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1 Introduction 

Background 

A Planning and Design Framework Study for the Tuggeranong and Erindale Centres and the 
corridor connecting these centres is being prepared by the ACT Planning and Land Authority 
(ACTPLA).  SGS Economics and Planning Pty Ltd (SGS) has been commissioned to assess the 
economic and employment implications of the proposed scenarios in the Planning and Design 
Framework. 

The economic impacts of the Planning and Design Framework should be positive for the 
community as a whole, however, there may be some negative impacts.  For example, an 
expansion of the Erindale Centre may decrease turnover at the Wanniassa Group Centre.  In 
this case, it is important to allow for competition without creating vacant centres or centres 
with high vacancy rates that have negative consequences for the community.  It is critical 
therefore to identify and assess the economic impacts that the Planning and Design 
Framework may generate.  

Main Trade Area 

Map 1 below shows the main trade area, or catchment area, for the corridor between the 
Tuggeranong Town Centre and the Erindale Centre.  This main trade area is based on small 
areas called travel zones and has been selected on the basis of those travel zones within easy 
access of the two Centres1. 

This report will focus on measuring the economic impacts predominantly within the main trade 
area of the corridor between the Tuggeranong Town Centre and the Erindale Centre.  It is 
important to note that the main trade area is not the only region taken into consideration.  
SGS‘s economic modelling also considers a secondary trade area —Tuggeranong District, and 
an overall trade area – the ACT and Queanbeyan.  The economic impacts for these larger 
regions are also measured. 

  

                                                 
1 The ACT is spatially divided into categories known as travel zones.  In total there are 762 travel zones in the ACT.  Small clusters of 
these travel zones make up the catchment areas for shopping centres, which is the major area that a shopping centre draws its 
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Map 1   Prime Catchment ― Tuggeranong and Erindale Corridor 

 

Report Structure 

This report will firstly review the Tuggeranong policy and planning context.  We will then 
analyse the socio-demographic characteristics of Tuggeranong and review the centres‘ 
existing circumstances.  Subsequently, the report provides a brief explanation of the model we 
have used to estimate the possible impacts of the Planning and Design Framework.  A range of 
scenarios is outlined and the final outcomes, based on these inputs, are presented.  Our 
findings are summarised in the Conclusion. 
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2 Tuggeranong’s Policy and Planning Context  

A Larger Tuggeranong: The Y-Plan for Canberra  

In the 1960‘s, the former National Capital Development Commission (NCDC) commissioned 
Alan M Vorhees and Associates, a firm of land use and transport consultants, to examine a 
range of development and transport options for Canberra.  The Vorhees study evaluated six 
options consisting of different arrangements of towns each with a population of 50,000 to 
150,000 people.  The conclusions of the study provided the basis for the development of a 
linear pattern to achieve a more efficient transport system.  The strategic plan published in 
Tomorrow’s Canberra in 1970 became known as the Y-Plan because of its shape. 

Map 2 shows the proposed separate urban districts or towns, in the form of a ‗Y‘ to 
accommodate Canberra‘s future metropolitan growth.  Each town was intended to be relatively 
self contained and provide for most of the needs of its residents including employment, retail, 
community facilities, leisure and recreation (NCDC 1970). 

Map 2   Strategy Plan for Metropolitan Growth, 1969 

 

Source:  NCDC (1970)  
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The area shaded red in Map 2 shows the original intention was for a portion of the new town of 
Tuggeranong to extend to the west of the Murrumbidgee River.  Between the formulation of the 
Y-Plan in 1970 and a review of the Y-Plan in 1980, the Federal Government decided that no 
urban development was to occur to the west of the Murrumbidgee River given the cost of 
providing major infrastructure such as water and sewerage facilities and the need to construct 
at least four bridges across the River.   

The review of the Y-Plan between 1980 and 1984 resulted in a decision that Tuggeranong 
would be provided with a town centre to service the retail, community and recreational needs 
of the town population.  It was with intention of dispersing employment to avoid congestion, 
long journeys to work and other adverse environmental effects from concentrating employment 
in central Canberra.  The 1984 Metropolitan Policy Plan therefore identified a retail component 
of between 40,000 to 50,000 square metres for the Tuggeranong Town Centre.  A smaller 
Erindale Group Centre was planned with 4,000 square metres of commercial floorspace (NCDC 
1984).  

‘Nested Hierarchy’ Retail  Framework  

The Y-Plan includes a hierarchy of centres with each town having a centre as a focal point for 
higher order retail functions, commercial services, offices and community facilities.  The 
hierarchy of centres can be described as a ‗nested hierarchy‘, as follows:    

 Civic/Canberra CBD  
 Town Centres 
 Group Centres 
 Local Centres.  

The retail hierarchy within these centres is based on meeting the three basic types of shopping 
trips: 

 trips to local centres to provide goods bought daily 
 trips to group centres for weekly grocery shopping 
 trips to town centres to primarily meet the needs for higher order goods which are 

bought less frequently and for which customers would travel further (ACTPLA 2009b).  

Trips to the local and group centres are regarded as convenience shopping for essential items, 
whereas trips to the town centres are regarded as comparison shopping for discretionary items 
and bulkier goods.   
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Current Planning 

The Canberra Spatial Plan is the ACT Government‘s key strategic planning document for 
directing and managing urban growth and change and provides the strategic directions for the 
development of Canberra over the next 30 years.  The key principles underpinning the Spatial 
Plan are: 

 Containing growth  
 Residential intensification 
 Centralising new residential areas 
 Locating employment  
 Protecting biodiversity 
 Good travel connections  
 Sustainable growth of the region  

While the Y-Plan considered new areas for metropolitan growth, the Canberra Spatial Plan 
contemplates a more compact urban form for Canberra.  Thus, in the light of the Canberra 
Spatial Plan, the planning for Tuggeranong also needs to consider a more compact urban 
form. 
 
The Territory Plan is the key statutory planning document in the ACT and its purpose is to 
manage land use change and development in a manner consistent with strategic directions set 
by the ACT Government, the Legislative Assembly and the community. 
 
Map 3 below is an extract from the Territory Plan map showing the current land use zones in 
the study area.  Map 3 also illustrates that the residential land use along the Erindale Corridor 
between Tuggeranong Town Centre and the Erindale Centre is primarily Suburban Residential 
(RZ1) or low density.  It is also worth noting that several portions of land around the 
Tuggeranong Town Centre are zoned for commercial use but are yet to be developed. 
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Map 3   Territory Plan: Erindale Corridor  

 
Source:  ACT Government (2010)  
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Current Projects in Tuggeranong  

Land Release in Greenway 

The Department of Land and Property Services‘ (LAPS) current Indicative Land Release 
program for 2010-11 to 2013-14 includes a planned release of more than 70,000 m² of 
commercial Gross Floor Area (GFA) within the Tuggeranong Town Centre in Greenway.  These 
sites are identified for mixed use and will include a component of residential development up to 
400 dwellings (LAPS 2010b).  Additionally, a development application for 210 units also in 
Greenway is now before the ACT Planning and Land Authority (Canberra Times 5 March 2010).  
Therefore, a total of 610 dwellings could potentially be built in Greenway in the next 12 months. 

There is also an application for a new office building on Block 10 Section 16, which will have a 
total GFA of 41,000 m², including 12,500 m² for a structured car park (ACTPLA 2011).   

Other important projects that might have an effect on Tuggeranong include a land release of 
40,000 m² for community usage at Isabella Plains, a cemetery at a site to be determined in 
Tuggeranong, and a bus station at Erindale. 

Planning and Design Initiatives 

There are other planning and design initiatives currently taking place in Tuggeranong which 
are: 

 A Masterplan for Greenway 
 Tuggeranong and Erindale infrastructure capacity study − a detailed audit and analysis 

of the centres' existing roads, car parks, water, sewage, gas and telecommunications 
infrastructure 

 Erindale bus station feasibility study − this study will provide recommendations for the 
design and construction of a new Erindale bus station 

 Ashley Drive − this study will look at possible short and long term improvements to 
Ashley Drive and Johnson Drive between Isabella Drive and Sternberg Street.  

Planning Need 

The last significant planning studies undertaken for the Erindale Centre was the Erindale Policy 
Plan in 1983, and for the Tuggeranong Town Centre was the Tuggeranong Lakeshore 
Masterplan in 2001.  These plans are considered to be outdated and have been superseded in 
many respects.   
 
This Planning and Design Framework Study for the Tuggeranong and Erindale Centres and the 
corridor connecting these centres is being undertaken to review the area‘s existing planning 
framework and develop a broad strategic outlook for the study area consistent with the ACT 
Government‘s objectives of achieving sustainability outcomes for the Territory.  
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3 Tuggeranong at a Glance 

This subsection provides comments on demographic trends and forecasts for Tuggeranong 
compared to both other districts in the ACT and the region as a whole.  

Population 

According to the Australian Bureau of Statistics (ABS) Census 2006, the population of the 
Tuggeranong Statistical District was more than 86,000 people which represents around 26% of 
the ACT population.  During the 2001 − 2006 period, the population of Tuggeranong 
decreased.  Its Average Annual Rate of Growth (AARG) was -0.2% while the AARG for ACT & 
Queanbeyan was 1.2%.  Furthermore, population projections estimate that Tuggeranong‘s 
population will continue to decline 1.7% over the 2007 − 2019 period, which is projected to be 
driven by relatively high levels of out‑migration (ACT Government 2009). 

Figure 1   Tuggeranong’s Population by Suburbs, 2001 − 2006  

 
Source: ABS (2006) 
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Despite Tuggeranong‘s overall population decline, Figure 1 shows that the population in 
Banks, Conder, Gordon, and Greenway increased.  Furthermore, thanks to these southern 
suburbs, South Tuggeranong‘s population increased at an AARG of 0.3%, while the population 
in the North decreased at an AARG of -1.8%.   

Figure 2 shows the population age structure for North and South Tuggeranong in 2006 and the 
projected age structure for Tuggeranong as a whole.  North Tuggeranong was developed 
mainly during the 1980‘s, while Banks, Conder, and Gordon ― Southern Suburbs ― were 
developed during the 1990‘s.  This is reflected in the population age structure which shows 
that North Tuggeranong is older than South Tuggeranong.  However, it is expected that 
Tuggeranong‘s population aged 65 and over, will increase by 2019.  

Figure 2   Tuggeranong’s Population Age Structure by Area, Observed and Projected, 
2006 & 2019 

 
Source:  ACT Government (2009) and ABS (2006) 
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Socio-economic Characterist ics 

Income 

Tuggeranong‘s population has a relatively high income when compared to Australia as a whole 
and to Canberra/Queanbeyan.  According to the 2006 Census of Population and Housing, the 
median household weekly income for Tuggeranong is $1,547, while for Canberra and 
Queanbeyan it is $1,483, and for Australia it is $1,207 (ABS 2006). 

Figure 3 shows the weekly income cohort for the population of North Tuggeranong, South 
Tuggeranong and Canberra & Queanbeyan.  South and North Tuggeranong have a similar 
income distribution; however, southern suburbs have a slightly larger percentage of 
households in the upper income cohorts.  Nevertheless, overall North and South Tuggeranong 
have relatively more households in the upper income cohorts.   

Figure 3   Weekly Income Distribution ― North Tuggeranong, South Tuggeranong and 
Canberra - Queanbeyan 

 
Source: ABS (2006) 
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Labour Force Status 

Table 1 shows that Tuggeranong‘s unemployment in 2006 was 3.2%, which is significantly 
lower than Australia as a whole, which was 5.2%.  However, it is very similar to the Canberra ― 
Queanbeyan Region unemployment rate of 3.3%.   

There were around 48,600 employed persons across Tuggeranong residents, and there were 
less than 16,000 persons working in Tuggeranong (ABS 2006).   

Table 1   Labour Force Status, 2006 

    
Canberra-Queanbeyan  Tuggeranong, SSD  

 
 

No. % No. % 

Employed 

Full-time(a) 134,085 65.0% 32,700 65.2% 

Part-time 52,788 25.6% 12,834 25.6% 

Employed, away from work 8,662 4.2% 2,022 4.0% 

Hours worked not stated 4,063 2.0% 1,035 2.1% 

Total Employed 199,598 96.7% 48,591 96.8% 

Unemployed 

Full-time work 3,625 1.8% 853 1.7% 

Part-time work 3,205 1.6% 738 1.5% 

Total Unemployed 6,830 3.3% 1,591 3.2% 

Total labour force 206,428 69.6% 50,182 74.5% 

Not in the labour force 75,319 25.4% 14,641 21.7% 

Labour force status not stated 14,733 5.0% 2,533 3.8% 

Total 296,480 100% 67,356 100% 

Source: ABS (2006) 

Figure 4 below, shows the percentage of people working in Tuggeranong and the ACT as a 
whole by industry.  In particular, it shows that Tuggeranong has proportionally lower levels of 
employment in Government, Administration and Defence; Property and Business Services; and 
Health & Community Services when compared with the ACT as a whole.  Figure 4 also shows 
that Tuggeranong has relatively more people working in the Retail and Education sectors when 
compared with the ACT as a whole.  
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Figure 4   Employment by Industry, 2006 

 
Source: ABS Census of Population and Housing (2006) and SGS Economic and Planning 

The ABS Journey To Work (JTW) database was analysed to understand the level of self-
containment in employment Tuggeranong and to establish the portion of the resident 
workforce employed in the same district.  Tuggeranong‘s self-containment level was 24%, 
which is lower than Belconnen (32%), Woden (32%) or Queanbeyan (30%), but higher than 
Gungahlin (16%).  

Furthermore, Figure 5, below shows the number of people working in Tuggeranong and 
Tuggeranong‘s resident workforce by Industry.  It shows that the levels of self-containment are 
relatively low for the following sectors: Manufacturing; Construction; Wholesale Trade; 
Communication Services; Finance and Insurance; Property and Business Services; 
Government Administration and Defence; Health and Community Services; and Personal and 
Other Services. 
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Figure 5   Employment by Industry for Resident Workforce and Workers in Tuggeranong 

 
Source: ABS Census of Population and Housing (2006); and SGS Economics and Planning 

Household Composition and Dwelling Type 

Figure 6 shows the household composition and dwelling type for Tuggeranong as a whole.  It 
shows that the majority of households are composed of couples with children who live in a 
detached dwelling.  Tuggeranong does not have many apartment buildings, with only around 
2% of the households living in apartments.   
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Figure 6   Household Composition & Dwelling Type, Tuggeranong SSD 

 
Source: ABS (2006) 

Motor Vehicles 

Table 2 below, compares the number of motor vehicles per dwelling in both Tuggeranong and 
the ACT as a whole.  Tuggeranong residents have a strong car dependency with only 4% of 
Tuggeranong dwellings not owning a motor vehicle, which compares to 7% for the ACT as a 
whole, and 10% for Australia.  

Table 2   Motor Vehicle per Dwelling, 2006 

 

Tuggeranong Australian Capital Territory 

Dwellings % Dwellings % 

Number of motor vehicles per dwelling: 
    

None 1,070 4% 8,034 7% 

1 motor vehicle 9,631 33% 44,235 39% 

2 motor vehicles 12,341 43% 44,221 39% 

3 motor vehicles 3,979 14% 12,464 11% 

4 or more motor vehicles 1,751 6% 5,023 4% 

Total 28,772 100% 113,977 100% 

Source: ABS (2006) 
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Furthermore, 86% of the trips to Tuggeranong Town Centre are made by car, and only 2% of 
the trips are walked.  It also has a low public transport usage of around 7% of the trips 
generated by bus.  Tuggeranong has a higher level of car dependency than Civic, which has 
car trips of 57%, bus trips of 16%, walking trips of 6%.   

Exist ing Situation 

Erindale Group Centre 

There is approximately 21,000 m² of commercial floorspace at the Erindale Group Centre.  This 
includes 15,000m² in the Core and 7,000 m² in the Services Trades Area (STA) ― the area 
immediately surrounding the Core (ISG 2010).   

The Erindale Services Trade Area has a very low vacancy rate of only 0.9%, while the Erindale 
Core has a 4.6% vacancy rate.  Overall, only 3.4% of total commercial floorspace in the 
Erindale Group Centre is vacant.  This is significantly lower than the average rate of 6.3% for 
Group Centres across the ACT (ISG 2010).   

The location of the Erindale Centre has helped to maintain a high RTD.  Erindale Centre is 
roughly in the middle of the Tuggeranong District, makes the Erindale Centre attractive as 
another transport node on a public transport link between Tuggeranong Town Centre and Civic 
and Gungahlin. 

Erindale Centre has poor vehicle and pedestrian circulation.  Therefore, increasing activity in 
the Centre will require improvements in external and internal roads and pedestrian networks. 

Tuggeranong Town Centre 

According to the PCA July office inventory, the office floorspace in the Tuggeranong Town 
Centre increased between 1991 and 2010 from 29,000 m² to 123,000 m² of Net Leasable Area 
(NLA).  This major increase was mainly driven by Commonwealth Government offices. 

The Tuggeranong Town Centre comprises approximately 181,000 m² of commercial 
floorspace, of which almost 105,000 m² are Core and 76,000 m² are STA floorspace.  As at 
2009, approximately 6% of the commercial floorspace in the Core of the Town Centre was 
vacant and 7% of STA floorspace was vacant (ISG 2010).     

Tuggeranong Town Centre has excellent road infrastructure.  The arterial road infrastructure in 
Tuggeranong makes the Tuggeranong Town Centre highly accessible by car and public 
transport. 

The location of the Tuggeranong Town Centre is an important constraint.  Tuggeranong Town 
Centre is positioned on the far western flank of the town.  The Murrumbidgee River 
immediately to the west of the Town Centre will always be a constraint on future development 
to the west of the Town Centre. 
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Tuggeranong Town Centre currently has a low share of the overall office employment market in 
the ACT.  It was not without some incentives to get Federal Government departments and 
agencies to locate in the Tuggeranong Town Centre. 

Retail Tenancy Mix  

Figure 7 shows the proportion of each Centres‘ retail floorspace by retailing commodity type.  
It shows that a greater proportion of retail floorspace in Erindale Centre is used for Food and 
Hospitality & Services purposes than in Tuggeranong Town Centre.  This reflects the number of 
Hospitality & Services outlets, which are predominantly take-away food stores and restaurants, 
located in the Erindale STA.  A full-line supermarket, two liquor stores, a butcher, baker, 
seafood store and a greengrocer account for almost all Food retailing floorspace at Erindale. 

The Tuggeranong Town Centre has proportionally more retail floorspace used for Clothing, 
Household Goods and Other Retailing, than Erindale Centre.  This indicates that the 
Tuggeranong Town Centre is supplying goods which are bought less frequently; therefore, 
consumers are willing to travel longer distances for those goods2. 

Figure 7   Retail Floorspace by Commodity Type: Tuggeranong & Erindale Centres, 2009 

 
Source:  ISG (2010) and SGS Economics and Planning calculations   

                                                 
2 The Issues Paper differs slightly from this graph due to a reclassification of some stores. 
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Corridor Centres ― Floorspace 

Table 3 shows the centre type, gross floor area (GFA) and vacancy rates for Centres located 
within the Corridor study area, referred to as Main Trade Area (MTA).   

Erindale Group Centre is significantly larger than Wanniassa Group Centre.  The vacancy rates 
for those Group Centres are lower than the average rate of 6.3% for Group Centres across the 
ACT (ISG 2010).   

Table 3   Corridor’s Centres ― Gross Floor Area and Vacancy Rates, 2009 

Source:  ISG (2010) and SGS Economics and Planning calculations 

Table 3 also shows that local centres are significantly smaller than the Group Centres in the 
study area, with an average of 717 m² of GFA.  In terms of vacancy, their rates vary 
significantly.  There are centres without vacant floorspace ― Bonython and Monash ― and a 
centre completely vacant: Kambah Local – Livingston. 

The centre located at Kambah – Jenke Circuit has 8,000 m² dedicated to a storage business 
and the rest is mainly occupied by community facilities such as a number of churches and a 
childcare centre.  Therefore, in general, businesses within this centre do not compete with 
businesses in the Tuggeranong Town Centre or the Erindale Centre.   

Therefore, the Jenke and Livingston centres in Kambah are not taken into consideration in the 
detailed analysis for this study. 

  

Commercial Centre Centre Type Total Floorspace Vacancy Rate 

Erindale Group Group 21,721 m² 3% 

Wanniassa Group Group 4,078 m² 4% 

Bonython Local Local 344 m² 0% 

Gowrie Local Local 1,320 m² 8% 

Kambah Local - Livingston Local 403 m² 100% 

Monash Local Local 785 m² 0% 

Wanniassa Local Local 731 m² 23% 

Kambah - Jenke Circt. Other 11,952 m² 11% 

Tuggeranong Town Town 181,561 m² 6% 
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Figure 8 shows the percentage of retail floorspace by commodity type and centre ― 
Bonython, Gowrie, Monash, Wanniassa Group, and Wanniassa Local.  Figure 7 shows the 
same commodity classification than Figure 8, however, clothing and household goods are not 
shown in Figure 8 since those centres do not sell those types of commodities which are more 
common in the town centres.   

Apart from Wanniassa Local centre3, these centres typically have a small supermarket or a 
convenience store as an anchor with a take-away food outlet and hairdresser as secondary 
stores.  Medical centres are also a frequent land use amongst these centres; however, Figure 
8 does not include medical centres since they are not classified as retail floorspace.  

Figure 8   Retail Floorspace by Commodity Type: Corridor Centres, 2009 

 
Source:  ISG (2010) and SGS Economics and Planning calculations 

  

                                                 
3 According to the ISG database, Wanniassa Local centre has only a small café and a child education centre. 
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Retai l Turnover Densities (RTDs)  

In terms of Retail Turnover Density (RTD) or retail turnover per m², the Erindale Centre is one of 
the strongest performing shopping centres in Canberra.  Figure 9 shows that the Erindale 
Shopping Centre has the highest retail turnover by floorspace4 ($13,458 per m²), compared to 
other Group Centres such as Cooleman Court and Lanyon Market Place (PCA 2010). 

Figure 9 also shows that compared to the other town centres, the Tuggeranong Hyperdome 
has one of the lowest retail turnovers by floorspace ($4,456 per m²).   

Figure 9   Retail Turnover Density for Selected Shopping Centres, 2009 

 

Source:  PCA (2010) and SGS Economics & Planning calculations 

  

                                                 
4 The Property Council of Australia (PCA) database only calculates block 17 for Erindale Centre which overvalues Erindale’s RTD.  
However, our calculations, including surrounding stores, shows that Erindale Centre is still above the regional average. 
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Corridor Centres ― RTDs 

Figure 10 illustrates the estimated Retail Turnover Densities (RTD), or retail turnover per m², for 
the Bonython, Gowrie, Monash and Wanniassa Local Centres and the Wanniassa Group 
Centre.  Amongst these centres, Wanniassa Local Centre has the lowest RTD ($3,588 per m²), 
whilst Gowrie has the highest ($8,536 per m²).   

Usually, supermarkets have a higher RTD than other types of stores.  This fact helps to explain 
why Wanniassa Local Centre has a lower RTD.  According to the ISG database, Wanniassa 
Local Centre only has a small café and a child education centre, with the latter not classified as 
retail.   

Figure 10   Retail Turnover Density for Selected Corridor Centres, 2009 

 
Source:  ISG (2010) and SGS Economics & Planning calculations 

Gowrie Local Centre ($12,397) has the highest RTD for the supermarkets in the study area, 
followed by Wanniassa Group ($9,576), Bonython Local ($8,832) and Monash Local ($7,546).  
The supermarket at Monash Local Centre has a lower estimated RTD than the average for 
Australian local supermarkets which is around $ 10,500 per m² (URBIS 2009). 
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4 Measuring Economic Impacts 

Retai l Model: Brief descript ion  

SGS‘s approach to retail modelling is underpinned by asking the following broad questions:  

 Where does the money come from? 
 Where does the money go? 

For the first question, it is assumed that centres‘ turnovers are equal to people‘s expenditures.  
People can go to the commercial centres from their home, work or from other locations as 
visitors.  Figure 11 shows where the money comes from. 

Figure 11   Retail Model ― Where does the money come from? 

 

For the second question, the focus is on where people spend their money.  The diagram 
(Figure 12) below shows that any given residential area can spend their money at different 
centres.  Their predisposition, or tendency, to spend in each centre depends on the 
attractiveness of the centre and time of travel to the centre.  

A series of equations matching people‘s expenditures to each centre can help to find the 
corresponding level of ―attractiveness‖.  Upon defining this attribute, modifications can be 
simulated through the model to assess future economic impacts.  A more detail explanation of 
this model can be found within the appendix. 
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Figure 12   Retail Model ― Where does the money go? 

 

Expenditure components 

The retailers‘ turnover in the ACT is derived from expenditure by residents and expenditure by 
visitors to the ACT.  Resident expenditure can be further broken down into expenditure which 
is associated with home-based trips and expenditure which is associated with non-home-
based trips.  Residents of the study area will also spend money outside of the study area, for 
example in Sydney or on-line. Expenditure which occurs outside of the study area is known as 
escape expenditure.  A summary of the components of expenditure used in the ACT Retail 
Model is shown in Figure 13 . 

Figure 13   Sources of Expenditure 

 

 

Source: SGS Economics and Planning (2010) 

 

Escape expenditure 

Resident 
expenditure 

Visitor expenditure 

Home-based resident expenditure 

Non-home-based resident expenditure 
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Where Does the Money Come From?  

Using the SGS retail model, it is estimated that Tuggeranong Town Centre and Erindale Centre 
have a combined annual turnover of more than $527 million in 2010, of which the primary 
source is home-based expenditure ($470 million, or around 90%).  Household goods stores are 
the main source of turnover for the Tuggeranong Town Centre, whilst food stores are the main 
source of turnover for the Erindale Centre, representing around 35% and 70% of their 
respective turnovers.  Hospitality and services is also an important driver at Erindale Centre 
(around 13%); however, at Tuggeranong Town Centre, this sector represents no more than 4 
percent.  A detailed description of where the money comes from follows. 

Erindale Centre 

Map 4 and Map 5 show the estimated sources of turnover for the Erindale Centre, which only 
includes home-based expenditure.  The maps depict the same information, although Map 5 
shows sources from the whole of Canberra.  The maps show that the Erindale Centre‘s main 
source of income is from people living in Oxley, Monash, Gowrie, Fadden, Chisholm, Gilmore 
and from significant parts of Wanniassa.  Interestingly, Erindale Centre also obtains substantial 
revenue from the suburbs of Calwell and Theodore.  

There are six group centres close to Erindale Centre, five of which are within the Tuggeranong 
Statistical Sub Division (SSD) boundaries.  Erindale Centre does not obtain much of its income 
from people living in Kambah, Greenway, the southern suburbs of Woden, and the southern 
Tuggeranong suburbs of Conder, Banks, Gordon and Bonython.  In those areas, people are 
attracted to their respective Group Centres.  

Map 4 also illustrates that the Wanniassa Group Centre draws its revenue from the areas 
closest to it which includes parts of Wanniassa and Kambah.  Due to its proximity to the 
Erindale Centre, the Wanniassa Group Centre could therefore be affected by significant 
changes at the Erindale Centre. 

While Chisholm has its own Group Centre; there is a significant level of revenue flowing to the 
Erindale Centre from the suburbs of Chisholm, Gilmore and Richardson.  Similarly, a significant 
level of revenue is flowing to the Erindale Centre from Theodore and west Calwell to the 
Erindale Centre, despite the relative proximity of the Calwell and Conder Group Centres. 
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Map 4   Where the money comes from? ― Erindale Centre, Tuggeranong View 

 
Source:  ISG (2010) and SGS Economics & Planning calculations 

Tuggeranong Town Centre 

It is estimated that Tuggeranong Town Centre has an annual turnover of more than $450 
million of which around $410 million is generated by home-base resident expenditure.  Map 6 
sketches where this home-based turnover comes from.  Apart from south Weston, it shows 
that Tuggeranong Town Centre‘s main source of income is the Tuggeranong SSD.  It is 
remarkable that Gordon, Conder and Banks (all in the south of the District of Tuggeranong) do 
not contribute greatly to Tuggeranong Town Centre‘s income. 
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Map 5   Where the money comes from? ― Erindale Centre, ACT View 

 
Source:  ISG (2010) and SGS Economics & Planning calculations   
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Map 6   Where the money comes from? ― Tuggeranong Town Centre 

 
Source:  ISG (2010) and SGS Economics & Planning calculations   
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Where Does the Money Go? 

Canberra 

Table 4 contains the estimated retail turnover in Canberra by area and type of expenditure. It 
also shows that the expenditure generated from home-based trips accounts for around 53% of 
retail turnover in North Canberra, while the rest of Canberra has an average of almost 90%.   

Table 4   Estimated Retail Turnover in Canberra —million Dollars, 2010 

Area / SSD*  

Type of Expenditure 

Home-base 
Non-Home-base & 

Visitor‘s Expenditure 
Total 

Belconnen  $790   $120   $910  

Gungahlin  $330   $50   $380  

North Canberra  $480   $420   $900  

South Canberra**  $900   $140   $1,050  

Tuggeranong  $660   $90   $740  

Weston & Woden  $570   $90   $660  

Canberra  $3,730   $910   $4,640  

* Statistical Sub-Division as defined by the Australian Standard Geographical Classification 
**It is important to remark that Fyshwick and the DFO centre are located within this SSD. 
Source:  SGS Economics and Planning calculations —Retail Model 

Table 4 also shows that North and South Canberra attract more than 40% of the retail turnover 
in Canberra.  Tuggeranong SSD has around 16% of the total retail turnover in Canberra of 
which almost 90% is generated from home-based residential expenditure.   

Tuggeranong District 

Map 7 shows where the population of Tuggeranong spends its home-based expenditure.  As 
expected, a good amount stays in the Tuggeranong District, with a smaller than expected 
outflow to Civic.  However, overall there is a high outflow of retail expenditure from 
Tuggeranong, particularly to the Fyshwick and Woden areas.  SGS estimates that the turnover 
of all centres in Tuggeranong would significantly increase, if they could capture the outflow of 
retail expenditure. 

Table 5 shows the estimated retail turnover and expenditure by areas.  It also shows the 
balance, or net flow, for each area.  If the net flow is negative, then there is on outflow of 
money from the study area to the rest of the ACT & Queanbeyan region.  If the net flow is 
positive, then there is an inflow of money from other areas to the study area. 
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North and South Canberra have a significant inflow of around $750 million per annum, which is 
expected since important retail areas are located within their boundaries.  Tuggeranong has an 
outflow of around $280 million; therefore, there is an opportunity to increase revenues for 
retailers at Tuggeranong.  Furthermore, as a percentage of turnover or in dollar terms, the 
District of Tuggeranong has the highest money outflow of Canberra‘s Districts. 

Table 5   Estimated Retail Turnover and Expenditure by SSD, in million Dollars —2010 

Area / SSD* 
Turnover, 

Home-base 
Expenditure,  
Home-base 

Net Flow 
Dollars 

Outflow 
Percentage 

Belconnen  $790   $950  -$160  -20% 

Gungahlin  $330   $380  -$50  -15% 

North Canberra  $480   $360   $120  25% 

South Canberra  $900   $270   $630  70% 

Tuggeranong  $660   $940  -$280  -42% 

Weston & Woden  $570   $600  -$30  -5% 

* Statistical Sub-Division as defined by the Australian Standard Geographical Classification 
Source:  SGS Economics and Planning calculations — Retail Model 
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Map 7   Where the money goes? ― Tuggeranong SSD 

 
Source:  ISG (2010) and SGS Economics & Planning calculations   
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Population 

The ACT Retail Model uses per capita expenditure estimates as a means of determining the 
available pool of expenditure available for distribution.  Thus, it is necessary to build into the 
model estimates of the current and future resident population of the study area.  Additionally, 
the spatial distribution of population is important because a large share of resident expenditure 
is associated with home-based trips.  

ACTPLA has provided SGS with population projections for the urban travel zones for 2006, 
2011, 2016, 2021 and 2031.  SGS interpolated this data to produce projections for 2026.  SGS 
also prepared population estimates for the non-urban travel zones based on whether the travel 
zone is in a rural zone or in a designated, hills, ridges and buffer area, or urban open space 
zone under the Territory Plan.  For non-urban rural travel zones, SGS disaggregated 2006 ABS 
Census Collection District population data using concordances based on share of total land 
area.  For the other non-urban zones, SGS assumed nil populations, as under the Territory Plan 
residential development is prohibited.  SGS has assumed no population growth for all non-
urban travel zones.  

The highest population growth districts over the projection period are Gungahlin and Molonglo.  
Correspondingly, the available pool of retail expenditure from these districts will increase 
significantly and will likely support the development of new retail centres. 

These population projections show that if the current trend continues, Tuggeranong‘s 
population will decline by an average annual rate of -0.3% for the period 2010 - 2031.  
However, the population will remain almost stable in South Tuggeranong and the Erindale 
corridor area, which means that North Tuggeranong will suffer a higher rate of population 
decline.   

Table 6   Low Population Projections, 2010 - 2031 

Area 2010 2031 
Annual Rate 
of Growth 

Main Trade Area 23,796 23,140 -0.1% 

North Tuggeranong 50,430 45,950 -0.5% 

South Tuggeranong 38,263 36,650 -0.2% 

Tuggeranong SSD 88,693 82,600 -0.3% 

Source:  ACTPLA and SGS Economics and Planning calculations 

One of the intentions of the Planning and Design Framework is to create a more liveable 
environment.  If successful, it will not only create incentives to live in Tuggeranong, but will also 
reverse current population projections.  Consequently, this report will use the above population 
projections for the lower population scenarios.  The higher population scenarios will assume 
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more population particularly around the Tuggeranong and Erindale Corridor.  Table 7 below 
shows the high population projections that are used in our scenarios. 

Table 7   High Population Projections, 2010  2031 

 
2010 2031 

Annual Rate of 
Growth 

Erindale Corridor 24,169 32,518 1.4% 

North Tuggeranong 50,430 56,602 0.6% 

South Tuggeranong 38,263 40,361 0.3% 

Tuggeranong SSD* 88,693 96,963 0.4% 

Source:  ACTPLA and SGS Economics and Planning calculations 

This high population scenario was based on the assumption that the RMZs within the Erindale 
Corridor will have an annual population growth rate of 1.4%.  This is the same as the average 
rate of population growth expected for the Canberra and Queanbeyan area for the period 
20102031.  For the rest of Tuggeranong District, it was assumed that the population will not 
decline as projected.  It is noted that North and South Tuggeranong will have a small increase 
in population overall, due to the fact that the Erindale Corridor area is situated within these two 
areas. 

Scenarios 

Different scenarios were developed to estimate possible outcomes.  In order to form a range of 
possible scenarios, we made some assumptions about possible expansion of retail floor 
spaces in both the Erindale Centre and the Tuggeranong Town Centre, as follows: 

 A moderate expansion of the Erindale Centre ― 5,000 m²   
This includes a new extension of its supermarket floorspace (less than 2,000 m²); a new 
small Discount Department Store (DDS) of around 1,000 m²; and an increase around 
1,300 m² of hospitality and services. 

 A large expansion of the Erindale Centre ― 17,000 m²   
This includes a new extension of its supermarket floorspace (2,000 m²); a new DDS of 
around 13,000 m²; and an increase around 2,000 m² of hospitality and services.   

 A moderate expansion of the Tuggeranong Town Centre ― 5,000 m²   
This includes a new extension of its supermarket area (less than 2,000 m²); a small 
increase in its DDS area (2,000 m²); and a very small increase in hospitality and services 
floorspace.   

 A large expansion of the Tuggeranong Town Centre ― 30,000 m²   
This includes a new supermarket; a new DDS of around 13,000 m²; and an increase in 
hospitality and services floorspace (around 2,500 m²).   
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Table 8 shows the range of possible scenarios based on the assumptions above. 

Table 8   Expansion Scenarios for Erindale and Tuggeranong centres 

  
Tuggeranong Town Centre 

  
Moderate Expansion Large Expansion 

Erindale 
Centre 

Moderate 
Expansion 

Scenario 1 Scenario 2 

Large Expansion Scenario 3 Scenario 4 

Not only are the floorspace extensions taken into consideration for modelling, it is also 
necessary to take account of the population projections, both low and high projections.  
Therefore, the following eight combinations were modelled:  

 Scenarios 1 to 4 based on high population projections, and 
 Scenarios 1 to 4 based on low population projections. 

Other Assumptions 

For the purposes of the modelling, it is also necessary to assume that the Planning and Design 
Framework will be fully implemented by 2031 and that all other things will remain constant.  
That is, that other commercial centres in and around the study area will not increase their 
relative attractiveness levels and will not expand their gross floor areas.    

Each scenario is compared with the status quo that involves a ‗do nothing approach‘.  That is, 
that the current planning intentions for the Tuggeranong Town Centre and the Erindale Centre 
remain as is for the next 20 years.   

Economic pressure is defined as a centre with an RTD of less than 30% of the URBIS average 
for the corresponding category of centre.  The table below shows the RTD used for 
benchmarking.  

Table 9   Retail Turnover Densities used to define Economic Pressure 

 
Food 

Hospitality 
and Services 

Clothing and 
Soft Goods 

Household 
Goods 

Other 
Retailing 

Local Centre $8,459 $4,337 $3,931 $5,927 $7,786 

Group Centre $11,022 $4,337 $3,931 $5,927 $7,786 

Town Centre $9,512 $5,702 $6,211 $7,894 $9,165 

Source:  URBIS (2009) 
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Retai l Model Outcomes 

Table 10 below shows which corridor‘s Centres would be under economic pressure under the 
various scenarios and population projects discussed above. 

Table 10   Centres under Economic Pressure by Scenario and Projected Population, 2031 

 
Low Population High Population 

Status Quo Monash Local Monash Local 

Scenario 1 Monash Local, and Erindale Group Monash Local 

Scenario 2 
Tuggeranong Town, Monash Local, 

and Erindale Group 
Monash Local 

Scenario 3 Monash Local, and Erindale Group Monash Local, and Erindale Group 

Scenario 4 
Tuggeranong Town, Monash Local, 

and Erindale Group 
Tuggeranong Town, Monash Local, 

and Erindale Group. 

Source:  SGS Economics and Planning Calculations 

Status Quo 

The modelling shows that even with a higher population projection, the Monash Local Centre 
would still be under economic pressure.  Indeed, the Monash Local Centre would come under 
economic pressure under all of the proposed scenarios. 

Scenario 1 – Feasible 

This scenario involves a moderate expansion of both the Tuggeranong Town Centre and the 
Erindale Centre. 

Under the high population projection, only the Monash Local Centre will come under economic 
pressure.  This result is to be expected because under the status quo, this Centre is already 
underperforming.  Under the low population projections, Erindale is just below the RTD for 
household goods.  Therefore, this scenario is considered to be feasible with a low level of risk. 

Scenario 2 – Feasible/Risky 

This scenario involves a large expansion of the Tuggeranong Town Centre and moderate 
expansion of the Erindale Centre. 

Under the high population projection, as expected, only the Monash Local Centre will come 
under economic pressure.  Under the low population projection, Erindale Centre would have a 
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RTD well below the benchmark for household goods.  Furthermore, discount department 
stores at Tuggeranong Town Centre will also come under economic pressure.   

In order to be feasible, this scenario will need to attract around 14,000 additional people to live 
in the District of Tuggeranong.  Consequently, if current planning for the District of 
Tuggeranong fails to attract significant new population to live in Tuggeranong, then this 
scenario is not economically feasible. 

Scenario 3 – Not Feasible 

This scenario involves a moderate expansion of the Tuggeranong Town Centre and a large 
expansion of the Erindale Centre. 

The modelling shows that even with a higher population projection, the Erindale Centre would 
still be under pressure.  Consequently, this scenario is considered not to be feasible.    

Scenario 4 – Not Feasible 

This scenario involves a large expansion of both the Tuggeranong Town Centre and the 
Erindale Group Centre.  

Even with a higher population projection, the Erindale Centre and Tuggeranong Town Centre 
would still come under pressure.  Consequently, this scenario is also considered not to be 
feasible.   

Economic Impacts 

Table 11 shows the estimated turnover under the status quo scenario by Centre and 
population projection. It illustrates that under the high population projections, Tuggeranong 
Town Centre could have a retail turnover of $720 million dollars and the Erindale Centre‘s 
turnover would be about $26 million.  
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Table 11   Estimated Turnover by Centre, million dollars – Status Quo * 

  Status Quo 

Centre 
Low Population 

Projection 
High Population 

Projection 

Bonython Local $2.9 $4.2 

Erindale Group $107.6 $126.0 

Gowrie Local $11.1 $12.3 

Monash Local $4.7 $4.7 

Tuggeranong Town $651.1 $720.1 

Wanniassa Group $29.9 $37.8 

Wanniassa Local $0.3 $0.3 

*Million dollars at constant prices, 2010 

Source:  SGS Economics and Planning Calculations 

Table 12 below, shows the proportional turnover impacts by Centre for each scenario.  It 
shows that under Scenario 1, Erindale centre will have a turnover increase of 29% under high 
and low population projections, respectively.  It is worth mention that this table shows the 
proportional turnover impact against the status quo for different population projections – See 
Table 11.  Therefore, scenario 1 is compared against status quo with high population 
projections, and status quo with low population projections. 
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Table 12   Proportional Turnover Impacts by Centre, Population Projection & Scenario 

  High Population Projection Low Population Projection 

  Scenario Scenario 

  1 2 3 4 1 2 3 4 

Bonython Local -3% -6% -3% -6% -3% -6% -2% -6% 

Erindale Group 29% 25% 57% 51% 29% 25% 57% 51% 

Gowrie Local -4% -6% -4% -6% -4% -5% -3% -5% 

Monash Local -5% -8% -5% -7% -5% -8% -5% -7% 

Tuggeranong Town 2% 17% 1% 16% 3% 18% 1% 16% 

Wanniassa Group -2% -3% -2% -3% -2% -3% -2% -3% 

Wanniassa Local -5% -11% -8% -12% -5% -9% -6% -10% 

Source:  SGS Economics and Planning Calculations 

Table 13 below shows the same results as Table 12 but represented in dollars terms.  Note 
that by adding the figures in Table 11 and Table 13, it is possible to calculate the Centres‘ 
estimated turnovers for the different scenarios.  
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Table 13   Turnover Impacts by Centre, Population Projection & Scenario* 

  High Population Projection Low Population Projection 

  Scenario Scenario 

  1 2 3 4 1 2 3 4 

Bonython Local -$0.1 -$0.3 -$0.1 -$0.3  -$0.1  -$0.2  -$0.1  -$0.2  

Erindale Group -$0.9 -$1.3 -$0.8 -$1.3  -$0.6  -$1.0  -$0.6  -$1.0  

Gowrie Local  $36.2  $30.9  $71.7  $64.3   $31.3   $27.1   $61.2   $55.2  

Monash Local -$0.2 -$0.4 -$0.2 -$0.3  -$0.2  -$0.4  -$0.2  -$0.3  

Tuggeranong Town  $17.6  $125.7  $7.3  $114.6   $17.2   $116.1   $9.2   $107.3  

Wanniassa Group -$0.0 -$0.0 -$0.0 -$0.0  -$0.0  -$0.0  -$0.0  -$0.0  

Wanniassa Local -$0.1 -$0.1 -$0.1 -$0.1  -$0.1  -$0.1  -$0.1  -$0.1  

*Million dollars at constant prices, 2010 

Source:  SGS Economics and Planning Calculations 

Money Outflow 

Currently, it is estimated that the Tuggeranong SSD has a net outflow of $280 million from 
residents‘ home-based expenditure.  This means that the expenditure is bigger from residents 
that leave their home to spend their money outside Tuggeranong than the expenditures from 
external residents coming into Tuggeranong to spend their money.  Table 14 shows that this 
outflow is expected to increase to $360 million by 2031.   

Table 14   Tuggeranong’s Money Outflow by Scenario 

Scenario High Low Average 
Outflow’s 

Reduction Vs 
Status Quo 

Quo -$410 -$310 -$360 
 

1 -$360 -$270 -$315 $45 

2 -$270 -$180 -$225 $135 

3 -$340 -$250 -$295 $65 

4 -$240 -$160 -$200 $160 

*Million dollars at constant prices, 2010 

Source:  SGS Economics and Planning Calculations 
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Table 14 also shows the expected outflow under the different scenarios.  Under Scenario 4, a 
larger Tuggeranong Town Centre and a larger Erindale Centre, have the best potential to 
reduce the outflow in comparison with the ‗do nothing approach‘ or the status quo.  It is 
important to note that despite the reduction in outflow, this scenario is not feasible in the long-
term.   

Under Scenario 1, which is feasible and less risky than the other scenarios, there is the 
potential to retain around $35 million annually in the Tuggeranong SSD.  It is worth mentioning 
that the relative attractiveness of the Centres has to remain constant.  If the relative 
attractiveness increases, then the reduction of outflow also increases —and vice versa.   

It is estimated that the attractiveness index for the Erindale Centre is above the average group 
centre in Canberra for food and hospitality and the services sectors, and below average for 
clothing and household goods.  Tuggeranong Town Centre has a lower attractiveness index 
than the average level of attractiveness for the various town centres in the ACT & Queanbeyan. 

Attractiveness depends upon the customers‘ preferences, therefore, a marketing study and 
strategy for each centre has to be implemented in order to increase the level of attractiveness 
without increasing floorspace or compromising local amenity.  

It is also recommended that a more detailed cost befit analysis or business case for each 
Centre is undertaken before the Centre‘s expansion.  

Employment Impacts 

In order to assess the overall employment impacts of the Planning and Design Framework, 
SGS applied what is termed an Input-Output model.  This model incorporates the following 
three steps: 

1. Generate an econometric model of the local economy.  This means tracing the input-
output relationships between the different sectors of the economy and summarising 
them into a set of economic multipliers for the area. 

2. Given the level of investment, SGS will feed this data into the Input-Output model to 
estimate the economic spillovers. 

3. The spillovers are expressed in terms of total economic output (the direct investment 
plus the indirect flow), economic value added (Gross Regional Product), and 
employment outcomes. 

Those models will give us estimations of possible economic impacts from the investment and 
commercial changes that the Planning and Design Framework might generate.  Table 15 
below summarises the changes in employment for the given scenarios which were estimated 
using the retained outflow data in Table 14.  Table 15 shows that a moderate floorspace 
increase at Tuggeranong Town Centre and Erindale Centre will generate around 800 more jobs 
at Tuggeranong than the Status Quo Scenario.  
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Table 15   Changes in Retail Employment by Scenario 

  
Number of Jobs 

Scenario 
Population  
Projections 

Direct Indirect Total 

1 
High 510 300 810 

Low 410 240 650 

2 
High 1,330 770 2,100 

Low Not Feasible 

3 
High Not Feasible 

Low Not Feasible 

4 
High Not Feasible 

Low Not Feasible 

Table 16 below, summarises the main advantages and disadvantages of the different 
scenarios.  It shows that a larger Erindale is not recommended due to infrastructure costs and 
commercial feasibility.  It also shows that a large Tuggeranong Town Centre is risky since its 
needs to attract an additional 14,000 persons to live in Tuggeranong to make it viable.   
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Table 16   Summary ― Retail Output Scenarios 

Scenario 1 

 A moderate expansion of both centres 
seems viable 

 No need of expensive road infrastructure 

 It has the potential to generate  around 
800 permanent jobs 

 Less risk 

Scenario 2 

 A large Tuggeranong Town Centre can 
generate significantly economic pressures 
to Erindale Centre 

 No need of expensive road infrastructure 

 Need to attract around 14,000 persons to 
live at Tuggeranong  

 If successful, can generate more than 
2,000 permanent jobs 

 More risk 

Scenario 3 

 A larger Erindale centre will need an 
expensive road infrastructure.  It may also 
need to buy land around centre‘s 
surroundings 

 High infrastructure cost  

 Even with high population projections, 
Erindale Centre would be under economic 
pressure 

 Need to attract around 14,000 persons to 
live at Tuggeranong 

Scenario 4 

 A larger Erindale centre will need an 
expensive road infrastructure.  It may also 
need to buy land around centre‘s 
surroundings 

 High infrastructure cost  

 Even with high population projections, 
Erindale Centre and Tuggeranong Town 
Centre would be under economic 
pressure 
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5 Conclusions and Recommendations 

Our main conclusions and recommendations are as follows: 

 There is room for a moderate expansion of the Erindale Centre and the Tuggeranong 
Town Centre.  It is a less risky proposition and could result in retaining around $45 
million of retail expenditure in the Tuggeranong District annually and could generate 
more than 700 extra permanent jobs in Tuggeranong. 

 A large expansion of the Tuggeranong Town Centre is risky since it needs to attract an 
additional 14,000 residents to Tuggeranong for it to be successful.  If Tuggeranong fails 
to attract this population increase, then a larger Tuggeranong Town Centre would 
generate significant economic pressure on both the Erindale Centre and in the 
Tuggeranong Town Centre itself.  

 A significant increase in commercial floorspace at the Erindale Centre is not 
recommended since, a large Discount Department Store in this Centre is likely to create 
considerable economic pressures in the Erindale Centre itself.  Additionally, the Erindale 
Centre lacks the infrastructure for such a facility. 

 A combination of large expansions at both the Tuggeranong Town Centre and the 
Erindale Centre are also not recommended.  This would create an oversupply of 
commercial floorspace which would generate significant economic pressures at both 
the Centres and would result in higher vacancy rates in both places in the long term.  

 There is a relatively high outflow of residential home-based expenditure from 
Tuggeranong in comparison with other Districts (other than North and South Canberra).  
Due to the nature of retailing in Canberra and the current hierarchy of retail outlets, it 
would be almost impossible to eliminate this outflow.  However, a moderate expansion 
of commercial floorspace in the Erindale Centre with a moderate, or large, expansion of 
commercial floorspace in the Tuggeranong Town Centre could help to reduce this 
outflow. 

 There is a high outflow of retail expenditure from Tuggeranong, particularly to Fyshwick 
and Woden.  Although, there is an outflow of retail expenditure to Civic, it is not as big 
as to Woden or Fyshwick.  Therefore, there is an opportunity for Tuggeranong Town 
Centre to capture this outflow of retail expenditure by supplying those goods and 
services that are currently being provided by Woden and Fyshwick.   

 A moderate expansion of floorspace at the Erindale Centre and Tuggeranong Town 
Centre is recommended, since it would generate employment in Tuggeranong and 
thereby help to increase the level of self-containment of employment and to reduce the 
outflow of retail expenditure out of Tuggeranong to other areas. 
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 Tuggeranong Town Centre would not be seriously affected by a bus service change 
that has been proposed for routing through the Erindale Centre.  In fact, Tuggeranong 
Town Centre‘s main sources of income are goods that are bought less frequently and 
for which customers would travel further.  Furthermore, Tuggeranong Town Centre has 
a strong dependency on cars since less than 8% of the trips to Tuggeranong Town 
Centre are made by bus.   

 Residential development in the District of Tuggeranong is predominantly low density.  
The Canberra Spatial Plan contemplates a more compact urban form for Canberra, and 
there are several opportunities for increasing residential development throughout 
Tuggeranong, especially around the major centres. 

 There is an opportunity to increase the attractiveness of the Tuggeranong Town Centre.  
Tuggeranong District is a profitable market since it has enough population with high 
income to sustain a vibrant community and economy.  There are significant 
opportunities through the current Land Release Program for Tuggeranong Town Centre 
to increase the level of mixed developments and to increase housing densities in and 
around the Town Centre.  There are also opportunities for additional office-based 
employment in the Town Centre. 

 Three large Commonwealth departments and agencies are currently located in the 
Tuggeranong Town Centre.  They not only generate employment in the Town Centre, 
they also generate local expenditure.  According to the ABS industry classification, the 
Public Administration & Safety classification accounts for 26% of all employment in 
Tuggeranong.  There is ample opportunity for the expansion of office employment in the 
Tuggeranong Town Centre because of availability of land for office development in the 
Centre. For example, Block 10 section 16 might be able to increase its office floorspace 
by 28,500 m².  Sections 13, 17 and 18 have also underutilised space.  There are also 
potential sites around section 58, however to develop this area, it would first be 
necessary to obtain a change in land use.  The Planning and Design Framework for the 
corridor could propose such a change.   

 According to the 2006 Census, the population of the Tuggeranong Statistical District 
was more than 86,000 people, which represents around 26% of the ACT population.  
Between 2001 and 2006, Tuggeranong‘s population decreased by 0.2%, while the ACT 
population increased by 1% in the same period.  Population projections by the ACT 
Government estimate that Tuggeranong‘s population will continue to decline over the 
period 2007 to 2019 by 1.7%.  

In order to reverse the current population decline, we recommend the Planning and 
Design Framework should focus on attracting new population to live in Tuggeranong, 
especially in and around the Town Centre and the existing Group Centres.   
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Retai l Context 

Overview of retail centres 

Retailing in the ACT occurs within the context of a retail hierarchy which includes: 

 Civic/Canberra CBD  
 town centres 
 group centres 
 local centres.  

The hierarchy has been based on meeting the three basic types of shopping trips: 

 ‘trips to local centres to provide goods bought daily 
 trips to group centres for weekly grocery shopping 
 trips to town centres to primarily meet the needs for higher order goods which are 

bought less frequently and for which customers would travel further.‟1 

There is a town centre at Woden, Weston Creek, Belconnen, Tuggeranong and Gungahlin. 
There are 17 group centres and over 70 local centres. There are also retail components in the 
industrial estates.2  

For the purpose of the ACT Retail Model, it has been assumed that in addition to centres which 
belong to the designated levels in the retail hierarchy there are two other classifications for 
retail centres: „industrial‟ and „special‟.  

The „industrial‟ classification includes: the commercial areas of Fyshwick, Mitchell and Hume 
which are recognised as retail destinations particularly for activities requiring low rent and 
extensive space, such as bulky goods retailing. 

The „special‟ classification includes: discount factory outlets such as Brand Depot and DFO 
which are at the Airport and Majura Districts.  It also includes the commercial areas of the ANU, 
University of Canberra, Gold Creek, Oaks Estate, Yerrabi Waterfront which fall outside the 
traditional retail hierarchy.  

The location of centres and industrial estates which are built into the model is shown in Figure 
A. 1. 
  

                                                 
1 ACT Planning and Land Authority (2009) Supermarket Retailing in the ACT, Background Paper, Available: 

http://www.actpla.act.gov.au/__data/assets/pdf_file/0007/15838/Retailing_in_Canberra.pdf 

2 ACT Planning and Land Authority (2009) 
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Figure A. 1   Commercial Centres and Industrial Areas 
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Small Area Analysis 

The ACT is spatially divided into categories known as travel zones. There are 740 travel zones 
across the territory. There are parts of the Territory which are not covered by existing travel 
zones, thus, for the purpose of the ACT Retail Model, it has been necessary to extend the 
coverage. This has been done by disaggregating census collection districts outside of the 
travel zone geography into an additional 22 travel zones.  

In total there are 762 Retail Model Zones. These are shown in below. 

Figure A. 2   Travel zones in the ACT 

 
Source: SGS Economics and Planning (2010) 
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An enlarged view of existing ACTPLA zones is shown in Figure A. 3 below. 

Figure A. 3   Travel zones in the ACT, Selected Area 

 
Source: SGS Economics and Planning (2010) 
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Population 

The ACT Retail Model uses per capita expenditure estimates as a means of determining the 
available pool expenditure available for distribution. Thus, it is necessary to build into the 
model estimates of the current and future resident population of the study area. Additionally, 
the spatial distribution of population is important because a large share of resident expenditure 
is associated with home-based trips.  

ACTPLA has provided SGS with population projections for the urban travel zones for 2006, 
2011, 2016, 2021 and 2031. SGS interpolated this data to produce projections for 2026. SGS 
also prepared population estimates for the non-urban travel zones based on whether the travel 
zone is in a rural zone or in a designated, hills, ridges and buffer area, or urban open space 
zone under the Territory Plan. For non-urban rural travel zones, SGS disaggregated 2006 ABS 
Census Collection District population data using concordances based on share of total land 
area.  For the other non-urban zones, SGS assumed nil populations, as under the Territory Plan 
residential development is prohibited.  SGS has assumed no population growth for all non-
urban travel zones.  

The highest population growth districts over the projection period are Gungahlin and Molonglo.  
Correspondingly, the available pool of retail expenditure from these districts will increase 
significantly and will likely support the development of new retail centres.  
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Income profi les 

Levels of household income are a major driver of how much people spend on retailing and the 
distribution of their expenditure across different retail groups. 

Table A.  1 shows the distribution of weekly household income for both the ACT and Australia 
as a whole.  It shows that households in the ACT have a higher income profile, compared to 
Australia as a whole.  This implies that the average per capita expenditure in the ACT is greater 
than the average per capita expenditure across Australia.  

Table A.  1   Distribution of Household Income, 2006 

 

Gross Household Income (Weekly) 

Lowest 
income 
range 

(<$499) 

Second 
income 
range 

($500-$799) 

Third 
income 
range 
($800-
$1,199) 

Fourth 
income 
range 

($1,200-
$1,999)  

Highest 
income 
range 

(>$2,000) 

Total 

ACT 12% 12% 18% 24% 33% 100% 

Australia 22% 19% 20% 21% 18% 100% 

Source: ABS Census of Population and Housing 2006 

As discussed further in section Resident Expenditure, adjustments to available per capita 
expenditure with respect to resident income are made at the individual zone level. Compared 
to other state capital cities, the spatial distribution of income across the ACT is a lot more 
evenly distributed. Thus, the adjustment to available expenditure only has minor implications 
for the ACT Retail Model. 
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Retai l Categories 

Retail Expenditure and Turnover Categories 

The ACT Retail Model captures the pattern of expenditure across a range of goods and 
services which are grouped into categories. There are two sets of categories: commodity 
categories and store type categories.  

The commodity categories are as follows: 

 Food 
 Clothing 
 Household Goods  
 Other Retail  
 Hospitality and Services. 

These categories are derived from the ABS Retail Trade series3 which classifies the industry 
components of retail trade using the Australian and New Zealand Standard Industrial 
Classification (ANZSIC) 20064.  

The ANZSIC includes a combination of commodity types Food Retailing; Household Goods 
Retailing; Clothing, Footwear and Personal Accessory Retailing; Other Retailing; and Cafes, 
Restaurants and Takeaway Food Services) and store type (Department stores). SGS has 
allocated all department store expenditure into Clothing, Household Goods and Other Retail 
categories so that all expenditure in the Study Area can be profiled by commodity type (and 
store type separately). 

  

                                                 
3 ABS Cat. 8501.0 - Retail Trade, Australia, Jun 2010.   

4 ABS Cat.1292.0 



 

 

20100380 Draft Report A.8 

The concordance between the ACT Retail Model commodity categories and ANZSIC 
categories is shown in Table A.  2. 

Table A.  2   Store Type Categories 

Commodity Category ANZSIC Categories  

 

Supermarket and grocery stores (4110) 

non-petrol sales (convenience stores) of selected Fuel retailing (4000) 

Liquor retailing (4123) 

Fresh meat, fish and poultry retailing (4121) 

Fruit & vegetable retailing (4122) 

Other specialised food retailing (4129) 

Clothing and Soft Goods 

Clothing retailing (4251) 

Footwear retailing (4252) 

Watch and jewellery retailing (4253) 

Other personal accessory retailing (4259) 

Clothing retailing (4251) 

Department stores (4260) (part) 

Household Goods 

Furniture retailing (4211) 

Floor coverings retailing (4212) 

Houseware retailing (4213) 

Manchester and other textile goods retailing (4214) 

Electrical, electronic and gas appliance retailing (4221) 

Computer and computer peripheral retailing (4222) 

Other electrical and electronic goods retailing (4229) 

Hardware and building supplies retailing (4231) 

Garden supplies retailing (4232) 

Department stores (4260) (part) 

Hospitality and Services 
Cafes and restaurants (4511) 

Catering services (4513) 

Takeaway food services (4512) 

Other Retailing 

Newspaper and book retailing (4244) 

Sport and camping equipment retailing (4241) 

Entertainment media retailing (4242) 

Toy and game retailing (4243) 

Pharmaceutical, cosmetic and toiletry goods retailing (4271) 

Stationery goods retailing (4272) 

Antique and used goods retailing (4273) 
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Commodity Category ANZSIC Categories  

Flower retailing (4274) 

Other-store based retailing n.e.c (4279) 

Non-store retailing (4310) 

Retail commission-based buying and/or selling (4320) 

 
Department stores (4260) (part) 

Source: SGS Economics and Planning (2010) and ABS Cat. No. 6535.0.55.001 Household Expenditure Survey (2009) 
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The store type categories are shown in Table A.  3. 

Table A.  3   Store Type Categories 

Store Type Description Examples  

Supermarket – Full line Stores offering a wide variety 
of grocery items 

Coles and Woolworths 

Supermarket – Other Stores offering a limited  
variety of grocery items 

Aldi, IGA, Asian groceries, 
independents 

Department store Large format stores offering a 
wide range of goods including 
clothing and household goods 

Myer and David Jones 

Discount department store Large format stores offering a 
wide range of goods including 
clothing and household goods 
generally at prices lower than 
the major department stores 

Target, Big W, Kmart, Best and Less 

Large scale category specialist Large format stores 
specialising in a particular 
commodity category 

JB Hi Fi, Officeworks, Dick Smith, Bing 
Lee, Rebel Sport 

Bulky goods Large format stores selling 
large goods such as furniture 

Furniture, bedding, BBQ stores 

Internal centre shops Stores within an enclosed 
shopping centre. 

Clothing shops, bookshops, 
newsagents, gift shops etc. 

Strip (streetside) shops Any other stores not within an 
enclosed shopping centre. 

Includes clothing shops, bookshops, 
newsagents, gift shops etc. 

Convenience stores Small general stores, shops at 
petrol stations 

 

Hospitality Premises offering food and 
beverages  

Restaurants, clubs, cafes, hairdressers 
and beauty 

Source: SGS Economics and Planning (2010) 
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The relationship between the commodity categories and the store type categories is shown in 
Table A.  4. 

Table A.  4   Matrix of Store Type Categories and Commodity Types 

Store Type / Commodity Food Clothing 
Household 

Goods 
Other 
Retail 

Hospitality 
and 

Services 

Supermarket – Full Line X 
    

Supermarket - Other X 
    

Department Store  
X X X 

 

Discount Department Store  
X X X 

 

Large Scale Category Specialist   
X X 

 

Bulky Goods   X   

Internal Centre Shops X X X X 
 

Strip Shops X X X X 
 

Convenience Stores X 
    

Markets X 
    

Hospitality     
X 

Source: SGS Economics and Planning (2010)  
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Retai l Expenditure  

Expenditure components 

The demand for retailing in the ACT is derived from expenditure by residents of the study area 
and expenditure by visitors to the study area. Resident expenditure can be further broken 
down into expenditure which is associated with home-based trips and expenditure which is 
associated with non-home-based trips. Residents of the study area will also spend money 
outside of the study area, for example in Sydney or on-line. Expenditure which occurs outside 
of the study area is known as escape expenditure.  

A summary of the components of expenditure used in the ACT Retail Model is shown in Figure 
A. 4. The remainder of this section provides a detailed explanation about how the components 
have been derived. 

Figure A. 4   Sources of Expenditure 

 

 
Source: SGS Economics and Planning (2010) 

  

Escape expenditure 

Resident 
expenditure 

Visitor expenditure 

Home-based resident expenditure 

Non-home-based resident expenditure 
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Resident Expenditure 

Available Resident Expenditure  

The process for calculating the available resident expenditure in the study area is summarised 
in Figure A. 5.  

Figure A. 5   Calculation of available resident expenditure 

 

 
Source: SGS Economics and Planning (2010) 

The ABS Retail Trade5 series provides an estimate of total ACT retail turnover in the first half-
year of 2010 by a combination of commodity and store types. These ABS turnover categories 
were translated into SGS Retail Model commodity categories by allocating the department 
store expenditure into Clothing, Household Goods and Other Retail categories based on the 
share of total turnover in each category. The total ACT retail turnover in 2010 has been 
estimated by adding the published retail turnovers to projected turnover estimates in the 

                                                 
5 ABS Cat. 8501.0 - Retail Trade, Australia, Jun 2010.   

Minus total visitor expenditure 
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ABS Retail Trade (Total ACT retail  
turnover) 
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second half-year. The projection was based on the ACT retail turnover trend between 2002 and 
2009, adjusted for population growth over the same period.  

Total resident retail expenditure in the ACT was then estimated by deducting total visitor retail 
expenditure in the ACT from total ACT retail turnover.  

Dividing the total resident retail expenditure attributable to residents of the ACT by the 
estimated resident population6 in 2010 returns an average per capita retail expenditure in 2010 
of $11,757 (in 2010 dollars), excluding escape expenditure. ACT resident retail expenditure 
excluding escape expenditure is henceforth referred to simply as „resident expenditure‟. 

It should be noted that other retail studies commonly report per capita resident expenditure 
inclusive of escape expenditure. Thus, caution should be applied when comparing the per 
capita resident expenditure estimates used in the ACT Retail Model to estimates of per capita 
retail expenditure in other studies.  

The split of average per capita resident expenditure by commodity type in 2010 is shown in 
Table A.  5. 

Table A.  5   Per capita resident expenditure by commodity type, 2010 ($2010) 

 Food Clothing Household 

Goods 

Other Retail Hospitality 

and Services 

Total Retail 

2010 $4,780 $1,155 $3,347 $1,473 $1,003 $11,757 

Source: ABS Retail Trade (2008), Tourism Research Australia (2008) and SGS Economics and Planning (2010) 

SGS has also made small adjustments to the average per capita resident expenditure for each 
Retail Model Zone based on the spatial distribution of income across the ACT.  

In 2010, the total available resident expenditure in the study area is estimated to be $4,535 
million (in 2010 dollars), based on an estimated resident population of 387,500 people. 

  

                                                 
6 The resident population in the ACT in 2010 was estimated by interpolating the population numbers in 2006 and 2011 as provided 
by ACTPLA. 
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Forecast Per Capita Expenditure 

For the purpose of the ACT Retail Model, it is estimated that the per capita resident retail 
expenditure in the ACT will increase at a real rate of around 1.5 percent per annum from 2010 
to 2031. The 1.5 percent rate reflects the recent trend of the inflation-adjusted Retail Trade 
turnover data in the ACT published by ABS.  

In practice, available expenditure is subject to a number of macroeconomic factors and is 
hence quite volatile. However, it is difficult to project when the highs and lows of the business 
cycle will fall. Thus, a constant rate of growth has been assumed.  It is recommended that data 
on per capita retail spending be monitored as it becomes available and the forecasts adjusted 
accordingly.  

The average per capita resident expenditure forecast and estimated annual growth rates by 
commodity type are show in Table A.  6 below. The forecast series implies a constant share of 
escape expenditure. 

Table A.  6   Per capita resident expenditure by commodity type, forecast ($2010) 

 Food Clothing 
Household 

Goods 
Other Retail 

Hospitality 

and Services 
Total Retail 

2010 $4,780 $1,155 $3,347 $1,473 $1,003 $11,757 

2016 $5,257 $1,226 $3,660 $1,620 $1,077 $12,840 

2021 $5,691 $1,289 $3,942 $1,754 $1,143 $13,819 

2026 $6,162 $1,355 $4,247 $1,898 $1,213 $14,875 

2031 $6,670 $1,424 $4,575 $2,055 $1,288 $16,013 

Annual Real 
Growth Rate 

1.6% 1.0% 1.5% 1.6% 1.2% 1.5% 

Source: SGS (2010)  

Home-Based and Non-Home-Based Expenditure 

Resident expenditure can be divided into that which is associated with home-based trips and 
that which is associated with non-home-based trips. This division is important for the 
distribution of available expenditure amongst retail destinations in the study area. 

An in-home survey was undertaken to inform the relative proportion of home-based resident 
and non-home-based resident expenditure by commodity categories. The in-home survey 
consisted of 400 telephone surveys of a representative sample of households in the study area.  

The survey revealed that the majority of resident expenditure is associated with home-based 
trips. This implies that the distance between retail destinations and shoppers‟ place of 
residence will be a key influence in the distribution of available expenditure. 

The survey also indicates that the split between home-based resident expenditure and non-
home-based resident expenditure varies by commodity type (Table A.  5). In summary: 
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 91 percent of expenditure on Other Retailing is associated with home-based trips and 4 
percent is associated with non-home-based trips 

 95 percent of expenditure on Household Goods is associated with home-based trips 
and 2 percent is associated with non-home-based trips 

 73 percent of expenditure on Clothing and Footwear is associated with home-based 
trips and 17 percent is associated with non-home-based trips  

 72 percent of expenditure on Hospitality and Services is associated with home-based 
trips and 18 percent is associated with non-home-based trips  

 85 percent of expenditure on Food is associated with home-based trips and 13 percent 
is associated with non-home-based trips. 

These results reflect the proportions of total resident expenditure. The estimates used in the 
ACT Retail Model have been adjusted to reflect the proportion of resident expenditure, 
excluding escape expenditure. In the survey, escape expenditure is represented by „other trip‟ 
origins.  

Figure A. 6   Trips Origins – Proportion of total expenditure by commodity types 

 
Source: In-Home Survey (2010) 
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Visitor Expenditure 

In 2008, there were around two million domestic overnight visitors who stayed a combined 
total of 5.2 million nights in the ACT (that is, an average of 2.6 nights per overnight visitor) and 
spent a total of $995 million in the local economy. This expenditure accounted for 1.5 percent 
of the domestic overnight visitor expenditure across the whole of Australia.  

In the same year there were around 1.4 million domestic day visitors to the ACT who spent a 
total of $223 million in the ACT.   

In 2008, there were also 159,000 international visitors to the ACT. Of these, 74,000 were 
holiday visitors; 43,000 were visiting families and friends; and 10,000 were educational visitors 
with an average stay of four months per visitor. These international visitors spent a total of 
$199 million in the ACT. 

A summary of ACT visitor numbers, nights, and average length of stay in 2008 is provided in 
Table A.  7. 

Table A.  7   ACT visitor numbers, nights, and average length of stay in 2008 

 Visitors Visitor nights Average length of stay 

 000 000 Days 

Domestic Overnight Visitors 1,930 5,222 3 

Domestic Day Visitors 1,410 N/A N/A 

International Visitors 159 2,625 17 

Holiday Visitors 74 288 4 

VFR* Visitors 43 607 14 

Business Visitors 26 240 9 

Education Visitors 10 1,216 122 

‘Other purpose’ Visitors 6 274 44 

Source: Tourism Research Australia (2008) 
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Visitor expenditure by visitor type and expenditure item is shown in Table A.  8.  

Table A.  8   ACT visitor expenditure in 2008 ($million) 
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Domestic Overnight 
Visitor Expenditure 

$249 $259 $166 $38 $113 $116 $26 $7 $11 $995 

Domestic Day Visitor 
Expenditure 

- $69 $16 $63 $61 $8 - - $7 $223 

International Visitor 
Expenditure7 

$46 $47 $-8 $13 $38 $39 $9 $4 $4 $199 

Source: Tourism Research Australia (2008) and SGS (2010) 

 

Of these expenditure items, it has been estimated that only Food and Drink and Shopping 
expenditure categories would fall within ACT Retail Model commodity categories. Twenty 
percent of the Food and Drink expenditure was estimated to be spent in visitor‟s 
accommodation and therefore was excluded from visitor retail expenditures. The expenditure 
for each visitor-night on these two items by domestic overnight and international visitors is 
provided in Table A.  9. 

Table A.  9   ACT visitor expenditure per visitor night in 2008, for domestic overnight and 
international visitors 

 
Food and drink Shopping 

Domestic Overnight Visitor 
Expenditure 

$40 $22 

International Visitor Expenditure $18 $15 

Source: Tourism Research Australia (2008) and SGS (2010) 

 

                                                 
7 Tourism Research Australia only published the international visitor expenditure by accommodation, food and 

drink (AFR), packages and other items. These expenditures were itemised based on the share of domestic 
overnight visitor expenditure on each item.  

8 No international airfare expenditure was included for regional estimate by Tourism Research Australia. 
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Shopping expenditure by both domestic overnight and international visitors has been shared 
between the Clothing and Other Retail ACT Retail Model commodity categories based on the 
proportion of the observed expenditure by commodity type from the ABS Australian Retail 
Turnover data in 2008. Food and Drink expenditure has been evenly split between the Food 
and Hospitality and Services ACT Retail Model commodity categories. 

 

Domestic overnight and international visitor expenditure forecast 

Tourism Research Australia (TRA) published the forecast of visitor nights up to 2,018 for both 
international visitors and domestic overnight visitors. These forecasts have been extended to 
2031 under the assumption that domestic overnight visitor and international visitor nights will 
continue growing at a constant rate of 0.5 percent and 3.1 percent respectively after 2018. 
These rates are the mid to long term annual growth applied to 2017 and 2018 by TRA. 

Figure A. 7   ACT visitor night forecast from 2009 to 2031, for domestic overnight and 
international visitors 

 
Source: Tourism Research Australia (2008) and SGS (2010) 
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The visitor expenditure per visitor night (Table A.  9) was multiplied by the number of visitor 
nights forecasts to derive the total expenditure forecasts for domestic overnight and 
international visitors in the ACT. They were then inflated to 2010 prices based on the CPI index 
of commodity types between 2008 and 2010. The results of these forecasts are shown in Table 
A.  10 and Table A.  11.  

Table A.  10   ACT visitor expenditure forecast from 2009 to 2031, for domestic overnight 
visitors ($2010) 

Retail Commodity 
Categories 

TRA Expenditure 
Items 

% of Exp. Items 
in Commodity 
Categories 

2008 2010 2016 2021 2026 2031 

$m $m $m $m $m $m 

Food Food and drink 50% 109 106 111 113 116 119 

Clothing Shopping 37% 42 41 43 44 45 46 

Household Goods   0 0 0 0 0 0 

Other Retail Shopping 63% 76 74 77 79 81 83 

Hospitality and Services Food and drink 50% 112 109 113 116 119 122 

Total Retail Expenditure    338 331 343 352 360 369 

Source: Tourism Research Australia (2008) and SGS (2010) 

Table A.  11   ACT visitor expenditure forecast from 2008 to 2031, for international visitors 
($2010 

Retail Commodity 
Categories 

TRA Expenditure 
Items 

% of Exp. Items 
in Commodity 
Categories 

2008 2010 2016 2021 2026 2031 

$m $m $m $m $m $m 

Food  Food and drink 77% 25 24 28 32 38 44 

Clothing Shopping 37% 14 13 16 18 21 25 

Household goods   0 0 0 0 0 0 

Other retail Shopping 63% 25 24 28 33 38 45 

Hospitality and services Food and drink 23% 26 24 28 33 39 45 

Total Retail Expenditure    90 86 100 117 136 159 

Source: Tourism Research Australia (2008) and SGS (2010) 
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Domestic Day Visitor Forecast  

As shown in Figure A. 8, the ACT domestic day visitor expenditure from 1999 to 2008 has been 
fluctuating, with an average yearly expenditure of $240 million.  The historical domestic day 
visitor expenditure has been projected using a linear trend. As shown in Figure 8, this implies 
that on average, ACT domestic day visitor expenditure will increase gradually from 2008 to 
2031.  

Figure A. 8   Actual and projected expenditures by ACT domestic day visitors from 1999 
to 2031 ($2008 

 
Source: Australian Tourism Research and SGS Economics and Planning (2010)  
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It has been estimated that the proportion of the ACT day visitor expenditure on Food and Drink 
and Shopping items in future years will remain the same as in 2008. Table A.  12 shows the 
domestic day visitor expenditure forecast from 2008 to 2031 by ACT Retail Model commodity 
category in constant 2010 dollars. All of the day visitor expenditure on Food and Drink has 
been assumed to fall allocated to the Hospitality and Services ACT Retail Model commodity 
type, which includes restaurants, cafes and pubs. The expenditure on Shopping has been 
equally distributed between the Clothing and Other Retail ACT Retail Model commodity types. 
The total day visitor expenditure in ACT is predicted to increase in constant 2010 dollars from 
$82 million in 2008 to $94 million in 2031. 

Table A.  12   ACT visitor expenditure forecast from 2008 to 2031, for domestic day 
visitors ($2010) 

Retail Commodity 
Categories 

TRA Expenditure 
Items 

% of Exp. Items in 
Commodity 
Categories 

2008 2010 2016 2021 2026 2031 

$m $m $m $m $m $m 

Food Food and drink 0% 0 0 0 0 0 0 

Clothing Shopping 50% 4 4 4 4 4 5 

Household goods    0 0 0 0 0 0 

Other retail Shopping 50% 4 5 5 5 5 5 

Hospitality and services Food and drink 100% 74 83 84 84 84 85 

Total Retail Expenditure   82 92 93 93 93 94 

Source: Tourism Research Australia (2008) and SGS (2010) 
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Total visitor expenditure forecast in the ACT 

The total amount of future visitor expenditure in the ACT was calculated by aggregating the 
projected expenditures by international, domestic overnight and day visitors. Table A.  13 
shows the total visitor retail expenditure in the ACT is forecast to increase by around 20 
percent from 2008 to 2031, with most of this growth being in the Hospitality and Services 
category. 

Table A.  13   ACT visitor expenditure forecast from 2008 to 2031, for all visitors ($2010) 

Retail Commodity 
Categories 

2008 2010 2016 2021 2026 2031 

$m $m $m $m $m $m 

Food 134 130 138 146 154 163 

Clothing 60 59 63 66 70 75 

Household goods 0 0 0 0 0 0 

Other retail 105 103 110 116 124 132 

Hospitality and services 212 217 225 233 242 252 

Total Retail Expenditure 511 509 536 562 590 621 

Source: Tourism Research Australia (2008) and SGS (2010) 
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Retai l Floorspace and Turnover 

Retail Floorspace 

An inventory of all commercial floorspace as of 2009 was provided by ACTPLA.  The 
floorspace inventory was reviewed and classified into the retail categories and centre type for 
each centre. Floorspace located in Service Trades Areas (STAs) was combined with the 
floorspace counts of the associated town or group centre. 

Premises included in the floorspace inventory that did not fit within the ACT Retail Model 
classification matrix were removed from the dataset.  Such premises include car sales and 
accessories, domestic storage, banks, travel agents, dentists and other professional or 
wholesale businesses.  

Total retail floorspace from the floorspace database was split as follows:  

 ACT Retail Model categories accounted for approximately 900,000 square metres;  
 Non-retail floorspace accounted for approximately 1.8 million square metres; and  
 Vacant floorspace accounted for approximately 200,000 square metres. 

In addition, the retail floorspace in Queanbeyan was estimated using the Australian Shopping 
Centre Database and SGS observations. 

  

http://www.google.com.au/search?hl=en&pwst=1&rls=com.microsoft:en-us:IE-SearchBox&&sa=X&ei=ogwITafoA5T0ccOH3eQO&ved=0CBkQvwUoAQ&q=Queanbeyan&spell=1
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The amount of retail floorspace versus non-retail floorspace varies with the centres position in 
the retail hierarchy. As shown in Figure A. 9, Town Centres on average tend to provide a higher 
proportion of their floorspace to non-retail activities, while Group Centres and Local Centres 
tend to have more retail floorspace when compared to non-retail floorspace.  

Figure A. 9   Retail floorspace versus non-retail floorspace, by centre type 

 

 

Source: SGS Economics and Planning (2010) based on data from ACTPLA 

  

0

20,000

40,000

60,000

80,000

100,000

120,000

140,000

0 20,000 40,000 60,000 80,000 100,000 120,000 140,000

N
o

n
-R

e
ta

il 
Fl

o
o

rs
p

ac
e

Retail Floorspace

Town

Group

Local

Linear 
(Town)
Linear 
(Group)
Linear 
(Local)



 

 

20100380 Draft Report A.26 

Total retail floorspace sorted by commodity type and centre hierarchy is provided in Table A.  
14. Across all levels of the hierarchy, Food and Hospitality and Services account for a 
significant share of retail floorspace. Notably, there is very little Clothing or Household Good 
Retail in local centres, reflecting their role as destinations for day-to-day needs.  

Table A.  14   Total floorspace by retail commodity type (sqm) 

 
Food Clothing 

Household 

Goods 

Other 

Retail 

Hospitality 

and Services 
Total 

Town 65,169 70,962 126,479 91,230 55,497 409,336 

Group 57,791 7,348 12,791 13,654 35,145 126,729 

Local 27,821 450 630 6,662 13,926 49,489 

Industrial 14,123 9,234 154,251 34,626 9,696 221,930 

Other 22,984 30,432 34,758 24,434 18,260 130,868 

Total 187,889 118,426 328,909 170,605 132,523 938,352 

Source: SGS Economics and Planning (2010) based on data from ACTPLA   
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Retail Turnover Densities 

Retail Turnover Density (RTD) refers to the turnover, in dollars per square metre of gross retail 
floorspace.  

A number of sources have been used to derive the appropriate RTDs for commodity type and 
store type, for each level in the retail hierarchy. These sources include: 

• ACT Retail Model Retailers‟ Survey, 2010  
• Urbis Retail Averages, 2009 
• Australian Shopping Centre Database, 2010 

The ACT Retail Model Retailers‟ Survey was designed to inform the primary indicator of retail 
performance of across different commodity and store categories in different centres. However, 
the number of samples obtained from the survey was insufficient to represent the variety of 
retail activities in each category. Thus, the average RTDs derived from the survey results were 
only used as a secondary source, with caution, when determining the RTDs in each category.  

The initial allocation of turnover to centres in the study area was made using the Urbis Retail 
Averages publication. This publication provides Australian averages for RTDs by store and 
commodity type for different shopping centre types, including CBD centre, regional centre, 
single DDS based sub-regional centre, double DDS based sub-regional centre, single 
supermarket based centre and double supermarket based centre. Although these RTDs may 
not be specific for the centres in the ACT, they provided the relativity of the retail floorspace 
performances by commodity and store type between different centre types. Some adjustments 
were made to estimate the RTDs of street-side retail shops based on their relative rent profiles 
compared with the in-centre shops. The average RTD of Bulky Goods store type in industrial 
centres was also adjusted to reflect the average level in the ACT. Bulky Goods Retail 
Association estimated that this level is around $3,250 per square metre. 

The Australian Shopping Centre Database publishes total moving annual turnovers for nine 
shopping centres in the ACT. It was noted that the turnover figures include not only retail 
turnovers but also turnovers from non-retail businesses in the shopping centre, such as 
cinemas. Total turnover in each of these centres as estimated by SGS was checked against the 
moving annual turnovers in the Australian Shopping Centre Database to ensure that they were 
reasonably aligned with each other.   

Table A.  15 to Table A.  19 provide the average RTDs by commodity and store type in different 
centre types, estimated by SGS in line with different sources as described above.  

Table A.  15 provides the average RTDs by commodity and store type for a town centre. Table 
A.  16 provides the average RTDs by commodity type and store type for a group centre. 
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Table A.  15   Average retail turnover density in 2010, town centres ($/sqm) 

 Food Clothing 
Household 

Goods 
Other Retail 

Hospitality and 

Services 

Supermarket – Full Line $13,246 $- $- $- $- 

Supermarket - Other $10,250 $- $- $- $- 

Department Store $- $2,688 $2,688 $2,688 $- 

Discount Department Store $- $3,675 $3,675 $3,675 $- 

Large Scale Category Specialist $- $- $6,351 $4,238 $- 

Bulky Goods $- $- $5,003 $- $- 

Internal Centre Shops $8,872 $6,502 $8,637 $6,026 $- 

Strip Shops $5,396 $4,151 $5,134 $3,664 $- 

Convenience Stores $11,729 $- $- $- $- 

Hospitality $- $- $- $- $5,475 

Source: SGS estimates based on various sources 

Table A.  16   Average retail turnover density in 2010, group centres ($/sqm) 

 Food Clothing 
Household 

Goods 
Other Retail 

Hospitality and 

Services 

Supermarket – Full Line $13,075 $- $- $- $- 

Supermarket - Other $9,758 $- $- $- $- 

Department Store $- $3,783 $3,783 $3,783 $- 

Discount Department Store $- $3,502 $3,502 $3,502 $- 

Large Scale Category Specialist $- $- $4,895 $- $- 

Bulky Goods $- $- $2,616 $- $- 

Internal Centre Shops $6,358 $3,324 $4,967 $4,435 $- 

Strip Shops $5,487 $2,690 $3,944 $3,268 $- 

Convenience Stores $11,403 $- $- $- $- 

Hospitality $- $- $- $- $4,040 

Source: SGS estimates based on various sources 

Table A.  17 provides the average RTDs by commodity type and store type for a local centre.   
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Table A.  18 provides the average RTDs by commodity type and store type for an industrial 
centre. 

Table A.  17   Average retail turnover density in 2010, local centres ($/sqm) 

 Food Clothing Household Goods Other Retail 
Hospitality and 

Services 

Supermarket – Full Line $- $- $- $- $- 

Supermarket - Other $10,513 $- $- $- $- 

Department Store $- $- $- $- $- 

Discount Department Store $- $- $- $- $- 

Large Scale Category Specialist $- $- $- $- $- 

Bulky Goods $- $- $- $- $- 

Internal Centre Shops $- $- $- $- $- 

Strip Shops $5,369 $2,674 $3,480 $3,124 $- 

Convenience Stores $11,380 $- $- $- $- 

Hospitality $- $- $- $- $3,722 

Source: SGS estimates based on various sources 
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Table A.  18   Average retail turnover density in 2010, industrial centres ($/sqm) 

 Food Clothing Household Goods Other Retail 
Hospitality and 

Services 

Supermarket – Full Line $- $- $- $- $- 

Supermarket - Other $10,513 $- $- $- $- 

Department Store $- $- $- $- $- 

Discount Department Store $- $- $- $- $- 

Large Scale Category Specialist $- $- $4,895 $3,239 $- 

Bulky Goods $- $- $2,610 $- $- 

Internal Centre Shops $- $- $- $- $- 

Strip Shops $5,369 $2,674 $3,480 $3,124 $- 

Convenience Stores $11,380 $- $- $- $- 

Hospitality $- $- $- $- $3,722 

Table A.  19 provides the average RTDs by commodity type and store type for other centres. 

Table A.  19   Average retail turnover density in 2010, other centres ($/sqm) 

 Food Clothing Household Goods Other Retail 
Hospitality and 

Services 

Supermarket – Full Line $13,621 $- $- $- $- 

Supermarket - Other $10,425 $- $- $- $- 

Department Store $- $- $- $- $- 

Discount Department Store $- $3,502 $3,502 $3,502 $- 

Large Scale Category 
Specialist 

$- $- $- $3,239 $- 

Bulky Goods $- $- $2,610 $- $- 

Internal Centre Shops $7,489 $3,501 $5,117 $4,775 $- 

Strip Shops $5,369 $2,674 $3,480 $3,124 $- 

Convenience Stores $11,380 $- $- $- $- 

Hospitality $- $- $- $- $3,815 

Source: SGS estimates based on various sources  
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In order to determine the specific RTDs for different centres within the same level of centre 
hierarchy, the retail performances of both in-centre and street-side shops by commodity type 
were ranked for each centre where applicable. Ranks from 1 to 5 were used to indicate the 
relative performance of individual centres within the same level of centre type. 

The centre-specific RTDs were then determined by adjusting the average RTDs for each centre 
type upwards or downwards according to these ranks. Table A.  20 shows the percentage 
adjustment for each rank that SGS estimated based on the rent ranges for different centre 
types. A higher variance of retail performance in local centres reflects a wider rent spread for 
speciality shops across local centres. Advice on the relative spread of rents was sought from a 
commercial valuer.  

Table A.  20   Percentage adjustment for different ranks, by centre type 

Ranks 
Town, Group, Industrial and Other 

Centres 
Local Centre 

1 80% 70% 

2 90% 85% 

3 100% 100% 

4 110% 115% 

5 120% 130% 

Source: SGS estimates based on rent spread for different centres  
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Total Retail Turnover 

Total retail turnover in the study area was calculated by SGS by adding the total 
resident retail expenditure captured in the study area to total retail expenditure by 
visitors to the ACT. The total turnover estimate is provided in Table A.  21. RTD 
estimates were adjusted to ensure that the total turnovers for all retailing centres in the 
ACT matched total resident and visitor expenditure for the ACT.  

Table A.  21   Total retail turnover estimates in 2010, by commodity category ($ million) 

 
Food Clothing 

Household 

Goods 

Other 

Retail 

Hospitality 

and Services 
Total 

Total Retail Turnovers 
in the Study Area 

$1,974 $504 $1,291 $671 $603 $5,044 

Source: SGS estimates based on turnovers published by ABS Retail Trade (2010) and the visitor expenditures by Tourism 
Research Australia 
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Expenditure Distr ibution Modell ing  

Overview of Expenditure Distribution Modelling 

Retailers derive turnover from three key sources or shopping trip types: 

 Home-based resident shopping trips. This represents the bulk of retail turnover and 
expenditure is distributed according to consumer preferences. Critical factors are the 
attractiveness of outlets (amenity, parking, service, etc.) and convenience of access 
(travel time). 

 Non-home-based resident shopping trips. These are trips originating from a place of 
employment or from a place visited outside the home. 

 Visitors. These may be tourists or people from outside the study area. 

Importantly, the model must deal with these categories of expenditure in different ways. This 
will be done using three separate distribution models as shown in the Error! Reference 
ource not found..  

Figure A. 10   Structure of the ACT Retail Model 

 

 
Source: SGS Economics and Planning 
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Distr ibution of home-based resident expenditure 

The gravity modelling mechanism 

The ACT Retail Model distributes home-based resident expenditure using a gravity distribution 
mechanism.  A gravity model, as its name implies, looks at the likelihood or propensity of a 
particular person to gravitate towards a retail centre.  These types of models estimate how 
much of a person‟s home-based expenditure will be spent at a particular centre based on two 
opposing forces. 

 An attracting force – if all retail centres were at your doorstep people will still have a 
preference to visit one centre over the other.  This is a result of floorspace (as shoppers 
tend to enjoy greater variety and choice), the quality of the retailers, the price, the 
supplementary businesses (for example cinemas, entertainment) and so on.  

 A detracting force – this is generally represented as how far away the centre is.  Given 
the associated costs of travel (all other things equal between two centres) a shopper 
will try and shop at the closer centre. 

These two forces determine the market pull of a particular centre which is then used to 
determine how much of each resident‟s home-based expenditure (i.e. market share) will be 
spent at that particular centre.  For a particular group of residents the market pull of a centre is 
calculated as follows: 

 

 

Where: Floorspace of the centre is sourced from 2009 ACT Floorspace Inventory 
Database; 

Travel time is sourced from the Territory and Municipal Services (TaMS) travel 
time model; 

 „Attractiveness‟ of the centre is an unobservable index that will be estimated 
within the model. 

The market share, or percent of expenditure that is likely to be spent at a particular centre, is 
then calculated as follows: 

 

As described above, the „Attractiveness‟ is a measure of a wide range of factors that make a 
shopper prefer one centre over another.  All these factors are captured in the actual current 
performance of the centre and, as such, the approach undertaken uses this information to 
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calculate the current „attractiveness‟ of the centre, as opposed to making assumptions to try 
and directly calculate the relative „attractiveness‟ of each centre.   

The calculated „attractiveness‟ index value will be set as a constant for each centre, unless 
otherwise altered in a specific scenario. 

In order to simulate a home-based retailing economy, using a gravity model, four basic 
components are required: 

 Resident home-based expenditure by group of residents (zones); 

 Home-based turnover by centre; 

 The attracting force by centre; and 

 The detracting force by centre and group of residents. 

As outlined in previous Sections, home-based expenditure and home-based turnover have 
already been estimated based on a variety of inputs.  Additionally, the detracting force has 
been calculated using the travel times from each group of residents to each centre.  The final 
component, the attracting force, is then calculated using the floorspace of the centre and the 
„attractiveness‟ index, which is estimated within the model using an iterative approach.   

The following example of one group of residents and two centres conceptually illustrates how 
this is done.  In the ACT Retail Model there are 764 groups of residents (zones) and 132 
centres. 

Attractiveness Calculation Example 
 
As outlined above there are four key components required for a gravity model.  For this 
simplified example these are as follows: 
 

 Resident home-based expenditure  
o Resident expenditure = $6 million; 

 Home-based turnover  
o Centre A home-based turnover= $5 million; and  
o Centre B home-based turnover = $1 million. 

 The attracting force by centre  
o assuming both centres have equal retail floorspace; 
o ‘Attractiveness’ index value of Centre A = ?; and  
o ‘Attractiveness’ index value of Centre B = ? 

 The detracting force by centre and group of residents 
o Travel time to Centre A = 10 min; and  
o Travel time to Centre B = 10 min. 

 
Initially all centres attractiveness is set to „1‟.  This assumes all centres are equal.  Using the 
market pull and market share equations, as above, a turnover is calculated for each centre 
based on its „attraction‟ (currently 1) and its detracting force (travel time).  These calculated 
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turnovers are then compared to the estimated turnover for the centre to determine if the 
attractiveness (k-value) should be adjusted up or down. 
 

 
 
Here it can be seen that Centre A‟s turnover has initially been calculated (assuming a k-vale of 
1) as $3 million while we know from its actual performance that its turnover is $5 million. This 
suggests that the centre has a greater pull (or attractiveness) than other centres on average, 
and as such its „attractiveness‟ index will be adjusted up by the model.  
 
The first run calculation of the model works as follows: 
 

 
This process is then repeated several hundred times (within the model) until equilibrium is 
found and the correct „attractiveness‟ index value is determined. That is, until the calculated 
turnover is equal to the actual turnover.  
 
The last run calculation of the model works as follows:  
 

 
Assuming a k-value of 1, Centre B‟s turnover has also initially been calculated as $3 million, 
while we know from its actual performance it is only $1 million.  Its „attractiveness‟ will need to 
be adjusted down. 
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Here we can see that Centre A finally ends up with an „attractiveness‟ index of 2.5 while Centre 
B ends up with an „attractiveness‟ index of only 0.5.  This suggests that Centre A is much more 
appealing than Centre B.  This may be a result of a wide range of factors such as; centre 
marketing, supplementary services, pricing, etc. which are now all incorporated with each 
centres „attractiveness‟ index value. 
  

On their own, each „attractiveness‟ index value has no direct interpretation.  Rather, it is the 
relativities between the „attractiveness‟ values across the ACT that are important.   

Note that a k-value of 0 indicates there is floorspace of the relevant commodity type within the 
relevant centre but no home-based-resident expenditure/turnover associated with the 
floorspace commodity type. A k-value of 1 indicates there is no floorspace of the relevant 
commodity type within the relevant centre.  
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The gravity model and commodity types 

It is known that shoppers have a variety of shopping needs and associated budgets.  These 
can broadly be summarised using our commodity categories (Food, Clothing, Household 
Goods, Other Retailing and Hospitality and Services).  Each centre is likely to service these 
needs in different ways.  One centre may be a supermarket-based centre focusing on day-to-
day groceries items, while another maybe a home maker centre focusing on household goods.  
As such, a separate gravity model for each of the five retail commodity categories has been 
developed.  This means separate „attractiveness‟ index values for each commodity type for 
each centre will be estimated.  As a result, a centre may have a high „attractiveness‟ index 
value for clothing while have a low value for food, or visa versa. 

Forecasting with the gravity model 

Once the „attractiveness‟ for each centre for the base year has been estimated it can then be 
used to forecast the future retail economy.  This can be done by either;  

 increasing resident home-based expenditure as a result of increases in population or 
expenditure per capita; or 

 changes to travel times reflected in the ACT travel time model. 

This change will then result in a change in turnover based on the market pull and market share 
equations.  This will result in highly attractive centres and/or centres close to strong population 
growth, capturing more of future retail expenditure and vice versa. 

Comparison with Survey Results 

The outputs of the ACT Retail Model gravity component have been sense-checked with results 
of the in-centre survey. The mapped retail trade catchment outputs from the model show a 
close match between the retail trade catchments indicated through analysis of the survey 
results. 
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Distribution of non-home-based resident expenditure 

Total non-home-based resident expenditure has been distributed by commodity type to 
existing centres on the basis of employment distribution, with adjustments made to reflect the 
available floorspace in each centre.  The outcome of this process is reflected in a distribution 
matrix. 

Clothing, Household Goods and Other Retail expenditure was distributed to the nearest town, 
group or industrial centre. Food and Hospitality and Services expenditure was distributed to 
the nearest centre, regardless of hierarchy. 

Some adjustments were also made to particular centres to ensure that the allocated non-
home-based expenditure would consist of a reasonable share of the total turnover in line with 
the in-centre survey results. Fine-tuning was also done to allow for the special character of 
some centres. For example, the “market share” index of ANU was adjusted so that majority of 
the turnover was sourced from the non-home-based expenditures by students and university 
staff. Also a greater share of non-home-based Clothing shopping was allocated to centres, 
such as DFO and Brand Depot. 

A distribution matrix of the non-home-based expenditure is provided in   
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Table A.  22.  Note that based on this approach some centres will be allocated a tiny 
proportion (less than 1 percent) of non-home-based expenditure and as such have been 
excluded from the table. 
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Table A.  22   Non-home-based expenditure distribution matrix, by commodity type 

 Centres Food Clothing 
Household 

Goods 

Other 

Retail 

Hospitality and 

Services 

T
o

w
n 

Belconnen  8% 12% 13% 11% 6% 
Civic 9% 30% 13% 17% 22% 
Gungahlin  7% 4% 2% 3% 3% 
Phillip  7% 13% 11% 11% 5% 
Tuggeranong  8% 9% 9% 8% 3% 

G
ro

u
p

 

Calwell 1% 0% 0% 0% 0% 
Charnwood 1% 0% 0% 0% 1% 
Chisholm 1% 0% 0% 0% 0% 
Conder 2% 0% 0% 0% 0% 
Curtin 1% 0% 1% 1% 1% 
Dickson 3% 1% 1% 1% 4% 
Erindale 2% 1% 0% 0% 1% 
Hawker 1% 0% 0% 0% 0% 
Jamison 3% 0% 0% 1% 1% 
Kaleen 1% 0% 0% 1% 0% 
Kambah 1% 0% 0% 0% 0% 
Kingston 3% 2% 4% 2% 4% 
Kippax 3% 1% 0% 0% 1% 
Manuka 4% 3% 2% 2% 3% 
Mawson 2% 0% 0% 1% 1% 
Wanniassa 1% 0% 0% 0% 0% 
Weston 2% 1% 1% 1% 1% 

In
d

us
tr

ia
l 

Fyshwick 4% 5% 26% 10% 3% 

Hume 1% 0% 1% 0% 0% 

Mitchell 1% 1% 4% 2% 2% 

L
o

ca l 

Ainslie 1% 0% 0% 0% 0% 
Deakin 1% 0% 0% 0% 0% 
Griffith 1% 0% 0% 0% 0% 

O
th

er
 

Queanbeyan 8% 7% 5% 6% 3% 
Braddon 1% 0% 1% 1% 1% 
ANU 0% 0% 1% 8% 14% 
Brand Depot 0% 3% 1% 1% 1% 
DFO 0% 8% 3% 2% 0% 
Gold Creek 0% 0% 0% 0% 1% 
University of Canberra 1% 0% 0% 3% 10% 

 Queanbeyan Karabar 1% 0% 0% 0% 0% 
 Queanbeyan Jerrabomberra 2% 0% 0% 0% 0% 

 Total 90% 100% 100% 98% 95% 

Source: SGS estimates 

Distribution of visitor expenditure 

Similar to the non-home-based expenditure, total visitor expenditure in the ACT was assigned 
to individual centres using a distribution matrix. The visitor expenditure patterns were captured 
primarily based on the visitor accommodation data published by the ABS in conjunction with 
the in-centre survey results. 
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During the process of developing the matrices, constraints of maximum expenditure level were 
also set so that the sum of visitor expenditure and non-home-based expenditure allocated to a 
particular centre would not exceed the estimated retail turnovers in that centre. 

A distribution matrix of the visitor expenditure is provided in   
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Table A.  22.  Note that based on this approach some centres will be allocated a tiny 
proportion (less than 1 percent) of the visitor expenditure and as such have been excluded 
from the table. 

Table A.  23   Visitor expenditure distribution matrix, by commodity type 

 

Centres Food Clothing 

Household 

Goods 

Other 

Retail 

Hospitality and 

Services 

T
o

w
n 

Belconnen 3% 6%  4% 5% 

Civic 31% 60%  63% 43% 

Gungahlin 3% 2%  1% 3% 

Phillip 3% 7%  4% 3% 

Tuggeranong 3% 5%  3% 2% 

G
ro

u
p

 

Calwell 0% 0%  0% 0% 

Conder 1% 0%  0% 0% 

Dickson 19% 1%  3% 10% 

Erindale 1% 0%  0% 1% 

Jamison 2% 0%  0% 0% 

Kingston 4% 1%  2% 4% 

Kippax 1% 0%  0% 1% 

Manuka 7% 3%  3% 8% 

Mawson 1% 0%  0% 1% 

Weston 1% 0%  0% 1% 

Industrial 
Fyshwick 1% 2%  4% 2% 

Mitchell 0% 0%  1% 1% 

O
th

er
 Queanbeyan 3% 3%  2% 2% 

Braddon 5% 2%  7% 3% 

ANU 0% 0%  0% 1% 

University of Canberra 0% 0%  0% 1% 

Queanbeyan Jerrabomberra 1% 0%  0% 0% 

 Total 91% 93% 0% 97% 92% 

Source: SGS estimates 


