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This report presents an independent assessment of the need and demand for a proposed retail facilities as part 

of the mixed-use redevelopments of Cardinal Gilroy Village in Merrylands West. The report also considers the 

likely economic impacts that would result from retail and complementary non-retail component of the proposed 

development.  

The proposal is referred to as Cardinal Gilroy Village or the subject site throughout the remainder of this report. 

This report is structure and presented in five (5) sections as follows: 

¶ Section 1 reviews the regional and local context of the subject site, in addition to the proposed 

development scheme and planning context. 

¶ Section 2 details the trade area likely to be served by retail facilities at the site, including current and 

projected population and retail spending levels over the period to 2036. A review of the socio-economic 

profile of the trade area population is also provided.  

¶ Section 3 summarises the current and future competitive retail environment within the surrounding 

region.  

¶ Section 4 outlines an assessment of the sales potential for proposed retail and complementary non-retail 

facilities at the redeveloped site and provides an assessment of the range of economic impacts, both 

positive and negative that may result from the development at the subject site. 

¶ Section 5 outlines the conclusions or key findings of this report. 
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Key Points to note regarding the demand and market potential for retail and complementary non-retail facilities 

at the proposed Cardinal Gilroy Village development, include: 

i. The proposed mixed-use development is located at Merrylands West, within the Cumberland Council 

Local Government Area (LGA), some 25 km west of the Sydney Central Business District (CBD). 

ii. The suburb of Merrylands West is an established residential area located to the east of Betts Road and 

south of Merrylands Road.  

iii. The Cardinal Gilroy Village site enjoys a high-profile and easily accessible location that is well-positioned 

to serve the local community. The existing facility is now proposed for a significant redevelopment, which 

includes: 

¶ Retirement Living: a total of 460 independent living units are planned. These dwellings are 

anticipated to house a resident population of approximately 757 persons. 

¶ Aged Care: an aged care facility including some 155 beds. 

¶ Retail/Commercial: a total of 1,480 sq.m of retail and complementary non-retail floorspace is 

planned across the ground and first floors of Buildings A and B. The range of retail and commercial 

uses to be provided is likely to vary, including retail specialty floorspace, medical suites and the 

like. 

iv. The defined Cardinal Gilroy Village main trade area population is currently estimated at 23,570 (2018) 

and is projected to increase to 27,670 by 2036, representing an average annual growth rate of around 

0.9%. 

v. The socio-economic profile of main trade area residents reflects an established, lower-income, traditional 

family-based population, with a slightly higher proportion of overseas born persons. With the proposed 

redevelopment of the Cardinal Gilroy site, the population and socio-economic profile of residents will to 

continue to evolve, including an increase in the number of aged persons (over 65 years) on-site. 

vi. Local residents would likely have a strong affinity with convenience-based retail facilities within close 

proximity of their place of residence.  
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vii. There are currently no full-line supermarkets provided across the main trade area, with Merryway 

Shopping Centre comprising the only supermarket-based offer, namely a Supa IGA of approximately 

1,700 sq.m. The centre is located some 800 metres north of the subject site along Sherwood Road. 

viii. A small collection of food catering operators is also provided along Sherwood Road and includes key 

national tenants McDonalds, Pizza Hut, KFC and Subway. In this respect, there is a very limited provision 

of retail floorspace provided across the main trade area and, in particular, close proximity of the subject 

site.  

ix. There are currently no competitive retail developments planned throughout the main trade area, with key 

developments beyond the main trade area of limited competitive relevance and unlikely to impact the 

projected sales or viability of proposed retail floorspace at subject site 

x. The main trade area is currently significantly underprovided in terms of doctors, with estimated demand 

for some 25 GPs currently served with a provision of just nine doctors. Compounding this, the additional 

population within the main trade area over the forecast period, at around 4,100 persons, would demand 

up to five additional doctors. 

xi. The proposed retail component of the development is projected to record retail sales of $6.3 million in 

2021/22 (constant 2019-dollar terms), with key impacts as follows: 

¶ The largest impact in dollar terms would be on the Merrylands Town Centre, at some $2.9 million 

or around 0.6%. At these levels, impacts would not affect the viability of any retail facilities.  

¶ The next highest impact (at around $0.6 million) is expected to occur on Merryway Shopping 

Centre, with most of this impact to fall on the Supa IGA supermarket at the centre. In percentage 

terms this equates to an impact of around 3.8%, well within the normal competitive range. A similar 

impact of $0.6 million or less than 0.1% is projected to occur on the expanded Westfield 

Parramatta. 

¶ All other projected impacts on represented centres are below $0.6 million, or 0.6% of respective 

centre sales. 

¶ Around $0.8 is likely to be made up of small impacts on a range of other retail facilities within and 

(primarily) beyond the main trade area that are not currently represented in this analysis. 

xii. Overall, the proposed retail component of the Cardinal Gilroy Village development would not impact on 

the viability or continued operation of any retail facilities or specialty shops within the main trade area or 

the surrounding region. 
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xiii. Projected retail sales of $6.3 million for the retail development would make up around one year of retail 

sales growth for the main trade area (excluding inflation), with future population growth offsetting 

competitive impacts. 

xiv. With regard to impacts likely to arise from medical and other complementary health uses at the site ï the 

existing under provision of such facilities, as well as demand generated by new residents at the site would 

indicate that impacts are likely to spread farther afield and across a range of different facilities. Like the 

retail component however, impacts would not affect the viability of any one medical or complementary 

facility in the local area or broader region. 

xv. It is the conclusion of this report that a substantial net community benefit would result from the proposed 

retail and commercial component of the Cardinal Gilroy Village redevelopment. Offsetting the trading 

impacts on some existing retailers, there are very substantial positive impacts including the following: 

¶ Significant improvement in the range of retail, medical and other facilities that would be available 

to local residents, particularly for the aged population that will occupy the site. 

¶ The proposed development would improve choice of location and allow for price competition. The 

inclusion of a full-line supermarket would represent the only such offer within the defined main 

trade area. 

¶ The addition of retail and complementary non-retail facilities at the subject site would also result in 

the retention of spending currently being directed to other facilities (often at or surrounding major 

shopping centres) situated beyond the trade area, thereby reducing the need for local residents to 

travel further afield for these needs. 

¶ The offer will enable the development to serve the growing population and associated demand for 

additional retail floorspace, medical services and the like. 

¶ The creation of additional employment which would result from the project, both during the 

construction period, and more importantly, on an ongoing basis once the development is complete 

and operational. In total, some 134 jobs are likely to be created both directly and indirectly as a 

result of the retail and commercial component of the Cardinal Gilroy Village development alone 

¶ This includes a number of youth employment opportunities with retail developments generally 

employing a large number of younger staff. 

xvi. It is concluded that the combination of the substantial positive economic impacts serve to more than offset 

the trading impacts that could be anticipated for a small number of existing facilities throughout the 

broader region. Further, the impacts would not threaten the viability of any existing facilities.  
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 LOCATION & PROPOSED DEVELOPMENT 

This section of the report reviews the regional and local context of the Cardinal Gilroy Village site and provides 

an overview of the proposed development scheme. 

1.1. Regional & Local Context 

i. Merrylands West is a suburb of Greater Western Sydney, located some 25 km from the Sydney 

Central Business District (CBD) and within the Cumberland Council Local Government Area (LGA) 

(refer Map 1.1). 

ii. The suburb of Merrylands West is an established residential area located to the east of Betts Road 

and south of Merrylands Road. 

iii. Southern Cross Care currently own and operate Cardinal Gilroy Village at 45 Barcom Street in 

Merrylands West, which is provided south of Kenyons Road and adjacent to a range of community 

facilities. Kenyons Road is a major east-west local route through the suburb, connecting Sherwood 

Road and Fowler Road. 

iv. The subject site is also served by several bus routes which generally run between Paramatta and 

Merrylands. Merrylands train station is located around 2 km to the east of the subject site. 

v. Map 1.2 illustrates the local context of Cardinal Gilroy Village, with key points to note including: 

¶ Merrylands High School is located to the immediate south of the site. 

¶ The Youth Off the Streets community organisation is provided to the adjacent west of the site. 

¶ Cordon College also shares the western border of the site. 

¶ There is limited dedicated retail floorspace within the surrounding area, with the nearest 

concentration being at Merryway Shopping Centre, some 800 metres to the north-west of the 

site, along Sherwood Road. A small collection of retail shops is also located within this precinct. 

¶ Other land surrounding the site generally comprises established residential dwellings, while 

light-industrial and commercial uses are generally provided farther to the south-west. 

vi. Overall, the Cardinal Gilroy Village site enjoys a high-profile and easily accessible location that is well-

positioned to serve the local community. 
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MAP 1.1. MERRYLANDS REGIONAL CONTEXT 
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MAP 1.2. ï LOCAL CONTEXT 
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1.2. Proposed Development 

i. Southern Cross Care owns and operates Cardinal Gilroy Village at 45 Barcom Street in Merrylands 

West. The existing village includes a total of some 238 Independent Living Units (ILUs), and a 135 

aged care beds. 

ii. The existing facility is now proposed for a significant redevelopment, which has been planned since 

2013. The current masterplan for the site is illustrated in Figures 1.1 ï 1.2. As shown, the proposed 

development would be provided across three key areas namely the Northern, Central and Southern 

precincts. A total of 19 buildings are planned within the development across up to six storeys.  

iii. Table 1.1 provides a summary of the indicative yield of the development by usage, which is described 

as follows: 

¶ Retirement Living: a total of 460 independent living units are planned, including 93 one-

bedroom units, 348 two-bedroom units and 19 three-bedroom units. These dwellings are 

anticipated to house a resident population of approximately 757 persons. 

¶ Aged Care: an aged care facility is planned as part of Building B in the Northern Precinct and 

will include some 155 beds. 

¶ Retail/Commercial: a total of 1,480 sq.m of retail and complementary non-retail floorspace is 

planned across the ground and first floors of Buildings A and B, facing Kenyons Road.  

The range of retail and commercial uses to be provided is likely to vary, including retail specialty 

floorspace, medical suites and the like. 

iv. The redeveloped site will also include a range of residential dwellings and aged care places, a new 

road network, public open space and community facilities, characterised by modern design that 

responds to the needs of existing and prospective residents. 

v. Complementing the development, the proposed mixed-use component at the Northern Precinct would 

offer a high degree of customer amenity and convenience, easily accessible for the local population 

and similarly characterised by a high-level of design. 
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TABLE 1.1. CARDINAL GILROY VILLAGE MASTERPLAN COMPOSITION 

  

FIGURE 1.1. CARDINAL GILROY VILLAGE CONCEPT PLAN 

 

Block Units Est.

Metric (ref.) Northern Central Southern (no.) Residents

Reitrement Living Units

1 Bed A - M Å Å Å 93 93

2 Bed A - M Å Å Å 348 626

3 Bed A - M Å Å Å 19 38

Total 460 757

RAC Facility

Beds B Å 155 155

Community Facilities

Floorspace (sq.m) M Å 1,993 -

Retail Floorspace

Floorspace (sq.m) A & B Å 1,480 -

Source: Southern Cross Care

Precinct


