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4 . CABRAMATTA COMMERCIAL C E N T R E . 

C a b r a m a t t a h a s b e e n t h e f o c u s of I n d o - C h i n e s e s e t t l e m e n t i n 
S y d n e y . The r e v i t a l i s a t i o n of t h e commerc i a l a r e a can be d i r e c t l y 
l i n k e d t o t h e s e t t l e m e n t of t h e s e p e o p l e i n t h e C a b r a m a t t a a r e a . 
The c e n t r e , w h i c h i s l o c a t e d b e t w e e n t h e l a r g e r c e n t r e s o f 
L i v e r p o o l a n d F a i r f i e l d , was p r e d i c t e d t o d e c l i n e . I t h a s i n s t e a d 
become a c e n t r a l p l a c e f o r t h e I n d o - C h i n e s e c o m m u n i t y i n Sydney 
a n d a t h r i v i n g c o m m e r c i a l c e n t r e due t o t h e i r a c t i v i t i e s . 

4 . 1 R e g i o n a l C o n t e x t 

C a b r a m a t t a i s a n e i g h b o u r h o o d c e n t r e , i t s s i z e i n r e l a t i o n t o 
o t h e r c e n t r e s i n t h e w e s t e r n Sydney r e g i o n w o u l d i n d i c a t e t h a t i t 
i s j u s t a n o t h e r s u b u r b a n s h o p p i n g c e n t r e l i k e any o t h e r on t h e 
u r b a n f r i n g e . 

A 1984 s t u d y o f c o m m e r c i a l c e n t r e s c a r r i e d o u t f o r t h e W e s t e r n 
Sydney R e g i o n a l O r g a n i s a t i o n of C o u n c i l s (WESROC) r a n k e d 
C a b r a m a t t a 1 2 t h i n s i z e o f t h e 22 m a j o r c e n t r e s i n t h e W e s t e r n 
r e g i o n , ( r l i r s t e t a l 1 9 8 4 : 1 2 9 ) The l o c a t i o n a n d r e l a t i v e s i z e o f 
c e n t r e s s u r r o u n d i n g C a b r a m a t t a as i n d i c a t e d i n F i g u r e 4 : 1 c l e a r l y 
i n d i c a t e s i t s p o s i t i o n b e t w e e n t h e much l a r g e r c e n t r e s o f 
L i v e r p o o l a n d F a i r f i e l d . The t e n d e n c y f o r l a r g e r c e n t r e s t o 
c o n s o l i d a t e s e r v i c e s a t t h e e x p e n s e o f s m a l l e r c e n t r e s w o u l d seem 
t o i n d i c a t e t h a t C a b r a m a t t a s h o u l d be a c e n t r e o f e v e r 
d i m i n i s h i n g s i g n i f i c a n c e i n t h e h i e r a r c h y o f c e n t r e s i n w e s t e r n 
Sydney . 

T h i s was t h e f o r e c a s t made f o r t h e C e n t r e i n 1976 ( U r b a n Sys tems 
1 9 7 8 : 5 3 ) b u t i t h a s , i n s t e a d , g rown s t e a d i l y and i n d e e d t h e s i z e 
and s t a t u s o f t h e C e n t r e a p p e a r t o h a v e been among t h e f a c t o r s 
t h a t h a v e e n a b l e d i t t o change i n c h a r a c t e r and s i z e . The 
d e v e l o p m e n t of a c e n t r e w i t h an i d e n t i f i a b l y e t h n i c c h a r a c t e r 
w o u l d h a v e been much more d i f f i c u l t i n a l a r g e r c e n t r e . 
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4 . 1 . 1 Changes i n R e g i o n a l R e t a i l S t r u c t u r e . 

The p o s i t i o n o f C a b r a m a t t a i n t h e r e g i o n a l h i e r a r c h y w i l l be 
i n f l u e n c e d by t h e o p e n i n g of a new s u b - r e g i o n a l c e n t r e a t 
B o n n y r i g g t h e l o c a t i o n of w h i c h , r e l a t i v e t o C a b r a m a t t a , i s 
i n d i c a t e d i n F i g u r e 4 : 2 . T h i s C e n t r e , w h i c h i s s c h e d u l e d f o r 
c o m p l e t i o n i n 1 9 8 6 , i s d e s i g n e d t o s e r v i c e t h e n e e d s o f t h e 
r e s i d e n t s o f t h e n e w l y d e v e l o p i n g r e s i d e n t i a l a r e a s s u r r o u n d i n g 
i t a n d w i l l c o n t a i n some 16000m2 o f f I o o r s p a c e i n c l u d i n g a 
d i s c o u n t d e p a r t m e n t s t o r e , s u p e r m a r k e t , s p e c i a l i t y s h o p s and 
c ommu n i t y f a c i l i t i e s . 

A c c o r d i n g t o w e l f a r e w o r k e r s i n t h e F a i r f i e l d LGA many 
I n d o - C h i n e s e a r e m o v i n g t o t h e new r e s i d e n t i a l a r e a s a r o u n d 
B o n n y r i g g b e c a u s e t h e p r i v a t e h o u s i n g i s r e l a t i v e l y c h e a p and 
some I n d o - C h i n e s e f a m i l i e s h a v e been a c c o m m o d a t e d i n t h e l a r g e 
H o u s i n g C o m m i s s i o n e s t a t e a t B o n n y r i g g . The i n c r e a s i n g i m p o r t a n c e 
o f t h e s e s u b u r b s t o t h e west t o t h e I n d o - C h i n e s e c o m m u n i t y i s 
i n d i c a t e d ' b y p l a n s f o r t h e d e v e l o p m e n t o f r e l i g i o u s a n d c o m m u n i t y 
c e n t r e s i n B o n n y r i g g by b o t h t h e V i e t n a m e s e a n d Kampuchean 
c o m m u n i t i e s . The e x t e n t of t h e impac t of t h e B o n n y r i g g c e n t r e on 
C a b r a m a t t a w i l l d e p e n d on t h e a b i l i t y o f t h e new c e n t r e t o 
a t t r a c t t h e I n d o - C h i n e s e , t o e r o d e C a b r a m a t t a ' s r o l e a s t h e i r 
" c e n t r a I p i a c e " 

D e v e I o p m e n t o f a c e n t r e a t B o n n y r i g g w i l l p r o v i d e a d d i t i ona I 
o p p o r t u n i t i e s f o r I n d o - C h i n e s e b u s i n e s s m e n t o l o c a t e a b u s i n e s s 
c l o s e t o t h e i r t a r g e t p o p u l a t i o n , p r o v i d i n g t h a t i t s management 
a l l o w s f o r a f t e r h o u r s and Sunday t r a d i n g . The d e s i g n o f t h e 
c e n t r e , h o w e v e r , g i v e s o n l y a f e w shops f r o n t a g e t o t h e o u t s i d e 
w h i c h w i l l make i t d i f f i c u l t f o r I n d o - C h i n e s e b u s i n e s s e s t o 
d e v e l o p a s e p a r a t e p r e c i n c t i n t h e manner t h a t i s e v i d e n t i n t h e 
C a b r a m a t t a P l a z a . I t i s p o s s i b l e t h a t i t w i l l d e v e l o p a s a second 
I n d o - C h i n e s e c e n t r e i n F a i r f i e l d . 

4 . 1 . 2 T r a d e A r e a 

C a b r a m a t t a ' s t r a d e a r e a , as d e f i n e d by i n - C e n t r e i n t e r v i e w s 
c a r r i e d o u t by F a i r f i e l d C i t y C o u n c i l ( FCC) i n A u g u s t 1 9 8 3 , 
a p p e a r s t o h a v e c h a n g e d l i t t l e s i n c e 1976 when a s i m i l a r e x e r c i s e 
was c o n d u c t e d by U r b a n Sys tems C o r p o r a t i o n f o r FCC. The 
p o p u l a t i o n l i v i n g w i t h i n t h e T r a d e A r e a h a s n o t a l t e r e d 
s i g n i f i c a n t l y e i t h e r a n d , b a s e d on t h e 1981 C e n s u s , i s e s t i m a t e d 
a t 5 8 , 0 0 0 . ( FCC 1 9 8 4 : 8 , U r b a n Sys tems C o r p 1 9 7 6 : 5 3 ) 

The a r e a f rom wh i ch C a b r a m a t t a d e r i v e s i t s s h o p p e r s i s l i m i t e d 
b y : t h e p r o x i m i t y o f t h e c e n t r e t o L i v e r p o o l a n d F a i r f i e l d , w h i c h 
a r e l a r g e r c e n t r e s o f f e r i n g a g r e a t e r r a n g e o f s e r v i c e s ; 
C a b r a m a t t a and O r p h a n Schoo l C r e e k s ; and t h e r a i I way I i n e s , a s 
i n d i c a t e d i n F i g u r e 4 : 2 . The 1983 s h o p p e r s s u r v e y m e n t i o n e d a b o v e 
a l s o f o u n d t h a t t h e a v e r a g e s h o p p e r l i v e d 1 .19km f r o m t h e C e n t r e 
a n d 8 5 . 4 % l i v e d w i t h i n 3 . 5 k m . i n d i c a t i n g t h a t t h e m a j o r i t y of 
p e o p l e who u s e t h e c e n t r e l i v e i n t h e i m m e d i a t e r e s i d e n t i a l 
a r e a s . 
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C a b r a m a t t a h a s n o t e x t e n d e d i t s c a t c h m e n t t o any s i g n i f i c a n t 
e x t e n t i n t o t h e new r e s i d e n t i a l a r e a s t o t h e w e s t a n d t h e e x t e n t 
o f t h i s p e n e t r a t i o n i s l i k e l y t o be f u r t h e r r e d u c e d o n c e t h e 
B o n n y r i g g c e n t r e i s o p e n e d . C a b r a m a t t a i s , h o w e v e r , a l s o 
d e v e l o p i n g a s e c o n d a r y c a t c h m e n t . The 1983 i n t e r v i e w s c o n d u c t e d 
by FCC i n d i c a t e d t h a t on a n o r m a l weekday o n l y 5 .6% of v i s i t o r s 
came f r o m o u t s i d e F a i r f i e l d LGA b u t a s i m i l a r s u r v e y , c o n d u c t e d 
on t h e w e e k e n d , r e v e a l e d t h a t 27 .7% o f v i s i t o r s w e r e f r o m o u t s i d e 
F a i r f i e l d . F i g u r e 4 : 3 shows t h e o r i g i n s of r e s p o n d e n t s t o t h i s 
s u r v e y c l e a r l y i l l u s t r a t i n g t h e e x t e n t o f t h i s d e v e l o p i n g T r a d e 
A r e a w h i c h i n c l u d e s s h o p p e r s f r o m much o f t h e m e t r o p o l i t a n a r e a . 
( FCC 1 9 8 4 : 8 ) 

C a b r a m a t t a a p p e a r s t o be a c t i n g as a f o c u s f o r t h e I n d o - C h i n e s e 
c o m m u n i t y i n S y d n e y . On t h e weekends p e o p l e f r o m a l l o v e r t h e 
m e t r o p o l i t a n a r e a come t o shop and ea t and meet f r i e n d s . Even t h e 
most c a s u a l o b s e r v e r o f t h e C e n t r e w o u l d n o t i c e t h a t on w e e k e n d s , 
a n d p a r t i c u l a r l y on S u n d a y s , t h e r e a r e v e r y f e w E u r o p e a n f a c e s t o 
be seen i n t h e s t i l l b u s y c e n t r e . 

SLACK-TDvVM 

REGIONAL TRADE 

^ao^pE.' r.cc. iq&H-A : 6 
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4 . 2 E x i s t i n g S i t u a t i o n 

4 . 2 . 1 I n t r o d u c t i o n 

Cabramat ta i s a t r a d i t i o n a l main s t r e e t c e n t r e t h a t deve loped 
around Cabramat ta r a i l w a y s t a t i o n . I t grew t o the west a l o n g John 
S t . r e f l e c t i n g the o r i g i n of the m a j o r i t y of i t s cus tomers t o the 
west of t he r a i l w a y l i n e . Recent deve lopments have s h i f t e d the 
c e n t r e of a c t i v i t y away f r o m John St towards Hughes S t . t o the 
n o r t h . 

The c e n t r e has an e f f e c t i v e c i r c u l a t i o n sys tem: ma jo r p a r k i n g 
a r e a s l i n k i n t o John S t ; and th rough t r a f f i c u s i n g Cabramat ta Rd . 
t o b y - p a s s the c e n t r e . 

4 . 2 . 2 S t r u c t u r e 

The structure of Cabramatta, as indicated in Figure 4:4, is not 
complicated it is, afterall, a centre that occupies only a few 
st reet bIocks. 

» 

The retail core area which extends west from the railway line is 
the major element in the centre and includes the north side of 
John Street and the Park Rd. area. This is the centre of activity 
and is particularly distinguished by the concentration of 
Indo-Chinese businesses. The core area is supported by smaller 
areas which could be considered as peripheral retailing; 
financial and civic areas. 

As is the case with many centres that have developed around a 
railway station the centre is split into two sections one of 
which plays a much lesser role. The commercial area on the 
eastern side is of much lesser significance and includes a 
neighbourhood shopping area and some peripheral commercial uses 
such as a furniture showroom. 

A further significant feature of the centre is that it is 
surrounded by residential flat buildings which substantially 
reduces the potential for expansion in the centre but increases 
the number of people living within walking distance. 

A study of the centre carried out by FCC in 1984 identified only 
a few minor areas as suitable for expansion of the commercial 
area as indicated in Figure 4:4.(FCC 1984B:6-7) The extension of 
the commercial area along Hughes St. adjoining the Post Office 
car park was the most significant extension proposed. 
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4.2.3 Circulation 

The circulation system in the centre is well organised with a 
distinct hierarchy of road use indicated diagramaticaI Iy in 
Figure 4:5. 

Cabramatta Rd takes traffic past the centre while Hill St and 
Hughes St act as distributors for centre traffic directing it 
into parking areas. 

Although this system is easy to comprehend and encourages 
movement around the centre a large, number of vehicles use John St 
in search of a car space. (FCCC 1984A:37) This reduces the ease 
of pedestrian movement in the core areas of John Street and Park 
Road . 

This problem has been recognised by Fairfield Council who propose 
to reinforce the existing circulation system primarily by: 
eliminating access to car parks from internal streets; removing a 
small internal carpark which is no longer appropriately located 
since the centre expanded to the north; and making Arthur St one 
way south.(FCC 1984B:39-43) These actions should reduce the 
number of vehicles travelling through the retail area 
unnecessari Iy . 

2.2.4 Env i ronmen t 

The physical environment of Cabramatta is poor and the commercial 
centre is no exception. It does nothing to promote an immediate 
perception of a centre that people enjoy being in. 

Many people expressed to the author feelings of dissatisfaction 
with the way Cabramatta looks and the strength of such feelings 
was such that it was often mentioned as a factor that could 
influence an eventual move out of the area. 

The commercial area has no trees, shade or shelter and almost no 
spaces which can be used for the multitude of informal activities 
that can increase the vitality of the centre such as market 
areas, exhibition and performance areas. Indeed in Cabramatta 
there are not even spaces where one can sit and enjoy the passing 
parade. 

Despite the lack of support given by the physical environment the 
centre is vital and interesting. The development of a sympathetic 
environment should increase the range of activities which can be 
found in the centre. 
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4.3 GROWTH 

The amount of fIoorspace occupied for both retail and office 
purposes in Cabramatta has increased despite forecasts made in 
1976 that there would not be sufficient retaiI expenditure to 
generate a demand for additional floorspace. This forecast was 
based on the assumption that the trade area, which was already 
built out would not expand and that, therefore, there would be no 
opportunity for growth. It was further predicted that "even if 
the total centre was to achieve a higher level of profitability, 
by 1991, given no floor space additions, 985 m2 of floorspace 
would be redundant." ( Urban Systems p.9). 

Contrary to this prediction the floorspace in Cabramatta has 
increased by an average of 1600m2 per year since 1976, a total 
increase for the ten year period from 1976 to 1986 of 56%. The 
possibility of a significant change in the ethnic structure of 
the catchment population, capable of altering the demand for 
floorspace in the centre, was not considered in this 1976 report. 

TABLE 4:1 CABRAMATTA FLOORSPACE 1976-1986. 

TYPE 

Retai 1 
Off i ce 

1976 

22575m2 
5268m2 

1983 

26077m2 
10762m2 

1985 

28047m2 
12801m2 

1986 

30000m2 
14000m2 

NOTE: Floorspace is given as Gross Leaseable Area 
1986 figure is based on development approvals given for 
additional floorspace to May 1985. 

SOURCE: 1976: Urban Systems 
1983: FCC 1984 p.21-2 
1985-6: Author. 
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4.3.1 Asian Business 

The impact of Asian business can be ascertained by reference to 
Table 4:2 which compares the number of businesses operated by 
Asian people in October 1983 and April 1985. 

In this 18 month period the number of Asian outlets doubled to 
140, far more than the increase in the number of outlets during 
this period. The extent of this change becomes even more 
remarkable when it is realised that the first Asian business 
opened in Cabramatta in 1978. That is, in only 7 years Asian 
outlets have increased their representation from zero to 3? 
all businesses in the centre. 

of 

The r e l a t i o n s h i p between the i nc rease i n f I o o r s p a c e occup ied by 
the Indo -Ch inese and the i nc rease in t h e i r p o p u l a t i o n in 
F a i r f i e l d i s i n d i c a t e d in F i g u r e 4 : 6 . The g r o w t h of t he 
I ndo -Ch inese p o p u l a t i o n and Indo-Ch inese b u s i n e s s was the ma jo r 
f a c t o r t h a t was not cons ide red in the 1976 assessment of the 
f u t u r e of t he c e n t r e . These changes were b rough t about as the 
r e s u l t of p o l i c i e s made a t the Federa l Leve l r e g a r d i n g 
i m m i g r a t i o n and i n i t i a l s e t t l e m e n t as was d i s c u s s e d in S e c t i o n s 
2&3. 

Q 
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TABLE 4:2 BUSINESS OUTLETS IN CABRAMATTA 

Out 1et 
Cat egory 

Retai1-Food 

Retai1-Other 

Restaurant/ 
Cafe 

Serv i ce-
Persona1 

Serv i ce- • 
F i nanci a 1 

Serv i ce-
Med i ca1 

Recreat i on/ 
Other 

Indust ry 

Vacant 

TOTAL 

Asi an 
1983 

NO. 

16 

16 

17 

4 

2 

7 

3 

6 

n .a 

71 

% total 

29.6 

18.8 

48.5 

13.3 

4.7 

24.1 

23.0 

66.6 

. 

23.4 

NUMBER OF OUTLETS 

1985 
NO. 

33 

32 

33 

6 

4 

14 

8 

10 

n .a 

140 

% total 

50.7 

33.0 

68.7 

18.7 

9.0 

40.0 

50.0 

83.3 

. 

38.8 

Tota 1 
1983 

54 

85 

35 

30 

42 

29 

13 

9 

9 

306 

1985 

65 

97 

48 

32 

44 

35 

16 

12 

10 

359 

SOURCE: 1983: Fairfield City Council 
1985: Author 
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4.4 CHANGE 

4.4.1 Recent Developments 

Since 1983 a significant proportion of the commercial area has 
been redeveloped or renovated as indicated in Figure 4:7. 

New developments have been concentrated towards the edge of the 
centre particularly towards the intersection of Park Rd. and 
Hughes St. shifting the focus of the centre away from John St. 
They have occurred, primari ly, in a sma I I number of major 
developments as indicated in Table 4:3. 

TABLE 4:3. MAJOR DEVELOPMENT APPROVALS - CABRAMATTA. 

NAME DESCRIPTION NETT INCREASE 
IN FLOORSPACE 

COMPLETION 

Cava I Iero 9 shops & 
off i ce space 

800m2 
800m2 

retai I 
of f i ce 

1983 
1984 

Cabramat ta 
Plaza 

38 shops & 
supermarket 

3200m2 - retaiI 1984 

Dept . of 
Soci a I S 

of f i ce space 
& caf e 

1575m2 
150m2 

of f i ce 
caf e 

1985 

Bresc i a showroom & 
st orage 

2205m2 1984 

CaIabro 22 shops & 
supermarket 

2069m2 - retaiI 1986 

O ld Pol i c e 
S ta t i on 

9 shops & 
off i ces 

700m2- retaiI 
700m2- off i ce 

1986 

SOURCE: Author from FCC records. 

45 



4.4.2 RetaiI 

The amount of retail floorspace available in Cabramatta has 
increased steadily since 1976 but the growth in space is only one 
facet of the changes to the retail space. 

The nature of the business area has changed and there has been a 
movement towards a greater number of smaller outlets. Three of 
the major retailers have left since 1980: Venture; Coles and 
Red S. These stores have been renovated and turned into 2 or more 
shops. In the case of Red S, the most recent example, there will 
be 16 smalI shops and a supermarket, replacing one supermarket, 
without increasing the amount of retail floorspace in the 
development. This trend towards smaller business units is further 
evident in the number of premises that are supporting more than 
one retail outlet such as the one pictured in Figure 4:8. 

New developments will further accentuate this trend. The proposal 
to redevlbp the vacant site on the corner of Park Rd and Hughes 
St. makes provision for a series of food stalls sharing a common 
eating area. Food centres using this system are already operating 
in Dixon St. 

4.4.3 Office 

The i n c r e a s e i n o f f i c e space has been p a r t i c u l a r l y d r a m a t i c 
r e f l e c t i n g g r o w t h i n o f f i c e s of government d e p a r t m e n t s and 
f i n a n c i a l i n s t i t u t i o n s o p e r a t i n g in C a b r a m a t t a . 

In 1984/5 b ranches of the Depar tments of You th and Community 
S e r v i c e s , S o c i a l S e c u r i t y and the Commonwelth Employment S e r v i c e 
have opened in C a b r a m a t t a . These o f f i c e s occupy l a r g e amounts of 
h i g h q u a l i t y , h i g h p r o f i l e o f f i c e space of a t ype t h a t i s not 
n o r m a l l y p r o v i d e d i n suburban shopping c e n t r e s . They a r e 
i m p o r t a n t i n d e v e l o p i n g a r o l e f o r Cabramat ta as a m u l t i - p u r p o s e 
c e n t r e . 

A l t h o u g h t hese o f f i c e s do not s e r v i c e t he I ndo -Ch inese p o p u l a t i o n 
e x c l u s i v e l y and t h e government does have a p o l i c y of 
d e c e n t r a l i s i n g such s e r v i c e s t h e r e i s l i t t l e doubt t h a t these 
o f f i c e s wou ld no t have opened in Cabramat ta w i t h o u t t he 
Indo-Ch i n e s e . 

The expans ion and r e n o v a t i o n of the banks i n John S t . has a l s o 
s i g n i f i c a n t l y i n c r e a s e d the amount of o f f i c e f l o o r s p a c e i n t h e 
c e n t r e . The banks now f o r m a d i s t i n c t f i n a n c i a l p r e c i n c t o p p o s i t e 
t h e main shopp ing a r e a . These banks a r e e x c e p t i o n a l l y l a r g e f o r 
b ranches i n a suburban shopping c e n t r e , r e f l e c t i n g t he amount of 
b u s i n e s s they do and the e x t r a space o c c u p i e d by m i g r a n t 
i n f o r m a t i o n s e r v i c e s . 

The "S tudy of Ma jo r Urban Cen t res of Western Sydney" comp le ted 
f o r WESROC i n 1984 p r e d i c t s t ha t g row th i n o f f i c e space w i l l 
c o n t i n u e u n t i l I 2 0 0 1 . R e t a i l f l o o r s p a c e , however , i s p r e d i c t e d t o 
remain s t a t i c once those deve lopments wh ich have a l r e a d y been 
g i v e n a p p r o v a l a r e const r u c t e d . " ( H i r s t C o n s u l t i n g S e r v i c e s et 
a I . p . 1 4 9 ) 
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4 . 4 . 4 Proper ty v a l u e . 

The v a l u e of p r o p e r t y i n Cabramat ta commercia l a r e a has 
i n c r e a s e d d r a m a t i c a l l y s i n c e 1980 when the . t o t a l v a l u e of land i n 
t h e commerc ia l a rea was e s t i m a t e d by t h e V a l u e r Genera l t o be 
$12 .8 mi I I i o n . The most recent v a l u a t i o n in J u l y 1983 pu t the 
v a l u e of l and i n t he c e n t r e a t $26.8 m i l l i o n , t h a t i s , an 
i n c r e a s e of more than 100% in 3 y e a r s . 

As t h e r e have been no e x t e n s i o n s t o t he commerc ia l a rea i n t h i s 
p e r i o d the i n c r e a s e i s w h o l l y r e l a t e d t o an i n c r e a s e i n t he v a l u e 
of e x i s t i n g p r o p e r t i e s . 

T h i s t r e n d a p p e a r s , t h rough a n a l y s i s of s a l e s s i n c e 1983, to be 
c o n t i n u i n g . P r o p e r t i e s i n John S t . have i n c r e a s e d by an average 
of 53% between 1983 & 1985, and p r o p e r t i e s w i t h good q u a l i t y 
improvements a r e now s e l l i n g f o r $925/m2 of s i t e a r e a . The 
i n c r e a s e i n t he v a l u e of p r o p e r t i e s i n Hughes S t . wh ich a r e not 
zoned commerc ia l has been even g r e a t e r . These p r o p e r t i e s have 
d o u b l e d i rw v a l u e s i n c e 1982 due t o s p e c u l a t i o n t h a t F a i r f i e l d 
C o u n c i l w i l l d e s i g n a t e them f o r commercia l use i n t he f u t u r e . 
These p r o p e r t i e s a r e now s e l l i n g f o r 240/m2, f o r t h e i r land 
con t en t on I y . 

The p a r t i c i p a t i o n of t he As ian community i n t h e p r o p e r t y market 
i n Cab rama t t a i s i n c r e a s i n g : 

* more than o n e - t h i r d of p r o p e r t i e s s o l d s i n c e 1980 have 
been a c q u i r e d by p e o p l e w i t h As ian names. W h i l e t h i s i s not an 
a c c u r a t e assessment of the invo lvement of t h e I ndo -Ch inese 
community i n the Cabramat ta p r o p e r t y market i t does g i v e an 
i n d i c a t i o n of t he i n c r e a s e in p a r t i c i p a t i o n . P r e v i o u s l y t h e r e 
were no p r o p e r t i e s owned by peop le w i t h an A s i a n background i n 
Cab rama t ta Commercial C e n t r e . 

* A s i a n ownersh ip of p r o p e r t i e s i s becoming s i g n i f i c a n t , 
p r o p e r t i e s owned by p e o p l e w i t h an o r i e n t a l background a r e 
i n d i c a t e d i n F i g u r e 4 : 1 1 . As i an businessmen have been 
p a r t i c u l a r l y a c t i v e i n b u y i n g p r o p e r t i e s on t h e f r i n g e of the 
c e n t r e t h a t a r e not ye t d e s i g n a t e d c o m m e r c i a l . 
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4 . 4 . 5 R e n t a l M a r k e t 

The r e n t a l r e t u r n on p r o p e r t y i n C a b r a m a t t a i s a l s o i n c r e a s i n g a s 
p a r t o f t h e c y c l e o f r e n t and p r o p e r t y i n c r e a s e s t h a t h a s been 
i n s t i g a t e d by t h e demand f o r f I o o r s p a c e on t h e p a r t o f w o u l d be 
I n d o - C h i n e s e b u s i n e s s m e n . T h i s has c r e a t e d , a s e x p r e s s e d i n a 
r e c e n t a r t i c l e , " a s u p e r h e a t e d e c o n o m i c g h e t t o . I t i s r o a r i n g 
a l o n g i n a b o o m i n g i n f l a t i o n a r y s p i r a l t h a t p a y s s c a n t heed t o 
f i t s a n d s t a r t s i n t h e n a t i o n a l e c o n o m y . " ( W a r n e m i n d e 1 9 8 5 : 5 4 ) 

W h i l e t h i s q u o t e may be an o v e r s t a t e m e n t a r e n t a l and p r o p e r t y 
m a r k e t t h a t i s i n d e p e n d e n t of t h e g e n e r a l m a r k e t d o e s a p p e a r t o 
h a v e d e v e l o p e d . T h i s i s r e l a t e d t o t h e c a t c h m e n t p o p u l a t i o n f o r 
t h e c e n t r e . Many o f t h e t r a d e r s want t o a t t r a c t a s p e c i f i c s e c t o r 
o f t h e p o p u l a t i o n a n d C a b r a m a t t a i s l o c a t e d i n t h e o p t i m u m 
p o s i t i o n t o a t t r a c t t h e s e p e o p l e . 

The a t t r a c t i o n o f t h e c e n t r e f o r p a r t i c u l a r t r a d e r s i s a l s o 
e v i d e n t i n t h e e x c h a n g e of l a r g e sums o f money a s a p r e m i u m p a i d 
t o e n t e r i n t o b u s i n e s s . In C a l a b r o ' s d e v e l o p m e n t , on t h e c o r n e r 
o f Hughes S t . a n d P a r k R d . , f o r e x a m p l e , p r o s p e c t i v e l e s s e e s h a v e 
made an u p f r o n t paymen t of $ 1 0 , 0 0 0 m e r e l y t o s e c u r e t h e r i g h t t o 
l e a s e a s h o p . E s t a b l i s h e d I n d o - C h i n e s e s h o p k e e p e r s now h a v e a 
v e s t e d i n t e r e s t i n k e e p i n g r e n t s h i g h . S i g n i f i c a n t sums a r e 
e x c h a n g e d t o buy o u t e x i s t i n g b u s i n e s s e s , r e p o r t e d l y f r o m 
$ 1 0 , 0 0 0 - $ 4 0 , 0 0 0 d e p e n d i n g on t h e l o c a t i o n o f t h e b u s i n e s s . 
( W a r n e m i n d e 1 9 8 5 : 5 4 - 5 ) The I n d o - C h i n e s e h a v e c r e a t e d i n 
C a b r a m a t t a a r e n t a l m a r k e t w h i c h e f f e c t i v e l y p r i c e s 
n o n - I n d o - C h i n e s e b u s i n e s s e s o u t . 
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5 . 0 INDO-CHINESE IN CABRAMATTA COMMERCIAL CENTRE 

The I n d o - C h i n e s e h a v e c r e a t e d i n C a b r a m a t t a c o m m e r c i a l c e n t r e a 
p l a c e w i t h w h i c h t h e y a r e r e a d i l y i d e n t i f i e d . The c o n c e n t r a t i o n 
of t h e t a r g e t p o p u l a t i o n f o r I n d o - C h i n e s e b u s i n e s s i n t h e 
i m m e d i a t e r e s i d e n t i a l a r e a s h a s e n a b l e d t h e d e v e l o p m e n t o f an 
e x t e n s i v e r a n g e o f r e t a i l o u t l e t s and s e r v i c e s s p e c i f i c a l l y f o r 
t h e I n d o - C h i n e s e c o m m u n i t y . 

5 . 1 The I m p o r t a n c e of E t h n i c C e n t r e s 

The d e v e l o p m e n t o f a c e n t r e w h i c h f o s t e r s c o m m u n i t y l i f e and 
r e f l e c t s t h e i d e n t i t y o f a p a r t i c u l a r e t h n i c c o m m u n i t y i s 
i m p o r t a n t t o m i g r a n t , a n d p a r t i c u l a r l y r e f u g e e , c o m m u n i t i e s . T h i s 
i s a g a i n s t t h e t r e n d i n w e s t e r n s o c i e t y f o r l o c a l l i f e t o become 
l e s s i m p o r t a n t a s m o b i l i t y and a p r e f e r e n c e f o r a n o n y m i t y become 
more i m p o r t a n t . 

The r o l e s t h a t an e t h n i c c e n t r e may f i I I a r e c o m p l e x . A s t u d y i n 
t h e USA c i» ted by B u r n l e y ( 1 9 8 5 : 1 6 8 ) i d e n t i f i e s 5 m a j o r f u n c t i o n s 
w h i c h a r e i m p o r t a n t a t t h e n e i g h b o u r h o o d o r l o c a l c o m m u n i t y 
I e v e l : 

* p r o d u c t i o n & c o n s u m p t i o n of g o o d s & s e r v i c e s wh i ch a r e 
p a r t of d a i l y I i v i n g 

* t r a n s m i s s i o n o f p r e v a i l i n g v a l u e s o r , i n> t h e c a s e o f 
e t h n i c c o m m u n i t i e s , t r a d i t i o n a l c u l t u r a l v a l u e s 

* s o c i a I c o n t r o I 

* p a r t i c i p a t i o n i n g r o u p s w h i c h i n f l u e n c e s o c i a l i s a t i o n 
&• s o c i a l c o n t r o l 

* mutual support 
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5 . 1 . 1 The e s t a b l i s h m e n t o f C a b r a m a t t a a s an e t h n i c c e n t r e 

The e s t a b l i s h m e n t o f e t h n i c e n c l a v e s , u s u a l l y a c c o m p a n i e d by 
e t h n i c b u s i n e s s , h a s been c h a r a c t e r i s t i c o f t h e s e t t l e m e n t of 
e t h n i c m i n o r i t i e s i n i n d u s t r i a l i s e d c o u n t r i e s . (Ward 1 9 8 3 : 1 ) 
The d e v e l o p m e n t o f C a b r a m a t t a as a c o m m e r c i a l a r e a f o r t h e 
I n d o - C h i n e s e i s n o t u n u s u a l o f i t s e l f , b u t i t i s u n u s u a l b e c a u s e 
o f i t s l o c a t i o n i n t h e o u t e r s u b u r b s and b e c a u s e o f t h e numbe rs 
o f b u s i n e s s e s and t h e speed w i t h w h i c h t h e y h a v e been 
e s t a b I i shed . 

The s t r e n g t h o f t h e d e v e l o p m e n t of c e n t r e s o f e t h n i c b u s i n e s s i s 
o f t e n d i r e c t l y r e l a t e d t o t h e e x t e n t o f v a r i a t i o n o f t h e m i g r a n t 
c o m m u n i t y f r o m t h e h o s t commun i t y i n t e r m s o f : 

- physical appearance 
- culture/lifestyle 
- re I i g i on 
- language 

T h i s h a s b e e n a s i g n i f i c a n t f a c t o r i n t h e g r o w t h of I n d o - C h i n e s e 
b u s i n e s s . The e x t e n t o f v a r i a t i o n b e t w e e n t h e I n d o - C h i n e s e and 
t h e h o s t c o m m u n i t y i n C a b r a m a t t a c o u l d h a r d l y h a v e been g r e a t e r , 
t h e y l o o k e d d i f f e r e n t , spoke d i f f e r e n t l a n g u a g e s , had d i f f e r e n t 
f o o d a n d l i f e s t y l e n e e d s c r e a t i n g many o p p o r t u n i t i e s t o meet 
n e e d s t h a t c o u l d n o t be accommodated by t h e e s t a b l i s h e d 
b u s i n e s s e s . 

The d e v e l o p m e n t o f an a r e a w h i c h can a c t a s a b u f f e r b e t w e e e n t h e 
o l d way o f l i f e and t h e way o f l i f e o f t h e h o s t commun i t y i s an 
i m p o r t a n t e l e m e n t i n s u c c e s s f u l r e s e t t l e m e n t . The d e v e l o p m e n t of 
c e n t r e s w h i c h s u p p o r t t h e m a i n t e n a n c e o f f o r m e r l i f e s t y l e s i s , i n 
t u r n , an i n t e g r a l e l e m e n t i n t h e d e v e l o p m e n t o f a m u I t i - c u I t u r a I 
s o c i e t y . I t a l l o w s n o t o n l y t h e p r e s e r v a t i o n o f l i f e s t y l e s and 
l a n g u a g e s f o r t h e c u r r e n t g e n e r a t i o n b u t i t a l s o a l l o w s t h e s e t o 
be p a s s e d o n t o t h e i r A u s t r a l i a n b o r n c h i l d r e n . C a b r a m a t t a i s 
o p e r a t i n g a s such a c e n t r e f o r t h e I n d o - C h i n e s e i n S y d n e y . 

The d e v e l o p m e n t o f C a b r a m a t t a as an i d e n t i f i a b l e I n d o - C h i n e s e 
c e n t r e was a s s i s t e d by t h e s e n e e d s and g i v e n i m p e t u s by t h e 
s u c c e s s a n d e x t e n t o f I n d o - C h i n e s e b u s i n e s s o r i g i n a l l y 
e s t a b l i s h e d i n r e s p o n s e t o t h e m . C a b r a m a t t a i s a c t i n g as a f o c u s 
f o r t h e I n d o - C h i n e s e b e c a u s e o f t h e s e p s y c h o l o g i c a l n e e d s and 
a l s o f o r a number o f more p r a c t i c a l r e a s o n s : 

- i t p r o v i d e s one s t o p s h o p p i n g f o r t h e A s i a n c u s t o m e r 
- t h e h i g h l e v e l of c o m p e t i t i o n p r o v i d e s g o o d s t h a t a r e 

cheap a n d o f h i g h q u a l i t y . C a b r a m a t t a i s w i d e l y a c k n o w l e d g e d , by 
t h e A s i a n c o m m u n i t y i n S y d n e y , as b e i n g much more c o m p e t i t i v e 
t h a n D i x o n S t , i n Sydney C i t y , f o r b o t h g o o d s and m e a l s . 
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5 . 2 . E s t a b l i s h m e n t o f E t h n i c B u s i n e s s i n C a b r a m a t t a 

C a b r a m a t t a h a s d e v e l o p e d i n t o a s u b u r b a n c o m m e r c i a l c e n t r e w i t h 
t w i n r o l e s a s a n e i g h b o u r h o o d c o n v e n i e n c e c e n t r e a n d a s a 
s p e c i a l i s e d c e n t r e f o r t h e I n d o - C h i n e s e c o m m u n i t y . The 
e s t a b l i s h m e n t o f e t h n i c b u s i n e s s i n C a b r a m a t t a a p p e a r s t o s h a r e 
many o f t h e c h a r a c t e r i s t i c s e v i d e n t b o t h i n t h e e s t a b l i s h m e n t of 
s m a l l b u s i n e s s e s g e n e r a l l y and i n b u s i n e s s e s e s t a b l i s h e d by 
e t h n i c c o m m u n i t i e s e l s e w h e r e . 

5 . 2 . 1 S i m i l a r i t y w i t h s m a l l b u s i n e s s e l s e w h e r e 

Sma l l b u s i n e s s e s e s t a b l i s h e d i n C a b r a m a t t a by t h e I n d o - C h i n e s e 
s h a r e many f a c t o r s t h a t h a v e been i d e n t i f i e d a s i m p o r t a n t t o t h e 
s u r v i v a l o f smaI I b u s i n e s s g e n e r a l l y i n c l u d i n g : 

* t h e i r a b i l i t y t o s u p p l y a w i d e r a n g e o f r e q u i r e m e n t s w h i c h 
may b e n e e d e d u n e x p e c t e d l y o r i n s m a l l q u a n t i t i e s 
* t h e i r a b i l i t y t o s p e c i a l i s e 
* t h e i r a b i l i t y t o p r o v i d e a p e r s o n a l i s e d s e r v i c e 

( B u r e a u o f I n d u s t r y E c o n o m i c s 1 9 8 1 : 8 ) 

The i m p o r t a n c e o f each of t h e s e f a c t o r s h a s b e e n i n t e n s i f i e d i n 
t h e c a s e o f t h e I n d o - C h i n e s e b e c a u s e of t h e i r c o n c e n t r a t i o n i n 
C a b r a m a t t a and t h e i r v a r i a t i o n f r o m t h e h o s t c o m m u n i t y i n needs 
and a11 i t u d e . 

5 . 2 . 1 C o n c e n t r a t i o n o f t a r g e t p o p u l a t i o n 

C a b r a m a t t a i s l o c a t e d i n an a r e a w h e r e t h e I n d o - C h i n e s e a r e 
c o n c e n t r a t e d . R e s e a r c h i n B r i t a i n h a s i d e n t i f i e d t h e n e x u s 
b e t w e e n t h e l o c a t i o n o f e t h n i c shops and r e s i d e n t s as a 
p a r t i c u l a r l y s i g n i f i c a n t f a c t o r i n t h e e s t a b l i s h m e n t o f e t h n i c 
b u s i n e s s . ( A l d r i c h 1 9 8 4 : 1 9 5 - 9 , Mars & Ward 1 9 8 4 : 2 ) T h i s f a c t o r 
i s e v i d e n t i n t h e s u b u r b o f C a b r a m a t t a as was d i s c u s s e d i n 
Sec t i on 3 . 3 . 

E a r l y b u s i n e s s e s t a b l i s h m e n t i n p a r t i c u l a r t e n d s t o be 
d i s t i n g u i s h e d by s t r o n g communi t y s u p p o r t b a s e d on e t h n i c t i e s . 
T h i s s u p p o r t a l l o w s b u s i n e s s e s a d e g r e e of i n d e p e n d e n c e f r o m t h e 
h o s t c o m m u n i t y a n d p r o v i d e s an i n i t i a l c u s h i o n o f c u s t o m e r s . 
C o n c e n t r a t i o n o f t h e p o p u l a t i o n i s e s s e n t i a l i f t h i s s u p p o r t i s 
t o be u t i l i s e d i n b u s i n e s s e s t a b l i s h m e n t . A s u r v e y o f V i e t n a m e s e 
s h o p k e e p e r s i n M e l b o u r n e i n 1982 f o u n d t h e m t o b e v e r y d e p e n d e n t 
on e t h n i c c u s t o m e r s w i t h r e s p o n d e n t s t o t h e s u r v e y i n d i c a t i n g 
t h a t 69% o f t h e i r c u s t o m e r s w e r e f r o m t h e same e t h n i c 
o r i g i n . ( H e a r n 1 9 8 2 : 2 6 ) 

R e s i d e n t i a l c o n c e n t r a t i o n can a l s o e n c o u r a g e e s t a b l i s h e d 
s h o p k e e p e r s t o move o u t l e a v i n g t h e i r c u s t o m e r s t o p a t r o n i s e t h e 
e t h n i c b u s i n e s s e s r e m a i n i n g . ( A u s t e r 1 9 8 4 : 4 9 ) T h i s i s a 
phenomenon t h a t i s b e c o m i n g more a p p a r e n t i n C a b r a m a t t a a s 
e s t a b l i s h e d b u s i n e s s e s a r e b e i n g t a k e n o v e r by I n d o - C h i n e s e 
b u s i n e s s m e n . T a b l e 4 : 2 i n d i c a t e d t h a t w h i l e t h e t o t a l number o f 
b u s i n e s s o u t l e t s o p e r a t i n g i n C a b r a m a t t a h a s i n c r e a s e d t h e number 
o f n o n - A s i a n o u t l e t s h a s d e c r e a s e d . T h i s w i t h d r a w a l o f p r e v i o u s l y 
e s t a b l i s h e d b u s i n e s s e s h a s e n c o u r a g e d an i n c r e a s i n g d i v e r s i t y o f 
I n d o - C h i n e s e b u s i n e s s e s . 
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5 . 2 . 2 C u l t u r a l v a r i a t i o n - g o o d s and s e r v i c e s 

The d e g r e e o f c u l t u r a l v a r i a t i o n f r o m t h e h o s t c o m m u n i t y a l s o 
p l a y s a s i g n i f i c a n t r o l e i n i n f l u e n c i n g t h e d e v e l o p m e n t o f e t h n i c 
b u s i n e s s . The g r e a t e r t h e r a n g e of p r o d u c t s a n d s e r v i c e s r e q u i r e d 
by t h e e t h n i c c o m m u n i t y w h i c h a r e d i s t i n c t i v e t o t h a t c o m m u n i t y 
t h e g r e a t e r t h e r a n g e of d i s t i n c t b u s i n e s s o p p o r t u n i t i e s 
g e n e r a t e d by t h a t c o m m u n i t y . T h i s v a r i a t i o n can p r o v i d e t h e 
m o t i v a t i o n and m a r k e t f o r t h e i n i t i a l e s t a b l i s h m e n t o f b u s i n e s s 
a n d o n c e b u s i n e s s e s h a v e e s t a b l i s h e d t h e y can u s e t h e i r e t h n i c 
s u b - m a r k e t a s a p l a t f o r m f r o m w h i c h t o expand i n t o t h e w i d e r 
c o m m u n i t y . ( M a r s 1 9 8 4 : 1 5 , R o b i n s o n 1 9 8 3 : 2 5 8 , Ward 1 9 8 3 : 4 ) 

In C a b r a m a t t a t h i s v a r i a t i o n i n i t i a l l y h e l p e d t o s u p p o r t t h e 
d e v e l o p m e n t o f f o o d s t o r e s and r e s t a u r a n t s , b o t h b u s i n e s s e s w h i c h 
r e q u i r e r e l a t i v e l y l i t t l e c a p i t a l t o e s t a b l i s h , b u t t h e i n a b i l i t y 
o f A u s t r a l i a n w h o l e s a l e r s t o s u p p l y t h e g o o d s r e q u i r e d h a s 
c r e a t e d many o t h e r b u s i n e s s o p p o r t u n i t i e s . W h o l e s a l i n g , i m p o r t i n g 
a n d i m p o r t s u b s t i t u t i o n b u s i n e s s e s h a v e a l l b e e n d e v e l o p e d i n 
r e s p o n s e t o t h e p a r t i c u l a r n e e d s of t h e I n d o - C h i n e s e . F o r e x a m p l e 
f a c t o r i e s a r e now b e i n g d e v e l o p e d a r o u n d C a b r a m a t t a w h i c h p r o d u c e 
s u c h t h i n g s as f r o z e n d i m s i m s , bean s p r o u t s , soy s a u c e and A s i a n 
c o n f e c t i o n a r y . 

C u l t u r a l v a r i a t i o n can a l s o p r o m o t e t h e e s t a b l i s h m e n t of 
s e r v i c e s . T r a d i t i o n a l m e d i c a l p r a c t i c e s , s u c h a s a c u p u n c t u r e 
c l i n i c s can now b e f o u n d i n C a b r a m a t t a a l o n g w i t h s c h o o l s f o r a 
number o f s c h o o l s o f t h e m a r t i a l a r t s . 

The l a c k o f c u l t u r a l v a r i a t i o n has been i d e n t i f i e d a s one of t h e 
p r i n c i p a l r e a s o n s why some m i n o r i t y g r o u p s h a v e a v e r y l o w r a t e 
of s m a l l b u s i n e s s p a r t i c i p a t i o n . ( A u s t e r 1 9 8 4 : 4 8 , B r o o k s 1983) 
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5 . 2 . 3 C u l t u r a l v a r i a t i o n - a t t i t u d e 

The d e v e l o p m e n t o f b u s i n e s s i n C a b r a m a t t a w i t h t h e speed and 
s t r e n g t h a p p a r e n t i n r e l a t i o n t o I n d o - C h i n e s e b u s i n e s s r e m a i n s a 
m y s t e r y t o many p e o p l e . They c a n n o t u n d e r s t a n d how a r e f u g e e 
c o m m u n i t y c o u l d h a v e t h e p e r s o n a l o r f i n a n c i a l r e s o u r c e s t o e n t e r 
i n t o b u s i n e s s such a s h o r t t i m e a f t e r a r r i v i n g . 

The i n a b i l i t y t o p u t t h i s b u s i n e s s e s t a b l i s h m e n t i n t o t h e c o n t e x t 
o f t h e p a t t e r n o f sma I I b u s i n e s s o b s e r v e d i n o t h e r c e n t r e s h a s 
e n c o u r a g e d a w i d e s p r e a d a s s u m p t i o n t h a t b e c a u s e I n d o - C h i n e s e 
b u s i n e s s e x i s t s i n Cabramat t a now, and h a s been g r o w i n g , i t w i l l 
c o n t i n u e t o e x i s t and g r o w . 

The i n f l u e n c e o f t h e I n d o - C h i n e s e c a n n o t , o f c o u r s e , be e x p l a i n e d 
t h r o u g h r e f e r e n c e t o any o t h e r c e n t r e i n W e s t e r n S y d n e y . The 
r e a s o n s why t h e y h a v e been a b l e t o e s t a b l i s h such a l a r g e number 
o f b u s i n e s s e s r e l a t e n o t o n l y t o d i f f e r e n c e s i n n e e d s b u t a l s o t o 
d i f f e r e n c e s i n a t t i t u d e . T h i s i s t h e f a c t o r t h a t i s o f t e n 
o v e r l o o k e d i n a s s e s s i n g t h e r e a s o n s why b u s i n e s s e s h a v e been a b l e 
t o e s t a b I i*sh . 

The s e n s e o f k i n s h i p w i t h i n f a m i l i e s , and t h e e x t e n s i o n o f t h i s 
bond t o e x t e n d e d f a m i l i e s and c l a n s h a s h e l p e d p e o p l e t o 
e s t a b l i s h t h r o u g h p o o l i n g of r e s o u r c e s and p r o v i s i o n o f 
a s s i s t a n c e t h r o u g h cheap l a b o u r and a d v i c e . The p o o l i n g o f l a b o u r 
h a s h e l p e d t o r e d u c e t h e amount of c a p i t a l r e q u i r e d t o e s t a b l i s h 
a b u s i n e s s . E m p i r i c a l r e s e a r c h has shown t h a t t h e r e a r e 
o p p o r t u n i t i e s t o s u b s t i t u t e l a b o u r f o r cap i t a I i n s m a I I b u s i n e s s . 
( S t o r e y 1 9 8 3 : 3 ) 

The d e s i r e t o h e l p o t h e r members of t h e c o m m u n i t y a l s o e x t e n d s t o 
p a t r o n i s i n g I n d o - C h i n e s e b u s i n e s s t o keep t h e r e s o u r c e s o f t h e 
c o m m u n i t y w i t h i n t h e c o m m u n i t y . 

The c o n d i t i o n s a n d a t t i t u d e s t h a t h a v e e n c o u r a g e d t h e d e v e l o p m e n t 
o f b u s i n e s s by t h e I n d o - C h i n e s e wi I I n o t h o w e v e r n e c e s s a r i l y 
c o n t i n u e . I t may be t h a t as p a r t o f t h e a s s i m i l a t i o n p r o c e s s 
s u p p o r t f o r I n d o - C h i n e s e b u s i n e s s e s and t h e wi I I i n g n e s s t o 
p r o v i d e a s s i s t a n c e i n t e r m s of c a p i t a l and l a b o u r may l e s s e n . 
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5 . 3 O p e r a t i o n of B u s i n e s s e s 

I n d o - C h i n e s e b u s i n e s s e s i n C a b r a m a t t a a r e t y p i c a l l y , s m a l l 
b u s i n e s s u n i t s o p e r a t i n g f o r l o n g h o u r s e s t a b l i s h e d w i t h s a v i n g s 
p o o l e d among f a m i l y members . 

5 . 3 . 1 Smal l b u s i n e s s u n i t s . 

The I n d o - C h i n e s e b u s i n e s s e s i n C a b r a m a t t a a r e p r e d o m i n a n t l y 
v e r y s m a l l b u s i n e s s u n i t s . The o n l y e x c e p t i o n s a r e t h e l a r g e r 
f o o d s t o r e s . The B i n g Lee e l e c t r i c a l g o o d s s t o r e i s p a r t o f a 
c h a i n owned by an A u s t r a l i a n C h i n e s e f a m i l y who h a v e b e e n i n 
A u s t r a l i a f o r t h r e e g e n e r a t i o n s . 

The demand f o r v e r y s m a l l b u s i n e s s u n i t s i s e v i d e n t i n : 

* t h e number o f p r e m i s e s w h i c h s u p p o r t m u l t i p l e b u s i n e s s 
u n i t s , one o f w h i c h was i l l u s t r a t e d i n F i g 4 : 8 . 

* new d e v e l o p m e n t s , such as t h o s e i d e n t i f i e d a s 2 & 3 on 
F i g u r e 4 : 7 , w h i c h a r e m a k i n g p r o v i s i o n f o r s h o p s w h i c h 
a r e l i t t l e m o r e t h a n s t a l l s , b e c a u s e t h e demand i s f o r 
p r e m i s e s wh i ch a I Iow p e o p I e t o t r a d e w i t h a s l i t t l e 
c a p i t a l i n p u t a s p o s s i b l e . 

5 . 3 . 2 Fi n a n c e . 

A c c e s s t o f i n a n c e i s c r u c i a l t o t h e e s t a b l i s h m e n t o f any 
b u s i n e s s . E t h n i c b u s i n e s s e s a r e f i n a n c e d n o t o n l y by f i n a n c i a l 
i n s t i t u t i o n s b u t a l s o f r o m s a v i n g s w h i c h a r e i n c r e a s e d t h r o u g h 
t h e p o o l i n g of r e s o u r c e s w i t h i n a f a m i l y g r o u p . 

The r e l a t i v e i m p o r t a n c e of t h e d i f f e r e n t s o u r c e s o f f i n a n c e i s 
i n d i c a t e d by a s u r v e y of V i e t n a m e s e b u s i n e s s e s i n M e l b o u r n e i n 
1982 w h i c h f o u n d t h a t t h e f u n d i n g f o r t h e e s t a b l i s h m e n t o f t h e i r 
b u s i n e s s e s h a d come f r o m t h e f o l l o w i n g s o u r c e s : 

* 85% u s e d p e r s o n a l s a v i n g s 
* 62% b o r r o w e d f r o m b a n k s 
* 38% o b t a i n e d f u n d s f r o m t h e f a m i l y 
* 35% o b t a i n e d f u n d s f r o m e t h n i c f r i e n d s . 
( H e a r n 1 9 8 2 : 2 4 - 3 1 ) . 

i n d i c a t i n g t h e i m p o r t a n c e of f u n d s r a s i e d f r o m n o n - i n s t i t u t i o n a l 
s o u r c e s . 

The e t h n i c C h i n e s e , i n p a r t i c u l a r , b e n e f i t f r o m t h e u s e o f f u n d s 
o b t a i n e d f r o m o t h e r members o f t h e e t h n i c g r o u p t h r o u g h t h e u s e 
o f C h i n e s e s y n d i c a t e s . T h i s i s a s y s t e m w h e r e b y money i s p o o l e d , 
w i t h e a c h member o f t h e s y n d i c a t e c o n t r i b u t i n g a f i x e d amount 
e v e r y m o n t h . Each member o f t h e s y n d i c a t e i s t h e n a b l e t o u s e t h e 
f u l l amoun t of t h e p o o l once d u r i n g t h e l i f e o f t h e s y n d i c a t e . A 
t y p i c a l s y n d i c a t e w o u l d h a v e 25 members c o n t r i b u t i n g $400 p e r 
m o n t h f o r m i n g a p o o l o f $ 1 0 , 0 0 0 . 

T h i s money can t h e n be used t o f i n a n c e w h a t e v e r p r o j e c t i s a t 
h a n d , common ly a b u s i n e s s v e n t u r e o r a home p u r c h a s e , a n d as i t 
d o e s n o t i n v o l v e e s t a b l i s h m e n t f e e s o r i n t e r e s t i t i s a c h e a p e r 
a s we I I a s a m o r e a c c e s s i b l e f o r m o f f i n a n c e . 
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The u s e o f bank l o a n s i s a l s o v e r y i n p o r t a n t a n d l o c a l bank 
m a n a g e r s h a v e i n d i c a t e d t h a t t h e y c o n s i d e r t h e I n d o - C h i n e s e t o be 
p a r t i c u l a r l y r e l i a b l e c u s t o m e r s . 

5 . 3 . 3 Hours of o p e r a t i o n 

A wi I I i n g n e s s t o w o r k l o n g h o u r s i s a n o t h e r f a c t o r t h a t t y p i f i e s 
m i g r a n t b u s i n e s s w h i c h i s e v i d e n t i n I n d o - C h i n e s e b u s i n e s s i n 
C a b r a m a t t a . ( A l d r i c h 1 9 8 4 : 1 9 5 - 8 ) A l m o s t a l l I n d o - C h i n e s e 
b u s i n e s s e s i n C a b r a m a t t a o p e r a t e 7 d a y s a week o p e n i n g e a r l y and 
c I o s i ng l a t e . 

Sunday t r a d i n g i s p a r t i c u l a r l y i m p o r t a n t i n C a b r a m a t t a . I t a l l o w s 
p e o p l e who a r e w o r k i n g l o n g h o u r s t o shop on t h e i r day o f f . The 
t e n d e n c y i s f o r t h i s w e e k l y s h o p p i n g t r i p t o become an o u t i n g 
i n c o r p o r a t i n g a l o n g l u n c h . Sunday t r a d i n g a l s o e n c o u r a g e s p e o p l e 
t o t r a v e l t o t h e c e n t r e f o r a s p e c i a l t r i p . So t h a t even when 
p e o p l e move away f r o m t h e a r e a t h e y can r e t u r n on Sundays t o d o 
t h e i r s h o p p i n g a n d meet f r i e n d s . T h i s d e v e l o p i n g r e g i o n a l 
c a t c h m e n t . i s a s i g n i f i c a n t e l e m e n t i n t h e f u t u r e g r o w t h o f 
Cab rama t t a . 

5 . 3 . 4 F a m i l y b u s i n e s s . 

The m a j o r i t y o f I n d o - C h i n e s e b u s i n e s s e s a r e f a m i l y o p e r a t i o n s 
p r o v i d i n g emp loymen t f o r members of t h e f a m i l y . 

T h e s e b u s i n e s s e s d o n o t , g e n e r a l l y , h a v e any p l a n s f o r e x p a n s i o n 
and o p e r a t e , l i k e t h e m a j o r i t y o f s m a l l b u s i n e s s e s a s a means o f 
s a t i s f y i n g a d e s i r e f o r i n d e p e n d e n c e and t o g i v e emp loymen t 
o p p o r t u n i t i e s t o members o f t h e i r i m m e d i a t e f a m i l y . ( B u r e a u o f 
I n d u s t r y E c o n o m i c s 1 9 8 1 : 8 7 ) 
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5 . 4 I m p o r t a n c e of C a b r a m a t t a t o t h e I n d o - C h i n e s e 

The d e v e l o p m e n t o f C a b r a m a t t a as an i d e n t i f i a b l e I n d o - C h i n e s e 
c e n t r e , commonly r e f e r r e d t o as " V i e t n a m a t t a " , h a s had a number 
o f i m p l i c a t i o n s f o r t h e I n d o - C h i n e s e c o m m u n i t y . 

5 . 4 . 1 I d e n t i t y 

The d e v e l o p m e n t o f C a b r a m a t t a as an A s i a n c e n t r e h a s h e i g h t e n e d 
t h e p r o f i l e o f t h e I n d o - C h i n e s e c o m m u n i t y , a t l e a s t i n S y d n e y . I t 
h a s made t h e m i m p o s s i b l e t o i g n o r e . 

T h i s h a s b e e n an a d v a n t a g e i n p r o m o t i n g t h e p r o v i s i o n o f 
s p e c i a l i s e d s e r v i c e s f o r t h e commun i t y and i t h a s a l s o e n c o u r a g e d 
r e c o g n i t i o n o f t h e b u s i n e s s acumen of many members o f t h e 
c o m m u n i t y . ( W a r n e m i n d e 1985) 

On t h e r e v e r s e s i d e i t has made them an easy t a r g e t f o r t h o s e who 
a r e i n t i m i d a t e d by r a p i d changes i n r a c i a l m i x . The I n d o - C h i n e s e 
a r e h i g h l y v i s i b l e even i n a r a c i a l l y d i v e r s e c o m m u n i t y such as 
e x i s t s i n C a b r a m a t t a . T h i s h a s made i t easy f o r t h e c a s u a l 
o b s e r v e r t o o v e r e s t i m a t e t h e i r n u m b e r s . Even e x p e r i e n c e d 
r e s e a r c h e r s h a v e f o u n d i t d i f f i c u l t t o a c c u r a t e l y a s s e s s t h e i r 
n u m b e r s a s d e m o n s t r a t e d by a s u r v e y o f e t h n i c b u s i n e s s i n 
M e l b o u r n e w h e r e i t was f o u n d d i f f i c u l t t o l o c a t e t h e 30 
V i e t n a m e s e b u s i n e s s e s r e q u i r e d t o f i l l t h e s a m p l e d e s p i t e a 
g e n e r a l i m p r e s s i o n o f p r o l i f e r a t i o n . The r e s e a r c h e r c o n c l u d e d 
f r o m t h i s t h a t t h e c o m b i n a t i o n of b u s i n e s s c o n c e n t r a t i o n and easy 
v i s u a l i d e n t i f i c a t i o n o f b o t h shops and c u s t o m e r s c o m b i n e d t o 
g i v e " a somewhat d i s t o r t e d image of V i e t n a m i s a t i o n o f an e n t i r e 
b u s i n e s s a r e a . " ( H e a r n 1 9 8 2 : 1 8 ) 

5 . 4 . 2 C o m m u n i t y C e n t r e 

C a b r a m a t t a ' s c o m m e r c i a l f u n c t i o n s embrace many r o l e s w h i c h e n a b l e 
i t t o a l s o b e c o n s i d e r e d as a commun i t y f o c u s f o r t h e 
I n d o - C h i n e s e . C a f e s and f o o d s t o r e s can a c t a s m e e t i n g p l a c e s and 
s o u r c e s o f i n f o r m a t i o n e x c h a n g e . The f o c u s o f c o m m e r c i a l a c t i v i t y 
h a s a t t r a c t e d a r a n g e o f commun i t y and w e l f a r e s e r v i c e s w h i c h a r e 
o f t e n d i r e c t e d t o w a r d s t h e I n d o - C h i n e s e c o m m u n i t y , f u r t h e r 
r e i n f o r c i n g t h i s r o l e . 

C a b r a m a t t a can a l s o be v i e w e d as a c o m m u n i t y f o c u s b e c a u s e i t has 
b e e n a c t i n g as a b a s e f r o m w h i c h new r e s i d e n t s can v e n t u r e f o r t h 
a n d h a s , a s s u c h , b e e n an i m p o r t a n t e l e m e n t i n t h e a s s i m i l a t i o n 
o f t h e I n d o - C h i n e s e . I t i s a mechan i sm t h a t had t o be d e v e l o p e d 
b e c a u s e t h e e x i s t i n g s e r v i c e s c o u l d e i t h e r n o t p r o v i d e t h e 
s e r v i c e s t h e I n d o - C h i n e s e r e q u i r e d o r s i m p l y d i d n o t e x i s t . 
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5.4.3 Entertainment centre 

Cabramat ta has been a c t i n g as an e n t e r t a i n m e n t c e n t r e f o r the 
I n d o - C h i n e s e , a t l e a s t i n f o r m a l l y , by v i r t u e of i t s f u n c t i o n as a 
f o c a l p o i n t of t h e communi ty . More fo rma l e n t e r t a i n m e n t 
f a c i l i t i e s have u n t i l l r e c e n t l y r e q u i r e d a t r i p t o the C i t y t o 
Dixon S t . o r the Mandar in C l u b . 

Cabramat ta i s b e g i n n i n g t o deve lop a g r e a t e r range of f o rma l 
e n t e r t a i n m e n t f a c i l i t i e s as the demand f o r them i n c r e a s e s . A 
cinema has been o p e r a t i n g f o r some t ime and more " u p - m a r k e t " 
r e s t a u r a n t s wh ich i n c l u d e f a c i l i t i e s f o r l i v e e n t e r t a i n m e n t a r e 
now be i ng e s t a b I i shed . 

Development of f a c i l i t i e s f o r l i v e e n t e r t a i n m e n t i s i m p o r t a n t 
because i t g i v e s the e n t e r t a i n e r s in the community a chance t o 
p e r f o r m . Members of t h e Indo-Chinese community have i n d i c a t e d 
t ha t t h e r e a r e a number of t a l e n t e d p e r f o r m e r s among those who 
have m i g r a t e d but they a re not ab l e t o use c o n v e n t i o n a l venues 
due t o t he smal l s i z e of p o t e n t i a l a u d i e n c e s . The development of 
Cabramat ta as an Indo-Ch inese c e n t r e p r o v i d e s the c o n c e n t r a t i o n 
of p o t e n t i a l aud ience necessary to make the deve lopment of 
s p e c i a l i s e d venues p r a c t i c a b l e . 

5 . 4 . 5 Employment 

The p r o l i f e r a t i o n of Indo-Chinese b u s i n e s s i n Cabramat ta has been 
an i m p o r t a n t source of employment f o r t he I ndo -Ch inese communi t y . 
I t has g e n e r a t e d employment not only f o r those d i r e c t l y employed 
i n smal l b u s i n e s s i n t he c e n t r e but a l s o in a s s o c i a t e d 
e n t e r p r i s e s such a s : 

* import/ wholesaling 
* import substituion 
* financial services 
* personal services. 

The c o n c e n t r a t i o n of Indo-Chinese cus tomers and b u s i n e s s e s has 
a l s o p romoted t h e employment of Indo-Chinese s t a f f by 
n o n - i n d o - C h i n e s e b u s i n e s s e s . 

The employment o p p o r t u n i t i e s a v a i l a b l e i n Cabramat ta f o r the 
Indo -Ch inese a rea p a r t i c u l a r l y impor tan t g i v e n t h e h i g h r a t e of 
unemployment amongst the Indo-Chinese communi ty . The unemployment 
r a t e f o r t h e V ie tnamese community, f o r example, was e s t i m a t e d by 
the A u s t r a l i a n Bureau of S t a t i s t i c s t o be 37.6% i n December 1983. 
(Re fe r Append ix 2) A h i g h e r r a t e of unemployment than t h a t 
e x p e r i e n c e d by t h e genera l p o p u l a t i o n i s a common occu r rence 
amongst t he most r e c e n t l y a r r i v e d group of m i g r a n t s who have the 
l eas t deve loped ne two rk f o r f i n d i n g emp I oymen t . (Cox 1983:338) 

The development of Indo-Ch inese bus iness i n Cabramat ta i s an 
e x c e l l e n t example of the es tab l i shmen t of a s e l f - h e l p mechanism 
by a m i g r a n t community to improve the employment o p p o r t u n i t i e s 
a v a i l a b l e t o t h a t communi ty . In Cabramatta t h i s mechanism has 
e f f i c i e n t l y c a p t u r e d the resources of the community f o r i t s own 
b e n e f i t u t i l i s i ng t h e a b i l i t y of smaII b u s i n e s s t o c r e a t e j o b s . 
(S to rey 1983:2) 
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