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25 October 2021 

 

Mr Anthony Witherdin 
Director 
Key Sites Assessments 
4 Parramatta Square  
12 Darcy Street, Parramatta NSW 

 

Dear Anthony, 

RE: Eastern Creek Retail Outlet Centre (SSD-10457) 

1. The letter provides a response to Request for Additional Information (RFI) addressed to Mr Raj 

Sharma (Development Manager - Frasers Property), dated 23 September 2021. It responses to 

the component of the RFI under the heading Economic Assessment, namely: 

‘Quantify the potential cumulative economic impact of the overall Eastern Creek Quarter 

development, including the Lot 3 retail outlet centre, to demonstrate that the overall impact 

on the local centres that were assessed in the original concept proposal, as modified (SSD-

5175) would remain consistent with the approved impacts.’ 

2. Macroplan prepared an Economic Impact Assessment (EIA) in December 2020 for the Stage 3 

development of Eastern Creek Quarter, which was prepared for Frasers Property to support a 

State Significant Development Application (SSDA) which seeks Concept Plan approval for the 

staged construction of a factory outlet centre. I was lead author of the report, though I now work 

at Ethos Urban. 

3. The Macroplan EIA assessed the potential impacts that could occur on surrounding shopping 

centres and precincts following the development of Eastern Creek Quarter Stage 3, refer 

Appendix 1. The analysis shows that some retail facilities located within the surrounding region 

are likely to experience minor impacts following the development of a factory outlet centre at 

Eastern Creek Quarter. The EIA concluded that the estimated impacts were well within the 

reasonable bounds of normal competition. The EIA also examined the potential impacts likely to 

have resulted from the previously approved Stage 3 development (i.e. large format retail/bulky 

goods) and found that the trading impacts would have been higher on some centres compared 

with the currently proposed factory outlet centre. 

4. The impact analysis in the Macroplan EIA focused on the key shopping centres in the region. In 

Strategic Centres and Key Centres there is also a range of other retail shops and services 

outside the main shopping centre. The retail facilities outside the main shopping centre are not 

expected to experience any material impact from the proposed development at Easter Creek 

Quarter. However, for completeness, Table 1 shows the likely maximum impact on ‘balance of 

centre’ for Strategic Centres and Key Centres. 

5. The potential impacts on Local Centres from the Stage 3 factory outlet centre of Eastern Creek 

Quarter were also assessed in Macroplan EIA. The report concluded that a factory outlet centre 

would have a negligible and immaterial impact on convenience oriented local centres in the 

region.   

http://www.ethosurban.com/
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6. HillPDA Consulting prepared an updated assessment of the potential impacts from Stages 1 and 

2 of the Eastern Creek Quarter development, in a letter prepared by Adrian Hack (Principal, 

Urban and Retail Economics) dated 20 December 2019 (SSD 5175 MOD 5). The assessment 

detailed the estimated impacts from Stages 1 & 2 on surrounding shopping centres, refer 

Appendix 2. 

7. In my capacity as Associate Director Economics at Ethos Urban, together with my experience in 

preparing the EIA for Stage 3 when I worked at Macroplan, I have assessed the potential 

cumulative economic impacts of the overall Eastern Creek Quarter development (Stages 1,2 and 

3) on the key retail precincts within Blacktown City Council, as detailed in Table 1. The estimated 

impacts on smaller local centres would be no greater than as previously assessed by HillPDA, as 

a factory outlet centre would have no noticeable impacts on convenience-oriented local centres 

in the area. 

8. Therefore, based on a review of all relevant analysis, the impacts from the overall development 

at Eastern Creek Quarter on local centres would remain consistent with assessed impacts in the 

original concept proposal SSD-5175.  

 

Table 1:  Eastern Creek Quarter Stages 1-3, Estimated Cumulative Impacts on Centres  

 

  

Centres within Blacktown LGA

Macroplan assessed

Stage 3 potential impacts 

(as at 2024)

Hill PDA assessed 

Stage 1+2 potential 

impact (as at 2021)

Accumulated estimated 

impacts upon completion 

of all Stages 

Strategic Centres 

Blacktown

• Westpoint Blacktown 2.1% 2.6% 4.7%

• Balance of centre Less than 0.5% N/A Less than 0.5%

Mount Druitt

• Westfield Mt Druitt 2.3% 4.1% 6.4%

• Balance of centre Less than 0.5% N/A Less than 0.5%

Marsden Park Less than 0.5% N/A Less than 0.5%

Key Centres

Emerton Less than 0.5% N/A Less than 0.5%

Plumpton

• Plumpton Marketplace 1.9% 3.7% 5.6%

• Balance of centre Less than 0.5% N/A Less than 0.5%

Stanhope Village 1.9% N/A 1.9%

Local Centres

Rainbow Shopping Centre Negligible 7.2% 7.2%

Myrtle Street Prospect Negligible 5.7% 5.7%

Rooty Hill Village Centre Less than 0.5% 8.8% Less than 9.3%

Holbeche Road, Ardnell Park Negligible 5.6% 5.6%

Evans Road, Rooty Hill Negligible 10.2% 10.2%

Urban Renewal Precincts*

Doonside Station Less than 0.5% 5.1% Less than 5.6%

Seven Hills Less than 0.5% 2.7% Less than 3.2%

Toongabbie Less than 0.5% N/A Less than 0.5%

* Urban Renewal Precincts as identified in the Blacktown City Council Local Strategic Planning Statement 2020
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Yours sincerely, 

 

  
 

Ellis Davies 

Associate Director – Economics 

edavies@ethosurban.com  
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Appendix 1: Macroplan EIA ECQ Stage 3 Estimated Impacts 

The following is a replication of estimated impacts as detailed in the Eastern Creek Quarter Stage 3 

EIA, completed by Macroplan in December 2020. 
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Appendix 2: Hill PDA Consulting ECQ Stages 1 & 2 Estimated Impacts 

The following is a replication of estimated impacts as detailed in the Eastern Creek Business Hub - 

Variation to Stage 2 assessment completed by Hill PDA Consulting in December 2019. 
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