
percentage at 0% and the residential building percentage at up to 50% if desired. Short stay accommodation
(including residential hotels) fall within the definition of a residential building.

In a relatively low-scale suburban context ‘mixed use’ developments which combine both commercial and
short stay accommodation uses are arelatively new concept in the suburban Melbourne context.

However, such uses do not necessarily need to be mixed within a single building. The land holdings within
Tally Ho are large encugh to accommodate the construction of multiple buildings within a single site, with
each building having its own specific use.

There are also a number of sites close to the Study Area where the zoning allows for residential hotels to
be established.

If it were desirable for part of the subject land to be set aside for the provision of single-use short-stay
accommodation developments, then part of the land could be differently zoned to allow this. However, it is
not evident that there is a need to take such an approach at this time.
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SHOP USES:

*  The zone only allows small-scale shop uses to establish - this is limited to 200sgm per shop. Because
many of the existing buildings on the subject site have relatively large floor-plates (circa 1200sgm+) then
the size of the shops permitted would only occupy @ minor component of the ground floor area.

However, it is also likely that the ground floor of such buildings might also comprise corporate foyers and
other uses complementary uses such as food and drink premises, child care, health, leisure, medical,
function, commercial display or other uses. In this context the limitation of 200sgm shop floor area per
building is not particularly problematic.

If it were desirable for part of the study area to be set aside for the provision of a 'local activity centre’
comprising multiple shop uses, then part of the land could be differently zoned to allow this. Land within
the northern precinct (eg. the Hewlett Packard land) might better lend itself to a master planned approach
to delivering commercial uses with some form of small scale and ancillary ‘local centre’ function if Council
saw that this was desirable to support the economic function of the wider Activity Centre as a regional
employment hub. However, itis not evident that there is a need to take such an approach at this time, given
the proximity of the site to a number of other retail-based activity centres nearby.

INDUSTRIAL USES:

*  The zone allows certain industrial uses on an as of right basis (ie generally uses that are not listed in Clause
53.10).

The industrial uses that are permitted 'as of right” under the zone are typically those which do not generate
adverse amenity conflicts, and the decision guidelines under the zone also require consideration of how the
layout and design of any new development minimises its potential for adverse amenity impacts.

In any case, the commercial land values and rents in the study area can be expected to be prohibitively
expensive for many manufacturing or industrial uses other than perhaps those that have a high focus on
technology and a need to attract highly skilled workers (in which case they would be uses that would be
encouraged to locate in the study area).

PLACES OF WORSHIP:

*  The zone only allows a place of worship to establish if its leasable floor area does not exceed 250sgm.

Places of worship are not strongly aligned to vision and policy for the study area to maintain and enhance
its primary role as a key eastern suburbs office and technology hub.

Whilst many places of worship are established to meet the needs of the local resident and/or worker
communities, oftentimes such facilities attract congregations from large regional catchments. The
Commercial 3 Zone allows for small-scale places of worship that cater for small congregations, but not for
larger facilities.

The Study Area includes the existing Crossway Church and community facility. This site is currently in a
Commercial 1 Zone and a place of worship which exceeds 250sgm is discretionary under that zone. The
site has been used as church since 1995 and a Development Plan Overlay currently applies to this site
which facilitates major expansions to the existing church uses on the site. The independent panel that
considered the development plan concluded that the proposal was strongly supported by state and local
policy.

If the church was to cease operating from the site, then this land holding would represent a major
opportunity for expansion of commercial activities in this locality. In that sense the underlying principles
regarding what zone to apply to this site are similar to those that apply to the rest of the land within the
study area.

However, it is important to be cognisant of the potential implications of any recommendations to change
the zoning on existing uses. In the event that this land holding was rezoned Commercial 3, then the existing

u
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use of the land as a place of worship could continue to occur under existing planning consents, and the
‘existing use right’ provisions of the planning scheme would also apply to that use.

If Council wished to take a ‘no-change’ approach in relation to the use of this land for church purposes,
then a site specific control could be established for the land which retains the same land use status for a
place of worship that currently exists under the Commercial 1 Zone.

COULD ANY OF THE ‘SPECIAL PURPOSE’ VPP ZONES BE CONSIDERED FOR THE SUBJECT SITE?

The Special Use, Comprehensive Development and Activity Centre Zones each have specific purposes under the
Victorian planning system. They are generally intended to be used in circumstances where applying standard zones
(in combination with local policy and/or overlays) cannot achieve the intended planning outcome.

The Practitioners Guide to Victoria's Planning System provides the following guidance in relation to these zones:

"Where the strategic intent of a site is unknown or the application of a combination of zones,
overiays and local polices is not able to achieve the desired planning outcomes, a special
purpose zone may be used These zones include the Special Use Zone the Comprehensive
Development Zone the Urban Growth Zone and the Activity Centre Zone.

Mamtaining consistency of planning controls across Victoria is a VPP principle. Using a
special purpose zone (s therefore discouraged unless there (s clearly no suitable alternative. °

Planning Practice Mote 3 ('Applying the Special Use Zone') also notes that a Special Use Zone can be considered
in circumstances when either:

*  Anappropriate combination of the other available zones, overlays and local policies cannot give effect to the
desired objectives or requirements, or;

*  The site adjoins more than one zone and the strategic intent of the site, if it was to be redeveloped, is not
known and it is therefore not possible to determine which zone is appropriate.

It also notes that application of the Special Use Zone is not appropriate when an alternative zone can achieve a
similar outcome, with appropriate support from local policies and overlays.

The assessment contained in this report identifies that is possible to use a combination of standard zones, overlays
and local polices to achieve the desired planning outcomes for the Study Area. It concludes that:

e The existing Tally Ho Policy (clause 22.08) could be revised to make clearer the specific range of
complementary uses that are supported by Council within the Study Area (and under what conditions).

e The Commercial 3 Zone (with a schedule which prohibits dwellings but permits residential buildings with a
floor area of 50% of the total floor area of a building) would enable the full range of desired land use planning
outcomes for the Study Area to be realised.

* A site specific control could be applied to the existing Crossways site in order to retain the same land use
status for a place of worship that currently exists under the Commercial 1 Zone in future.

*  The existing DDO that applies to the subject land addresses the necessary range of design and built form
measures. Whilst at a future point further analysis is the built form framework that applies to the Study Area
may be desirable, , the appropriateness of using the DDO as a tool to define the desired built form outcomes
is not in question.

Given the above, there is not evident need to consider the use of a special purpose zone over the Study Area.

* Practitioners Guide to Victeria's Planning System Versien 1.7. Page 33
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7.5. PREFERRED PLANNING FRAMEWORK

The following planning framework is recommended for the Study Area:

Recommendation 1 - Revise the existing Tally Ho Policy (clause 22.08) to make clearer the specific range of
complementary uses that are supported by Council within the Study Area (and under what conditions).

Recommendation 2 - Apply the Commercial 3 Zone (with a schedule which prohibits dwellings, but which permits
residential buildings with a floor area of up to 50% of the total floor area of a building) to the entire Study Area,
including the area north of the Burwood Highway, and the Crossways Church site.

Recommendation 3 - Apply a site specific control to the existing Crossways church site which retains the same
land use status for a place of worship that currently exists under the Commercial 1 Zone

Recommendation 4 - In the event that Council considers that a specific part of the Study Area needed to be set
aside for the provision of freestanding short-stay accommeodation and/or some form of a small ‘local activity
centre’ comprising a small supermarket and associated speciality shop uses, then part of the land could be
differently zoned to allow this.

That part of the land could potentially remain in the Commercial 1 Zone with a Development Plan Overlay applied
it to ensure that the desired land use and built form outcomes were identified. The extent of any such land should
be limited to the minimum size necessary to facilitate the desired mix and scale of uses. Further assessment of
both the need for a small supermarket-based neighbourhood centre on the subject site and its impact on nearby
neighbourhood centres should be undertaken before further considering this option.

Recommendation 5 -. Undertake a review of the existing built form controls that apply to the Study Area in the
coming years. The review should focus on ensuring that the high quality building and landscape design vision
established under the existing UDF and Design Guidelines is achieved whilst at the same time supporting the
creation of a greater intensity and diversity of activities and also the renewal and redevelopment of ageing building
stock within the Study Area.

]

Review of the Commercial 1 Zone in the Tally Ho Activity Centre

Page 60



Whitehorse City Council

Ordinary Council Meeting 26 August 2019
9.1.1 - ATTACHMENT 1. Tally Ho Commercial 1 Zone Review
APPENDICES
APPENDIX A BUILDING ID MAP
LEGEND
STUDY AREA
1  BUILDING CODE
Mo
1512006117 18419
. &5
U
e 54

Review of the Commercial 1 Zone in the Tally Ho Activity Centre

Page 61



Whitehorse City Council

26 August 2019

Ordinary Council Meeting

Tally Ho Commercial 1 Zone Review

9.1.1 — ATTACHMENT 1.

‘Waledde sappueden SLU0S
‘UbIs asea| aUQ ISNOYIEM B
51 8U0 ‘payoene sbuip|ing om|

‘paidnoooun sieadde

|243| do} 3jo0pno poog

I Ag peiewnss fouedep
315 Uo BUILN220 2B S31ln0e
Lolenoul awos sieadde 1

‘pauieLEWw
pue paasald [

‘paUIEILIEW
Ajgeuoseal s Buipjing ay

J31ays wiod
po doup /dnosoid fueuisapad

Wil

| wioJy abuel syua by
pauapaud 3yl aeym ‘Auadoud
3U1 O SU0I3S UIS1ses

pUE LIBLLIOU 34} Ul p31220)
ale syled Jeo apeib-1e abue
‘patenoual fusosy
‘paUIEILIEW

I st Buipiing sy

SNOLLVAH3SE0

8.9

S¢¢

(xouddy
WoS)
AINVIVA

Wil

W]

Wy L-0L

WL

Wil

WL

Wil

LAl

LA

(W) 60aa
ONILSIX3 H3ANN
LINM LHOEH
@3Hy34ILd

s O
n

Buipping 2oo Asu01s ¢
Buryied punoub

-anoqe Jo [aas| | Buipnjoul
Buiping aoigo A=u0ls £
Bupped punoib

-anoqe Jo [ga3| | Buipnjoul
Buip|ing s0140 A31015 £
Buryied punoub

-anoqe Jo j@aa| | Buipnjoul

Buiping aoigo A=u0ls £

Buipiing aoulo Asuo1s-7

Buipiing aoujo Asuols-£

yled 1o A3101s-£

Buryied punoib-anoge
10 spEAz| 7 Buipnjoul
‘Buip|ing soigo A=u01s 5

Buipiing 301110 A31015 £

SA3HO1S

anua) AuARoY oH AjjeL SY3 Ul 3UOZ | [ERISWIWOD U JO MAIAY

‘S0U0S 'SLIY [elLiepy 19swes 2 TR
UJSS0U] 'SSAUNS B LAESH SALYL ssauisng pooming mwm b
'3/1Ua7) 1UaLIdo [@AB(] 2.BM1J0S 01U :
PTG ETTg]

£30W0 punoy subis ssausng oy Sseusng SpisET £7 8

sled ang

BMEDOYOA ssauisng 3pIs3NET 6 L
13MENH 'S301M3S o .
wizwdinb3 a4 ‘yieay swoong mmmcw_msm mu_mmv_m.._m ¢}
SHOMIBN d9) 1583 SLunogspy ’ ’
; G by *ed 2ALJ
ajen  1uEInelsay/ale] fey fepy Kbojoipey R ST ]
BULIBJY ‘3IUS0) SSaUISNg ZNY : :
SI0ISIA
104 131BYs O|[2I0j LoyiLeH LHoN Ay
e ‘adeaspue| ‘asnoya.lem pue aolyo obelg 10uPaId poomJng [5E 4
a1seq
LUoN AaH
yied Jes Buoap-nnpy SEE ST [ 55 £
‘Buideaspug
‘sdoo| ayig
‘Wb Joopino Luiop AmpH
ue pue PIOEd NMH 10uR3Id poomIng £5€ [4
seale Buiuuip
100pINQ
EXEIW][[V] (=1hg 01 symg) 2uen Aeg Buo LLIoN AmH
‘aje)  fauinor mad 'aped Miej) uolog ‘03N 1ouI31d poomIng LiE :
53sn
ONLHOddNS SH3IKMNJ00  LONIO3Hd Ss3Haav i

SNOILIANOD 9NIATINg ANV XIIN SSINISNE ONILLSIX3 9 XIAN3ddV

Page 62



Whitehorse City Council

26 August 2019

Ordinary Council Meeting

Tally Ho Commercial 1 Zone Review

9.1.1 — ATTACHMENT 1.

‘papinold aue

SE3E IN0YE3.q J00pIN0 paleas
3W0S "pasiyEape A1UslIno
10U 1Ng ‘JUEDEA UBWRI
s£31015 1IN0y JO N0 OM ]
‘paUIEILEW

ll=m sxo0] Buipiing ayL

PaUEILRW B

‘P=ieg

(ubis) pjos Apusoay

‘uBIs ases| aug

‘paasald |

PENEENY
Ageuoseal st Buping sy

SNOLLVAH3SE0

0o9L

0.2

(xouddv
WDS)
AONVIVA

we

woz
Wzl
EAl

Wzl

Wyl-0L

WL

Wi |

woz

Wz

(W) s0aa
ONILSIXT HIANN
LA LH9I3H
Q3yY343ud

s O
n

Buryed punoub
-anode Jo |ana| | Buipnipul
Buiping aoigo A=u01s 5

yled 120 A2u0s g
aouyjo shalois ¢

Buiping 2oo Asuo1s ¢

Burped punoub
-3n00E JO [3A3] | Buipnpul
Buiping aoigo Azucls £

Buipiing 3010 A31015 Z-|

Buiping aoigo A2101s 7

Bupped punoib
-anoqe Jo [gaa| | Buipnjoul
‘Buiping sa140 As101s £

L

SA3HO1S

anua KUAROY oH AJfEL Y} U1 SUOZ | [BRISWIWOD 3L J0 MIIASH

a1uag ssauisng

e
1583 pooning 'BU01dIA SaUE NGy mmmcw_mzm 10 AsamzL 6L
18WL0IG JBWIWIZ BOIBILIOD S4S :
3SNOLIEM 13WI0IG IS mmmcﬁmm 1031880 1L 8L
e
yied 1ea |anaom] mmmcw_msm 10 fasamoL 4L
sn|d wawhopduws 3ied
Auwlly LoneARs 3] Blololop ssauisng 10 Aaisapm oL 9L
e
ABojoutps | oxa mmmcw_msm 103y Gl
sed EN|
V40 ssauisng apIsaye] 9| vl
3}ed EN|
3010 PESH 3./BM1J0S Cluold e S T gL
SUOIONIISLOY
usaylang ‘dnols fuadold
Buoisny ‘dnolg famuan map yoeon
UONDY/3aUN|U JO aUa] BlRsny
Aeln 's301M3S 3129p|IYD UIgUIEg g .

'pr fad unoueyd 'euololp sapebug ssauisng spsae1 vz O
214 J33UN[OAN BRI ‘SIUEYNSUDD : :
Buip|ing Wrg ‘Buuue|d [e1oueuy
SS0J|IH 'sleauibug Bunnsuog
ASd "Bllensny WM Buisiny
eydpy 'saoinas bunayiep uosixag

sled ang
000 V153 ssauisng apis»eT £E i
zinelsay Jeg euyy Hed AemubiH oL

ssauisng poomung 08E

s3sn

INLLHOddNS SH3IMNJ00  LONIO3Hd SS3Haav Al

Page 63



Whitehorse City Council

26 August 2019

Ordinary Council Meeting

Tally Ho Commercial 1 Zone Review

9.1.1 — ATTACHMENT 1.

‘SI0USIA 000G J2A0 Lum
pUSHaam 31 13A0 S30INSS §-8
‘pauasald e, syediea

pue Buipjing mau fap,

‘5000 Aq pabesiaus Apuibuo
se |paled pue| ajgedojaap
SE PaJ3pIsuU0d 1ou femisiem
e se padojsnap usaq sey
(AemybiH poomung pue aaug
3PIS3YET JO 13UI0T UISISIM
3U11e) 1583 ay1 01 pueT
‘uoiielado 30UsLIW0D

0] 194 2180p|IY0 ‘PalEAOUDI
Buiaq Ajpuauna st Buping sy

PEEENY
pue pawssaid [|ap
a[qisia

ubis plos ¥ pauelueLw
pue paruasaid |jam sus 3018

‘ousuzUEW Bupios| ‘paleg

SNOLLVAH3SE0

W]
¥IN
WiN

Wil

oL

woL

W]

Wil

Wil

(W) s0aa
ONILSIXT HIANN
LA LH9I3H
@3yY343ud

(xouddv
WoS)
AONVIVA

n

Buipiing aoujo Asuols-7
sbupiing Aioys z-|
Buipjing 2ouo A31018-7

Buip|ing soulo f31015-7

Buipjing aoujo A31018-7

saoeds

Ae(d Joopino Joy pasn pue
yaug Ag paousy day jood
2 yum Buipjing Az.01s |

Bupped punolb
-anoqe Jo [aaa| | Buipnjoul
‘Buipiing aoujo Asu01s-£

Buipiing aoujo Asuols-£

yied Jeo shalols ¢

SA3HO1S

anua KUAROY oH AL SY) U1 SUOZ | [EBRISWIWOD 3L J0 MIIASH

3oeds uad Hed
0 BI[BISNY JO SSALDIY [PUDIEN ssauisng SAUQUOISIA LE 82
3ie] - Yaanyg SAUQ UOISING LG
301UT LI YaunyD Aemsson
o Yaanyo SAUQUOISIANZ 92
31203J17 pUE UONENSIUILPY ABMSSOID)
3ie] Bl[eNsNy LOISIA PO mmmcﬁmm SAUQ UOISIA L G2
gouel|dulog [EIUSUIUCIIALT 'S301ASS
199|4 's301nag Buiping pue pue s}ed EX|
'S3TIBS | | 'SITNIST 3UN1ANIISEIL] ssauisng apisane] ¢ ve
(03 'Wea ] S30I3S SUNonJIseIL] y40
3}ed EN|
2120p|Iyg 2120p|IY]) POOMUSIIG) rsuERe s £2
s}ed EX|
740 ssauisng apisae] g [£4
3}ed EN|
SPECHIIA ssauisng 3pIsMET 7L 1e
*ed
sled.iea Buppap-1ynuw aleald ssausng vy AEamty 02
53sn
ONLLHOdANS SH3IKMNJ00  LONIO3Hd Ss3Haav i

Page 64



Whitehorse City Council
Ordinary Council Meeting 26 August 2019

9.1.1 - ATTACHMENT 1. Tally Ho Commercial 1 Zone Review

APPENDIX C PHOTOS

Building # 1

Building # 3 ' B Building # 4

b
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Building # &

Building # 9
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Building # 13

Building # 12

Building # 14

Building # 17
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Building # 20 Building # 21

Building # 23
[

Building # 2 Building # 27
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APPENDIX D PROPERTY DATA — BUILDINGS BY DECADE OF CONSTRUCTION

NO. OF FORMALISED/SUBDIVIDED TENANCIES
2000s

ﬁJUILDING PROPERTY ADDRESS 10808
5 1 Lakeside Drive BURWOOD EAST

16817 10 Wesley Court BURWOOD EAST

18& 19 11-12 Wesley Court BURWOOD EAST

21 12 Lakeside Drive BURWOOD EAST

25 1-25 Vision Drive BURWOOCD EAST

14 16 Lakeside Drive BURWOOD EAST

13 20 Lakeside Drive BURWOOD EAST

268 27 2-18 Vision Drive BURWOOD EAST

8 23 Lakeside Drive BURWOOD EAST 1
12 24 Lakeside Drive BURWOOD EAST

28 31 Vision Drive BURWOOD EAST

11 33 Lakeside Drive BURWOOD EAST

184 347 Burwood Highway FOREST HILL

2 353-383 Burwood Highway FOREST HILL

9 378 Burwood Highway BURWOOD EAST

10 380 Burwood Highway BURWOOD EAST

24 4 Lakeside Drive BURWOOD EAST

15& 20 4 Wesley Court BURWOOD EAST

Review of the Commercial 1 Zone in the Tally Ho Activity Centre

5 Lakeside Drive BURWOOD EAST
6 Lakeside Drive BURWOOD EAST
8 Lakeside Drive BURWOOD EAST
9 Lakeside Drive BURWOOD EAST

Total Tenancies

Total Buildings

Tally Ho Commercial 1 Zone Review

1990s

5

16

Total

— M M2

0]
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Strategic Business Plan

2019-2024
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Burwood Heights Business Association Strategic Business Plan 2019 -2024

Prepared by Strategise Group

strategise

In conjunction with Burwood Heights Business Association and Whitehorse City Council

,—'_'-L\—| CITY OF
LT

Shopping Centre

.4

July 2019

Strategise Group Page | i
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Burwood Heights Business Association Strategic Business Plan 2019 -2024

Document control

Version Reviewed by Date

Draftvl Whitehorse City Council and Burwood Heights Business | 3 June 2019
Association

Draftv2 Centre Coordinator, Burwood Heights Shopping Centre 28 June 2019
Whitehorse City Council 1 July 2019

Final Whitehorse City Council and Burwood Heights Business | 2 July 2019

Association

Strategise Group Page | ii
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INTRODUCTION

Purpose

The purpose of this documentis to outline the five-year Strategic Business Plan for the Burwood Heights Shopping
Centre (Centre). It provides a framework for the Burwood Heights Business Association (Association) to realise the

vision and objectives for a thriving Centre.

Burwood Heights Business Association

The Association is an incorporated body, established in 1993 representing business and property owners in the
Centre. It serves as a collective voice to advocate to Body Corporates, Whitehorse City Council (Council) and
Government for Centre improvements. Its focus is to design and implement a marketing and promotional strategy to

revitalise and sustain the Centre’s economic viability.

Special Rate / Charge Scheme 2019-2024

The Association has been funded by a Special Rate/ Charge Scheme (Scheme); a rate |levied by Council since 2002.
Council collects monies from Centre businesses and/or property owners. Funds are provided to the Association at
fixed terms, based on the delivery of agreed projects over the duration of the Scheme. Monies are spent exclusively
on marketing, promotions and business development of the Centre and delivered by a professional Centre

Coordinator. The current scheme was declared on 1 September 2014 and is due to expire on 31 August 2019.

On 31 January 2019, the Association submitted a request to Council for renewal of a Burwood Heights Shopping
Centre Special Rate/Charge Scheme. Following consultation, a threshold of 75% ‘in principle’ support was reached

indicating that there was sufficient level of support shown, for Council to consider renewal of the existing Scheme.
The Association declared an intention to Council, to renew the Scheme and raise $45,000 per annum, with a
consumer price index (CPI) increase per annum, each of the five years commencing in 2019. The levy will be applied

to all rateable tenancies within the Scheme boundary and paid by either the business or property owner.

The purpose of the Scheme is to allow Centre businesses to benefit from collective resources to provide marketing,

promotion and business development.
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The Association is keen to build on a successful marketing, promotions and business development program to
support both new and existing Centre businesses. The Association will lobby to stakeholders to undertake initiatives

in the next five years.

Details of the Association’s Committee members and Centre Coordinator is provided in the Appendix 1.

Centre Management

The management of the Centre is complex with three body corporates. The Association liaises with each of the three
Body Corporates to facilitate Centre improvements. The Body Corporates’ roles and responsibilities are separate to
that of the Association. Committee members and the Centre Coordinator regularly meets and lobbies with the Body

Corporates to achieve desired outcomes on behalf of Centre businesses.
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BURWOOD HEIGHTS SHOPPING CENTRE

Centre Scheme Boundary

The Centre is located at the intersection of Burwood Highway and Middleborough Road, Burwood East. The image

below illustrates the Centre’s Special Rate/Charge Scheme boundary extent. As at July 2019, it included 37 rateable

tenancies.

Figure 1. Burwood Heights Shopping Centre boundary extent

-
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Centre Profile

The Centre is in a strategic location, being at the intersection of two major roads — Burwood Highway and

Middleborough Road. It is in proximity to Deakin University, Burwood.

The Centre has a neighbourhood community focus. It is U-shaped with properties facing Burwood Highway and has a
large car park at the rear. The Woolworths supermarket at the eastern end is the dominant use. A building providing

shops on the ground level and office suites above is a bookend at the western edge along Middleborough Road.

Business Activity Mix

The Centre offers a range of general retail stores, optometrist, chemist, newsagent, large retail supermarket, petrol
station, bakery, as well as cafes’ and restaurants. It is renowned for its wide range of personal, medical and

professional services offering accounting, legal, real estate, education, health and medical, hair and beauty services.
The Centre has a full line, Woolworths supermarket and Woolworths Caltex petrol station as its major anchor that
attracts convenience shopping. This is further complemented by a variety of fresh food and produce outlets including
fruit and vegetable shops, Sri Lankan groceries and spices and an Asian grocery store, Artisan bakery and gourmet
deli. The Centre is short of a butcher, variety of discount stores and a (community) bank, which competes with
nearby shopping centres.

The Centre trades seven days a week and late evenings on Thursday and Friday.

As at July 2019, the Centre has 4 vacancies (3 shops and 1 suite).
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The chart below identifies the business activity mix of 37 rateable businesses, at July 2019:

Figure 2. Business type by percentage

Burwood Heights Shopping Centre Business Type

Vacant, 11% Café /Restaurant / Takeaway, 9%

___FreshFood, 11%

—__General Retail , 9%

Professional Services, ./

34% " Hair and Beauty, 6%

™,
“_ Major Retail , 9%

Medical and Health

Services, 17%
» Café / Restaurant / Takeaway = Fresh Food = General Retail
Hair and Beauty = Major Retail = Medical and Health Services

» Professional Services » Vacant

The Centre’s most prominent offer is Professional Services (34%), with Medical and Health Services (17%) and Fresh

Food (11%) close behind.

The Centre also offers General Retail (9%); Café / Restaurant and Takeaways (9%); Major Retail (9%) and Hair and

Beauty (6%). At the time, the Centre has a 11% vacancy rate.

Refer to appendix 2 for a detailed list of Burwood Heights Shopping Centre businesses.
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CONSULTATION

To inform the preparation of this business plan, consultation was undertaken with the Association Committee

members, Centre Coordinator, business and property owners and representatives of Council.

Whitehorse City Council Business Owners / Operators Survey

In March 2019, Council conducted a survey to business owners/operators and received 27 survey responses from 37

rateable tenancies.

Key findings are:

e Respondentsliked:
— Easy access to Centre shops
- Ample car parking
e Respondents disliked:
— Centre looking outdated and run down
- Declining mix of retailers and vacancies
e The most important issues that need addressing:
- Upgrade Centre
- Improving tenancy mix
- Increase foot traffic
s 49% of respondents were satisfied or very satisfied with marketing and promotional activities.
e A majority of respondents (55%) indicated that business turnover remained the same over the past financial

year.

Overall there was a high level of satisfaction in relation to liaison and cooperation between the Association and
businesses. There was also significant feedback in relation to the Centre that falls outside the scope of the Special

Rate/Charge Scheme and the Association will liaise with relevant stakeholders.

Refer to appendix 3 for a summary of survey findings.
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Visioning Workshop

A visioning workshop with business and property owners was facilitated by Strategise Group on 20 May 2019. The
workshop focused on developing a vision and framework for the Centre’s strategic plan and marketing direction. The
session was attended by 13 business and property owners, representatives of the Committee, Council, and the

Centre Coordinator.

The workshop provided an opportunity to share a vision and explore opportunities, challenges and ideas for the

ongoing success of the Centre in the next five years.

To ensure maximum reach of engagement, Council distributed a letter to business and property owners and the

Association distributed an email to businesses to contribute any comments, if attendance was not possible.

Strategise Group Page | 7

Page 85



Whitehorse City Council

26 August 2019

Ordinary Council Meeting

Business Plan

9.1.2 - ATTACHMENT 1.

saled Aoueaen pasealdduje

sajes ajesodio)
Apog pue Acueusay Suisealoule

salnyjiqisuodsal
pUE $3[0. UOI1RIDOSSY pue
sajesodio) Apog Jo uonediewsaes

|emausl
Sulinp awayds asiey) faiey
|eads ay3 Joy [I2uno) wouy joddnss

Awixoud ul sanuad
Suiddoys Jofew pue pooyinoqySisu
J3y10 yiim uonnadwode

siaumo Ayiadoud pue foueusy
SY1JOM|OOAA JO sue|d umouyune

saduajjeyd [ s1eaayL

'S324N053J JO1BUIPIOO])
211u3) JO UOIIRIO||e JUBIDIYNSU|e

a21n4as Supjueq pue (1ayoing)
pooyj ysauy ‘sdoys jo xiw Suiuiasge

Sunjoo|
pa.n aJe sjuoly doys pue aduaiquiye

AmH poomang Suoje aSeulis J00de

ainionJisedjul pue suonesado
o1ul A3Uow 153AUl 0] SI3UMO
Auadoud wouy snsuasuod Jo yoes

sassaueapn

AmH poomang
BIA §32UBRIIUS JB3J PUE 1UO1) WO}
$3S53UISNQ 0] 553228 UBLIISIpPade

J12uno)
pue sajesodio) Apog wouy ioddnse

sdoys jueaen ul sa101s
dn dod poddns o3 sajesodio) Apoge

sdnoug Aysnpul
pue AJlunwiwod ‘sassauisng 31iua)
Yum uonesoqe|jod / sa1fiauds ssolde

syJed ssauIsng/ad1yQ pue sjooyds
‘sy10MDIg poomung ‘poomang
Asianiun upjeag o1 AWIXOUd e

saniunuoddo

dnoug 518318038

apeJ) puayaam pue Suiuanie

(sasng

pue sweuy) yJomiau Jodsuey aiqnd

2|qIss2338 — UOI1B20| 1U3||33XT e

weaSoud Supped

1ed jye1s pue Supjied Jed sjdwe 33.14e

AS33ea1s Bunaytew payiun
e SulanIjap 101BUIPIO0D) 341U3De

|12uno) pue
sassaulsng Aq paiJoddns awayas
a8ieyy/a1ey |erdads SuipueisSuoe

UOI1BID0SSY pue 23111Wwod JuoJiSe

aseq Jawolsnd |eho|
YlM SI3UMO Ssaulsng paysi|qeisie

sad1Aas |euoissajoud / sijeidads
pue spoo$d 10} Suiddoys Jusiusnuo) e

uonels
|oJ41ad x331je) pue 1ax)iewlsadng
SYLIOM|OOMN — Sioyoue Jofelpje

sya8uails

‘¥ XIpuadde u| pajelap

3.4e SJUWWIO0D J3Ylind "uollel nsuod Sulinp paiyiuapl se ‘(10S) se8uajieya/sieaiy pue ‘saiiuniioddo ‘sassaudeam ‘sy18usuis Asy s a11ua) ay1 siuasaldal uondss siy|

S3ILINNLIOddO ANV SINSSI AN

¥202- 6 TOT UE|d ssauisng 218a1el1s uollepnossy ssausng siydiay poomang

Page 86



Whitehorse City Council
Ordinary Council Meeting 26 August 2019

9.1.2 - ATTACHMENT 1. Business Plan

Burwood Heights Business Association Strategic Business Plan 2019 -2024

FUTURE DIRECTION

Vision
The Burwood Heights Business Association strives to embrace the one stop, convenience shopping centre experience

and enhance vibrancy in the Burwood Heights Shopping Centre.

Objectives

The Association’s objectives over the next five years are to:

s |mprove and support Centre businesses by offering marketing, promotions and professional development to
improve the Centre’s economic viability.

¢ Promote the Centre as the place of choice for professional and retail services.

e Foster stronger support with local businesses, community groups, clubs, education institutions, private and
public organisations including Council.

¢ Lobby the Centre’s Body Corporates and property owners for appearance and physical improvements of the

Centre.

Strategise Group Page | 9

Page 87



Whitehorse City Council

Ordinary Council Meeting 26 August 2019
9.1.2 - ATTACHMENT 1. Business Plan
Burwood Heights Business Association Strategic Business Plan 2019 -2024

TARGET MARKET

There are predominantly three key target groups within a 3km radius of the Centre. Strategies have been based on

these dominant groups, as the ideal customer profile.

Local community and
shopping centre customers
*  Local community *
*  Shopping centre
customers
*  New residents
* Loyalty App and
eNewsletter members
*  Social media followers

Local customers working in
the area
*  Burwood Brickworks
Shopping Centre
*  Tradesmen
*  Tally Ho Business Park
*  Greenwood Officepark
* RSPCA

Deakin University, Burwood
Campus

*  Students

*  Llecturers

Key message

The Centre’s key message is easy parking, friendly service

and convenient shopping.

Image: Deakin University, Burwood Student Plaza

* Refer to appendix 5 Community Demographics
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STRATEGIES

To realise the Association’s vision and objectives, these four key strategies have been identified:

1. Marketing and Centre Promotions
2. Business Development
3. Physical Development and Centre Improvements

4. Management, Finance and Communications

The following provides a set of recommended strategies that underpin these four components over a five-year

period.

VBN,

Shopping Centre

Burwood Heights Shopping Centre website

Marketing and Centre Promotions

To deliver a unified marketing and promotional strategy to increase visitation to the
Centre.

The recommended set of strategies for Marketing and Centre Promotions are:

Centre Promotional Activities

e Prepare a cost-effective 12-month marketing plan of Centre promotional activities.
e Organise 50c spend and save promotions.

e Update in-Centre Breezeway posters in laneways to promote Centre offerings.

e Donate gift vouchers to local schools and community groups.
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¢ [nvestigate and apply for Council’s Festive Decoration grant for up to $3,000 (matched funding) over a 3-year
period.

e |[nstall Christmas decorations in November of each year.

¢ Encourage businesses to participate in Centre promotions.

s |nvestigate and develop sustainable, shop local, Centre branded eco-friendly bags to complement the Victorian
Government legislative ban on lightweight, single-use plastic bags from November 2019.

s Consult with consumers and businesses to provide an insight to the success of the Centre’'s promotional

activities.

Communication and Website Promotion

¢ Develop engaging and content rich electronic direct mail (EDM) campaigns via MailChimp.

Develop printed, leaflet letter box drops.

s Develop relevant, engaging promotional content on the Centre’s website.

s Develop website blogs to build traction and engagement.

s Enable Centre branded (new and existing) social media links on the website’s homepage.
s Maintain the website business directory and update Centre promotions.

e Establish cross web links with Centre businesses and local supporting groups.

Digital Media Marketing

e Develop and implement a cost-effective digital marketing strategy to promote Centre promotional activities.

e Monitor and review social media and Loyalty App engagement, every month.

e Develop social media promotional material for special activities during each year.

e Increase social media engagement (Facebook from 44 to 1,000 and Instagram from 8 to 1,000 over five years).

e Introduce new digital platforms (YouTube, WeChat).

e Encourage social media cross-promotional engagement with Deakin University and local groups (e.g. Whitehorse
Business Group Inc, etc).

e Evaluate and review the Loyalty App traction and effectiveness.

e Increase Loyalty App user membership.

e Increase business participation to promote discounts/coupons on the Loyalty App.

e Enable push notifications to Loyalty App members.

Centre Branding Promotion

¢ Promote the Centre’s key strengths to increase the Centre's branding awareness.

e |nstall Centre branded flags during the year and Christmas flags in November, of each year.
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Strategic Marketing and Promotion

Develop a campaign specific to attract new residents and customers at the upcoming Burwood Brickworks
Shopping Centre (align with Centre opening).

Identify cross-synergies and promotional opportunities with local community groups and stakeholders.

Seek support from Council to facilitate stakeholder relationships, where possible.

Continue relationship with Fletchers Real Estate for in-kind advertising boards at each entry point and ad hoc
advertising in the weekly real estate magazine.

Facilitate buy-local campaigns leveraging from Centre business’ customer databases to offer discount vouchers
and loyalty cards.

Investigate feasibility to provide a ‘click and collect’ service offered by participating goods and services
businesses.

Investigate feasibility of advertising at nearby bus and tram stops.
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“Draw your Mum” Mothers’ Day drawing competition
displayed on Woolworths windows

Business Development

To support new and existing Centre businesses and strengthen business opportunities,
stakeholder relations and advocacy.

The recommended set of strategies for Business Development are:

¢ |dentify barriers deterring Centre property / business owners with a shop front facade along Burwood Hwy for a
front and rear entrance. Communicate findings to business owners.

e |nvestigate further opportunities with Deakin University, Burwood campus regarding its future expansion plans.

e Liaise with Council for business opportunities with regional stakeholders e.g. the Victorian government's North
East Link project stakeholders.

s Encourage businesses to nominate themselves in local business awards e.g. annual Whitehorse Excellence
Business Award.

s Promote professional development and networking opportunities to businesses through free or low-cost
programs offered by Council, government and regional groups e.g. Whitehorse Business Group Inc. and Eastern
Innovation Business Centre.

s Investigate in-Centre, visual merchandise workshops to assist with shop window and store presentation.

¢ Benchmark with other neighbouring Councils / shopping centres on how landlords are enticed to lower rental
costs and maintain low vacancies.

e Liaise with other Shopping Centre Coordinators, Association Presidents and tenants to identify best practices.

¢ Request Council to facilitate (6 monthly) regional meetings with Shopping Centre Presidents, Vice Presidents and
Centre Coordinators and regularly attend them.

e Subscribe to relevant websites to be notified of available grant opportunities.
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Burwood Heights Shopping Centre - outdoor seating and car park view

Physical Development and Centre Improvements

To advocate to stakeholders for improved physical amenities, cleanliness and streetscape
improvements.

Recommended set of strategies for Physical Development and Centre Improvements are:

¢ The Association will attend Body Corporate meetings to advocate for Centre maintenance and improvements.
e (learly identify the scope of roles and responsibilities of (3) Body Corporates to achieve:
— installation of new flagpoles and a pylon sign on the Burwood Highway frontage of the Centre.
— installation of light poles and lighting in secluded areas and lanes to support the Centre’s night-time
economy.
— investigate alternate low-cost lighting (solar and fairy lighting) in the Centre.
— investigate implementation costs and grant opportunities for CCTV installation.
— identify the business mix gap and develop an investment attraction prospectus.
— Introduction of pop up stores in vacant shops.
— communicate with landlords and seek their support to lower rental costs.
— facilitate nomination of property owner champions to support initiatives.
— manage issues that may be damaging Centre branding (e.g. cleanliness, streetscape improvements)
— identify and review the Centre’s directional signage at all entry points and Centre directory.
— identify information required by VicRoads and collect data to pursue a permanent clearway at
Middleborough Road entrance.
e (ollaborate with Victoria Police and Neighbourhood Houses, to increase safety awareness to businesses and the

community (crime prevention kits).
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d

,

S

Burwood Heights Shopping Centre shops and office suites

Management, Finance and Communication

To manage and sustain a functional committee to govern the Special Rate/Charge
Scheme and support the Centre’s marketing and promotional activities.

The recommended set of strategies for Management, Finance and Communication are:

Effectively sustain a functional committee and manage a Scheme program.

¢ Undertake financial and marketing activity reporting and make available on request.

¢ Undertake regulatory reporting requirements to government.

s (Clearly identify the Centre Coordinator’s scope of role and responsibilities to assist the Association in delivering a
unified marketing and promotions program.

s Review resourcing requirements of the Centre Coordinator.

s Monitor and review when professional consultants are required to undertake specific projects.

s Communicate with Centre businesses all marketing and promotional activities (via email, EMD, hardcopy memos
and face to face visitation).

* Review communication updates and frequency to businesses.

¢ Encourage businesses to work together as a team to support the program.

¢ Ensure a widespread representation of commercial and professional businesses on the Committee.

® |ncrease Association membership and ensure all committee members are aware of governance responsibilities.

¢ Develop a welcome kit for new committee members and new businesses.

¢ Seek support from Council towards the end of the Scheme period.
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BUDGET

The Association has a marketing and promotions program funded by an annual Scheme of $45,000 with a CPI

increase per annum.

It is estimated that the cost of undertaking the proposed initiatives outlined in the Action Plan will be $45,000 in

2019/20 (which is year 1, pro rata).

Expenses Estimated cost

Management

Centre Coordinator management fees $18,720
Accounting and audit fees $ 1,400
Public Liability Insurance S 800
Catering for meetings $ 400
APRA and Consumer Affairs S 370

Marketing, Advertising and Promotions

Loyalty app maintenance and cloud storage $10,752
Christmas decorations, install, dismantle & storage S 4,500
Digital marketing S 4,000
Quarterly newsletters, art, design and print $ 1,300
Website, maintenance, updates $ 1,005
Prizes for loyalty app (550 per month) / 50c spend and save promotions $ 600
Flag changeover and updates $ 535
In-Centre Breezeway poster updates $ 500
Professional development (training) for Centre Coordinator $ 118
Total $45,000

Financial support

To support the Centre’s marketing and promotional program, the Association will:
e seek in-kind support from Centre businesses and local organisations.
¢ apply for a Festive Decoration Grant from Council which allows up to $3,000 (matched funding) over a
3-year period.

e investigate and apply for government grants.
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OVERALL MONITORING AND EVALUATION

The Association has a financial accountability system in place to meet the regularly reporting requirements of

both Consumer Affairs Victoria and the Council.

A financial report, outlining expenditure against a designated budget will be maintained and made available on

request.

The Association will monitor and evaluate the achievement of the actions outlined in the Business Plan every

quarter during each financial year and maintain the documentation.

At the end of the financial year, an audited financial statement detailing the annual income and expenditure will

be prepared and presented at the AGM and to Council by no later than 1 September each year.
An annual budget and business plan reporting on key activities and outcomes will be prepared and presented to
Council, on or before 1 September each year, in accordance with the requirements of the Scheme Agreement to

release the funds.

At the AGM, a summary report of key achievements and financial reports will be presented.

Strategise Group Page | 26

Page 104



Whitehorse City Council
Ordinary Council Meeting 26 August 2019

9.1.2 - ATTACHMENT 1. Business Plan

Burwood Heights Business Association Strategic Business Plan 2019 -2024

APPENDICES

These appendices provide a background and further information to support the business plan.

1. Management Committee

The Committee of the Burwood Heights Business Association for 2018/2019 are:

e President: Attilio Gioia

* Vice President: Claudio Bernardo
e Treasurer: Enza Sirianni

*  Secretary: Sharon Leeson

* General Ordinary Members: Larry Field, Hubert Fong, Paula Kyriacou, Carrie Giacometti,

Ben Seoh, Chris Tzimos

s Centre Coordinator: Karen Webb
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2. Burwood Heights Shopping Centre Businesses

A tenant list of 37 businesses (includes 4 vacancies and 1 telecommunication tower), as at June 2019

is as follows:

Property address Business Name

Shop 1/2-8 Burwood Highway

Il Amalfi Pizza and Pasta

Shop 2/2-8 Burwood Highway

Brazilian Butterfly

Shop 3/2-8 Burwood Highway

Vacant

Shop 4/2-8 Burwood Highway

Ultimate Hairworks

Shop 5/2-8 Burwood Highway

East Burwood Travel & Cruise

Shop 6/2-8 Burwood Highway

East Burwood Travel & Cruise

Shop 7/2-8 Burwood Highway

Great White Shark Education

Shop 8/2-8 Burwood Highway

Artisan 8 Bakers

Shop 9/2-8 Burwood Highway

RSPCA Creature Comforts

Shop 10/2-8 Burwood Highway

RSPCA Op Shop

Shop 11/2-8 Burwood Highway

Spizzico Gourmet Deli Café

Shop 12/2-8 Burwood Highway

All People Chinese Restaurant

Shop 13/2-8 Burwood Highway

Burwood Heights Dry Cleaners

Shop 14/2-8 Burwood Highway

Vacant

Suite 1/2-8 Burwood Highway

Arthur Kyriacou & Co

Suite 2/2-8 Burwood Highway

Arthur Kyriacou & Co

Suite 3/2-8 Burwood Highway

Fong & Co. Barristers

Suite 4/2-8 Burwood Highway

Nexus Psychology

Suite 5/2-8 Burwood Highway

Kristy Pan & Co

Suite 6/2-8 Burwood Highway

Vacant

Suite 7/2-8 Burwood Highway

Loanbrix

Roof 2-8 Burwood Highway

Body Corporate No 20884 (telecommunication tower)

1/10-40 Burwood Highway

Spectacles Plus

2/10-40 Burwood Highway

Burwood Heights Medical Centre

3/10-40 Burwood Highway

H&R Block

4/10-40 Burwood Highway

East Burwood Newsagency & Post Office

5/10-40 Burwood Highway

Kebab Yeah

6/10-40 Burwood Highway

Quality Pharmacy

7/10-40 Burwood Highway

Quality Pharmacy

8/10-40 Burwood Highway

Quality Pharmacy

9/10-40 Burwood Highway

Fruit Hut

10-11/10-40 Burwood Highway

Burwood Highway Asian Grocery

11A/10-40 Burwood Highway

Active Audiology

12/10-40 Burwood Highway

High & Mighty

13/10-40 Burwood Highway

Vacant

42-50 Burwood Highway

Woolworths & BWS

50 Middleborough Road

Woolworths Caltex Petrol Station

Strategise Group

Page | 28
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3. Whitehorse City Council Business Owners/Operators Survey Results

Council conducted a survey of business owners/operators of the Burwood Heights Shopping Centre

in March 2019. Below is a summary of the survey results as provided by Council.

Background

Following a request from the Burwood Heights Business Association to renew the existing
special charge, a survey was distributed (in both electronic and hard copy format) to determine
the level of ‘in principal’ support for renewal. The survey also asked business owners/operators

to provide feedback in relation to the performance of the centre during the past financial year.

Results

Council received 27 survey responses (representing 25 businesses*) from 37 rateable
tenancies.

The following data was compiled from responses across Parts B (partial), C, D and E (partial).
Private data in other sections is not disclosed.

Part B — Your Business

In excess of 50% of respondents indicated that their business turnover has remained the same

in the past financial year, whilst over 25% indicated that their turnover has decreased.

BUSINESS TURNOVER - PAST FINANCIAL YEAR

NCRLASCD INCRCASLD RCMAINCD THC DLCRCASCD DCACRLCASCE UNSURL NO RCPONSL

SUBSTANTIALLY SAME SUBSTANTIALLY
* RSPCA submitted a response from head office and 2 entries were received from Quality

Pharmacy. Please note that responses in relation to ‘in principal’ support for scheme renewal

were not duplicated.
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Part C: The Centre — How would you rate the performance of the Centre during the past
financial year?

The overall perception from respondents was that the performance of the centre has
remained the same over the past financial year. The one significant exception to this, was in
relation to the number of vacant properties. Performance in relation to business mix, number
of customers in the centre, physical design and appearance and centre image and identity

recorded the highest levels of decline.

Performance of Centre

& No Response  « Declined = NoChange & Improved

4%
4%

Car parking availability 05

4%

Traffic Mow 59t

Physical design and appearance 70%

Communications between businesses cgu,

Management and operation 63%

%
Promational events

Sad,

A&

Number of vacant properties

i g AT%
HBusiness mix S5

Centre image and identity 67%

i 33%
Number ot customersin the Centre 1%

Business owners / operators were asked to reflect on aspects they liked, valued and disliked
about the centre. They were then invited to nominate the most important issue that they
would like addressed. Many of the aspects do not fall within the scope of the special charge
and the Association is encouraged to provide this feedback to the Body Corporate for

consideration / action.
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Marketing & Promotional Satisfaction

30%

25%

20%

15%

10%

5%
A
0%
Very Satisfied Satisfied Neutral Dissatisfied Very No response
Dissatisfied
Marketing and promotional activities business owners / operators would you like to see
pursued in the future?
¢ Updated signage to accurately reflect tenancies operating in centre
s Community activities to attract more people to the centre
* Increased targeting of Deakin students/staff
e Sometimes too ‘old school’, need to become more professional
e Increased direct mail outs
¢ (Carpark events
& Marketing clinics
e Virtual reality
e  Marketing bags
e Expanded website
e Digital activities
e Newsletters
e A-Frame signs on Burwood Hwy directing customers
Strategise Group Page | 33
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4, SWOT Other Comments

Other comments raised during the visioning workshop include:

Strengths

Key business attractions: newsagency with postal agency, medical centre.
Personalised and friendly customer service.

Established retailer support / collaboration with businesses.

Strong sense of community.

Council’'s Festive Decoration Grant funding.

Opportunities

Strengthen public and private partnerships.
Leverage Centre business networks and databases for buy-local campaigns, promotional bundles /
vouchers etc.
Strengthen support from Body Corporates to attract fresh produce, butcher, community bank, variety
discount stores in the Centre.
Strengthen support from Council for

- Special Rate/Charge Scheme renewal.

- Burwood Hwy and Middleborough Rd footpath improvement.

- Infrastructure and capital works plan.
Leverage from the upcoming State Government North East Link project that may increase traffic along
major roads e.g Middleborough Road.
Leverage from the upcoming Burwood Brickworks Shopping Centre - staff, visitors and residents (new
houses and apartments).

Weakness

Lack of support and engagement from businesses to participate in Centre promotions.
Physical appearance general cleanliness.
Sheltered / covered walkway.

Threats / Challenges

Competitive online retail trading.
Competition with Burwood Brickworks Shopping Centre (Frasers Property Australia development) —
opening to be determined.
Other competitive neighbourhood shopping centres in proximity includes:
- Burwood One, Mount Waverley Village, Forrest Hill Chase, The Glen, Burwood Village.
Major shopping centres e.g. Eastland and major redevelopment of Westfield Doncaster.
Lack of engagement from businesses.
Low pedestrian traffic.
Poor lighting (near Woolworths) and increase safety (CCTV).
Property owners to maintain shops to uphold the Centre’s ambience.
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5. Community Demographics

The Census data (2016) estimates the median age of people in East Burwood is 38 years old. Other data
includes:

e 22% of residents were aged 60+.
e The proportion of residents in Whitehorse aged 60+ was largely stable between 2011 and 2016.
s  Whitehorse has more residents aged 20-24 years old than Greater Melbourne.
e The biggest growth between 2011 and 2016 in Whitehorse was in the 30-34 age group, which experienced
an 18.6% increase. This was followed by growth in the 25-29 year age group (13.5%).
s Box Hill and Burwood (suburbs) have larger concentrations of residents aged 20-29 (28.5% and 30.7%
respectively compared with 15.3% for the municipality).
e 20% of the population are aged under 18 years.
s 27.8% of people in Whitehorse were attending an education institution.
— A total of 7.7% were in primary school.
- 6.6% were in secondary school.
— Significantly 10.7% attended a tertiary or technical institution.
e Atotal of 11.5% of all residents were born in China. This represents an increase of 68.6% on 2011 (at
7.3%). Itis arapidly growing demographic segment.
¢ The most commonly occurring household type comprises couples with dependents (34.5%).
e Nearly one quarter of households comprised of couples with no children (23.0%) and lone person
households (23.1%).
e The average household has 2.6 people.
e Whitehorse had a slightly higher proportion of low-income households relative to Greater Melbourne, with
8.9% of households earning less than $400 per week, compared with 7.5%.
e  Whitehorse had a higher proportion of high-income households relative to Greater Melbourne, with 17.6%

of households earning more than $3,000 per week, compared with 16.0%.

The median weekly household income is $1,507.
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Shopping Centre

Burwood Heights Business Association Inc.

President

Attilio Gioia
Spectacles Plus
Shop 10

Burwood Heights Shopping Centre

(03) 9808 2691
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Attachment B
Burwood Heights Shopping Centre

Proposed Budget (Year 1)

Management

Centre Coordinator management fees $18,720
Accounting & audit fees $ 1,400
Public Liability Insurance S 800
Catering for meetings S 400
APRA and Consumer Affairs S 370

Marketing, Advertising and Promotions

Loyalty app maintenance & cloud storage $10,752
Christmas decorations, install, dismantle & storage S 4,500
Digital marketing S 4,000
Quarterly newsletters, art, design and print $ 1,300
Website, maintenance, updates $ 1,005
Prizes for loyalty app (550 per month) / 50c spend and save promotions S 600
Flag changeover and updates S§ 535
In-Centre Breezeway poster updates S 500
Professional development (training) for Centre Coordinator S 118
Total $45,000
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Attachment C
Burwood Heights Shopping Centre
Proposed Declaration of Special Charge for Marketing and Promotion

1. That Council declares a Special Charge under section 163(1) ofthe Local Government Act 1989
(Act) for the purposes of defraying expenses to be incurred by Council in, administratively only
and subject to the approval and direction of Council, providing funds to the body operating and
known as the Burwood Heights Business Association (Association) to be used for the purposes
of promotion, marketing, business development and the appointment of a part time Shopping
Centre Coordinator (Coordinator) as agreed to between Council and the Business Association
(Scheme), all of which are associated with the encouragement of retail and commercial activity
and economic development in the Burwood Heights Shopping Centre (the Centre).

2. That the Special Charge will be based on geographic criteria, having regard to the location of
those rateable properties in the area of the Scheme that are presently (or are reasonably
capable of) being used for, commercial, retail or professional purposes, the addresses of such
rateable properties being more particularly described and listed in column 1 of the table forming
Annexure C(1) to this declaration, which rateable properties are otherwise shown as being
situated within the highlighted areas enclosed by continuous thick black lines on the plan
forming Annexure C(2) to this declaration.

3. That in performing functions and exercising powers in relation to activities associated with the
encouragement of retail and commercial activity and economic development in the area for
which the Special Charge is to be declared, Council intends to levy an amount of $45,000 per
annum, raising in total an amount of $225,000 over the five year period of the Scheme, such
amount being the total cost of the performance of the function and the exercise of the power by
Council (in relation to the encouragement of retail and commercial activity and economic
development) to be adjusted annually in accordance with movements in the Consumer Price
Index (CPI)).

4 Thatthe Special Charge Is to be declared (and will remain in force) for the period commencing
on 1 September 2019 and ending on 31 August 2024, being a period of five years.

5. That the area for which the Special Charge is to be declared is the area containing all of the
rateable land known as the Burwood Heights Shopping Centre, as otherwise shown as being
situated within the highlighted areas enclosed by continuous thick black lines on the plan
forming Annexure C(2) to this declaration.

6. That the land in relation to which the Special Charge is to be declared is all that rateable land
described and listed in column 1 of the table forming Annexure C(1) to this declaration.

7. Thatthe Special Charge will be assessed and levied as follows —
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a) for the first year, the Special Charge will comprise the amounts that are set out in column
2 of the table forming Annexure C(1) to this declaration; and

b) for each subsequent year, the Special Charge will comprise the amounts that were payable
in the immediate previous year, adjusted in accordance with movements in the CPI (but
shall not be less than the amount payable in the immediate preceding year).

8. That Council considers there will be a special benefit to the persons required to pay the Special
Charge (being the owners and the occupiers of the properties listed in column 1 of the table
shown forming Annexure C(1) to this declaration) in that there will be a special benefit over and
above that available to persons who are not subject to the Special Charge, and directly and
indirectly the viability of the Centre as a commercial, retaill and professional area will be
enhanced through increased economic activity because of the following —

a) Improved marketing and promotion for the Centre as a whole increasing the public
awareness, profile, image and perception of the Centre and attracting increased patronage
to the Centre;

b) all businesses will have better access to advice, information and assistance on latest
trends in marketing, retailing, small business and promotion;

c) all businesses will benefit from having an experienced person coordinating their activiies
for their mutual advantage and acting as a single liaison point, lobbyist and spokesperson
to represent local business within the Centre and deal with various arms of government
(Federal, State and Local); and

d) the value and the use, occupation and enjoyment of the properties and the individual
businesses in the Scheme area will be maintained or enhanced through increased
economic activity.

9. That Council considers only those properties included in the Scheme area as proposed will
derive a relevant special benefit from the imposition of the Special Charge and that there are
no wider special benefits or community benefits to be taken into account in relation to the
proposed Scheme. Council formally determines for the purposes of sections 163(2)(a), 163(2A)
and 163(2B) of the Act that the estimated proportion of the total benefits of the scheme to which
the performance of the function or the exercise of power relates (including all special benefits
and community benefits) that will accrue as special benéefits to all of the persons who are liable
to pay the Special Charge is in a benefit ratio of one to one (or 100%).

10 That having regard to the preceding parts of this declaration, the Special Charge will be levied
by sending notices to the owners or the occupiers of the properties included in the Scheme
which will require that the initial Special Charge set out in column 2 of the table forming
Annexure C(1) to this declaration and the subsequent Special Charges under this Scheme
must be paid in full by the date specified in the notices, which will be a date not less than thirty
days afterthe issue of the notice, or if an owner or occupier so elects to pay the Special Charge
by four equal instalments (or near equal In respect to the final instalment) by the dates fixed by
the Minister by notice published in the Govermment Gazette being the dates on which payment
by four instalments of rates and charges are fixed pursuant to section 167(2) of the Act, and
further declares that interest shall be charged on all late payments of the Special Charge as set
from time to time by Council pursuant to section 172 of the Act.

11. That the Business Association be authorised to administer the proceeds of the Special Charge
on the express condition that it maintains and renews its funding agreement with Council for
the period of the Special Charge.
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