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Warranty 
 
This report has been based upon the most up to date readily available information at this point in time, as documented in this report.  Urban 
Economics has applied due professional care and diligence in accordance with generally accepted standards of professional practice in 
undertaking the analysis contained in this report from these information sources.  Urban Economics shall not be liable for damages arising 
from any errors or omissions which may be contained within these information sources. 
 
As this report involves future market projections which can be affected by a number of unforeseen variables, they represent our best possible 
estimates at this point in time and no warranty is given that this particular set of projections will in fact eventuate 
 
 

Commbank iQ Disclaimer 
 
This report contains analysis by CommBank iQ, a joint venture between the Commonwealth Bank of Australia ABN 48 123 123 124 
(Commonwealth Bank) and The Quantium Group Pty Ltd (Quantium), which is the subject of intellectual property (including copyright) and 
confidentiality rights of one or multiple owners, including the Commonwealth Bank, Quantium and where applicable, its third-party data 
owners (Data Providers), together IP Owners. 
 
The information contained in this report may have been prepared using raw data owned by one or more of the Data Providers. The Data 
Providers have not been involved in the analysis of the raw data, the preparation of the report, or the information contained in the report. 
The IP Owners do not make any representation (express of implied) or give any guarantee or warranty in relation to the accuracy, 
completeness or appropriateness of the raw data, or the analysis contained in this report. The IP Owners will not be held liable for any use or 
disclosure of any information contained in or derived from this report. To the extent permitted by law, the IP Owners take no responsibility 
for and have no liability for the preparation, contents, accuracy or completeness of this report, or the analysis on which it is based. Other 
than in accordance with any express terms and conditions agreed with CommBank iQ, the information contained within this report (or any 
extract thereof) is provided in confidence, may only be used for the purpose provided, and may not be copied, reproduced, distributed, 
disclosed or otherwise made available to a third party. 
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1.0 Introduction 
1.1 Background 

Urban Economics has been commissioned by Region Group to review the LFR Shop Need and 
Economic Impact Assessment (NEIA) report prepared by Deep End Services (July 2025), 
which was submitted in support of varying the categories of assessment for the preliminary 
approval of the Kirkwood Road Commercial Centre (KRCC) to include self-defined retail Shop 
uses.  
 
Deep End Services also provided other need assessment analyses for the broader KRCC 
development, including separate investigations for a full-line supermarket, a childcare centre 
and swim school which although not the subject of this Review, highlight a piecemeal 
approach to the economic, community and planning need implications and assessment of the 
project.  
 
Schedule 6.4 of the Gladstone Regional Council Planning Scheme 2017 outlines the 
requirements for undertaking a community and economic need assessment. It is with regard 
to this planning scheme policy that this review has been undertaken. Particularly, the purpose 
and reasoning for this policy is noted which states: 
 
“The Gladstone region has long been characterised by periods of rapid population growth followed 
by more stable phases - placing fluctuating demands on the regions centres and residential housing 
supplies. Whilst this growth has occurred in preferred locations, this cycle has led to issues in both 
undersupply and oversupply of which the former Planning schemes have struggled to address. In 
response to this, the Strategic Framework seeks to protect the economic viability and long term 
function of existing and future centres as well as to ensure that residential development occurs in 
step with community need.  
 
A community and economic needs assessment is the primary supporting document used to justify 
whether there is need for a particular proposed development and whether such a proposal will have 
any adverse impacts to the existing social, economic and urban fabric of the immediate and 
surrounding locality.” 
 
Region Group owns and manages some 100 convenience-based retail properties nationally 
and is the owner of the Kirkwood Shopping Centre opposite the subject site which includes 
a Woolworth’s supermarket, specialty stores, a service station and McDonald’s drive-thru 
outlet. 
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Urban Economics is an economic and market research consultancy based in South East 
Queensland. With more than 50 years’ experience of senior personnel and employing a multi-
disciplined team with skills in economics, market research, geography, property development 
and real estate, Urban Economics is uniquely positioned to arm our clients with the insights 
and advice they need to add value to their land, property and development-related decisions. 
We have a passion for understanding how and why we live, work, play and learn within our 
urban environments. 
 

1.2 Study Objectives and Approach 

In undertaking the review and submission, Urban Economics has undertaken the following 
tasks: 

• Gathered relevant planning document and application material; 
• Reviewed the methodology and assumptions adopted by the report, including but not 

limited to: 
 

o Trade area adopted; 
o Population growth rates; 
o Demographic profile;  
o Retail expenditure modelling and growth;  
o Supply network and quantum of facilities including approvals within the 

surrounding network;  
o The demand supply gap; and 
o Impact modelling. 

 
• Reviewed the proposed development relative to the planning framework and economic 

objectives and any other “relevant matters” for consideration; 
• Assessed need for the proposed development and the mix of uses;  
• Identified any further information required or gaps in the analysis undertaken which 

Council should ask of the applicant;  
• Provided a series of recommendations and conclusions from an economic perspective 

including key issues and potential reasons for refusal. 
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2.0 Review of Need and Economic Impact 
Assessment 
2.1 Catchment Area Definition 

Catchment areas are theoretical constructs utilised by retail analysts and retailers to describe 
the area from which a retailer or shopping centre is likely to draw the majority of its trade. Four 
catchment areas of interest have been defined for the proposed large format retail centre at 
the subject site, including one Primary catchment area and three secondary areas including: 

• Secondary South; 
• Secondary North; and 
• Secondary West. 

Urban Economics considers the catchment areas to be relatively logical for a large format 
retail centre in Gladstone although noting that residents of the Secondary West trade area 
such as at Biloela would also fall within the catchment of comparable and competitive 
development in Rockhampton, as would Secondary South catchment area residents such as 
at Agnes Waters associate with equidistant Bundaberg. 
 
The proprietary Azira data illustrated within the report further supports this position, together 
with the weaker association of residents within other defined secondary catchment areas, 
particularly those which have access to other larger regional centres. 
 
Moreover, the defined catchment areas whilst logical for a dominant regional large format 
retail/homemaker centre, does not reflect the typical trade area for the proposed ‘LFR Shop’ 
category sought; with national tenants such as suggested within the report including Chemist 
Warehouse, Choice the Discount Store and the Reject Shop supported by much smaller trade 
areas and more typically locating within retail and shopping centres. 
 
The Reject Shop for instance includes two stores in Rockhampton, three stores in Bundaberg, 
two stores in Gladstone and a store within Biloela; none of which are located with Specialised 
centre type zones or large format retail centres. 
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2.2 Population Growth & Demographic Profile 

Population estimates, projections and the demographic profile of the defined catchment 
areas sufficiently align with relevant reported data for these areas including:   
 

• Australian Bureau of Statistics (ABS) - 2021 Census and residential building approvals; 
• Queensland Government Statisticians Office (QGSO) – population estimates by SA1 

and 2023 edition population projections. 
 
Notably, population projections provided within this report align with population projections 
presented by the QGSO, with average annual population growth rates in the order of 0.9% to 
1.1%, which is at odds with growth rates adopted within the separate but related need 
assessment for the proposed Coles supermarket (DA/54/2025) as part of the broader 
Kirkwood Road Commercial Centre. 
 

2.3 LFR Shop & Retail Expenditure 

Sections 3.6 and 3.7 of the report frame the estimated per capita spending of catchment area 
residents and specifically, the proportion of that expenditure directed to non-food, groceries 
and liquor which is designated Non-Food & Retail Services (NF&S) within the report and the 
basis for assessing ‘LFR Shop’ uses.  
 
Whilst these assumptions generally align with Urban Economics assessment of total retail 
expenditure within these localities, which is drawn from actual expenditure data from 
residents as provided by Commbank iQ, the data source which has been adopted by leading 
retail analysts, it is considered that the report’s use of the very broad NF&S category is 
inadequate for the assessment of the proposed LFR Shop use for measurement against 
typical retail centres and large format retail/showroom centres. 
 
Furthermore, the retail expenditure base and expenditure categories have not had regard for 
online retail expenditure within the report, an element which is measured to represent ~14.6% 
of all retail expenditure in the catchment area and which generates limited demand for retail 
floorspace. 
 
TABLE 1 provides Urban Economics’ analysis of retail expenditure by more detailed categories 
across the catchment areas through 2023/24. Commensurately with the report, ~45% of 
expenditure is within the NF&S categories of apparel, general retail, household goods, leisure 
and retail services.  
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TABLE 1: Retail Expenditure by Category – 2023/24 

$million Primary SS SN SW 
Total 

Catchment 
Area 

Apparel 60.1 5.3 1.9 9.4 76.7 
Food Catering 131.5 11.9 4.1 17.0 164.5 
Fresh Food 22.4 2.4 0.8 5.9 31.4 
General Retail 144.6 16.8 5.9 23.6 190.9 
Household Goods 153.4 24.8 6.3 24.7 209.2 
Leisure 95.8 10.3 2.7 11.7 120.5 
Other Food & Groceries 357.3 42.9 12.2 65.3 477.7 
Packaged Liquor 51.5 7.0 2.0 8.1 68.6 
Retail Services 23.6 2.0 0.7 3.1 29.4 
Retail Total 1,040.1 123.2 36.6 168.8 1,368.7 
Excluding online 889.4 105.8 31.9 141.7 1,168.8 
% online 14.5% 14.2% 12.7% 16.1% 14.6% 

Source: Urban Economics, Commbank iQ 

 
Section 3.7 of the report outlines the assessed level of retail expenditure growth which is 
projected within the defined catchment areas between 2025 and 2036. Table 4 of the report 
suggests that retail expenditure growth within the NF&S category over this period would 
average 3.7% per annum, however no justification or methodology for this level of expenditure 
growth above population growth is provided by the report. 
 
Whilst the report’s assessment of the retail expenditure of the catchment area community is 
sufficient, the assumption that all non-food, grocery and liquor expenditure is demonstrative 
of demand for the proposed development is deficient.  
 
More particularly, this broad category includes a significant array of retailers which would not 
be contemplated as LFR Shop type stores including but not limited to: men's women's & 
children’s clothing stores, jewellery & fashion accessories, luxury boutiques, shoe stores, art & 
craft stores, cosmetic & beauty stores, discount department & variety stores, mobile phone 
accessories & repairs, camera stores, florists, hobbies, music, computer & games stores news 
agencies & tobacconists, hair & beauty, optometrists, shoe repairs & key cutting, engraving & 
watch repairs.  
 
This report’s analysis of retail expenditure is deficient and without further justification of 
assumptions applied, cannot be relied upon to make an informed decision regarding the need 
for the LFR Shop uses sought. 
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2.4 The Centres Network & Supply 

The report sufficiently identifies the network of relevant activity centres including specialised 
centres and large-format retail supply within the defined catchment areas and Gladstone, 
although this analysis excludes Biloela in the Secondary West catchment area.  
 
Relevantly, it is noted that more 5,700m2 of vacant retail floorspace was measured across 
these centres at the time of the report’s analysis, equivalent to vacancy rate in the order of 
5.5% to 6.5%. It is Urban Economics’ assessment that this does not reflect the true retail 
vacancy rate of the region, particularly given the significant number and scale of vacancies 
within the Gladstone CBD, estimated to be in the order of at least 10% of all retail floorspace. 
 
Similarly, the Gladstone Central centre was recognised to have a significant level of vacancy 
within the report (~18%), a centre which includes a strong mix of non-food retailing as is 
proposed at the KRCC. 
 
Plans for the initial phases of KRCC are noted to contemplate some 6,000m2 of LFR Shop 
floorspace, a scale of development which could potentially be absorbed by existing retail 
vacancies of the region alone. 
 
Overall, it is Urban Economics’ view that there is sufficient capacity within existing centres to 
accommodate any demonstrated demand for non-food based retailing (Shops), particularly 
within vacant tenancies of established centres and including for stores which may require 
tenancies greater than 500m2. 
 
It is also considered that Gladstone and the catchment areas include an existing provision of 
LFR Shop uses as defined within the report including The Reject Shop, Choice the Discount 
Store, Chemist Warehouse, RSEA Safety, Reece Plumbing and other non-retail services which 
are found in some homemaker/lifestyle type centres. 
 
Despite this, the report’s supply analysis does not address the existing provision of stores or 
floorspace within this defined category niche and does not contemplate the supply of 
appropriately zoned sites which could accommodate the development. A 5,300m2 for 
instance is located within the Kirkwood centre, directly opposite the KRCC which could 
accommodate LFR Shop development. 
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2.5 Need Assessment 

The report’s assessment of need references the Norling Report (May 2024) prepared on 
behalf of Council which assesses the need for some 50,000m2 of retail floorspace across the 
region by 2046. This assessment includes demand for all retail categories, including large 
format retail/showroom development such as is contemplated within KRCC. More particularly, 
KRCC is conceptually planned to include some 40,000m2 of retail GFA, equivalent to ~80% 
of all retail demand for the entire Gladstone region between 2024 and 2046. 
 
Further, the report also contends that the need for the proposed LFR Shop is supported by 
the level of escape expenditure to other regions. Critically, the Norling Report outlines that “a 
number of key tenants are not located in the Region due to its relatively low population being 
below critical threshold levels (eg department stores, Target discount department store and 
several showroom operators), this ratio indicates that its retail market appears to be in 
balance, with a modest level of escape expenditure, in the order of 10-15%. That is, this 
level of escape expenditure would be expected from a regional population of about 
65,000 persons.”  
 
Other relevant items of the Norling Report also outline:  
 

• the capacity of existing centre zoned land within Gladstone to accommodate 
~30,000m2 of retail floorspace (excluding non-retail floorspace); and  
 

• regarding the existing Kirkwood District Centre  the report states “This District Centre 
is well located in an emerging residential community and should expand by another 
4,000m2, accommodating a second supermarket. Figure 1.2 shows that there are no 
vacant centre zoned lands to accommodate this expansion. However, aerial 
photography indicates that there are vacant residential zoned lands adjoining this 
Centre, which should be developed for centre purposes.” This statement is 
mischaracterised within the NEIA report as referring to the KRCC site, however actually 
contemplates centre activities within the residential zoned lands to the south (L912 on 
SP 281138) of the existing centres as illustrated in FIGURE 1 below. 
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FIGURE 1: Vacant Centre Expansion Lands 

 
Source: Norling Consulting - Gladstone Region Background Study: Population, Employment and Land Supply 

 
Section 5.3 of the report attempts to highlight a gap in the provision of defined LFR Shop 
tenants/operators. This analysis provides a very weak demonstration of need for the following 
reasons: 
 

• TK Maxx stores in compared regions such as Hervey Bay and Rockhampton do not 
locate within large format retail or homemaker type centres such as is proposed by 
KRCC, but rather regional and sub-regional shopping centres. TK Maxx is also noted 
within only two of the comparative centres of the analysis; 
 

• Gladstone already supports a Choice store within the Gladstone Central Shopping 
Centre; 
 

• Each of the contemplated LFR Shop operators are not primarily located within large 
format retail or homemaker type centres, but more typically form a mini major within 
retail shopping centres; 
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• ‘Undersized’ stores noted within the report are not considered to represent a gap in 
provision, but rather match and balance the needs of Gladstone’s population relative 
to other regions; 

 
Overall, the assessment of need within the report has not demonstrated any gap in the 
provision of so-called LFR Shop floorspace within Gladstone, nor any need for the proposed 
Shop area which cannot be adequately met within existing centres of the region. 
 

2.6 Economic Impact Assessment 

The economic impact assessment of the report contemplates the potential performance of 
the Shop component of KRCC, estimating that a fully occupied 7,500m2 development may 
achieve $41.3 million in retail sales in 2028. 
 
In the first instance, it is Urban Economics’ view that the piecemeal nature of the KRCC 
development application process including for a ‘standalone’ supermarket of 3,368m2, three 
drive through food and drink outlets, a childcare centre, swim school and retail specialties 
together constitutes the establishment of a new centre and a collection of centre activities 
within KRCC, best defined as a Shopping centre within the Gladstone Planning Scheme. 
 
On this basis, the cumulative impacts of the proposed development on Gladstone’s network 
of centres should be assessed as such, not only the proposed Shop uses in isolation. The 
combined retail sales performance of the proposed Supermarket, LFR Shop and Food and 
Drink Outlets of KRCC are estimated to be in the order of $85 million in 2028 (based on 
submitted need assessments). Combined with the potential addition of ~35,000m2 of 
Showroom floorspace and a performance level of $3,750/m2, the KRCC may represent total 
retail sales in the order of $215 million in 2028, equivalent to ~15% of all resident in-store retail 
expenditure at the time and representing the second-largest retail centre in Gladstone. 
 
The impact analysis of the report also erroneously measures the impacts of the proposed LFR 
Shop area for which the performance is attributed to retail spending within the defined ‘NF&S’ 
segment, against the total retail performance of centres, including for the supermarkets, food, 
grocery and liquor categories; serving to significantly understate the impacts of the proposed 
development.  
 
Furthermore, it is contended the impacts of the proposed development would not be 
confined to trading impacts on competitive stores and activities. The proposed LFR Shop uses 
have the potential to attract stores which already locate within higher order centres of 
Gladstone such as for e.g. The Reject Shop, Choice the Discount Store and Chemist 
Warehouse, potentially diluting or removing these stores from existing centres.  
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As noted within the referenced Norling Report “The establishment of a third higher order 
centre is not recommended due to there being no suitable candidate sites and the obvious 
disadvantages of splitting higher order facilities across multiple centres: a reduction in 
vitality of each; a duplication of basic services across all three centres; and a dissipation in 
the utility of invested infrastructure.” 
 
The statement within the report that “The impacts are within the bounds of normal 
competition and would not have an unreasonable detrimental impact on the commercial 
viability of any other centre in the area” is unfounded. 
 
The impact assessment of the report cannot be relied upon to make an informed decision 
regarding the proposed development and is considered to significantly understate the impact 
on Gladstone’s network of activity centres. 
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3.0 Conclusions and Recommendations 
The Need and Economic Impact Assessment (NEIA) report prepared by Deep End Services 
for the proposed LFR Shop at Kirkwood Road, Kirkwood is considered to significantly 
overstate the need for the proposed development at the subject site and significantly 
understate the impact that the proposed development would have on the surrounding 
network of centres. 
 
Together with the proposed supermarket and other elements would result in the 
establishment of a third major centre within Gladstone which is not supported, and would 
significantly impact the performance, vibrancy and vitality of existing centres within 
Gladstone. 
 
The NEIA report does not provide sufficient evidence or rigour from which Council can make 
an informed decision regarding the proposed development, nor has it adequately addressed 
the requirements of the Community and economic need assessment planning scheme policy 
and as such, approval cannot be supported. 
 
Moreover, the piecemeal nature of the development application process for the KRCC 
including the multiple need and impact assessments is deficient and cannot be relied upon to 
make an informed decision regarding the projects approval. 
 
There is no demonstrated impetus to vary the existing court approved preliminary approval 
for the KRCC from an economic, community or planning need perspective. 
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