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Dear Mr Hirst and Mr Woolf
Re:

Independent Report related to a Proposed Hotel as part of the Living City Project,
Devonport, Tasmania

Thank you for this opportunity to provide Devonport City Council and Projects+Infrastructure with hospitality
consulting services related to your Living City project in Devonport, Tasmania.
This report presents our analysis and findings in accordance with the scope of services as set out in our proposal
dated 25th January, 2016, to provide an independent report on the identifiable market opportunity for a potential
hotel to complement the Devonport Living City project by reference to the Living City project, in the context of an
assessment of market background, supply and demand of transient tourist accommodation.
In this report, Horwath HTL Australia, (Horwath HTL) has assessed that that the site is potentially suitable for the
development of a transient accommodation property such as a hotel or serviced apartment.
This report is intended for decision-making purposes by the management of the Devonport City Council as detailed in
our engagement letter. Accordingly, Horwath HTL does not accept any responsibility for any decision taken by a third
party as the result of information contained in this report.
We draw your attention to the sections Recognition of Risks as well as our Standard Assumptions and Limiting
Conditions as set out in the Appendix to this report. We look forward to hearing from you if we can provide any
further assistance in the interpretation of our findings and recommendations.
We look forward to hearing from you if we can provide any further assistance in the interpretation of our findings and
recommendations. Should you require further explanation of our findings and conclusions, please contact the
undersigned.
Yours Sincerely

Ron de Wit
Lead Principal, Horwath HTL Australia
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LIST OF ABBREVIATIONS, GLOSSARY
ABS

Australian Bureau of Statistics

Source of officially published statistical information

ADR

Average Daily Rate

Average net achieve room rate after deduction of GST,
discounts , commissions to intermediaries

DCCB

Devonport City Council

Name of the local area administration authority

F&B

Food & Beverage

Departmental trading area, includes restaurants, bars,
room service

MICE

Meetings, Incentives, Conferences, Overall term to describe the meetings & congress market
Events or Exhibitions

OCC

Occupancy Rate

Percentage of rooms occupied in relation to the number of
available rooms in respect of the operating period.

OTA

Online Travel Agent

Online, third-party intermediary used as a distribution
channel for the marketing and sales of room inventory

RevPAR

Revenue per Available Room

Total room revenue divided by the number of total
available room nights

RNA

Room Nights Available

Total rooms available in the data set, generally the total
rooms available for a period of time (yearly)

RND

Room Nights Demand

Total rooms of demand in the data set, generally the total
rooms sold for a period of time (yearly)

Proposed Hotel

The subject of this report, the hotel proposed as part of
the Living City project.
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Independent Report Summary
1.1 OBJECTIVES OF THIS REPORT
The objective of this report is to present researched and independently prepared evaluations of the
potential merits of the hotel component (Proposed Hotel) planned within the Waterfront Precinct
of the Living City project (the Project) in Devonport. In this report Horwath HTL has provided an
evaluation of the likely success factors for hotel development to meet identified transient tourist
demand, relative to the Project’s location and relevant surrounding market area.
In the following section 1.5 Project Information we describe the planned developments currently under
construction, and proposed.

1.2 SCOPE OF WORK
The scope of work undertaken in the preparation of this report included, although was not limited
to, the following:
Desk-based Review



Horwath HTL completed a desk-based review of the market area surrounding the Project site,
Devonport generally, and the North West Region of Tasmania; identifying characteristics of the
market areas and to profile existing and proposed providers of transient tourist accommodation
facilities.

Site Analysis and Field Research
A site visit was undertaken on 3 March 2016 as part of the market demand research and opportunity
assessment component of the assignment. At that time the site and its location was reviewed, as
follows:



Undertook an orientation of the site relative to major attractions and surrounding obvious
demand generators;



Assessed the locality relative to access and visibility to motorways, public transport systems and
local infrastructure;



Determined the nature of surrounding land uses as they may relate to any potential
development; and



Assessed the nature of surrounding Devonport tenants and identified representative demand
sources including the Spirit of Tasmania; commercial businesses, tour operators and distribution
channel intermediaries to determine general demand characteristics.

As part of the trip to Devonport the existing providers of potentially competitive accommodation
properties were visited and briefly assessed, to gather relevant data and information. At this initial
stage, no review or investigation was undertaken for the purpose of ascertaining specific demand
potential from local businesses and potential users.
Horwath HTL Project Report - Devonport Living City F160605.docx
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Market Demand Assessment
Our in-market and desk-based research concluded with a market demand assessment, defining the
Project location in terms of site and market opportunity, demand generators and demand
characteristics.
Our assessment is supported by an overview of historical hotel market performance and a profile of
potential transient tourist accommodation provider competitors.

1.3 USE OF THE REPORT
This report was commissioned by Devonport City Council (DCC), through Projects+Infrastructure,
as reference material to accompany a package of information to be used to inform potential
stakeholders and investors. Readers of this report should refer to the sections related to identifying
risks, major and general assumptions, and limiting conditions for use of the report.
The contents of this document or any reference to it may not be included in any public financeraising document, investment circular, financial markets statement, public forum, prospectus or
printed material without our prior written consent of the form and context in which it will appear.
The terms of our engagement are such that we have no obligation to revise this report to reflect
events or conditions that occur after its publication.

1.4 MAJOR ASSUMPTIONS
Any major findings, conclusions or recommendations contained in this report are based, in part, on
the following assumptions:



Support infrastructure such as fresh water, sewage treatment, electricity and gas will be
supplied/generated at a consistent and reliable level to maintain guest satisfaction.



There will be no political or administrative developments that will significantly impact general
confidence in Australia or the State of Tasmania, to the detriment of business activity, tourist
arrivals and domestic travel.



The management team at any future Proposed Hotel is expected to provide considerable
investment in staffing and training to be able to deliver the level of service commensurate with
the positioning of the Proposed Hotel and expectations of its guests.



The operator of the Proposed Hotel will implement an industry standard hotel reservation and
marketing system. Furthermore, aggressive programs of advertising and sales promotion will be
instituted prior to the opening of the Proposed Hotel and be maintained throughout the
operating future.



The physical plant and appointments of the Proposed Hotel will be of good quality, meeting the
brand specifications of professional hotel operating companies and expectations of guests.
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Adequate programs of periodic maintenance and replacement of property and equipment will be
instituted and maintained throughout, to ensure that the intended qualities of the Proposed
Hotel property are maintained.



Future additions to the identified competitive market areas will not vary significantly from those
identified in this Report.

1.5 LIVING CITY PROJECT BACKGROUND INFORMATION
1.5.1

Devonport City
By way of introduction to the Project market area, Devonport City is described as follows



Devonport is located on the northern coast of Tasmania, at the entrance to the Mersey River



The city is home port for both Spirit of Tasmania vessels. Currently, over 300,000 visitors to
the city arrive on the Spirit of Tasmania boats.



Devonport is the third largest city in Tasmania with a population of approximately 25,000
people, and services a wider region of approximately 60,000 people.



The city is the centre of rich agricultural district that produces over 40% of Tasmania's vegetable
crops and significant amounts of cereals, oil, poppies and other crops. Dairy production and
processing are also important industries in the region. Secondary industry includes processing of
agricultural products and some manufacturing businesses.

1.5.2

Living City Project
Living City is a transformative urban renewal project aimed at stimulating the local and regional
economy both in the short term and long term, a vision being sponsored and led by DCC.
The Project is a staged redevelopment of the Devonport CBD, the area to emerge as a new civic,
retail, food and tourism for the city and surrounding region. The masterplan was adopted by DCC
in September 2014 and implementation has commenced:



Stage 1 - comprises the Multi-Purpose Building, multi-storey car park and Food Pavilion. The
relocation of Council offices, LINC and Magistrates Court will then free up the land required for
the proposed new retail precinct (Stage 2).



Stage 2 - incorporates a new retail precinct potentially featuring major retailers, a discount
department store, a new supermarket and additional specialty stores, located between Oldaker
Street and Best Street, including the former Harvey Norman building. The existing Harris Scarfe
store is relocating into the retail precinct, releasing the land for Stage 3.



Stage 3 - will complete the Project through the delivery of the Waterfront Precinct, featuring
the Proposed Hotel, restaurants, residential apartments and green/open space.

Horwath HTL Project Report - Devonport Living City F160605.docx

Page 8 of 51

INDEPENDENT REPORT RELATED TO A PROPOSED HOTEL
AS PART OF THE LIVING CITY PROJECT, DEVONPORT, TASMANIA

Living City is now in the implementation phase of Stage 1 and on-site construction will commence
shortly. Stage 1, when completed, will deliver a new front door address to a revitalised precinct of
the city, expanded community and tourism offerings, and a new retail concept in the form of the
Food Pavilion, which is designed to showcase produce of the region and of Tasmania more broadly.
Stage 1 of the Project comprises:



Multi-Purpose Building – a new mixed-use conference, meeting, and community/civic hub
including commercial facilities for LINC and Service Tasmania;



Food Pavilion – showcasing the best Tasmanian produce in a unique tourism and food education
facility;



Market Square – an ancillary public open space and associated amenities; and



Car-parking - multi-level carpark of 500 spaces, featuring end-of-trip facilities.

The Living City objectives, which can be applied to individual Stage 1 components such as the
Proposed Hotel, Multi-Purpose Building, and Food Pavilion, include to:



Create employment



Create economic stimulus



Encourage population growth



Provide new education and training opportunities



Become a regional centre for north west Tasmania



Become a gateway to Tasmania for tourists and in particular a showcase of what North West
Tasmania has to offer

Conference and Convention Centre
The new Multi-Purpose Building contains a conference centre, meeting rooms, and floor space
capable of hosting large scale exhibitions. The main conference floor is approximately 2,000 square
metres (SQM) with capacity for 800 attendees (theatre-style seating) and 500 guests (banquet-style
seating).
Future conference, meeting and exhibition activity is anticipated to increase with the addition of
supporting hotel accommodation facilities. According to Projects+Infrastructure, significant interest
has already been expressed by existing major hotel operators in Tasmania and a selection of
nationally operating management companies.
As existing conference and meetings facilities are currently limited in Devonport, future usage and
revenues derived from the Multi-Purpose Building conference and convention centre facilities are
anticipated to be dramatically higher.
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With a new Multi-Purpose Building conference and convention centre and associated Proposed
Hotel, it is anticipated that Devonport will be able to compete for its fair share or greater of future
targeted medical and pharmaceutical speciality sectors, educational and government sectors and
corporate sector conference business.
Food Pavilion
The Food Pavilion is planned as the centrepiece of Stage 1, poised to activate the precinct and
intended to reposition Devonport as part of Tasmania’s food-based tourism offering. The Food
Pavilion is able to commence operating immediately upon completion of construction, aimed to
capture demand as described below.
The Food Pavilion evolved around leveraging tourism activity in Devonport from the quality and
range of regional and local produce, at a time of resurgent tourism interest in Tasmania as a food
and cultural destination, reported recent investment in new hotels in Hobart and on the east coast
and increased domestic (particularly from Melbourne) and international tourism visitation
(particularly from China).
Objectives specific to the Food Pavilion include to:



Provide regional Tasmanian produce easily accessible to locals and tourists



Education and training opportunities



Support and promote the regional food product sector



Encourage tourism growth



Create a sustainable food retail and education facility

The Food Pavilion comprises approximately 1,500 SQM of lettable space, comprising:



Five anchor permanent tenancies, some 844 SQM, fixed larger format restaurant-style tenancies
including a new Ben Milbourne venue; and



Flexible open market space, the balance of 530 SQM, a range from very small market stall-sized
informal spaces through offering of fresh local produce direct from producer to purchaser, such
as from:
-

Meat (beef, lamb, pork, chicken), seafood (fish, oysters, abalone, scallops) and game

-

Dairy produce (cheese), eggs, charcuterie, delicatessen

-

Fruit, vegetables, nuts and dried fruit, berries and truffles

-

Flowers

-

Artisanal products (soap, paper, pottery, graphics) and locally made gifts; and

-

Wines, beers, spirits

Highly visible on-site produce production is planned, including in the form of:
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-

Wood fired oven, grill, and bakery oven

-

Distillery and brewery

-

Oyster shucking

-

Demonstration kitchen

-

Adult education and community education events

An array of associated concepts and tourism experiences are anticipated, such as:



“Farmer comes to town”, “Paddock to Plate”, “Foraging” , “First and last stop on tasting trail”



Food security Food knowledge and education, Kids in the Kitchen, Unique taste experience



Foodie hub linking to accommodation, Serving breakfast, lunch and dinner



Online component – app, website, online shopping etc.

Demand sources are assessed to potentially include:



Locals from the immediate Devonport community and from the wider North West Region,
including from local schools student visitation;



Tourists, comprising intrastate from other parts of Tasmania. interstate from mainland Australia
and international visitors generally.

It is anticipated that the Food Pavilion with its planned food programs will be integrated into the
Proposed Hotel and Conference and Convention Centre services such as through side trips to
growers, visiting name chef pop-up restaurant promotions, and guest chef appearances,
Proposed Hotel
The Living City masterplan anticipates the waterfront precinct being bounded to the south by a hotel
and associated food and beverage and to the east by the stage 1 Multi-Purpose Building, Market
Square and Food Pavilion.
As such, Horwath HTL considers the site for the Proposed Hotel, in close proximity to the Stage 1
components of the Project and potentially directly connected to the Multi-Purpose Building with new
conference and exhibition facilities, to be highly suitable.
The planned Conference and Convention Centre is ideally integrated with the Proposed Hotel.
Similarly, the Food Pavilion and its restaurants potentially interface closely with the operation and
management of the Proposed Hotel.
According to Projects+Infrastructure, significant interest already exists from global hotel
management companies, to operate the Proposed Hotel.
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1.6 SUMMARY OF FINDINGS AND CONCLUSIONS
1.6.1

Market Area Overview
Horwath HTL desk-based research and limited in-market investigation concludes the market area
characteristics are broadly strongly supportive of the Project in general, and the Proposed Hotel
specifically. Our conclusions include:



From a national perspective, the macroeconomic and general tourism environment remains
sound and is expected to continue to contribute to the growth of Australia’s tourism and
accommodation industry.



Australia’s tourism sector is forecast to remain positive, in terms of both domestic and
international travel and visitation trends.



Key hotel market trends include a strengthening investment pipeline, particularly in Hobart.



Continued growth in domestic and international visitor nights that translates into fundamental
market demand growth.



Tasmania and North West Region trends record underlying growth in visitation and demand for
accommodation, notably from domestic holiday and pleasure markets and a growing
international interest in Tasmania, particularly from China.



Locally, the prevailing tourism trend is for short trips into Devonport, while the rest of
Tasmania is more pronounced longer touring.



The development of significant and interest-worthy destination experiences, such as exemplified
by the Project, is likely to encourage a longer stay experience in keeping with the tourism
patterns associated with other Tasmanian destinations.



Devonport is considered a growing regional city, with Tasmania’s third largest airport. Although
the existing economic and demographic base for Devonport is relatively small, it is anticipated to
robustly grow and expand through the impact of the Living City project.



Locally, Devonport is advantaged as the access port for the North West of Tasmania, serviced
by the Spirit of Tasmania 1 and 11 and regionally-significant as a major food producing area
supporting a variety of agri-industry businesses.



In terms of aviation access, however, Devonport currently experiences a lack of flight frequency,
direct flights to mainland capital cities, and suffers from a lack of airline-associated holiday
packaging. However, as Launceston Airports also services the North West Region, tourism
access is available from the Launceston market area.



Devonport’s key tourism attractions, annual calendar of events and its ongoing connection to
the regional food and wine experience already appeal to leisure tourists, and in turn will
continue as the primary bases for the demand for transient accommodation.



Predicted future growth of economic activity in the Devonport region is expected to continue
to form the fundamental sources of accommodation demand growth, particularly from leisurerelated tourism activity.
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1.6.2

Hotel Market Supply And Demand Analysis
Supply Assessment
The profile of transient accommodation facilities in Devonport is summarised as:



Potentially competitors are limited to one branded property totalling 89 rooms, a mix of B&B’s
and guest houses; and other lower-quality accommodation offerings.

The existing inventory of potentially competitive accommodation properties throughout Tasmania
has been defined based on an identified set of 3.5- to-4.5-star Upper-Midscale, Upscale and UpperUpscale, and Luxury hotels, motels and serviced apartment businesses:



The primary set of potential competitors includes 14 properties with a total of 2,104 rooms
within Devonport, Launceston and Hobart, performed approximately as follows:
-

Upper-Midscale to Upscale accommodation product - ADR up to AU$160

-

Upper-Upscale accommodation product - ADR of AU$160-$175, reflecting a higher quality
of accommodation product, established brand and product configuration

-

Weekly performance data suggests that occupancy is typical of a robust hotel market, with
strong corporate mid-week demand and leisure demand increasing on the weekends



Noteworthy, due to their higher Luxury-ranked rating, properties in the leisure destination
regions of Cradle Mountain and Freycinet appear to attract relatively higher prices than other
properties within the data set.



Our benchmark analysis confirmed that Meeting Space, Bars and Restaurants are considered an
integral concept requirement for any Proposed Hotel development to be competitive with the
existing potentially competitor market



Our market research confirmed that there is one new hotel project, the Silos reportedly to be
managed by Mantra Group, located in the North West Region in Launceston with a total 79
rooms in the Upper-Midscale range and opening in late 2016.



Typically, several other projects not yet known are likely underway, and these may enter the
market and become competitive at some time in the future. The majority of new supply is
anticipated enter the Hobart market with those projects under construction totalling 597 rooms
and another 8 properties at approval stage, mooted or proposed.

Horwath HTL concludes that the Devonport market currently lacks appropriately positioned or
configured accommodation supply to meet the likely demand emanating from the Living City project
in the future.
Demand Assessment
Our assessments of the characteristics of demand for Corporate, Leisure, and MICE (meetings,
incentive, conference and exhibition and also known as Business Events) are summarised as follows:
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Corporate demand in the market area generally comprises business travellers in the region for
work in a professional or trade capacity; to attend regional meetings, and for training or
corporate events, particularly associated with the mining and agricultural industries.



Corporate demand for accommodation in Devonport is likely to be generated by businesses
located in the major cities of Sydney and Melbourne travelling to the area or from within
Tasmania.



Demand is busiest midweek, particularly from the corporate business traveller.



Leisure demand is considered the predominate market, segmented between demand emanating
from individual travellers and from group travellers. The Leisure demand segment primarily
comprises the domestic market.



Leisure demand originates from Victoria, particularly Melbourne and regional Victoria, and from
Sydney and intrastate New South Wales (NSW). The majority of Individual Leisure guests to
Tasmania are mature-aged and aspirational couples typically representing Visiting Friends and
Relatives (VFR) visitors or short break drive visitation exploring the region and particularly
visiting for food/wine and eco-experiences or specific events.



The Government demand segment is considered minor, comprising employees of the Federal
and NSW Government who are staying in the area for purposes relating to government
business, and for projects associated with regional development or funding.



MICE demand is generated by manufacturing industry product training from the associated
businesses that operate in and around Devonport and the North West Region; and from
government organisations, retail, medical and educational institutions located in the wider
Australian and state-wide market areas.



Functions demand is typically generated by non-business groups such as weddings and social
events.



Historical high levels of activity from leisure tourists have contributed to Devonport’s base of
accommodation demand, albeit at the mid- to economy-level and in a profusion of small
establishments.

Horwath HTL considers the characteristics of the current Devonport market, in terms of reported
demand for accommodation, form a reasonably robust basis from which future demand is able to be
captured. Additional demand, expected to be induced by the commercial activities and new facilities
associated with the Stage 1 and Stage 3 components of the Living City project, forms an important
addition source market.
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1.6.3

Market Opportunity Assessment
In summary, the Horwath HTL estimates for future accommodation demand are for steady growth
of the existing demand base underpinned by continued economic activity and increased growth in
corporate and leisure activity; as a result of the continued attraction of Devonport and North West
Region as an interesting and stimulating destination for leisure activity.
Importantly, our outlook for a sustainable demand levels is based on the ongoing development of
new food, beverage and cultural attractions, together with the continued marketing efforts of
tourism intermediaries to promote tourism to Tasmania, as exemplified by the Living City project.

1.7 PROPOSED HOTEL OPPORTUNITY
Based on Horwath HTL research and analysis, the concept and performance parameters for a
Proposed Hotel as part of the Living City project are likely to approximate:



Full-service hotel with serviced apartment component configuration, aimed at capturing
transient accommodation demand ranging from short stay to limited extended stay;



Medium-sized accommodation property, potentially up to 200 rooms or keys to at least meet
the capacity implied by the size of Conference and Convention Centre conference facilities;



Upper mid-market to Upscale market positioning (3.5- to 4.0-star) at a high quality standard;



Specific in-house food and beverage facilities and services (such as a breakfast room, bar lounge
area, room service), as the adjoining Food Pavilion is anticipated to be able to meet all other
guest needs;



Associated hotel guest facilities ideally include a moderately-sized gym and indoor leisure centre
(pool and sauna), and medium-sized spa.



It is fundamental to the success of the Proposed Hotel that the operator maintains a close
relationship with the management and operation of the Food Pavilion and Conference and
Convention Centre; and



Demand capture into available rooms, allowing for Tasmanian seasonality factors and the likely
ability of a professionally-managed branded hotel operator to typically outperform the average
market, to result in a stabilised level of occupancy at 75%; and



Price-positioned to meet the expected budget of the potential corporate, conference, and
leisure markets (both domestic and international in all segments), anticipated to result in an
ADR (net to the Proposed Hotel) between AU$160 to AU$175 in 2016-dollar value.
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APPENDICES TO THE REPORT
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Appendix 1.

Market Area Overview

1.1 METHODOLOGY
The market demand assessment initially considers the indicators of potential market support for a
transient accommodation property in a defined market area. Each of the components reflect the
expected success of the property.



Economic, demographic and tourism background;



Market area & site attributes;



Potentially competitive supply; and



Identifiable demand.

1.2 ECONOMIC, DEMOGRAPHIC AND TOURISM BACKGROUND
The macroeconomic environment in which a hotel operates is an important influence on the
potential market support for an accommodation property. Also, economic and demographic data
and trends that reflect the amount of visitation provide a basis from which the future demand for
hotel accommodation can be ascertained.
Accordingly, in this section of our Market Assessment, we summarise in point form factors which
are likely to have the greatest impact on the success of a transient accommodation facility in the
defined market area.
Map of the Devonport Market Area

Source: www.profile.id.com.au
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1.2.1

Workforce
Devonport’s major industries in 2011 (most recent data available) are Retail Trade representing
15% of total employment, Manufacturing – 11.5% and Health Care and Social Assistance – 9.5%.
Output by Industry Sector
Retail Trade
15%

Manufacturing
11%
Other
48%
Health Care and
Social Assistance
10%

Transport, Postal and
Warehousing
9%

Construction
7%

Source: www.economy.id.com.au

1.2.2

Resident Population
Devonport is the third largest city by population in Tasmania, after Hobart and Launceston. As at
June 30th 2014, the City had a population of 25,546.
Historical Population Data - Devonport Region
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24,400
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Source: www.economy.id.com.au
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1.2.3

Traffic Flow
Devonport is listed as providing a Category 1 - Trunk Road - Tasmania’s primary freight and
passenger vehicle road. Trunk Roads are the State’s major highways carrying large numbers of heavy
freight and passenger vehicles, facilitating inter-regional freight and passenger movement; - Trunk
Roads connect the largest population centres, major sea and air ports, and key industrial locations.
Devonport Road Hierarchy

Source: Tasmanian State Road Hierarchy 2007

According to the Department of State Growth (Roads for our Future, State of our Roads 2014),
between 2003 and 2013, permanent road counters with large numerical increases in AADT included:



The Bass Highway over Victoria Bridge in Devonport (increase of approximately 2,000 AADT).
Several commercial properties such as Coles, Woolworths, and various service stations
experience access difficulties during peak times into and out of the area.

Devonport key roads identified with access issues due to high volumes are:



Best Street, Steele Street, Oldaker Street, King Street, Don Road, Formby Road and, William
Street. The Proposed Hotel site’s adjacent roads are Best Road and Formby Road. Best Road
belongs to a Major Collector Legend with estimated traffic carrying function 3,000-6,000
vehicles per day (VPD). Formby Road belongs to Sub Arterial Legend with a traffic value of
approximately 6,000-18,000 VPD.
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Devonport’s Transport Network

Source: Devonport City Council: Draft Devonport Road Network Strategy 2014

1.2.4

Unemployment Rate
According to the Australian Bureau of Statistics, Devonport had an average unemployment rate of
9.5% in the year to September 2015. Unemployment is down slightly from a high in 2013, however,
the region has a higher percentage of unemployment rate than Australia, Tasmania and Regional
Tasmanian unemployment rates.
Historical Unemployment Rate
Devonport

Tasmania

Australia

12.0%
10.0%

8.0%
6.0%

4.0%
2.0%
0.0%

Source: www.economy.id.com.au
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1.3 EXISTING TOURISM PROFILE
1.3.1

Total Visitors to Tasmania
Visitors

YE June 2014 YE June 2015

Day Visitors

% change

17,500

30,800

76%

Overnight Visitors

1,040,400

1,115,800

7%

Total Visitors

1,057,900

1,146,600

8%

Nights (million)

9.44

9.72

3%

Average Length of Stay (nights)

8.9

8.5

-5%

Expenditure ($million)

$1,727

$1,885

9%

Average Spend per Visitor

$1,633

$1,644

1%

Average Spend per Night

$183

$194

6%

Holiday Spend ($million)

$1,095

$1,281

17%

Holiday

478,300

541,700

13%

Visiting Friends & Relatives (VFR)

306,600

320,600

5%

Business

180,300

187,800

4%

Convention/Conference

34,600

24,700

-29%

Southern

833,800

937,300

12%

East Coast

281,100

315,300

12%

Northern

570,300

604,900

6%

Cradle Coast

421,100

461,100

10%

Air

945,600

1,025,100

8%

Sea

112,300

121,400

8%

Nights

Expenditure

Purpose of Visit

Regions Visited

Mode of Departure

Source: Tourism Tasmania Snapshot Year Ended June 2015

In the financial year ended June 2015, Tasmania demonstrated strong overall growth in tourist
visitation, increasing by 8 per cent to reach 1,146,600 visitors on scheduled air and sea services:



International visitors to Tasmania increased by 22% to a new record of 199,100. China has now
firmly established itself as the largest source of international visitors with an increase 38% from
the year ended June 2014; and



Domestic visitors increased by 9% in the financial year ended June 2015, with Victoria-sourced
visitation (representing 44% of the total domestic visitor market) increasing by 10%, while NSWsourced visitation (representing 26% of the total domestic visitor market) increasing by 13%,

The following graph from the Regional Tourism Snapshot, shows the comparison of total visitor
numbers within the State from 2009 to 2015.
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Source: Regional Tourism Snapshot Cradle Coast, Tasmania (TVS year ended September 2015)

1.3.2

Intrastate Visitation (including North West Region)
Regional tourism is considered significant to Tasmania, with intrastate visitors increasing by 9
percent to the year ended June 2015. The graph below shows the total overnight holiday trips
within Tasmania, including for the North West Region.

Source: Regional Tourism Snapshot Cradle Coast, Tasmania (TVS year ended September 2015)

1.3.3

Purpose of Travel
The pie-chart on the following page indicates the purpose of visit to the North West Region during
the year ending September 2015, with holiday as the main purpose of visit attracting 528,000 visitors.
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Other

Conference

5%

1%

Business
13%

Holiday

VFR

61%

20%

Holiday

VFR

Business

Conference

Other

Source: Regional Tourism Snapshot Cradle Coast, Tasmania (TVS year ended September 2015)

1.3.4

Age Demographic – North West Region
The following pie-chart represents the percentage of total holiday visitors by age group for the year
ending September 2015. This data suggests the attraction of Tasmania to a mature aged market.
6%
Under 25 Years

23%
Over 65 Years

19%
25-34 Years

9%
35-44 Years

18%
45-54 Years

25%
Over 55-64 Years

Under 25 Years

25-34 Years

35-44 Years

45-54 Years

55-64 Years

Over 65 Years

Source: Regional Tourism Snapshot Cradle Coast, Tasmania (TVS year ended September 2015)

1.4 MARKET AREA AND SITE DESCRIPTION
Devonport is the gateway to the North West and hosts the Spirit of Tasmania ferry on its voyage to
and from Melbourne. Located on the Mersey River and the Bass Strait coast, Devonport has river,
ocean and mountain views and is close to some of Tasmania's nature based attractions including
Cradle Mountain.
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1.4.1

Site Summary
Location
The Proposed hotel is located on the corner of Best and Formby Roads within the existing carpark
opposite the foreshore area of Devonport within the Living City Waterfront Precinct.

The

Waterfront Precinct will be a mixed use precinct comprising the hotel, residential apartments and
restaurants designed to connect the City of Devonport with the Mersey River.
Several noteworthy location characteristics include:



The southern area of Devonport will predominantly be business and professional use
interspersed with a retail shopping precinct. This area is within walking distance from the
Proposed Hotel with attractive views to the east over the Mersey River.



The main CBD is on the west side of the Mersey River and includes a pedestrian mall, cinema,
speciality stores, chain stores and hotels. There are several local restaurants and cafes that are
considered outdated, however, other cafés have recently adopted a Melbourne café culture,
creating a neighbourhood focused on design and food a trend that will complement the Living
City precinct.



The nearest highway intersection is approximately 1.5 kilometres south, where the Bass
Highway meets Formby Road with clear directional signage to the Airport, Devonport Terminal
and regional areas in both directions.



The location is considered advantageous with an aesthetic position on the Mersey River
foreshore and good access to the Devonport Terminal, CBD and retail precinct compared to
the location of existing hotels and motels throughout Devonport.
-

Discussions with Tasport indicate that a foreshore beautification project is currently
underway for Tasmania, including Burnie, Bell Bay and Devonport.



Proximity to surrounding potential leisure demand drivers, such as the Cradle to Coast Tasting
trail and industry including transportation, logistics, port operations and agri business is
considered good.

Horwath HTL considers the location of the proposed hotel to be broadly suitable for the
establishment of a tourist accommodation property.

1.4.2

Access and Egress
Sydney and Melbourne leisure and conference business markets arrive either by air or via The Spirit
of Tasmania from Melbourne. The surrounding residential population will likely arrive by road for
potential accommodation and functions.
These following transportation modes already provide access to Devonport, and by implication to
the Living City precinct:
Air



Hobart and Launceston airports are significant economic drivers and together welcome 89 per
cent of visitors to Tasmania. Launceston accounts for 25% of air visitors.
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Devonport Airport, is a regional airport serving the North West of Tasmania. The Airport is
located 10km from the city centre of Devonport, on Airport Road off Pardoe Road,
approximately 11 minutes’ drive time from the Living City and Proposed Hotel. Direct flights to
Devonport are available from Melbourne, from Sydney flights are via Melbourne.
-

Discussions with Tasport the operators of the Devonport Airport indicate that although
there has been a 10.5% growth in passenger demand over the last year there is a lack of
frequent flights and no direct flights from Sydney requiring passengers to enter via
Launceston. The majority of flights are outbound to Melbourne, with a strong business
focus in morning arrivals and typically declining in the winter months.

Devonport Airport Data
Total Airport Pas s engers
Year

Rank

INBOUND OUTBOUND

TOTAL

2012-13

44

62,736

62,077

124,813

2013-14

43

65,719

65,810

131,529

2014-15

43

71,859

71,738

143,597

Total Aircraft Movements
Year

Rank

INBOUND OUTBOUND

TOTAL

2012-13

-

1,390

1,386

2,776

2013-14

-

1,396

1,394

2,790

2014-15

-

1,398

1,397

2,795

Source: BITRE



Launceston Airport - provides direct flights from Sydney and Melbourne. Launceston Airport
has experienced significant passenger growth during the calendar years 2012-2014 (averaging
4.7% per year). By June 2015 Launceston Airport passenger traffic reached 1.28 million, placing it
in the top twelve airports in Australia. Launceston Airport is in the process of completing a
$3.5 million terminal upgrade.

Launceston Airport Data
Total Airport Pas s engers
Year

Rank

INBOUND OUTBOUND

TOTAL

2012-13

12

613,187

609,526

1,222,713

2013-14

12

643,058

643,226

1,286,284

2014-15

12

635,320

636,878

1,272,198

Total Aircraft Movements
Year

Rank

INBOUND OUTBOUND

TOTAL

2012-13

14

7,271

7,195

14,466

2013-14

13

7,477

7,403

14,880

2014-15

12

7,220

7,142

14,362

Source: BITRE
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Sea Ports



Devonport Port is located on both sides of the Mersey River at Devonport and is considered as
a gateway to Tasmania's northwest providing the port for passenger movements via the Spirit of
Tasmania I and II, and container freight services.
-

The Spirit of Tasmania presently docks on the eastern side of the Mersey River and is
considered critical tourism infrastructure given that around 10% of Tasmania’s visitors
arrive by sea aboard the Spirit. (The Spirit of Tasmania is further discussed in Demand
Generators)

-

Container freight (SeaRoad Shipping) and passenger services (TT-Line) are located at
Devonport East with the bulk freight at Devonport West.



Freight sea services are an important part of Tasmania’s access with the majority of Tasmania’s
freight transported across Bass Strait by sea to the sea ports at Hobart, Devonport, Burnie and
Bell Bay.
-

Privately owned assets include long-term terminal leases to SeaRoad and TT-Line, and
Cement Australia’s bulk storage and loading facility.

-

Land transport connections by local road to the Bass Highway (National Network) are
located on both sides with the Rail connection to Devonport West only.



Tasmania’s ports have developed to support bulk commodities and major industrial customers.
In 2013-14, over 15 million tonnes of freight moved through Tasmania’s ports:
-

Major bulk freight sectors include mining, mineral processing and forestry with the highest
volumes at Burnie, Devonport and Bell Bay. Agricultural products and retail goods account
for a high volume of containerised commodities.
Burnie is Tasmania’s largest port, handling over 4 million tonnes of freight and 55% of

-

Tasmania’s container task.
-

92% of container movements are through Burnie and Devonport ports.

-

35% of throughput to Devonport is cement, originating at Railton.

Road



Road networks from Devonport lead to the Mersey Valley, the beaches of Port Sorrell; National
Parks including Cradle Mountain and the regions other National Parks.



Travel time by road from Hobart to Devonport is 3 hours (280 kilometres) and from
Devonport to Launceston only one hour (100 kilometres)



Surrounding major leisure destinations including Cradle Mountain (1 hour 30 mins); Strahan (2
hours 50 mins); Freycinet and Coles Bay (2 hours 35 mins) are all considered within an easy
drive time.
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1.4.3

Site Potential
From past research, Horwath HTL is aware that the most prevalent success factors for co-location
of a hotel within a mixed use development include:



Generally, convenient access, attractive views, and effective noise abatement.



Direct access to main road frontage, preferably contiguous with the overall development’s
entrance.



Adjoining precinct demand generators and attractions as close and direct as possible, to ensure
guest capture.



Ability for hotel guests to readily access food and beverage facilities within the hotel.



Hotel guest parking separate for visitors and conference and function guests.

Accordingly, the Proposed Hotel accommodation facilities potentially benefit from the following site
aspects:



The development site is adjacent to the main activity regions, bounded to the north by Oldaker
Street



East of the site, separated by the foreshore is the Mersey River, considered the best opportunity
for views. A potential future art walk feature and marina are proposed in this location as part of
the Living City precinct.



To the south the site opens up onto a mixed use development including residential and
professional business services.



Convenient access can be provided directly from Best and Formby Roads, with a dedicated
parking facility for the hotel.



Noise is predominantly related to the road – Best Street and Formby Road. Road noise can be
abated through a setback combined with effective landscaping.

The site’s corner location is considered advantageous in respect to the hotel’s visibility in the
market; however, there may be noise caused by the traffic and cars travelling along Best and Formby
Road.
Additionally, the site is outside the main commercial area, with few existing restaurants in the
immediate vicinity. Therefore the connection to Living City and the redevelopment of the area as a
food and beverage precinct will be essential for the hotel’s success.

1.4.4

Proximity to Potential Demand Generators
The following table outlines the existing Demand Generators likely to support hotel development
and their relative distance to the Proposed Hotel site.
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Potential Demand Generators
Demand Generator

Distance from Driving Time*
Site (KM)

(Minutes)

Spirit of Tasmania

4.4

9

Devonport Airport

10.6

11

Ulverstone

19.4

17

Burnie

46.5

35

Launceston

99.9

1h 9 min

Tamar Valley

104.0

1h 12 min

Cataract Gorge Reserve

104

1h 12 min

Cradle Mountain

89.4

1h 30 min

Bridestowe Lavender Estate

152.0

1h 52min

Country Club Casino

97.1

1h 5 min

Hobart

280.0

3h 8 min

Strahan

226.0

2h 51 min

Coles Bay

254.0

2h 58 min

Petuna Seafood & Gourmet Pantry

3.3

5

House of Anvers (Chocolate)

7.0

7

Spreyton (Cidery)

8.5

12

The Cherry Shed

10.2

9

Ghost Rock Vineyard & Cellar Door

15.0

13

Barringwood Vineyard & Cellar Door

15.0

17

Berry Patch

16.0

15

Seven Sheds (Brewery)

25.0

22

Cradle Coast Olives

25.1

19

Candy Company

29.0

29

Blue Penguin Winery

32.3

22

Ashgrove Tasmanian Farm Cheese

35.0

25

Lake Barrington (Vineyard)

36.0

40

Mount Gnomon Farm

40.1

33

Raspberry Farm Cafe

43.5

31

Cradle to Coast Tasting Trail

Hellyers (Distillery)

49.5

35

Three Willows (Vineyard)

50.4

38

41 South (Salmon Farm)

53.0

41

Hazelbrae at Hagley

74.6

52

*Driving time is calculated assuming there is no traffic congestion

Source: Horwath HTL and Google Maps
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1.4.5

Identified Major Demand Generators
The following major potential demand generators are considered significant for the success of the
Proposed Hotel within the Living City precinct.

Spirit of Tasmania – TT Line
The following information is derived from the Access 2020 Report Five Year Air and Sea Access
Strategy 2015 – 2020:



The Spirit of Tasmania is considered as a critical tourism infrastructure with 10% of Tasmania’s
visitors arriving by sea aboard the Spirit.



Visitors generally bring their own vehicles, and on average stay longer, spend more and disperse
more widely around the state than air passengers



In the year ending June 2015, TT-Line carried 384 501 passengers on Spirit of Tasmania I & II, a
7% increase on the previous year.



On average they stay longer and they spend more per person per trip compared to air visitors,
that is, 17.6 nights and $2686 spend per person per trip compared to 6.8 nights and $1582 per
trip for air visitors



TT Line also carried 102 000 twenty foot equivalent units (TEU’s), their largest ever freight load.
Over the next five years, TT-Line will focus on growing passenger numbers to Tasmania through
increased day sailings.

The 2015 refurbishment has provided a new contemporary design, improving passenger comfort and
facilities and extending the life of the ships to 2022. The refurbishments have generated significant
interest and strong forward bookings. A total of 33 additional sailings have been scheduled for 15-16
and TT-Line and Tourism Tasmania have entered into a Memorandum of Understanding (MOU) to
collaborate more closely on further market stimulation activity.

1.4.6

Key Industries - Devonport
The key industries in Devonport include:



A rich agricultural district producing a significant amount of Tasmania's vegetable crops (beans,
onions, peas and potatoes), as well as cereals, oil poppies, pyrethrum. Major companies include
Costa; Simplot; Petuna processing plant and dairy production company Fontera.



Processing of agricultural products as well as freight, logistics, and port operations.



Added value industries include mining (typically declining); manufacturing - cement production
(Cement Australia - 35% of throughput) exported through Devonport port.



The Mersey Community Hospital has 100 beds and offers general and specialist health services
to the region. The Mersey has a comprehensive undergraduate and graduate clinical training
program with the University of Tasmania through the Rural Clinical School and with TAFE
Tasmania.
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1.4.7

Accessibility from Target Market Areas


Intended users of the Proposed Hotel are likely to come from Melbourne, Sydney and intrastate
Tasmania, specifically travelling from Hobart to the North West.



To a lesser extent there will also be some business generated from within the North West
business corridor, particularly from Launceston, servicing the regions retail and professional
services sector.



The suburban residential centres within the North West Region including Latrobe, East
Devonport and Ulverstone may generate demand for restaurant and functions use.



The Proposed Hotel site is situated approximately 14km (20 minute drive) from Devonport
Airport and 106 km (1 hour 10 min drive) from Launceston Airport and is easily accessed by the
Spirit of Tasmania.



The food and cultural trail throughout Tasmania is a favoured tourist destination and Devonport
is considered close to some of Tasmania’s key tourist attractions such as Cradle Mountain,
Freycinet and Launceston.



The Living City development with new outdoor restaurants and facilities should increase the
popularity of the area among locals and visitors.

1.4.8

Destination Value Attractions
Devonport is known for its reserves and recreational facilities, including walking and cycling tracks,
parklands, beaches, and water sports. Major attractions in Devonport include:



Farmers Markets - Devonport produces fruit and vegetables that make up 40 per cent of the
island's annual crop, with makers meeting up at the Devonport Farmers Market on the second
and fourth Saturday of every month at the Gunn Street showgrounds. The Devonport
Foreshore Market occurs every Saturday at Round House Park on the banks of the Mersey,
adding craft and design stalls to the mix.
-

Living City will raise the profile of the produce markets, providing a seasonal market
showcasing the regions produce within a state of the art food Pavilion.

Farmers Markets & Regional Markets:
Market Name
Burnie Fa rmers Ma rket

Location
Wivenhoe S how Grounds , Wivenhoe

Date

Time

1s t & 3rd S a turda y of ea ch month 8.30 a m - 12.30 p.m.

Devonport Fa rmers Ma rket

Devonport S how Grounds , Devonport

2nd & 4th S a turda y of ea ch month 8.00 a m -12.00 p.m.

Turners Bea ch Growers a nd Ma kers Ma rket

The E s pla na de, Turners Bea ch

La s t S unda y of the Month

3.00 p.m - 7.00 p.m.

Ha rves t La unces ton

Cimitiere S treet, La unces ton

E very S a turda y

8.30 a m - 12.30 p.m.

Wynya rd Fores hore Ma rket

Old Ba s s Hwy, Wynya rd

1s t & 3rd S unda y of ea ch month

8.30 a m - 2.00 p.m.

Source: www.aroundyou.com.au



Devonport Regional Gallery - Collecting only Tasmanian art, the Devonport Regional Gallery
documents Devonport's history
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Bass Strait Maritime Centre - Formerly the Devonport Maritime Museum, this museum has
recently been reborn as the Bass Strait Maritime Centre and is home to model boats,
telescopes, diving gear, Morse code sheets and historical photos.



Home Hill - Built in 1916 and historically maintained, Home Hill offers a glimpse of early 20thcentury life and mementos from the world of politics.



Don River Railway - The village of Don is renowned for its vintage railway, museum and
workshop and is home to Australia's largest steam locomotive collection. Vintage engines run
hourly return trips to Coles Beach from Monday to Saturday, while steam engines take over on
Sundays.

The following tables provide a summary of the key attractions and events within the North West
Region and Devonport.
Attractions

Major Attraction/ Place of Interes t

Dis tance from the s ite
Km

Min

By

De vonport Vis itor Ce ntre

0.2

1

Wa lk

De vonport R e g iona l Ga lle ry

0.4

5

Wa lk

Antique E m porium

0.5

7

Wa lk

Im a g ina rium S cie nce Ce ntre

0.7

9

Wa lk

Aus tra lia n We a ving Mills F a ctory Outle t

1.6

4

Ca r

Hom e Hill Ga rde ns

1.7

4

Ca r

De vonport's inte ra ctive B a s s S tra it Ma ritim e Ce ntre

1.5

3

Ca r

Mini Golf De vonport

2.5

4

Ca r

Don R ive r R a ilwa y

3.1

5

Ca r

Cole s B e a ch

3.4

6

Ca r

The E s pla na de

4.0

6

Ca r

5

9

Ca r

7

Ca r

De vonport Airport

7.2
8.7

10

Ca r

The Ta s m a nia n Arbore tum

14.4

19

Ca r

S e ve n S he ds B re we ry (R a ilton)

24.8

23

Ca r

Na ra wnta pu Na tiona l P a rk

39.4

35

Ca r

Ta s m a zia (S he ffie ld)

36.7

37

Ca r

Gunns P la ins Ca ve (Gunns P la ins )

44.7

41

Ca r

B urnie Arts a nd F unction Ce ntre

49.9

37

Ca r

Le ve n Ca nyon

49.9

49

Ca r

S im on Ma rtin Whips
Anve rs Chocola te F a ctory (La trobe )

*Driv ing time is c a lc ula ted a s s uming there is no tra f f ic c ong es tion
Source: Horwath HTL Australia and Google Maps
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Attractions (continued)
Major Regional Attractions

Dis tance from the s ite

Within 1 hour drive

Km

Min

By

Ulve rs tone

19.4

17

Ca r

B urnie

46.5

35

Ca r

More 1 hour drive
99.9

1h 9 m in

Ca r

Ta m a r Va lle y

104.0

1h 12 m in

Ca r

Ca ta ra ct Gorg e R e s e rve

104.0

1h 12 m in

Ca r

89.4

1h 30 m in

Ca r

152.0

1h 52m in

Ca r

97.1

1h 5 m in

Ca r

Hoba rt

280.0

3h 8 m in

Ca r

S tra ha n

226.0

2h 51 m in

Ca r

Cole s B a y

254.0

2h 58 m in

Ca r

La unce s ton

Cra dle Mounta in
B ride s towe La ve nde r E s ta te
Country Club Ca s ino

*Driv ing time is c a lc ula ted a s s uming there is no tra f f ic c ong es tion
Source: Horwath HTL Australia and Google Maps
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Events
Month

Event

Town/Area

Estimated

Comments

Visitors
January

Devonport Cup

Devonport Roundhouse Park

6,000

A local holiday for the Municipal area of Devonport

Port Sorell Surf, Food & Wine Fiesta

Port Sorell

5,000

A colourful event that offers the variety of food

Devonport Dance Fiesta

Devonport

N/A

Ulverstone Rodeo

Ulverstone

5,000

Ghost Rock Vineyard

Port Sorell

N/A

Festivale

Launceston

40,000

from the ocean and land

February

Summer celebration of dance
Tasmania’s biggest and richest Rodeo event
Series of summer concerts with live entertainment
Being one of Tasmania's premier summer events, it is
the Tasmania’s longest running food and wine events,
celebrates the best of Tasmania’s produce

Motor Millions Expo

Devonport

N/A

Expo of cars, bikes and boats

Fibre Hair Great Teddy Bear Fly in & Kite Festival

Meercroft Park, Devonport

N/A

A free family event featuring teddy bear drop, rotary
BBQ, kite flying, music and fun

March

Devonport Food and Wine Festival

Roundhouse Park, Devonport

70,000

Foreshore

A month-long celebration of North West Coast
region local produce and cuisine and its diversity

Breath of Life Music Festival

Devonport

16,000

Tasmanian Music Festival which was firstly announced

Taste the Harvest

Devonport Roundhouse Park

International Mural Fest

Mural Park, Sheffield

10,000

Taste of the North West

Sheffield

4,000

Devonport Jazz

Devonport Entertainment &

4,000

The award winning 4 day festival featuring Australian

in 2014
N/A

Family friendly Tasmanian food and wine event with a
wide range of entertainment

April

The festival is a week-long mural art competition
held annually on Easter
Showcase of Tasmania’s North West region’s finest
food and beverages

July

Convention Centre
August

Jazz musicians

Chocolate Winterfest

Latrobe

8,000

Delicious festival celebrating love to chocolate

Junction Arts Festival

Launceston

15,000

A five-day multi-arts international festival which in
2014 won the Tasmanian Tourism Award for Best
Festival and Event

September Sheffield Daffodil & Spring Flower Show

Sheffield

N/A

One of the oldest annual shows in Tasmania that
features floral art, plant stalls and crafts

October

Bloomin Tulips Festival

Wynyard

15,000

The festival of celebration of everything that is bright

Burnie Shines

Burnie

N/A

The multi-faceted program with over 100 events

NW Woodcraft Guild Annual Exhibition & Sale

Ulverstone

N/A

A weekend-long exhibition of top quality woodcraft

and colourful including tulips with 24 year history

made exclusively by North West Tasmanian
woodworkers
Royal Launceston Show

Launceston

15,000

One of Australia’s largest agricultural events, famous

Deloraine

30,000

Australia’s largest craft fair event

Launceston

N/A

Devonport Oval

N/A

for wood chopping and equestrian events
November Tasmanian Craft Fair
Tasmanian Breath of Fresh Air (BOFA) Film
Festival
December Devonport Athletics and Cycling Carnival

An event shows world’s best screen-based stories,
created by innovative filmmakers and digital artists
Tasmania's Christmas carnival tradition dates back
about 130 years

Source: Horwath HTL Australia with www.cradletocoasttastingtrail.com.au, www.aroundyou.com.au and www.centralcoast.tas.gov.au
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Appendix 2.

Hotel Market Supply and Demand Analysis

2.1 HISTORICAL DESTINATION SUPPLY
The latest available ABS data is for the financial year to June 2015, published in December, 2015.
This data illustrates the performance of hotels broadly defined as follows:
Tasmania Total Tourism Region
Tasmania TR
Number of Hotels
Number of Rooms
Room Nights Available (000)
Room Nights Occupied (000)
Occupancy %
Takings from Accommodation excl. GST (000)
ADR
RevPAR

Jun-15

CAAG 2010-15

153

-0.3%

6,898
2,518
1,518
60%
213,776
$141
$85

0.7%
0.7%
0.9%
0.2%
4.4%
3.5%
3.7%

Source: ABS



Tasmania total Tourism Region, appears to have remained virtually unchanged over the last 5
years, with occupancy slightly above typical regional levels and an ADR indicative of a broadly
mid-range market.




Although occupancy has remained relatively stable, ADR has shown consistent growth.
Noteworthy – REVPAR (an indicator of the performance yield per room and indicative of the
growth in profitability of the property has grown at a relatively robust rate of 3.7%.

Tasmania Upscale Hotels & Resorts (4 – 4.5 star hotels and resorts)
Tasmania Hotels and Resorts

Jun-15

Number of Hotels

21

Number of Rooms

1,908

Room Nights Available (000)
Room Nights Occupied (000)
Occupancy %
Takings from Accommodation excl. GST (000)
ADR
RevPAR

696
500
72%
74,759
$149
$107

Source: ABS



The Upscale Hotel and Resort sector appears to be a popular form of accommodation
compared to the overall Tasmanian accommodation supply, indicated by the stronger occupancy
and ADR performance.



A Summary of Key Tasmanian Destinations – 4-5 Star Hotels and Resorts and Conference
Centres has been included as Appendix 1.
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North West Region (includes Devonport, Ulverstone and Burnie-Wivenhoe data)
Tasmania North West

Jun-15

Number of Hotels

11

Number of Rooms
Room Nights Available (000)
Room Nights Occupied (000)
Occupancy %
Takings from Accommodation excl. GST (000)
ADR
RevPAR

319
116
51
44%
4,616
$90
$40

Source: ABS



Conversely, the North West Region’s relatively low performance of properties is indicative of
the relatively low positioning of accommodation properties.

Devonport
Devonport
Number of Hotels
Number of Rooms
Room Nights Available (000)
Room Nights Occupied (000)
Occupancy %
Takings from Accommodation excl. GST ('000)
ADR
RevPAR

Jun-13 Jun-15
4

4

102
37
18
47%
1,695
$96
$46

102
37
20
52%
1,853
$95
$50

CAAG
2013-15

0.0%
5.2%
4.6%
-0.6%
4.6%

Source: ABS



Devonport has a limited number of hotel accommodation properties, generally guest houses,
B&B’s with a smaller room supply.



One branded hotel with 89 rooms is located within the Devonport market.



Room nights are reported to have increased over the past three years by a robust 5.2% on
average each year; albeit from an extremely low base.



ADR has remained static, at a relatively low level.



RevPAR, the measure of yield from a hotel, has reportedly improved by approximately 4.6% on
average each year over the past three years.

2.2 DESTINATION SAMPLE SET HISTORICAL PERFORMANCE
Horwath HTL has purchased the most recent STR Global Trend Report to January 2016 that
illustrates the trends of OCC, ADR and seasonality. For the purposes of this report, to illustrate the
destination’s comparable performance, we have selected data from the following participants in the
STR survey;



Hobart – 16 properties, totalling 1632 rooms within the Midscale, Upper-Midscale, Upscale and
Luxury class
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Launceston – 13 properties, totalling 919 rooms within the midscale, Upper-Midscale and
Economy class



Tasmania Leisure Destinations – 6 properties totalling 248 rooms within the Luxury, UpperMidscale and Upper-Upscale class.



Devonport – 1 property totalling 89 rooms within the Upper-Midscale class

For the purposes of our analysis we have interpreted the STR rankings as equivalent to the Star
Ratings Australia as follows:
Economy – below 3 star; Midscale – 3 star; Upper Midscale 3.5 star; Upscale – 4 star; Upper Upscale
– 4.5 star and Luxury – 5 star and above.
Destination Sample Set Performance – Supply, Demand and Revenue, 2010-2015
$140,000

1,400

$120,000

1,200

$100,000

1,000

$80,000

800

$60,000

600

$40,000

400

$20,000

200

$0
Supply (000)
Demand (000)
Revenue (000)

2010
1,027
726
$99,033

2011
1,045
756
110,770

2012
1,039
751
112,915

2013
1,039
759
117,088

2014
1,039
769
121,843

2015
1,047
803
$131,417

0

Source: STR



Since the STR report is based on the same sample set, increase in supply is marginal and not
relevant, reporting a CAAG rate of only 0.4% between 2010 and 2015.



Demand is reported to have increased in the sample set by a CAAG rate of 2.0%, between 2010
and 2015.



Compared to the recent growth of nights of tourism visitation to Tasmania, noted at 3% for the
financial year ended June 2015, the sample set reported a noteworthy higher demand growth
level of approximately 4.4%; indicating disproportionally stronger demand for the identified
competitive market of higher quality accommodation than represented by the overall Tasmanian
accommodation market.



Revenue growth has been the greatest driver of performance improvement for the sample set,
likely due to a general lack of increase in competition over the past six years, reporting a CAAG
rate of 5.8%, between 2010 and 2015.
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Noteworthy, it is expected there will be new additions to supply into the Tasmania market in
the next few years. The majority of new supply will be in Hobart with those projects under
construction totalling 597 rooms and another 8 properties at development approval stage,
mooted or proposed. Launceston has one project under construction with a proposed opening
in late 2016, the 4-star Silo Hotel with 79 rooms reportedly to be managed by Mantra Group.

Destination Sample Set Performance - OCC, ADR and RevPAR, 2010-2015
90%

$200

80%

$180
$160

70%

$140

60%

$120
50%
$100
40%
$80
30%

$60

20%

$40

10%

$20

0%

2010
$96
$136
71%

RevPAR
ADR
Occupancy,%

2011
$106
$146
72%

2012
$109
$150
72%

2013
$113
$154
73%

2014
$117
$158
74%

2015
$125
$164
77%

$0

Source: STR



The STR destination sample set reports OCC performance at a relatively robust and consistent
level between 71% and 77% over the past six years.



At the same time, ADR increased at a CAAG rate of 3.7% between 2010 and 2015, to a recent
level of approximately AU$164.

Destination Sample Set Performance – Weekly Seasonality
Three Year Occupancy (%)
Sun
61.3
62.1
66.2
63.2

Mon
68.5
69.3
73.2
70.3

Tue
74.8
75.4
78.5
76.2

Wed
76.8
77.6
80.1
78.2

Thu
75.2
75.7
79.1
76.7

Fri
75.7
76.6
78.2
76.8

Sat
79.9
81.4
82.8
81.4

Total Year
73.2
74.0
76.8
74.7

Sun
153.64
156.09
162.46
157.57

Mon
149.66
151.38
159.15
153.53

Tue
150.10
151.95
157.58
153.29

Wed
150.13
154.42
159.56
154.79

Thu
152.01
157.89
162.51
157.57

Fri
161.24
169.11
174.52
168.33

Sat
164.52
171.15
175.40
170.44

Total Year
154.66
159.20
164.61
159.59

Mon
102.51
104.84
116.44
107.95

Tue
112.33
114.59
123.65
116.88

Wed
115.34
119.86
127.85
121.04

Thu
114.34
119.57
128.47
120.82

Fri
122.11
129.48
136.51
129.34

Sat
131.38
139.36
145.23
138.68

Total Year
113.19
117.87
126.48
119.20

Feb 13 - Jan 14
Feb 14 - Jan 15
Feb 15 - Jan 16
Total 3 Yr

Three Year ADR
Feb 13 - Jan 14
Feb 14 - Jan 15
Feb 15 - Jan 16
Total 3 Yr

Three Year RevPAR
Feb 13 - Jan 14
Feb 14 - Jan 15
Feb 15 - Jan 16
Total 3 Yr

Sun
94.15
96.96
107.54
99.62

Source: STR



The weekly seasonality data suggests that performance of the destination sample set is typical of
a city-centre or urban hotel market in terms of Occupancy with strong mid-week corporate
demand and leisure demand increasing on the weekends.
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ADR similarly reflects this trend and underlines the strength of the long weekend leisure
market, increasing from Friday to Saturday and declining somewhat on Sunday.

As illustrated in the weekly seasonality of ADR, the sample set of properties, performed at an ADR
approximately between AU$160-$175, reflecting a generally higher-positioned Upper-Upscale
ranking of quality accommodation product, established brand capability and accommodation type
configuration relevant to the market.

2.3 COMPETITIVE SUPPLY BENCHMARK ANALYSIS
The following elements have been identified as success factors for the Proposed Hotel development
in Devonport.

This benchmark research based on the STR Survey accommodation properties

identifies services and facilities that are offered by the identified competitive market.

Pool
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Gym

Spa

Meeting Space

Bar

Restaurant

0%

10%
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30%

40%

50%

60%

70%

80%

90%

100%

Source: Horwath HTL Australia



Meeting Space, Bars and Restaurants are considered an integral concept requirement for any
Proposed Hotel development to be competitive within the existing accommodation set.



Conversely, to provide a point of difference to attract the predominant leisure market the
Proposed Hotel could consider additional leisure and recreation features such as a gymnasium,
pool area, or spa.

2.4 CHARACTERISTICS OF ACCOMMODATION DEMAND
The market area from which a hotel captures demand for a hotel encompasses not only its
immediate surroundings, but also the geographic regions of those properties with which the subject
hotel is likely to compete, and the geographic regions from which demand for the Proposed Hotel
originates.
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Accordingly, we have considered the Tasmanian geographic destinations including Launceston,
Hobart and surrounding leisure destinations in the North West Region as the immediate market
area, whilst demand will likely be generated from the broader east coast cities of Sydney and
Melbourne.
Our analysis of accommodation demand by individual market segment is aimed at identifying the
most likely sources and profile of demand evident from our analysis of the market area.
In assessing the opportunity for Devonport, we have focused on the following demand segments:



Corporate: Medium- and lower-tier business users, requiring accommodation for overnight
stays or transitory to attend meetings, sales calls and training. Typically, sales executives on
regular business, and technicians and trade employees working on development projects.



Leisure: domestic travellers, including individual leisure, grey nomads and nature-seekers.



Government: Lower-tier inter- and intra-state government business representatives, for
meetings and training.



Social Functions: weddings and other social functions for non-business groups; in addition to the
social element of trade shows, conferences and training meetings.

The following information summarises our assessment of the accommodation demand characteristics
in the North West Region and Devonport market areas.

2.4.1

Corporate Demand


Corporate demand in the market area generally comprises business travellers in the region for
work in a professional or trade capacity; regional meetings, (particularly sales representatives for
corporate business from Sydney and Melbourne) and for training or corporate events.



Corporate demand represents approximately 30% of accommodation market share and has
traditionally been dominated by agricultural-related activity, resource sector strength and
infrastructure development, particularly for new retail builds including Bunnings, Woolworths,
Dan Murphys in the North West Region.



Corporate demand from the manufacturing and agri business industry is considered strong
(Cement Australia in Devonport attracts accommodation from an annual month long
maintenance shutdown).



Existing commercial business zones are located in close proximity in the CBD, with key
industries including health and professional services, banking, information media, technology,
accounting, and support industries associated with these occupiers.



Corporate demand for accommodation in Devonport is likely to be generated by businesses
located in the major cities of Sydney and Melbourne and from Hobart travelling to the area to
service local business. Corporate demand includes the following characteristics:
-

Demand is generally strongest between Tuesday to Thursday, declining significantly on
Fridays and Saturdays and increasing somewhat on Sundays
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-

The typical length of stay is 1.6 nights for the region and generally 1 night for Devonport.

Demand in most market areas is relatively constant throughout the year, with some drop off
noticeable in the period from November to February and in school holiday times when travellers,
especially business and conference visitors, take holidays.
-

Preference is for single and twin share accommodation in queen-sized and king-sized beds,
with ensuite facilities

-

All-inclusive food & beverage packages and/or affordable food and beverage options are
important to this market

-

As well as food & beverage packages, the majority of clientele prefer a destination that
provides access to some form of nightlife and entertainment

2.4.2

-

Business groups require meeting rooms, function facilities and break-out areas

-

Venues with attractive lounge areas and access to entertainment are favoured

Leisure Demand
Leisure demand is typically segmented between demand emanating from individual travellers without
a structured itinerary or from travellers on a structured itinerary (usually identified as group
travellers). Leisure demand in the region can represent 60 – 70% of the business mix for the
accommodation sector.
Individual Leisure Demand



The Individual Leisure demand segment comprises visitors who have purchased their trip either
directly with accommodation properties, through travel agencies, on line as well as short lead
demand, benefiting from promotional packages.



The Leisure demand segment is predominately the domestic market, (although international
visitation is growing, particularly from China) with primary source markets to the Devonport
region originating from VIC interstate areas, Melbourne city, and NSW interstate and Sydney
City.



The majority of Individual Leisure guests to Devonport typically represent VFR visitors or short
break drive visitation exploring the region and particularly visiting for specific events. The vast
majority of this segment originates from within VIC.



Our interviews indicated that some of the leading properties in Tasmania currently benefit from
short lead demand and enhanced by promotional packages, focused on the event calendar.
These typically encourage the highly price-sensitive short break drive market by packaging
weekend stays.

Consequently, short lead demand is effective in building rooms occupancy

during weekends.



Devonport is also strategically placed as the entry point for tourists travelling on the Spirit of
Tasmania from Melbourne. It should be noted, that the TT Lines recent upgrade of facilities and
increase in cruise frequency is anticipated to increase demand from this market source who
alternatively may have selected to fly in via alternative entry points.
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The Individual Leisure market to the region shows the following characteristics:



Leisure demand in the market area is seasonal and tourism event-driven. Peak periods to align
with summer season events, sporting events and the Christmas and the Easter school holidays
for the VFR market. Notably, the event season is focused on the summer period, creating a
significant decline in demand during the winter months.



The type of Individual Leisure guest to the region is diverse and varies depending upon time of
day and season –
-

Couples visit Tasmania and Devonport to see friends and relatives, for sporting and
cultural events or for food and wine and eco experiences - particularly the well-known
walking trails (Bay of Fires, attracts accommodation nights prior to and after the tour).

-

Typically the ages range between a younger couples aspirational leisure market and a
mature older market aged between 30 to 50, on a short drive visit.

-

Individual leisure travellers seek quality and high value experiences that showcase the
region’s food and beverage culture and environmental attributes.



Midweek demand attracts wanderers, the grey nomad market taking time to explore the region



Individual Leisure travellers prefer well-priced twin share accommodation, with access to their
own bathrooms and car parking facilities



Generally, they will take advantage of catered food and beverage options available at the
accommodation, but will also utilise kitchen facilities to a lesser extent.



The average length of stay is 1-2 nights, coinciding with driving through the region to experience
the range of attractions. This stay increases, based on the region’s available attractions.



ADR for the Individual Leisure segment can vary based on the demand period, specifically:
-

During weekdays, hotel room rates are generally discounted in order to attract this market
at a time of low demand.

-

Tourists expect to pay a premium if they stay over weekends or during peak demand
periods during long weekends and special events, however expectations are very high.

-

Tendency to use OTA distribution channels and often bookings are made within a short
lead time.

-

Tourists are also prepared to pay a premium for a high quality experience, generally
associated with food and wine.

Grey Nomads and Nature Seekers



Within the Individual leisure demand segment, the Grey Nomad retiree and the Nature Based
tourist is also attracted to the Devonport and North West region, particularly in the off-season
when they can enjoy a quieter period.

Demand segment characteristics include:
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-

Generally well-educated, and attracted to travel routes that display a range of nature
based, leisure, food and beverage experiences, historical and cultural attractions

-

The grey nomads are more likely to have budgetary constraints, however, this group will
use a range of accommodation from well-priced to luxury based on the desired level of
quality and standards

-

Utilise catered food & beverage options and kitchen facilities to a lesser extent

-

Require accommodation from Monday to Thursday avoiding the peak weekend time
frames

-

Prefer to travel outside of school holiday periods and peak periods; favouring the quieter
months to enjoy their outdoor activities.



Considering the good condition of the road network, scenic natural Australian bush landscape
and extensive food and beverage trail throughout the region, the area is likely to draw demand
from these markets that enjoy exploring Tasmania.

Inbound Market – China and Hong Kong



The inbound market from China has increased by up to 38% in the past year and is reportedly
Tasmania’s largest international source market.



The Chinese and Hong Kong inbound market travel to Launceston and the North West Region,
typically to experience the surrounding tourist attractions.
-

Favoured attractions include Cradle Mountain, Bridestowe Lavender Farm and the Platypus
Farm

-

This market reportedly tends to visit the North West Region for one night, flying into
Launceston and selecting accommodation based on lowest rates, with no demonstrated
loyalty to a particular operator



Inbound coach tours generally start in September/October from Mainland China, USA and New
Zealand. Senior’s coach tours tend to be popular, featuring a 9-day program.



Discussions with industry representatives have identified the increasing value of the inbound
coach market; however, there are no statistics available to provide growth estimates.

Sports and Events Market



The sports market has demonstrated strong growth, particularly for individual sports such as
Golf packages. Located on the North East Coast of Tasmania is the renowned Barnbougle Links
Golf Resort, with two courses – The Dunes and the Lost Farm. King Island opened Cape
Wickham and Ocean Dunes in October 2015.



The sports market is also important in generating short break and weekend stays, for regional
games and premierships, including AFL, Hockey, Launceston Cup, cycling and car club rallies and
the Masters Games in 2017.



Events demand is for specific time frames and short breaks, typically weekend leisure events.
Key events such as Festivale, concerts associated with wineries and sporting events are focused
in the summer periods
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2.4.3

Government Demand


The Government demand segment comprises of employees of the Federal and local government
who are staying in the area for purposes relating to government business.



Fixed-price contracts are usually negotiated annually at relatively low levels; however they are
considered safe due to their immunity from economic factors that usually affect the Corporate
and Leisure demand segments.



The Government segment for Devonport is considered limited accounting for approximately
10% of market segmentation.



Characteristics for the Government demand segment typically include:
-

This market tend to use conference facilities for government meetings and midrange
affordable hotel accommodation to suit the tiered structured government rate system

-

Strongest demand is for midweek accommodation

-

Location nearby to affordable food and beverage is preferable

-

Preference is for single and twin share accommodation in queen-sized and king-sized beds,
with ensuite facilities

2.4.4

Meetings, Incentives, Conventions and Exhibitions (MICE) Demand
The MICE industry is supported by manufacturing and agri business product training ( from the
associated industries that operate in and around Devonport and the North West Region and from
government organisations, retail, medical and educational institutions, located in the wider market
area. Demand characteristics include:



Training day conferences from the manufacturing industry attracting an average of 25-30
delegates generally for mid management and sales training purposes.



Conference business is primarily for day use, with residential conference business declining in
the last year.



Educational institutions located closer to Launceston (University of Tasmania and the Australian
Maritime College) attract regular seminars and larger conferences for accommodation for
functions and visiting academics and guest lecturers, annually with a preference for the summer
months.
-

The hotel industry attracts regular government training and mentoring programs from
community departments and health establishments.

2.4.5

Social Functions
Social Functions demand is typified as either functions demand for non-business groups such as
weddings and social events, and related to the social element of trade shows, conferences and
training meetings.

Horwath HTL Project Report - Devonport Living City F160605.docx

Page 43 of 51

INDEPENDENT REPORT RELATED TO A PROPOSED HOTEL
AS PART OF THE LIVING CITY PROJECT, DEVONPORT, TASMANIA

Functions associated with social events, including such as wedding receptions, are associated with
key time frames (warmer spring or milder autumn weather) or yearly events such as Christmas and
end-of-year functions; other events are associated with occasions such as birthdays, festivals, fund
raising.



Although Devonport is not specifically an established destination associated with Social
Functions, such as more popularly in Hobart or Launceston, function and event demand in the
surrounding North West Region is reported in numerous venues that cater for this market, as
set out in the Appendix 3, following this section of the report.

Characteristics of Social Function and related events demand include:-



Local produce, arts and crafts organisations seek appropriate venues.



Preference for waterside locations and weekend and evening demand.



Complete food and beverage catered packages.



Longer term bookings.



The size of venue space varies depending on the function or wedding requirements; however,
there has been a decline in recent years in the number of larger functions, due to the reported
downturn in retail spending and associated desire to reduce business and personal costs.

Weddings are popular and have provided considerable business for function venues able to provide
affordable space. Demand characteristics for the wedding market include:



Strong demand for weekend use, with growing demand for Friday weddings.



Preference for historic homes, outdoor lawns for marquees, water views.



Preference for venues with a capacity for minimum 100 guests, seated banquet-style, and
bookings for a five hour duration with catered food & beverage packages preferred.



Preference for venues with unique views and atmosphere able to provide opportunities for the
wedding ceremony and photographs on site.



Peak demand is in the spring and summer months, with a decline in demand in the winter
months of June and July.



There are benefits for wedding venues that can provide a package of accommodation and
catering as guests tend to stay overnight if the accommodation is affordable and located close to
the venue.
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Appendix 3.

Key Tasmanian Hotels and Meeting Venues

3.1 KEY TASMANIAN 4-5 STAR HOTELS & RESORTS
Summary of Key Tasmanian Destinations – 4-5 Star Hotels and Resorts
Room Configuration
Primary Des tination Set

Dis tance from
the s ite

Operator

AAA-T
Rating

No

4.0

89

Facilities
Price Size
from (SQM)

R B F Sp Sa G P

S tudio

$155

40

R B F

F a m ily S tudio

$178

50

E xe cutive R oom

$179

40

De luxe R oom

$220

30

J unior De luxe

$277

30

116 De luxe R oom

$122

27

$130

27

S upe rior S uite

$139

30

E xe cutive S uite

$207

53

$134

38

S upe rior R oom

$179

38

S uite

$199

70

King R oom

$199

30

King S tudio

$209

30

E xe cutive S tudio
1 B e droom S pa Apa rtm e nt

$229
$279

42
50

2 B e droom Inte rconne cting

$393

60

2 B e droom F a m ily Apa rtm e nt

$438

60

City Vie w S tudio

$215

40

R ive r Vie w S tudio

$238

37

City Vie w S uite

$251

80

R ive r Vie w S uite
Luxury S uite

$292
$349

80
80

Type

Devonport
Qua lity Hote l Ga te wa y Inn De vonport

0.4 km

Choice Hote ls

Launces ton
B e s t We s te rn P lus La unce s ton

101 km

B e s t We s te rn

4.0

S upe rior R oom

Hote l Gra nd Cha nce llor La unce s ton

Ma ntra Cha rle s Hote l

P e ppe rs S e a port Hote l

The S e be l La unce s ton

101 km

99 km

100 km

100 km

Gra nd Cha nce llor

Ma ntra

P e ppe rs

Accor

4.0

4.0

4.0

4.0

165 De luxe R oom

99

60

51

2 B e droom Apa rtm e nt City Vie w $518

126

2 B e droom Apa rtm e nt R ive r Vie w $588

126

S upe rior S uite

$229

45

De luxe S uite

$249

45

R B

R B F Sp

R B F

R B F

R B F

Me rcure La unce s ton

101 km

Accor

4.0

66

S uite
S upe rior Que e n R oom

$269
$131

45
26

R B F

Qua lity Hote l Colonia l La unce s ton

99.7 km

Choice Hote ls

4.0

70

S ta nda rd R oom

$130

26

R B F

De luxe R oom

$145

26

B us ine s s R oom

$160

26

Artis t S tudio Loft

$270

32.5

S ta nda rd R oom
De luxe R oom

$320
$350

27
31.5

De luxe S pa R oom

$420

40

$209

32

$229

32

S ta nda rd Ha rbour Vie w R oom

$244

32

S upe rior Ha rbour Vie w R oom
E xe cutive S uite

$264
$349

32
64

$211

27

$242

47

G

Hobart
The He nry J one s Art Hote l

Hote l Gra nd Cha nce llor

280 km

280 km

Inde pe nde nt

Gra nd Cha nce llor

5.0

4.5

56

244 Mounta ins ide R oom
S upe rior Mounta ins ide R oom

R ACV/R ACT Hoba rt Apa rtm e nt Hote l

280 km

R ACV R e s orts

4.5

125 S ta nda rd R oom
1 B e droom Apa rtm e nt

R B F

R B F Sp Sa G P

R B F

G

F a m ily R oom
Wre s t P oint

283 km

Inde pe nde nt

4.0

269 S ta nda rd

$219

30

$399

160

E xe cutive Ha rbour Vie w

$239

30

E xe cutive City

$259

30

Wa te r E dg e

$209

30

-

-

P re m ie r S uite

Motor Inn

R B F Sp Sa G P

(Table continued on the next page)
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Summary of Key Tasmanian Destinations – 4-5 Star Hotels and Resorts (continued)
The Old Wools tore Apa rtm e nt Hote l

280 km

Inde pe nde nt

4.0

242 S ta nda rd R oom

-

-

S tudio Apa rtm e nt

$235

35

1 B e droom Apa rtm e nt

$255

50

E xe cutive S pa Apa rtm e nt

$325

50

2 B e droom Apa rtm e nt
2 B e droom Loft
B e s t We s te rn Hote l

280 km

B e s t We s te rn

4.0

140 King R oom

-

-

$335

60

$178

32

E xe cutive King room

$204

32

De luxe S uite

$220

50

F a m ily S uite

$245

50

R B F

R B F

Secondary Des tination Set
Cradle Mountain
Cra dle Mounta in Lodg e

82 km

P e ppe rs

4.5

86 P e ncil Ca bin

$379

32

$459

35

S uite

$549

42

King B illy S uite

$819

72

$139

30

De luxe R oom

$169

32

S plit Le ve l De luxe

$209

34

S pa Ca bin

Cra dle Mounta in Hote l

79 km

Inde pe nde nt

4.0

60 S ta nda rd R oom

R B F Sp Sa

R B F Sp

Freycinet - Coles Bay
F re ycine t Lodg e

256 km

Inde pe nde nt

4.0

60 De luxe S pa Ca bin

$309

34

One R oom Ca bin

$259

39

Two R oom Ca bin

$309

68

P re m ie r Ca bin

$459

53

R B

Key:
R - Res taurant

F - Function Rooms

Sa- Sauna

B - Bar

Sp - Spa

G - Gym

P- Pool

No te : Wo tif.c o m pric e o n 6 A pril 2016 , pric e s n o te s a s fo r S ta n d a rd R o o m , G S T in c lu d e d

Source: Horwath HTL Australia
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3.2 KEY TASMANIAN MEETING VENUES
Summary of Key Tasmanian Meeting Venues

Property

Location

Dis tance to Meeting Board Total Area Total Capacity
s ubject
Rooms Rooms
(SQM) (theatre s tyle)

Devonport E nte rta inm e nt & Conve ntion Ce ntre Devonport

0.3 km

3

1

N/A

634

Qua lity Hote l Ga te wa y Inn Devonport

Devonport

0.4 km

3

1

N/A

286

B a rcla y Motor Inn
Wa te rfront F unction Ce ntre

Devonport

1.4 km

1

1

N/A

54

Devonport

2.5 km

1

0

N/A

200

E dg e wa te r Hote l

Devonport

4.4 km

1

0

N/A

80

The Me na i Hote l Mote l

B urnie

48.4 km

1

0

N/A

250

We lle rs Inn

B urnie

49.8 km

1

0

N/A

100

B urnie Arts a nd F unction Ce ntre

B urnie

50.4 km

2

1

1,700

400

Cra dle Mounta in Lodg e

Cra dle Mounta in

82.0 km

2

1

165

140

Qua lity Hote l Colonia l La unce s ton

La unce s ton

99.7 km

3

2

412

202

La unce s ton

100.0 km

2

1

162

125

P e ppe rs S e a port Hote l

La unce s ton

100.0 km

1

0

100

90

Hote l Gra nd Cha nce llor La unce s ton
R ydg e s Hoba rt

La unce s ton
Hoba rt

101.0 km
278.0 km

6

2

1,122

916

3

1

252

260

The He nry J one s Art Hote l

Hoba rt

0

536

500

Hoba rt

280.0 km
280.0 km

4

B e s t We s te rn Hote l

5

1

N/A

494

R ACV/R ACT Hoba rt Apa rtm e nt Hote l
Hoba rt F unction a nd Confe re nce Ce ntre

Hoba rt

280.0 km

2

0

210

240

Hoba rt

280.0 km

5

1

593

550

Hote l Gra nd Cha nce llor

Hoba rt

280.0 km

10

1

2,061

2,665

The Old Wools tore Apa rtm e nt Hote l

Hoba rt

280.0 km

2

3

424

152

S a la m a nca Inn

Hoba rt

281.0 km

3

2

N/A

150

Wre s t P oint

Hoba rt

283.0 km

9

2

4,020

2,505

The S e be l La unce s ton

Note : not include d ve nue s with s m a ll function s pa ce s
Source: Horwath HTL Australia and Google Maps
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Risks, General Assumptions & Limiting Conditions
RECOGNITION OF RISKS
Our assessments and projections are predicated upon a number of assumptions and expectations. In
particular, it should be recognised that hotel performance is particularly vulnerable to exceptional
events.

Unforeseen events that could severely disrupt hotel performance include, and are not

limited to:



Economic disruptions, such as the Asian or Global Financial Crises;



Acts of terrorism, such as 9/11 or the Bali bombings;



Natural events, such as a flood, tsunami or earthquake;



Health scares, such as SARS or Avian Flu;



Political unrest and instability such as recently occurred in Thailand;



Failure of local infrastructure, such as air-traffic disruptions, strikes, inadequate transport
systems etc.; or



Significant and/or concentrated additions to accommodation supply.

Whilst most of the above have played out to varying degrees over the last decade in various
countries, including Australia, these events remain difficult if not impossible to predict and can often
not be anticipated.
We consider it prudent to conclude our evaluation by itemising particular areas of risk that may
impact upon the performance of accommodation facilities such as the subject Proposed Hotel:



An economic downturn, act of terrorism, natural calamity, health scare, political unrest or other
external event that affects corporate activity, investment and travel, and consequently reduces
demand for accommodation facilities;



The addition of significant competitive accommodation supply near key demand generators,
resulting in lower room occupancies and a lower average daily rate growth potential; and



The lack of skill and expertise in hotel property management and operation, in particular with
regards to the maintenance of brand standards, effective sales and marketing and general
property operations, maintenance and safety standards.

Our conclusions as presented in this report are a reflection of market conditions which we believe
may eventuate in the future. That said, it must be recognised that all estimates are based on our
best judgement at this time.
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GENERAL ASSUMPTIONS AND LIMITING CONDITIONS
This report is subject to the following general assumptions and limitations:



We have not conducted inquiries into zoning, fire, property, liquor, council or other statutory
inquiries to ascertain whether the subject property may legally operate in the way in which it is
proposed.



Our report is based on estimates, assumptions and other information developed from research
of the market; knowledge of industry and other information provided by tourism and hospitality
industry stakeholders. Specific customer intercept studies on the proposed components of the
overall development concept and its potential use have not been conducted. Therefore, the
report does not draw conclusive evidence about customer sentiment.



We have not undertaken an audit of any of the information or representations made to us by
hotel operators, tourism business stakeholders and other interested parties, nor should it be
construed that we have conducted audit or similar accounting verification procedures.



The decision as to whether to undertake the development lies solely with our client. The work
and findings shall not in any way constitute a recommendation as to whether you should or
should not undertake the development.

The following comprises our limiting conditions, which form part of this report.

1. If the reader is making a fiduciary or individual investment decision and has any questions
concerning the material contained in this report, it is recommended that the reader contact
Horwath HTL.

2. Unless otherwise stated in the body of our report, it is assumed that the project is in full
compliance with all applicable city, local and private codes, laws, consents, licences and
regulations (including an alcohol licence where appropriate) and that all required licences,
permits, certificates, franchises and so forth can be freely obtained, renewed and/or transferred.

3. Horwath HTL takes no responsibility for any events, conditions or circumstances affecting the
project’s viability that take place subsequent to the date of our field inspection or desk-based
research.

4. The quality of a hotel facility's on-site management has a direct effect on a property's economic
viability. Any projections presented in this report assume both responsible ownership and
competent management. Any variance from this assumption may have a significant impact on
operating results.

5. The estimated operating results presented in our report are based on an evaluation of the
current overall economy of the area and neither take into account nor make provision for the
effect of any sharp rise or decline in local or economic conditions. We do not warrant that the
estimates will be attained, but they have been prepared based on information obtained during
the course of this study and are intended to reflect the expectations of typical operators.
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6. Many of the figures presented in our reports are generated using sophisticated computer
models that make calculations based upon numbers carried out to three or more decimal places.
In the interest of simplicity, most numbers presented in our reports are rounded to the nearest
tenth. Thus, these figures may be subject to small rounding errors in some cases.

7. No responsibility is assumed for matters of a legal nature, nor do we render any opinion as to
title, which is assumed marketable and free of any deed restrictions and easements.

8. All information (including financial operating statements, estimates, and opinions) obtained from
parties not employed by Horwath HTL is assumed true and correct. No liability resulting from
misinformation can be assumed.

9. While the information contained herein is believed to be correct, it is subject to change.
Nothing contained herein is to be construed as a representation or warranty of any kind.

10. Throughout this report, "Horwath HTL" refers to Horwath HTL Australia, a company
incorporated in Australia under Victorian law.
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