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1.1 Introduction 

 

Background 

Landmor Pty Ltd has commissioned Deep End Services 
to prepare an economic assessment of the opportunity 
for a 5,097 sqm Kmart discount department store 
(“DDS”) to be located at 598 & 610 Main Street, 
Bairnsdale (“subject site”).  The 13,827 sqm site is 
currently occupied by the Bairnsdale Motor Inn. 

This report will form part of a Development Application 
submission for the subject site. 

Kmart was forced to close its 4,500 sqm store at the 
corner of Nicholson, Pyke & Francis Streets in 
Bairnsdale’s town centre on 27 September 2020 as its 
lease had concluded.  The business has subsequently 
relocated to the former Target Country store (2,337 sqm) 
and is trading as K hub.   

The subject site, 2.5 km west of the town centre, is 
recognised as the most appropriate option for a new full-
line store in Bairnsdale.  The portion of the subject land 
on which the proposed Kmart store would be 
constructed is zoned Mixed Use.   

The development of a Kmart store outside the town 
centre is not unprecedented with the successful opening 
and subsequent strong trading performance of Kmart at 
Warragul, 2 km east of the town centre, in May 2020.  
There does not appear to have been subsequent 
detrimental effects on Warragul’s town centre.   

It is anticipated that, subject to approvals, the Kmart 
store at Bairnsdale would open mid-2022, with the first 
full year of trade being year ending June 2023. 
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This report 

This report presents analysis as follows: 

• Regional context, highlighting Bairnsdale’s 
position as an important town in East 
Gippsland 

• Local context, showing the limited 
opportunities for major retail development 
near the Bairnsdale CBD and highlighting 
the attributes of the proposed site 

• The catchment likely to be served by a 
Kmart operating from the site 

• Population and spending trends and 
forecast growth 

• Typical DDS provision rates in similar-sized 
regional catchments 

• Sales forecast for the Kmart store 
• Potential trading impacts on Bairnsdale’s 

town centre as a result of the new Kmart 
store as well as an escape spending 
assessment 

• Likely economic effects on the local and 
regional economies. 
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1.2 Regional context 

Bairnsdale is located 280 km east of Melbourne 
and is the largest town within the East Gippsland 
Shire (“Shire”).  The Shire covers the second largest 
geographic area in Victoria, extending along the 
coast and inland through the ranges to NSW. 

The Shire's buoyant economy is focussed on 
tourism, agriculture, horticulture, forestry and 
fishing.  Manufacturing is East Gippsland’s largest 
sector by output, with food manufacturing and 
production being fundamental drivers of the 
economy, highlighted by a thriving fishing industry.  
The tourism industry is also strong, with East 
Gippsland attracting 1.5 million visitors in 2019. 

Overall, the 16,539 people are employed within the 
Shire with annual economic output of almost $5 
billion.  Almost half of the Shire’s employees work 
in Bairnsdale. 

A large portion of the Shire’s population is centred 
around the Gippsland Lakes, with Bairnsdale also 
viewed as the gateway to the snowfields, lakes, sea 
and forests.  

Located on the Mitchell River which flows into the 
extensive Gippsland Lakes, Bairnsdale is regarded 
as the region’s commercial centre.  Its vibrant town 
centre is built around Main Street (Princes 
Highway), an attractive and wide tree-lined 
boulevard. Source: Deep End Services; MapInfo
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1.3 Local context 

The subject site is located approximately 2.5 km to 
the west of the town centre, on the main entry into 
the Bairnsdale township.  In terms of the retail and 
commercial hierarchy outlined in the Shire’s 2009 
Bairnsdale Growth Strategy, the site is located within 
the Specialised Centre (Employment) precinct and is 
zoned Mixed Use. 

Positioned on the western corner of the intersection 
of Main and Calvert Streets, the site enjoys excellent 
accessibility for residents using the local road system.  
Calvert Street is a main feeder road through extensive 
residential areas to the north of Main Street, including 
those who reside across the Mitchell River in 
Eastwood. 

Bairnsdale’s retail sector (approximately 38,000 sqm 
of occupied retail floorspace) includes three 
supermarkets (Woolworths, Coles and ALDI) situated 
within the town centre, in addition to a range of 
national large format retailers.  Kmart’s 4,500 sqm 
store recently closed and relocated to the former 
2,337 sqm Target Country store on Nicholson Street, 
trading as K hub.  It is understood that Woolworths 
will relocate to Kmart’s former tenancy. 

K hub is insufficient for Kmart’s requirements in 
Bairnsdale and a replacement full-line DDS is needed.  
The subject site is recognised as the only appropriate 
site in Bairnsdale which can accommodate a full-line 
Kmart store with adequate associated parking and 
visibility.  This is further explored in Section 1.5. 

 
Source: Deep End Services; Vic Govt (Dept of Environment, Land, Water & Planning); MapInfo; Nearmap 
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1.4 Proposed development 

The site plan for the proposed development is 
shown at right. 

The proposal is for a freestanding 5,097 sqm 
Kmart DDS (including a retail area of 3,990 
sqm), with on grade parking for 202 vehicles.  
The retail area is slightly larger than that of the 
recently closed Kmart store (3,887 sqm). 

Access to the site will be left in/left out for 
eastbound traffic on Main Street while 
westbound traffic on Main Street can enter the 
site via a right turn into Calvert Street where 
there are two additional entry points.   

Extensive residential neighbourhoods located  
to the north and east of the site can also access 
the site via Calvert Street.  It is estimated that 
more than 90% of Bairnsdale’s residents live on 
the north-side of Main Street. 

The site’s prominent corner position would 
afford excellent exposure of and access to the 
Kmart store for residents of Bairnsdale and for 
others passing the store on Main Street. 

 

Source: Select Architects; Kmart 
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1.5 Alternative site options 

The map at right focusses on the town centre, 
which is generally bounded by McCulloch, 
Francis and Dalmahoy Streets. 

A full line Kmart would require a minimum of 1 
ha of flat land to accommodate the store and 
accompanying onsite car parking. 

A number of potential sites were reviewed 
including the following: 

• Dahlsens, located on the southern side of 
Dalmahoy Street was seen to have access 
issues, poor exposure and an irregular 
footprint 

• Mixed Use zoned land, bounded by 
Dalmahoy Street and Suding Road, south of 
the Spotlight store, is inconveniently 
located with poor access to residential 
areas 

• The current Woolworths supermarket 
which is to relocate to the former Kmart 
site.  The 3,750 sqm store is considered too 
small and is also landlocked with poor 
access to parking. 

The balance of the town centre comprises 
smaller landholdings and no apparent 
substantial vacant land. 

It is therefore evident that there is no clearly 
identifiable C1Z or MUZ land that could provide 
a suitable alternative to the subject site. 

 
Source: Deep End Services; Vic Govt (Dept of Environment, Land, Water & Planning); MapInfo; Nearmap 
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2.1 Catchment definition 

The catchment serving the relocated Kmart 
store has been defined based on known trading 
patterns of discount department stores and the 
location of other competing stores in the 
region.  The catchment comprises the following 
sectors:  

• Primary – encompasses the entire urban 
area of Bairnsdale and is skewed along the 
Princes Highway to the west.  The sector 
also extends 16 km south (by road) to 
include Paynesville.   

• Secondary East – extends as far east as the 
small Nowa Nowa community (55 km) and 
includes the coastal townships of Lakes 
Entrance and Metung. 

• Secondary West – mainly hinterland and 
agricultural areas and includes Stratford,  
50 km west, as well as Loch Sport and the 
coastal estuary system to the south.   

The extensive catchment area is currently not 
being served by a full-line DDS.  The closest 
DDS is a Target store at Sale, 70 km west, with 
the closest Kmart store at Traralgon, 120 km 
west. 

In addition to the K hub in Bairnsdale, a small 
1,210 sqm Target Country store is located within 
Lakes Entrance.  

Source: Deep End Services; MapInfo
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2.2 Population 

The catchment is estimated to have contained a 
population of 44,232 at June 2020, with 23,183 
(or 52%) living within the Primary sector. 

Between 2016 and 2020, the catchment 
population grew by 2,348 people, representing 
an average growth rate of 1.4% per annum.  This 
is above average annual growth for Regional 
Victoria of 1.0% for the same period. 

By 2031, the catchment is forecast to contain a 
total of 49,321 people.  This will represent an 
increase of 5,090 people over the next 11 years, 
with overall growth anticipated at an average of 
1.0% per annum. 

Strongest growth is forecast within the Primary 
sector, with an additional 3,588 people over  
the next 11 years (or 70% of total catchment 
growth), equating to solid growth of 1.3% per 
annum and resulting in a population of 26,771 by 
2031. 

These forecasts incorporate the anticipated 
effects of COVID-19 on overseas migration, less 
interstate movement and lower fertility rates, 
which, in this region, are relatively minor. 

 
Source: Deep End Services; Australian Bureau of Statistics; Dept of Environment, Land, Water & Planning, "Victoria in Future 2019; .id Consulting  

 

Catchment area sector 2016 2020 2023 2026 2031

Population

Primary 21,734 23,183 23,909 24,877 26,771

Secondary East 14,613 15,220 15,309 15,593 16,296

Secondary West 5,537 5,828 5,902 6,029 6,254

Total 41,884 44,232 45,120 46,500 49,321

Population growth (No. per annum)

Primary - 362 242 323 379

Secondary East - 152 30 95 141

Secondary West - 73 25 42 45

Total - 587 296 460 564

Population growth (% per annum)

Primary - 1.6% 1.0% 1.3% 1.5%

Secondary East - 1.0% 0.2% 0.6% 0.9%

Secondary West - 1.3% 0.4% 0.7% 0.7%

Total - 1.4% 0.7% 1.0% 1.2%
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2.3 Demographic profile 

A summary of the demographic features of the 
catchment population in 2016 is provided in the 
table at right compared to regional Victoria 
averages (excluding Geelong): 

• Smaller households 
• Older age profile 
• Lower than average household incomes 
• Homogenous ethnicity, with 94% of people 

born in Australia, England or New Zealand 
• Higher levels of home ownership 
• Dwelling stock dominated by separate 

houses 
• Orientation towards couples-only 

households 
• Slightly lower levels of vehicle ownership. 

 

 
Source: Deep End Services; ABS

Demographic characteristic
(2016 Census) Primary Secondary East

Secondary 
West

Total 
catchment

Regional Vic 
(ex Geel)

Dwellings
Total private dwellings 10,662 7,780 3,738 22,180 577,053

Average household size 2.25 2.24 2.36 2.26 2.37

Economic indicators
Unemployment rate 5.7% 6.4% 6.3% 6.0% 6.0%

White collar workers 40% 40% 42% 40% 44%

Bachelor degree or higher 11% 11% 10% 11% 13%

Age group
0-9 11% 10% 12% 11% 12%

10-19 11% 10% 11% 11% 12%

20-34 14% 11% 13% 13% 16%

35-49 15% 16% 16% 16% 18%

50-64 21% 24% 24% 22% 21%

65+ 28% 29% 23% 28% 21%

Average age 45.3 46.7 43.6 45.6 41.9

Income
Average individual income $37,429 $35,616 $37,998 $36,670 $40,328

Variation from Regional Vic (ex Geel) avg -7% -12% -6% -9% -

Average household income $66,431 $61,849 $69,095 $65,197 $72,971

Variation from Regional Vic (ex Geel) avg -9% -15% -5% -11% -

Country of birth

Australia 89% 89% 91% 89% 89%

England 4% 5% 4% 4% 3%

New Zealand 1% 1% 1% 1% 1%

Netherlands 1% 1% 1% 1% 1%

Germany 1% 1% 1% 1% 0%

Other 5% 4% 3% 4% 6%

Occupied private dwelling tenure

Fully owned 44% 48% 47% 46% 40%

Being purchased 29% 30% 40% 31% 34%

Rented 27% 21% 13% 23% 26%

Dwelling type

Separate house 92% 96% 100% 95% 91%

Townhouse/semi-detached 6% 2% 0% 4% 6%

Apartment 2% 1% 0% 1% 3%

Household composition

Couples with children 22% 23% 27% 23% 27%

Couples without children 34% 37% 34% 35% 30%

One parent family 10% 9% 8% 10% 11%

Lone person 31% 29% 28% 30% 30%

Group 2% 2% 3% 2% 3%

Motor vehicle ownership per dwelling

None 5% 4% 3% 5% 5%

One 38% 34% 32% 36% 34%

Two 39% 41% 38% 39% 39%

Three or more 18% 21% 28% 20% 22%
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2.4 Retail spending rates, 2019/20 

Per capita spending levels for the catchment 
area take into account demographic variables 
such as income, ethnicity, age and education 
level, as well as regional factors, on a 
household’s propensity to purchase products 
and services.   

The market of most relevance to discount 
department stores is the DDS Core market.   

Average retail spending by catchment area 
residents in 2020 for the DDS Core category 
was $3,929 per capita, slightly below the 
average for regional Victoria (excluding 
Geelong). 

Total retail spend per capita was $15,412 per 
capita, or 0.3% above the average. 

The highest average spending rates are 
associated with people living in the more rural 
parts of the Shire but, overall, there is little 
variation across the catchment.  

 

 
Note:   
DDS Core is the majority of DDS turnover and includes fashion, home appliances & entertainment, homewares, recreational goods, personal care, 
cosmetics & fragrances, books, magazines & stationery and pet accessories.  
Other Non-Food & Services include auto accessories, furniture, hardware & garden, floor & window coverings, pharmaceuticals, hairdressing, dry 
cleaning, optical, repairs & alterations, photo developing & video hire 
Food includes perishable and non-perishable food, cigarettes, take-home liquor, takeaway food, dining in 

Source:  Deep End Services; ABS; Market Data Systems; Deloitte Access Economics 

 

Spending category Primary
Secondary 

East
Secondary 

West Total
Reg Vic 

(ex Geel)

Comparison to 
Reg Vic 

(ex Geel) avge

DDS Core $3,934 $3,884 $4,028 $3,929 $4,016 -2.2%

Other Non-Food & Services $3,069 $3,262 $3,175 $3,149 $3,026 4.1%

Food $8,279 $8,377 $8,439 $8,334 $8,318 0.2%

Total $15,282 $15,523 $15,641 $15,412 $15,360 0.3%

Comparison to Regional Vic (ex Geel) average

Total -0.5% 1.1% 1.8% 0.3% - -
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2.5 Retail spending market 

Combining population estimates and forecast 
per capita spending levels in the catchment 
area, estimates of the total retail spending 
market can be generated.  The table at right 
shows resulting spending by catchment sector 
for each of the major product groups. 

Annual spending on DDS Core products by 
catchment area residents was $173.8 million in 
2020, having grown by 3.7% per annum, or 
$23.6 million, over the four years to 2020. 

With anticipated population and spend per 
capita growth, the annual DDS Core spending 
market is forecast to grow at an average rate of 
3.6% per annum over the next 11 years.   

By 2031, annual spending on DDS Core 
products by catchment area residents is 
therefore forecast to reach $257.5 million, an 
increase of $83.7 million from current levels.  
This increase underpins demand for DDS 
floorspace in the catchment area.   

Total retail spending within the catchment area 
is forecast to grow at a marginally higher rate of 
3.8% per annum during the same period, with 
spending increasing by $345.1 million, from 
$681.7 million to $1,026.8 million by 2031. 

 
Source:  Deep End Services; ABS; Market Data Systems; Deloitte Access Economics  

 

Spending market ($m) Average change (%pa)

Spending category 2016 2020 2023 2026 2031 2020-23 2023-26 2026-31

DDS Core

Primary 78.1 91.2 100.4 113.0 139.9 3.3% 4.0% 4.4%

Secondary East 51.8 59.1 63.5 70.0 84.2 2.4% 3.3% 3.8%

Secondary West 20.4 23.5 25.4 28.0 33.4 2.6% 3.4% 3.6%

Total 150.2 173.8 189.2 210.9 257.5 2.9% 3.7% 4.1%

Other Non-Food & Services

Primary 59.1 71.1 76.7 87.4 114.4 2.6% 4.4% 5.5%

Secondary East 41.9 49.6 52.3 58.4 74.4 1.8% 3.7% 5.0%

Secondary West 15.6 18.5 19.6 21.9 27.6 1.9% 3.8% 4.7%

Total 116.6 139.3 148.7 167.7 216.4 2.2% 4.1% 5.2%

Food

Primary 165.6 191.9 209.6 236.5 298.4 3.0% 4.1% 4.8%

Secondary East 112.6 127.5 135.7 149.8 183.4 2.1% 3.4% 4.1%

Secondary West 43.0 49.2 52.8 58.5 71.2 2.4% 3.5% 4.0%

Total 321.2 368.6 398.0 444.8 553.0 2.6% 3.8% 4.5%

Total retail

Primary 302.8 354.3 386.7 436.9 552.6 3.0% 4.2% 4.8%

Secondary East 206.3 236.3 251.5 278.2 342.0 2.1% 3.4% 4.2%

Secondary West 79.0 91.2 97.8 108.4 132.2 2.4% 3.5% 4.0%

Total 588.0 681.7 736.0 823.5 1,026.8 2.6% 3.8% 4.5%
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3.1 Floorspace demand and provision 
rates 

 

 

The recent closure of the 4,500 sqm Kmart and its 
relocation to the former 2,337 sqm Target Country 
premises has resulted in a significant reduction in DDS 
floorspace provision within the catchment. 

Combined with the small 1,210 sqm Target Country store 
at Lakes Entrance (40 km east of Bairnsdale), the 
provision for department store floorspace (i.e. including 
both department stores and discount department stores, 
which serve similar spending markets) is only 0.08 sqm 
per capita in the catchment area. 

The total provision of department store & DDS 
floorspace throughout Regional Victoria (excluding 
Geelong) is approximately 258,000 sqm, which 
represents an average of 0.21 sqm per capita. 

The Bairnsdale catchment is therefore considerably 
under-represented, with an indicative ‘shortfall’ of more 
than 5,500 sqm of floorspace in 2020, as shown in the 
analysis below. 

Dept store & DDS floorspace demand analysis 

 
Source: Deep End Services  

The proposed Kmart would increase the provision rate to 
0.14 sqm per capita in 2023 (assuming the concurrent 
closure of the K hub), but still well below the typical 
provision rate for regional Victoria. 

The analysis reveals that the effective undersupply of 
floorspace within the catchment in 2023 would be  
2,982 sqm despite the opening of a larger Kmart store. 

Floorspace provision for the Bairnsdale catchment has 
also been compared to a number of other regional 
township catchments throughout Victoria. 

The chart below indicates that provision rates are 
currently all higher than Bairnsdale.  A new Kmart store 
would still result in the Bairnsdale catchment’s provision 
rate being lower than the majority of other comparable 
towns. 

Floorspace provision comparisons 

 
Source: Deep End Services

Bairnsdale catchment area Unit 2020 2023 2026 2031

DS/DDS floorspace demand
Population no. 44,232 45,120 46,500 49,321
Regional Victoria provision rate sqm/cap 0.21 0.21 0.21 0.21
DS/DDS floorspace sqm 9,106 9,289 9,573 10,154

DS/DDS floorspace supply
K hub Bairnsdale sqm 2,337 - - -
Target Country Lakes Entrance sqm 1,210 1,210 1,210 1,210
Kmart Bairnsdale (proposed) sqm - 5,097 5,097 5,097
Total supply sqm 3,547 6,307 6,307 6,307
Catchment provision rate sqm/cap 0.08 0.14 0.14 0.13

Undersupply(-ve)/oversupply(+ve) sqm -5,559 -2,982 -3,266 -3,847

Regional Victoria average
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Indicative impact assessment 
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4.1 Sales forecast, Kmart Bairnsdale 

The Kmart Bairnsdale sales forecast has been 
prepared on a market share basis as shown in 
the table at right.   

More than two-thirds of the store’s sales are 
expected to be drawn from the Primary sector 
where is forecast to achieve a market share of 
11.5% from the DDS Core spending category.   

Lower shares are expected from the smaller 
secondary sectors, particularly the Secondary 
West which is located closer to competitive 
retailers.   

Additional sales are forecast to be sourced 
from: 

• Non-catchment residents (20%) which 
would include a tourist element; and 

• Non-DDS Core categories (15%) which 
would include limited ranges of food and 
drink. 

The resulting sales forecast for the Kmart store 
is $20.2 million in 2023, representing a strong 
first-year performance (and reflecting a trading 
level of $3,954 per sqm). 

 
Source: Deep End Services 

Catchment area 
sector

DDS Core 
spending

($m)

Market 
share

(%)
Turnover

($m)

Sales 
distribution

(%)

Primary 100.4 11.5% 11.5 67.4%

Secondary

Secondary East 63.5 3.0% 1.9 11.1%

Secondary West 25.4 1.0% 0.3 1.5%

Total Secondary 88.8 2.4% 2.2 12.6%

Total catchment area 189.2 7.2% 13.7 80.0%

Beyond sales 3.4 20.0%

Total DDS Core sales 17.1

Other sales 3.0 15.0%

Total 20.2
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4.2 Trading impacts Introduction 

Competitive trading effects will occur where 
customers redirect their retail expenditures from 
Bairnsdale’s town centre and other centres to the 
proposed Kmart development at the subject site. 

In the case of the proposed development, the 
relevant competitive impact is the potential loss of 
sales experienced at the town centre, and the effect 
this might have on its retailers.  However, sales 
redirected away from the town centre will represent 
only a small component of the sales at the proposed 
DDS.  It is anticipated that a significant proportion of 
the impact will be associated with the redirection of 
DDS spending from outside the catchment, with sales 
sourced from DDS stores in Sale and Traralgon. 

Another linked consideration is the effect of reducing 
escape expenditure from the town centre (and 
catchment) as a result of the reintroduction of a full 
line DDS in Bairnsdale.  Shoppers seeking an 
appropriate range of DDS goods are currently forced 
to travel to towns where they not only purchase DDS 
goods but engage in broader retail expenditure from 
a range of other retailers to the detriment of 
Bairnsdale’s town centre. 

Consequently, whilst the opening of a Kmart store 
outside the town centre may result in a small impact 
on overall retail sales in the town centre, it would be 
expected that there would be a clawback (or 
reduction) in escape expenditure, resulting in total 
sales recorded by Bairnsdale retailers being higher 
than if Kmart was not able to re-establish a full-line 
DDS on the subject site. 
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Trading impacts (continued) Impacts and sales redirection 

A retail floorspace survey of Bairnsdale’s town centre 
was undertaken in December 2020.  Based on an 
estimate of 38,000 sqm of occupied retail floorspace, 
total retail sales within the town centre were derived 
by estimating sales for major retailers as well as 
applying an average of $5,000/sqm for the remaining 
specialty shops. 

In the absence of the proposed Kmart development, 
it is estimated that retail sales in 2023 will be 
approximately $250 million.  This baseline figure 
assumes the eventual closure of the K hub, relocation 
of Woolworths and backfill of the former K hub and 
Woolworths supermarket with a combination of retail 
and non-retail uses. 

Based on typical trading patterns observed elsewhere 
in Australia, it is forecast that $5 million of the new 
Kmart’s sales would involve redirection of spending 
from some of the existing retailers within Bairnsdale’s 
town centre. 

This impact would be equivalent to just 2.0% of town 
centre sales (i.e. $5.0 million as a proportion of  
$250.0 million). 

The remainder of Kmart’s sales would be derived 
from more distant centres, particularly outside the 
catchment where higher-order retailing occurs (and 
particularly within Sale and Traralgon where the 
closest full-line DDSs are located). 

It would also be expected that reintroduction of a full 
line Kmart store would reduce escape spending from 
the town centre, equivalent to approximately 5% of 
Kmart’s sales (or $1 million).  This would be as a result 
of residents’ reducing expenditure on other goods 
outside the catchment as they would not need to 
leave the catchment to shop for DDS goods. 

Hence, the total impact on retailers in the Town 
Centre would be -$4.0 or -1.6% as set out below. 

Item Value (2023) 
Forecast Kmart sales $20.2m 

Impact on Town Centre (25% of Kmart’s sales) -$5.0m 

Town Centre sales without Kmart $250.0m 

Town Centre sales with Kmart $245.0m 

Town Centre sales impact (%) -2.0% 

Escape expenditure reduction for Town Centre  
(equivalent to 5% of Kmart’s sales) 

+$1.0m 

Town Centre sales with Kmart and including reduction 
in escape spending 

 
$246.0m 

Net sales impact on Town Centre -$4.0m 
-1.6% 

Net sales impact on Bairnsdale +$18.2m 

However, the net position for Bairnsdale would be 
an overall increase in retail sales of $18.2 million due 
to the re-introduction of a full line Kmart DDS within 
Bairnsdale at the subject site. 
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4.3 Other economic effects 

 

 

Employment benefits 

As a result of Kmart’s recent closure and relocation to the 
smaller former Target Country store (now K hub), the 
number of staff was reduced from 120 to 36 (or 30% of 
previous employment levels). 

Development of a new Kmart store will result in the 
creation of new jobs during the construction phase in 
addition to the restoration of the 120 staff, or 75 direct full 
time equivalent (“FTE”) and 45 indirect FTE jobs at the 
newly developed full line store. 

Advice from Remplan conservatively indicates that the 
construction phase should generate a total of 49 direct 
and indirect jobs with the latter created through 
multiplier effects in the local economy. 

The ongoing retail employment opportunities would be 
particularly important for young people, who often have 
to travel outside Bairnsdale to access employment 
positions. 

Such ongoing employment would also be vital within a 
region which has suffered the double effects of the 2019 
bushfires and COVID-19 (with the latter having a 
devasting effect on local tourism).  Bairnsdale’s 
unemployment rate has grown rapidly from 4.8% in 
December 2019 to 5.5% in June 2020 as a result of these 
impacts. 

Other benefits 

The development will enhance the range and choice of 
retail facilities available to residents in the catchment 
area – and beyond to the New South Wales border – via 
the restoration of a full line DDS offer.  This will reduce 
the need for residents to travel significant distances to 
access similar facilities beyond the catchment in Sale and 
Traralgon. 

Indeed, the reintroduction of the full-line DDS will 
address a situation which is most unusual in Australia 
where a catchment of approximately 45,000 people is 
not provided with such a DDS. 
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Summary 
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5.1 Conclusion 

 

 

The restoration of Kmart’s representation as a full line 
DDS in Bairnsdale would result in a positive net 
community benefit for the following reasons: 

• As the largest town and commercial hub of East 
Gippsland, Bairnsdale is conveniently within reach of 
a significant rural population due to its location on 
the Princes Highway. 

• The subject site, located 2.5 km west of the town 
centre, is highly accessible for local residents, more 
than 90% of whom live on the north-side of the 
Princes Highway. 

• The development of a Kmart store outside the town 
centre is not unprecedented, with the example of the 
recent successful opening and subsequent strong 
trading performance of Kmart at Warragul, 2 km east 
of the town centre. 

• A number of alternative sites within and around the 
town centre have been assessed but all are deemed 
unsuitable for the new Kmart store based on 
inconvenient access for local residents, size of the 
sites and poor exposure. 

• A DDS floorspace demand analysis indicates a 
current shortfall of 5,559 sqm when compared to 
typical demand rates in regional Victoria.  Demand 
rates indicate that the proposed DDS is needed and 
the supply situation with the new Kmart will compare 
favourably with other townships in Victoria which 
generally have much higher levels of DDS floorspace 
provision. 

• The proposed development would redirect minimal 
spending from businesses within the town centre, 
with overall trading impacts being just -1.6%.  The 
impact would not alter the role, performance and 
future of the town centre. 

• Of greater significance is the anticipated overall 
increase in sales recorded by Bairnsdale’s retailers of 
$18.2 million if the Kmart DDS is approved on the 
subject site. 

• In a market severely impacted by the 2019 bushfires 
and COVID-19, construction jobs supported by the 
construction of the DDS and the restoration of 120 
direct positions at Kmart would have significant 
positive and lasting effects for the Bairnsdale 
community. 

• The proposed development would also generate 
additional economic benefits in the form of indirect 
employment, retail choice and convenience, 
including negating the need for significant travel to 
locations such as Sale and Traralgon to access similar 
facilities. 

 


