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health. The colour cyan, a greenish-blue, 
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denote emotions of new beginnings 
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moving topography of rhythmical 
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patterning and symbolic shapes which 
project the hypnotic vibrations of the 
earth, waterways and skies. 
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Executive Summary 

Context 

Bunnings is proposing to enhance its presence in Inverell, through the relocation and expansion of its existing store. 
The existing Bunnings Inverell has been a highly successful outlet. However, the store has aged (originally opened in 
around 1991) and is not consistent with modern consumer and operational expectations for a large-format hardware 
and home improvement retailer such as Bunnings. 

Bunnings is proposing to relocate to the Subject Site on the north-east corner of the Gwydir Highway and Jardine Road 
that is on the western gateway entry to the town.  

The Subject Site is in the B5 Business Development Zone and the proposed new Bunnings Inverell is 70% larger than 
the existing store. The proposed store will have significantly more space for product display, storage, customer 
circulation and operational requirements.  

Policy 

Under the LEP, the Subject Site is within the B5 Business Development zone which permits, with consent, hardware 
and building supplies. 

The objective of the B5 zone is to enable a mix of business and warehouse uses, and specialised retail premises that 
require a large floor area. In this regard, a new Bunnings store at the Subject Site is consistent with the objectives of the 
B5 zone. 

Other key strategic planning policies include the Inverell Shire Employment Lands Strategy 2011 and Inverell Strategic 
Land Use Plan 2012. Both plans identified the need for large bulky goods retailing to locate outside the town centre. The 
proposed Bunnings Inverell is generally consistent with the expectation of these plans. 

Trade Area 

A Trade Area has been defined which describes the geographic area that would be served by the new and expanded 
Bunnings Inverell store. This Trade Area partly reflects the current trading patterns of Bunnings Inverell, although 
allowing for the wider regional appeal of a new and enhanced store. A Primary Trade Area includes Inverell and 
surrounding areas, with a Secondary West identified to include Moree and a Secondary East including Glen Innes and 
Tenterfield.  

In 2022, the population of the Primary Trade Area was estimated at 23,260 residents. This represents a slight decline of -
210 persons since 2016. For the Trade Area, the population is forecast to grow from 49,370 persons in 2022 to 51,030 
persons in 2031, supported in part by infrastructure development in Moree associated with the Inland Rail Project.  

Need and Impact 

At present, Bunnings Inverell is generating a market share of approximately 10% of spending on Bunnings Type 
Merchandise by Trade Area residents. 

The proposed new Bunnings Inverell store is forecast to achieve total turnover of approximately $22.1m in its first year of 
trading. This represents an average trading level of approximately $2,710/m2. For the purposes of this analysis, the first 
full year of trading is assumed to be 2025. During the first year of trading, the new and expanded Bunnings Inverell 
store is forecast to capture approximately 23% of the retail market for Bunnings Type Merchandise in the PTA and 16% 
for the Trade Area overall. 

The proposed new Bunnings Inverell also will attract some sales which would otherwise be directed to a new Bunnings 
which recently opened last month in Narrabri. In this respect, the proposed new Bunnings Inverell retains the higher-
order service role of the town in the face of competitive pressure from development in other regional centres (such as 
Warwick and Narrabri). 

Any competitive trading impacts arising from the proposed new and expanded Bunnings Inverell store will be due to 
the potential for the spending of consumers to be diverted from alternative shopping destinations. Total spending by 
Trade Area residents on Bunnings Type Merchandise being directed to all other traders will decline marginally by -$1.3m 
in 2025 relative to existing levels.  

This implies an average trading impact on competitive retailers of approximately 2% on current sales and is well within 
the bounds of normal competitive pressure in the retail sector, and is unlikely to result in any identifiable impact on the 
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role and function of the Inverell town centre. Furthermore, the new and enhanced Bunnings store in Inverell has the 
potential to attract additional spending and visitation to the town which mitigates any small trading impacts on other 
hardware and home improvement retailers. 

Net Community Benefit 

The development of a new Bunnings store at the Subject Site will require a total investment of $12.0m, including land 
purchase, construction cost, store fit-out and stock. This will include a capital investment of approximately $10.8m for all 
building works 

Construction of the new building would support 20 FTE jobs in the construction industry and support a further 40 FTE 
jobs in related (supplier) industries over the development period. This equates to a total of around 60 FTE jobs being 
created directly or indirectly during the construction period. 

Once the existing Bunnings Inverell building is repurposed and occupied by another appropriate use, a total of 
approximately 130 jobs will be accommodated in Inverell across both sites. This is 70 additional jobs relative to a 
Business As Usual outcome, with overwhelming majority of workers living in and around Inverell.  
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Introduction 

Background 
This report, prepared on behalf of Bunnings Group Ltd, assesses the economic implications of the proposal to relocate 
and expand the existing Bunnings store in Inverell. 
 
Bunnings is proposing to create a new and enhanced store in Inverell as part of its national network strategy. The 
existing Bunnings Inverell has been a highly successful outlet. However, the store no longer meets modern consumer 
and operational requirements for large-format hardware and home improvements retailer.   
 
As such, Bunnings have identified an opportunity to re-locate and expand the Bunnings Inverell store on the north-east 
corner of the Gwydir Highway and Jardine Road (the Subject Site), on the western edge of the town. This location has 
been chosen after a detailed site analysis, and is consistent with strategic policy objectives of Council and the objectives 
of the Zone applying to the site.  
 

This Report 
This report contains the following chapters: 

Chapter 1: Context Analysis  

Chapter 2: Strategic Policy Context  

Chapter 3: Trade Area Analysis  

Chapter 4: Economic Need and Impact  

Chapter 5: Net Community Benefit  
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1.0 Context Analysis 

This Chapter provides background on the Bunnings brand and then describes the location and nature of the proposed 
new Bunnings Inverell. 

1.1 Bunnings Hardware Store 
 
Bunnings is an Australian-owned hardware, trade and home improvement company which has been in operation for 
over 130 years. Part of the Wesfarmers Group, one of the top 20 largest business on the ASX, Bunnings currently 
employs over 43,000 team members across 375 Australian and New Zealand stores. 
 
The Bunnings store network includes a strong representation in regional areas of Australia. Approximately half of all 
Bunnings stores in New South Wales located outside of metropolitan Sydney. This includes the existing Bunnings 
Inverell store. 
 
In addition to meeting the hardware and home improvement needs of the typical household consumer, Bunnings is 
also closely connected to the business community. In particular, Bunnings serves project builders, general 
tradespeople, and the housing industry. 
 
The pricing structure at Bunnings is highly competitive and this is reflected in the ‘Price Guarantee’ to beat any 
competitor’s reasonable price on stocked items. 
 
The extensive Bunnings product range includes Tools, Building Materials and Hardware, Garden, Outdoor living, 
Kitchen, Bathroom and Plumbing, Lighting and Electrical, DIY workshops, and a range of in-home services including 
kitchen design and carpet installation. 
 
In regional areas, Bunnings has an important role in serving the local business sector, while also providing household 
customers with a range of hardware and home improvement products. This ensures that regional areas have access to 
the same product range with the same competitive prices as is available to customers in major urban areas. 

1.2 Local Context 

Inverell 

Inverell is a town located approximately 450km (direct distance) north of Sydney. Located on the Macintyre River and 
approximately 100km south of the Queensland border, Inverell is the seat of Inverell Shire Council local government 
area. The urban population of Inverell is just over 9,000 people. 
 
The Inverell town centre is the dominant retail, commercial and administrative centre in the town. Major national 
brands include Big W, Coles, Woolworths, and Harvey Norman. Inverell town centre is bounded by Arthur Street to the 
north-east, Evans Street to the south-east, Campbell Street to the south-east, and the Macintyre River to the north-west. 
This retail offering is primarily clustered within the south-east of the town centre, while the north-east primarily 
contains light industry and urban services. 
 
The North Inverell Industrial Area is located to the north-east of the town centre. This employment land is characterised 
by a mix of commercial and industrial uses, agricultural production and storage, heavy manufacturing, machinery sales, 
and other specialised uses such as a bus depot. Another industrial area is located along Ring Street on the northern 
fringe of the town. A connection with the North Inverell Industrial Area is provided via the Ring Street Bridge.  
 
An existing Bunnings store operates on the north-east fringe of the town centre on the corner of Oliver Street and 
Arthur Street.  
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Bunnings Inverell 

Operating as Bunnings since 2011, Bunnings Inverell has a total floorspace of approximately 4,705m2. Previously, the 
store operated under a different hardware brand with the current built-form effectively dating back to around 1991.  

Although Bunnings Inverell has traded successfully, the store is now relatively small relative to comparable outlets in 
regional areas. Further, the existing Bunnings has an overall design and layout which no longer meets the 
contemporary expectations of hardware and home improvement customers, as well as the operational requirements of 
Bunnings.  

In particular, Bunnings Inverell is operating from a now outdated store format, which lacks the operational and 
customer advantages offered by the popular “Warehouse” store format offered by Bunnings in most regional and 
urban markets.  

As such, a new Bunnings Warehouse store format will lead to considerable benefits for existing Bunnings Inverell 
customers, as well as hardware and home improvement customers from across the broader region visiting Inverell in 
order to meet their requirements.   

Given that the existing site is too small to accommodate even a small-format Bunnings Warehouse, Bunnings are now 
seeking to relocate and expand the Bunnings Inverell store. The proposed new store at the Subject Site on the north-
east corner of the Gwydir Highway and Jardine Road, on the western edge of the town is shown in Figure 1.1. 

Located in the B5 Business Development Zone, the Subject Site represents a logical use of land to allow the relocation 
and expansion of Bunnings Inverell. The new and improved Bunnings Inverell will operate as a key regional shopping 
destination for both household and trade customers, which is to the benefit of the general community. 

1.3 Project Description 
In general terms, the project involves the relocation of the existing Bunnings Inverell store to a modern new purpose-
built Bunnings Warehouse at the Subject Site. 

Closure of the existing Bunnings Inverell will not occur until the construction of the new Warehouse is finished. 
The Subject Site has a total land area of approximately 2.5 hectares.  

A Bunnings Warehouse is proposed for the Subject Site with a total area of approximately 8,500m2, encompassing the 
main warehouse, nursery and bagged goods area, and timber trade area.  

The size of the proposed new Bunnings Inverell is consistent with changing needs in the region, including the 
recognition of customers that the existing Inverell store does not provide the standard of range and service consistent 
with a Warehouse format store. In this respect, the proposed new store delivers a leading practice hardware and home 
improvement outlet, although recognising that the proposal is in the small Warehouse format currently operated by 
Bunnings.  

The proposed floorspace mix of the new Bunnings Inverell is shown in Table 1.1 and compared with the existing store. In 
total, the new store will increase floorspace by +3,450m2. 

Table 1.1: Proposed Bunnings Inverell Floorspace Schedule (Approximate) 

Component Existing Store Proposed New Store Change 

Main warehouse and entry 1,570m2 3,770m2 +2,220m2

Nursery and bagged goods canopy 570m2 1,520m2 +950m2

Timber trade, building materials and landscape 2,570m2 2,870m2 +300m2

Total Retail Area 4,710m2 8,160m2 +3,450m2

Source: Bunnings 

The store will be supported by 189 car parking spaces, including 6 disabled car parks and 5 trailer bays. Entry into 
and out of the car park will be via Gwydir Highway and Jardine Road. 

An indicative site layout for the proposed Bunnings Inverell is shown in Figure 1.2. 
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Figure 1.1: Locational Context 

Source: MapInfo 
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Figure 1.2: Bunnings Inverell Indicative Site Layout 

Source: Bunnings 

1.4 Site Attributes 
Any site for a new Bunnings store needs to meet certain locational criteria including: 

• Competitive development costs (unencumbered and easily developable land)

• A strategic location able to serve customers living across the surrounding region

• Proximity and accessibility to trade and business customers

• Excellent site accessibility and exposure to customers.

The Subject Site for the proposed new Inverell store has specific advantages which can be summarised as follows: 

• Strategic location: the site is located on Gwydir Highway, which is the key east-west road connection through
Inverell and which has a high degree of accessibility to the surrounding region.

• Exposure: the site has significant exposure to passing traffic on the Gwydir Highway, with strong sight lines to the
site for this traffic and customers within the general area.

• Serving trade customers: the site is well-located with respect to potential local business customers given the
proximity of trade and industry uses.

• Accessibility: the site is easily accessible with access to be provided via both Jardine Road and Gwydir Highway.
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• Land area: the total size of the proposed site is approximately 2.5 hectares can easily accommodate the Bunnings 
warehouse building and car parking, access ways and landscaping that are required. Site depth and layout is also 
able to adequately accommodate the Bunnings store footprint while retaining the culturally significant tree. 

• Supportive Zoning: the land is within the B5 Business Development Zone which envisages large-format retail uses 
such as Bunnings. 

The overall advantages of the Subject Site are reflected in the interest of Bunnings to develop a store at this location. 
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2.0 Strategic Policy Context 

This Chapter explores the relevant strategic land use policies for the proposed development of the Subject Site for a 
new Bunnings Inverell store.  
 
Note that the commentary in this Chapter is contextual to the preparation of the economic assessment, and does not 
represent formal town planning advice. Specific town planning advice in relation to the proposal is provided separately 
to this report. 

2.1 Policy Review 

New England North West Regional Plan 2036 

The New England North West Regional Plan 2036 provides a 20-year blueprint for the New England North West region. 
The plan sets out four goals, with each goal supported by a set of directives and actions. 
 
Of particular relevance to the Bunnings Inverell proposal is the goal of a strong and dynamic regional economy. Under 
this goal, Direction 7 focuses on building strong economic centres. Under the plan, Inverell is identified as a strategic 
centre.  

Inverell Shire Employment Lands Strategy 2011 

The Strategy was prepared in order to identify the optimal long-term location of employment lands. Key takeaways 
from the Strategy that are of relevance to the proposed Bunnings Inverell are as follows: 

• Provision should be made for large format bulky goods stores (including hardware and home improvements) 

• Unencumbered land is required to cater for potential major development that cannot be accommodated in sites 
outside the town centre and in industrial zoned land. 

• An enterprise corridor could be located on the northern side of Gwydir highway in proximity to Jardin road, which 
could include large format bulk goods. 

The proposed Bunnings Inverell is generally in accordance with key elements of the Strategy outlined above.  

Inverell Strategic Land Use Plan 2012 

The Inverell Strategic Land Use Plan 2012 sets outs Council’s vision and aspirations for Inverell Shire over the next 20 
years. 
 
A key strategy that is of relevance to the planning proposal is for Council to provide an alternative location for larger 
format bulky goods retailing that cannot be accommodated within the town centre (Page 10). 
 
Accommodation of the new Bunnings store at the Subject Site is consistent this direction of the Land Use Plan.  

Inverell Local Environmental Plan 2012 

Under the Inverell Local Environmental Plan 2012, the Subject Site is located in the B5 Business Development zone 
which permits, with consent, hardware and building supplies. 
 
The objective of the B5 zone is to enable a mix of businesses and warehouse uses, and specialised retail premises that 
require a large floor area, in locations that support the viability of centres. In this regard, the development of the site for 
a new Bunnings store is consistent with the objectives of the B5 zone. 
 

2.2 Constraints Associated with Existing Bunnings Inverell Site 
As noted in Chapter 1, the existing Bunnings Inverell operates a store first opened in around 1991 and which until 2011 
was operated by another brand. Since 2011, Bunnings have operated the store and since that time trading levels have 
remained strong with increasing levels of sales and visitation.  
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Observed levels of customer traffic at Bunnings Inverell are both significant and consistent. The store offers just 15 car 
parks, and both this and nearby street parking are often at or near capacity.  
 
We understand from discussions with Bunnings that the Inverell store is now ‘overtrading’ or experiencing levels of 
customer demand above the ability of existing facility to deliver preferred standards of service. This in part reflects a 
store design that is in large part unchanged since 1991 notwithstanding some improvements to the internal store fit 
out. 
 
Previously, strong sales growth has led to the purchasing of additional storage sheds to meet customer demand and 
provide a greater range of products. However, these storage sheds are a sub-optimal outcome both operationally and 
for consumers relative to a new warehouse store. 
 
Notwithstanding some incremental improvements to the store since 2011, customer expectations and how consumers 
seek to use a Bunnings store have changed significantly in recent years. For example, customers now seek more 
convenience through high-quality pickup and delivery facilities. Further, in recent times the ability to purchase and 
order online for in-store pickup has been implemented, with so called ‘click and collect’ facilities now being 
incorporated into new store design concepts.  
 
Going forward, the trend towards customers preferring click and collect is expected to accelerate in a post-Covid19 
world. 
 
Some of the other key constraints specific to the existing Bunnings Inverell store which have been identified are: 

• Poor disability access. Entrance to the store is via a 25 degree ramp, and the floor of the store consists of concrete 
slabs with a height difference at the joins which create an uneven floor surface. People using a wheelchair and 
pushing trolleys can have difficulties navigating these slopes and changes in floor-level. 

• Limited parking. The existing store only has 15 car spaces which are aligned along the street frontage. Limited 
parking is available for trucks or cars with a trailer, while no dedicated disabled parking is able to be provided. 

• Poor customer flow inside store. Aisles are narrower than Bunnings preferred width and this prohibits the flow of 
customers, especially during peak periods. In several aisles, two trolleys are unable to pass each other, requiring one 
customer to reverse their trolley. During peak periods insufficient space exists to operate all checkouts without 
impeding customer traffic flows. 

• Limited customer special order access. Customer parking is at the front of the store on Oliver Street, however 
customer loading is at the back of the store on Evan Street. This makes the pickup of special items for customers 
more time consuming and difficult in terms of vehicle access.  

• Poor vehicle entry and exit. The current product delivery access point is a driveway off Evans Street. This driveway 
is gravel and shared with Bunnings customers and sometimes other traffic, which can lead safety issues. In 
addition, overall freight delivery facilities at the store are sub-optimal overly complicated. Delivery trucks are 
required to either reverse into the driveway or out onto the street, creating additional safety concerns 

• Limited storage. The current layout and size of the Bunnings Inverell store provides for only very limited product 
storage areas. This reduces the available stock-on-hand for customers, as well as inhibiting the ability of the store to 
serve online and ‘click and collect’ customers. Customers can experience wait times of up to two to four weeks 
waiting for delivery notwithstanding the storage sheds which have been constructed as an interim measure. 

• Limited display. Limited display area is available for promotion pallets selling high volume items in well-trafficked 
areas of the store. At present just ten spaces are available which is just a small fraction of the space available in a 
typical Bunnings warehouse store. Furthermore, approximately 50% of the product display is outside, restricting 
these areas for items that are weatherproof. This also introduces an operational inefficiency, where staff are 
required to set up and dismantle the outside display areas each day. 

• Low ceiling heights. The internal dimensions of the store include low ceiling heights which further limit the 
storage and display of merchandise. 

• No ability to expand to meet requirements. Bunnings have previously tested numerous options for the re-
configuration of the existing Bunnings Inverell store. Although some limited changes and improvements may be 
possible, this would not fundamentally change the relatively low standards of customer service and operational 
efficiency. Currently Bunnings operates the store with multiple leases across the site, and the need to utilise 
storage sheds both on-site and across the road. The long-term future of Bunnings at the current site in Inverell is 
untenable if they are to meet emerging customer and operational needs.    

As a result of the above, despite its relative popularity with local consumers and business customers, Bunnings Inverell 
delivers a poorer overall customer experience relative to larger and more modern Bunnings stores. 
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This is potentially at the expense of Bunnings Inverell attracting customers who might otherwise make occasional trips 
to larger Bunnings stores elsewhere in the region (Armidale etc), and noting the new Bunnings which recently opened 
at Narrabri in October this year.   

2.3 Strategic Review of Subject Site 
The Subject Site has attributes that make it a natural location for the development of a new Bunnings Store.  
 
Most importantly, the size of the Subject Site is sufficient at 2.5 hectares to accommodate the extensive land 
requirements of a new Bunnings Warehouse store, including landscaping, parking and delivery areas.  
 
The Subject Site is also in the B5 Business Development zone which permits, with consent, a large format retail land use 
such as a hardware and home improvement store (i.e. Bunnings).  
 
A large retail format land use on this site is also generally complementary to the commercial uses in the immediately 
surrounding precinct including a plant nursery and automotive repairs on the south side of the Gwydir Highway, and a 
service station and motel to the east.   
 
Overall, the proposed Bunnings Inverell consolidates the commercial presence of the western gateway into the town in 
a manner consistent with other economically successful regional towns. The land around the Bunnings Warehouse 
building will be landscaped and provide an appropriate entry point to the town. Bunnings operate stores at gateway 
locations to many regional towns and thus have extensive experience in applying appropriate design and visual 
amenity responses. 
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3.0 Trade Area Analysis 

This Chapter identifies the Trade Area for Bunnings Inverell and analyses population trends and forecasts, housing 
development trends, and the socio-economic characteristics of the Trade Area population. The per capita retail 
spending of Trade Area residents and total available spending is also determined. 

3.1 Trade Area Definition 
A trade area describes the geographic area that is served by an existing or proposed store or retail centre. Trade areas 
tailored to specific local circumstances and the trading patterns of the relevant retail outlet are a widely-adopted 
technique favoured by retail analysts.  
 
In this instance, a trade area for the proposed Bunnings Inverell is defined by taking into account: 

• The road network and the accessibility of the site from the surrounding region.  

• The location of other hardware stores and relevant trade supplies outlets.  

• Physical features (e.g. rivers, mountains, etc) that may create a barrier to movement 

• The offer of Bunnings as a well-known and successful national-brand retailer.  

An important consideration in defining a trade area for Bunnings is the large product range, competitive pricing, 
popularity with consumers and active marketing which generates strong drawing power from a relatively broad 
geographic area.  
 
Taking the above into account, the Trade Area has been defined as illustrated in Figure 3.1.  The Trade Area boundaries 
are determined by SA1 geographic areas as defined by the ABS.  
 
The trade area is specifically defined taking into account: 

• The presence of other major regional centres including Tamworth, Toowoomba, Armidale and Narrabri 

• Regional transport networks, noting the east-west alignment of the Gwydir Highway 

• The presence of hills, mountains and national parks to the north, east, and south  

• General expectations of the regional service role served by Inverell to nearby towns and rural areas. 

A Primary Trade Area (PTA) has been defined to include the town of Inverell and surrounding rural areas, within which 
the proposed Bunnings Inverell will be generating the highest share of hardware sales. 
 
Further, a Secondary West (STA-West) sector is defined to include Moree and surrounds, from which some more limited 
(although still significant) level of sales is expected to be derived. Likewise, a Secondary East (STA-East) is defined to 
include Glen Innes and Tenterfield, towns in which Bunnings do not have a presence and from which some sales at a 
new Bunnings Inverell will be derived.   
 
Note that this Trade Area reflects expectations of customer spending patterns with a new and expanded 
Bunnings Inverell, as opposed to the continued operation of the smaller and outdated existing store in the town.  
 
That is, it is our expectation that the new Bunnings Inverell will attract sales and visitation to the town from a broader 
geographical region than is currently being achieved by the existing store. 

3.2 Regional Population Trends 
The population dynamics of many regional towns is currently in a state of flux, with population changes largely 
determined by a range of so-called ‘push and pull’ factors.  
 
Long term structural changes such as an aging population and reduced employment opportunities for young adults is 
placing downward pressure on population in some regions; while other regions have experienced strong population 
growth due to lifestyle and other factors. Given that the population level of regional areas is often tied to the economic 
fortune of specific industries, it is often external factors such as international prices and technological change which 
play an important role in determining the level of economic activity. These factors often mean that forecasting 
population change in regional areas is subject to a greater level of uncertainty than for large metropolitan areas. 
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Figure 3.1: Proposed Bunnings Inverell Trade Area 

 
Source: MapInfo with Bing Maps; Ethos Urban
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Over the last eight years, within the Trade Area, several towns such as Glenn Innes and Moree have been experiencing 
subdued levels of population growth or modest decline. However, in towns and regional cities outside the Trade Area 
such as Tamworth and Armidale, population growth has been stronger.  
 
For Inverell, a relatively stable population has been maintained over this same period. This shows some resilience for the 
economic fortunes of the town in the context of a time which was characterised by a particularly long and severe 
period of drought.  
 
The latest NSW Department of Planning and Environment population projections for the Trade Area, published in 2022, 
are more optimistic on the population outlook than previous projections.  These official forecasts identify the potential 
for significant population growth the STA-West (including Moree), along with slightly more positive outlook for the PTA 
(including Inverell).  
 
These revised official population projections reflect the development of the Inland Rail, a major freight infrastructure 
project that stretches 1,700 km from Melbourne to Brisbane and passes through the town of Moree in the STA-West. A 
Special Activation Precinct at Moree is expected to generate jobs and investment which can be expected to have a 
positive impact on demand from trade and business customers at Bunnings Inverell and the recently opened Bunnings 
Narrabri. 
 
In our view, these State Government projections accurately reflect the improvements in the economic position and 
outlook of towns in the region. 

3.3 Population Trends and Forecasts 
In 2022, the population of the Primary Trade Area (PTA) was estimated at 23,260 residents. This represents slight decline 
of -210 persons on the population in 2016, as shown in Table 3.1.  

Table 3.1 Bunnings Inverell Trade Area Population, 2011 to 2031 

  2016 2021 2022 2025 2028 2031 

Population (No.)            

Primary  23,470 23,240 23,260 23,320 23,360 23,380 

Secondary Trade Areas            

- Secondary East 13,980 13,960 13,930 13,810 13,680 13,530 

- Secondary West 12,500 11,960 12,180 12,840 13,480 14,120 

Trade Area 49,950 49,160 49,370 49,970 50,520 51,030 

Average Annual Growth (%)            

Primary   -0.2% 0.1% 0.1% 0.1% 0.0% 

Secondary Trade Areas            

- Secondary East   0.0% -0.2% -0.3% -0.3% -0.4% 

- Secondary West   -0.9% 1.8% 1.8% 1.6% 1.6% 

Trade Area   -0.3% 0.4% 0.4% 0.4% 0.3% 

Average Annual Growth (No.)            

Primary    -50 +20 +20 +10 +10 

Secondary Trade Areas            

- Secondary East   +0 -30 -40 -40 -50 

- Secondary West   -110 +220 +220 +210 +210 

Trade Area   -160 +210 +200 +180 +170 

Source: ABS, Estimated Residential Population; NSW Government, NSW Population Projections, 2016; Ethos Urban 
 
From 2022 to 2031, population growth in the PTA is forecast to be relatively modest, while the STA-West is forecast to 
grow significantly from 12,180 in 2022 to 14,120 by 2031. As stated previously, this growth in the STA-West is largely 
attributed to the construction of the Inland Rail which will run from Melbourne to Brisbane and pass through the town 
of Moree, fostering significant economic growth. 
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For the total Trade Area, the population is forecast to grow from 49,370 persons in 2022 to 51,030 persons in 2031. This 
represents a turnaround in the population declines which were previously being experienced prior to 2021.  

3.4 Socio-economic Characteristics 

The socio-economic features of the Trade Area population from the 2021 ABS Census of Population and Housing are 
summarised in Table 3.2 and compared with the Regional NSW average. 
 
Since the 2016 ABS Census, the median per capita incomes have risen at a rate less than for regional NSW, the median 
household incomes have risen at a rate slightly more than for regional NSW, while the median age, proportion of 
overseas born residents, home ownership and lone person households in the MTA have all increased. 
 
The main points relevant to Bunnings Inverell include: 

• Income. The median household income of the PTA is well-below (-20.9%) the median for Regional NSW, although 
individual incomes of employed PTA residents tend to be much closer to benchmark average.   

• Country of Birth. The Trade Area is characterised by a high share of the population (94.2%) which is Australian-born 
relative to the Regional NSW benchmark. 

• Age. In 2021, the median age of the PTA was 44.0 years which is older than the median age of 42.4 years in Regional 
NSW. The Trade Area had slightly greater share of residents aged 0 to 19 years, suggesting the Trade Area is an 
attractive place for younger families. 

• Dwelling structure. In 2021, the PTA the significant majority of dwellings (92.7%) were separate houses, which is 
well-above the share in Regional NSW (82.9%). This housing format is typical of regional areas and is associated with 
higher levels of spending on hardware and DIY building products such as those sold at Bunnings. 

• Tenure type. Higher levels of dwellings owned outright indicate a higher relative level of disposable income and 
greater spending on ‘discretionary’ items, including hardware and home improvements. 

• Housing Costs. Overall housing costs in terms of average mortgage and rental payments are generally well-below 
the regional NSW benchmark which also reflects higher levels of disposable income. 

Overall, the socio-economic characteristics of trade area residents suggest that spending on hardware, home 
improvement and homemaker retail items likely to be relatively similar to the average. 
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Table 3.2 Socio-Economic Characteristics by Trade Area, 2021 

Category Primary Secondary 
East 

Secondary 
West 

MTA Regional 
NSW 

Income      

Median individual income (annual) $31,100 $26,530 $44,740 $31,990 $37,560 
Variation from Regional NSW median -17.2% -29.4% +19.1% -14.8% n.a. 
Median household income (annual) $59,520 $47,730 $86,220 $60,080 $75,280 
Variation from Regional NSW median -20.9% -36.6% +14.5% -20.2% n.a. 

Age Structure      

0-4 years 5.6% 4.3% 6.5% 5.5% 5.5% 
5-19 years 19.1% 16.0% 19.2% 18.2% 18.1% 
20-34 years 15.2% 12.3% 19.8% 15.4% 17.0% 
35-64 years 36.2% 37.0% 37.7% 36.8% 37.2% 
65-84 years 21.1% 27.2% 15.3% 21.5% 19.4% 
85 years and over 2.9% 3.3% 1.5% 2.6% 2.7% 

Median Age (years) 44.0 51.4 38.4 45.4 42.4 

Country of Birth      

Australia 94.2% 92.9% 94.6% 93.9% 88.5% 
Other Major English Speaking Countries 3.0% 4.3% 2.0% 3.2% 5.4% 
Other Overseas Born 2.8% 2.7% 3.4% 2.9% 6.1% 

% speak English only at home 96.8% 97.8% 95.9% 96.9% 93.5% 

Household Composition      

   Couple family with no children 31.5% 33.0% 28.3% 31.3% 29.7% 

   Couple family with children 23.1% 17.6% 27.2% 22.2% 26.6% 

Couple family - Total 54.7% 50.6% 55.5% 53.5% 56.3% 

One parent family 11.9% 10.4% 12.0% 11.4% 11.7% 

Other families 1.0% 0.5% 1.0% 0.8% 0.8% 

Family households - Total 67.6% 61.5% 68.5% 65.8% 68.8% 

Lone person household 29.7% 35.9% 28.4% 31.4% 28.0% 

Group household 2.7% 2.6% 3.1% 2.8% 3.2% 

Dwelling Structure (Occupied Private Dwellings)      

Separate house 92.7% 93.8% 85.9% 91.7% 82.9% 
Semi-detached, row or terrace house, townhouse etc. 6.0% 3.0% 11.6% 6.2% 9.9% 
Flat, unit or apartment 0.7% 2.5% 1.8% 1.5% 6.2% 
Other dwelling 0.5% 0.7% 0.7% 0.6% 1.0% 
Occupancy rate 88.0% 84.9% 82.2% 85.8% 88.8% 

Average household size 2.4 2.1 2.5 2.3 2.4 

Tenure Type (Occupied Private Dwellings)      

Owned outright 43.8% 50.4% 34.1% 43.9% 38.9% 
Owned with a mortgage 27.4% 23.7% 26.1% 25.9% 32.0% 
Rented 25.0% 23.0% 34.1% 26.2% 26.9% 

Other tenure type 3.8% 2.9% 5.7% 3.9% 2.2% 

Housing Costs      

Median monthly mortgage repayment $1,201 $1,083 $1,313 $1,195 $1,715 
Variation from Regional NSW median -30.0% -36.8% -23.5% -30.3% n.a. 
Median mortgage as a share of median h’hold income 24.2% 27.2% 18.3% 23.9% 27.3% 
Median weekly rents $248 $231 $227 $238 $340 
Variation from Regional NSW median -27.1% -32.1% -33.3% -30.1% n.a. 

Median rent as a share of median household income 21.7% 25.2% 13.7% 20.6% 23.5% 

 Source: ABS, Census of Population and Housing, 2021 
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3.5 Retail Spending 
 
The MarketInfo micro-simulation model of household spending propensity uses data from a number of sources 
including the ABS Census of Population and Housing, the Household Expenditure Survey and the Australian National 
Accounts. Output from MarketInfo can be used to derive small area estimates of propensity to spend by detailed 
commodity groups.  
 
Per capita spending estimates by Trade Area residents are shown in Table 3.3 for the following categories:  

• Bunnings Type Merchandise: includes the individual retail commodity items normally stocked at a typical 
Bunnings store, focussing on hardware although including some gardening, electrical, furniture and ancillary 
items. This range of products is similar to that sold at other hardware retailers in Australia (notwithstanding 
individual differences by operator and store).  

• Homemaker Merchandise: the spending on the full range of homewares and bulky merchandise typically sold at 
bulky goods and homemaker type retailers (including Bunnings but also including other major retailers such as 
Harvey Norman, Snooze, Anaconda etc).  

• Total Retail: includes all food and non-food retail spending categories.  

All figures are expressed in constant 2022 dollars (i.e. excluding the effects of inflation) and include GST.  
 
Note that Bunnings Type Merchandise covers product lines that account for approximately 80% of the goods sold by 
large-format hardware retailers. Specific omissions from this market definition include:  

• Nursery items and garden supplies, for example plants, seeds, and bulk fertilizers  

• Timber retail and trade supplies, for example building materials, mouldings, structural and non-structural timbers.  

These product lines are not generally included within definitions of hardware retail adopted by the ABS and retail 
analysts, as they are generally considered wholesale items or construction inputs. 
 
Across the Trade Area, per capita spending on Bunnings Type Merchandise is estimated to be $2,010 in 2022, which is -
just 2.0% below the regional NSW benchmark. This suggests a slightly lower propensity for local residents to spend on 
hardware and home improvement merchandise of the type sold at Bunnings. 
 
Per capita spending for Trade Area residents is shown in Table 3.3. 

 
Table 3.3 Per Capita Spending by Trade Area Residents, 2022 ($2022) 

Trade Area 
Bunnings Type 

Merchandise 
Homemaker 
Merchandise 

Total Retail 

Primary $1,930 $2,640 $14,570 

Secondary East $2,060 $2,810 $15,470 

Secondary West $2,110 $2,970 $16,390 

Trade Area $2,010 $2,770 $15,270 

Rest of NSW $2,050 $2,890 $15,700 

Primary -5.9% -8.7% -7.2% 

Secondary East 0.5% -2.8% -1.5% 

Secondary West 2.9% 2.8% 4.4% 

Trade Area -2.0% -4.2% -2.7% 

Source: MarketInfo; Ethos Urban 

Combining current and future population projections from Table 3.1, with per capita category spending estimates from 
Table 3.3, reveals the total available Trade Area spending on Bunnings Type Merchandise as shown in Table 3.4. 
 
Note that figures in Table 3.4 exclude the effects of price inflation and are expressed in constant $2022 terms. An 
allowance has also been made for real growth in spending per capita based on long-term ABS Australian National 
Accounts historical data.  
 
In 2022, total Bunnings Type Merchandise spending in the Trade Area is estimated to be $99.4m. By 2031, total 
spending by Trade Area residents on Bunnings Type Merchandise is projected to increase to $116.1m or annual growth 
of +$1.9m in real terms. 
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Table 3.4 Total Spending by Trade Area Residents, 2022 to 2031 ($2022) 

Retail Category 2022 2025 2028 2031 

Primary Trade Area         

Bunnings Type Merchandise $45.0m $46.9m $48.9m $51.0m 

Homemaker Merchandise $33.5m $35.1m $36.8m $38.5m 

Total Retail $338.9m $349.0m $359.0m $369.2m 

Secondary Trade Area East         

Bunnings Type Merchandise $28.7m $29.6m $30.5m $31.5m 

Homemaker Merchandise $21.3m $22.1m $22.9m $23.7m 

Total Retail $215.4m $219.5m $223.4m $227.2m 

Secondary Trade Area West         

Bunnings Type Merchandise $25.8m $28.3m $30.9m $33.7m 

Homemaker Merchandise $19.1m $21.1m $23.2m $25.4m 

Total Retail $199.6m $216.2m $233.1m $250.9m 

Main Trade Area         

Bunnings Type Merchandise $99.4m $104.8m $110.4m $116.1m 

Homemaker Merchandise $74.0m $78.4m $82.9m $87.6m 

Total Retail $753.9m $784.7m $815.5m $847.3m 

Source: MarketInfo; Ethos Urban 

 
In addition to Bunnings Type Merchandise, the spending analysis identifies moderate growth in overall homemaker 
merchandise spending.  
 
Spending growth in the Trade Area highlights the position of Inverell as a key service centre to the surrounding region. 
 
Overall, continued growth in spending by Trade Area residents on hardware and home improvement products is 
expected over coming years.  
 
As such, the proposed relocation and expansion of Bunnings Inverell reflects a sensible and proportionate response to 
the forecast growth in overall demand identified for the trade area.  
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4.0 Economic Need and Impact 

This Chapter assesses the economic need and demand for an expansion to Bunnings Inverell and the potential trading 
impacts for other hardware and home improvement retailers. It also highlights other benefits of the proposed 
expanded and relocated Bunnings Inverell store. 
 

4.1 Projected Bunnings Inverell Sales 
The proposed Bunnings Inverell store is forecast to achieve total turnover of approximately $22.1m in its first year of 
trading. This represents an average trading level of approximately $2,710/m2, as shown in Table 4.1. For the purposes of 
this analysis, the first full year of trading is assumed to be 2025. 
 
Forecast turnover is based on expected trading levels in each component of the store, and reflects factors such as the 
size of the surrounding market (population and spending), the location of competing stores, the site’s access and 
exposure, store floorspace, and other relevant issues likely to influence trading levels. 

Table 4.1 Bunnings Inverell Projected Turnover, 2025 ($2022) 

Component Approximate Floorspace Trading Level Total Turnover 

Main warehouse 3,770m2 $4,350/m2 $16.4m 

Nursery and bagged goods canopy 1,520m2 $1,370/m2 $2.1m 

Timber and trade sales 2,870m2 $1,260/m2 $3.6m 

Total Bunnings 8,160m2 $2,710/m2 $22.1m 

Source: Ethos Urban 

Trading levels at Bunnings Inverell are expected to increase over time in line with growth associated with expenditure 
on hardware and homemaker merchandise, and the growth of the business sector in the region. 
 
The proposed new Bunnings store is expected to generate sales approximately 68% higher than would otherwise be 
achieved by the existing Bunnings Inverell store.  
 
Total employment generated by the expanded Bunnings will be approximately 90 jobs, or 40 additional jobs relative to 
current employment at Bunnings Inverell. 
 

4.2 Market Share 
During the first year of trading, the new an expanded Bunnings Inverell store is forecast to capture approximately 23% 
of the retail market for Bunnings Type Merchandise in the PTA and 16% for the Trade Area overall. 
 
This analysis, which is shown in Table 4.2, is based on the following considerations: 

• Total turnover of $22.1m, with an estimated 79% (or $17.5m) of sales to retail or household customers. The remaining 
$4.6m of sales will be derived from trade or business customers (including contractors and others in the 
construction industry) and non-retail merchandise (timber, trees and shrubs, plasterboard, building supplies etc.). 

• An estimated $17.5m of retail sales generated at the store, of which approximately $16.6m would be derived from 
spending by Trade Area residents. The remaining $0.9m (or 4% of retail sales) of turnover would be derived from 
people living beyond the Trade Area. 

• Total expenditure by Trade Area residents on Bunnings Type Merchandise in 2025 is forecast to be $104.8m, as also 
shown in Table 4.2. 

• The turnover at Bunnings Inverell attributable to retail customers in the Trade Area ($16.6m) represents a 16% 
market share of total available spending by Trade Area residents on Bunnings Type Merchandise. 
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Table 4.2 Bunnings Inverell Market Share Analysis, 2025 ($2022) 

Component Turnover Turnover 
Distribution 

Bunnings Type 
Merchandise 

Spending 

Retail Market 
Share 

PTA $11.0m 50% $46.9m 23% 

STA - East $2.7m 12% $29.6m 9% 

STA -West $2.9m 13% $28.3m 10% 

Trade Area $16.6m 75% $104.8m 16% 

Beyond Trade Area $0.9m 4%   

Total Retail Sales $17.5m 79%     

Non-Retail Sales $4.6m 21%   

Total Bunnings $22.1m 100% - - 

Source: Ethos Urban 

At present, Bunnings Inverell is generating a market share of approximately 10% of spending on Bunnings Type 
Merchandise by Trade Area residents. As such, the expanded Bunnings Inverell will attract an additional 6% of total 
spending on Bunnings Type Merchandise by Trade Area residents. This additional market share will include spending 
currently leaving the Trade Area to Bunnings locations such at Tamworth, Armidale and Warwick (opened in 2018).  
 
The proposed new Bunnings Inverell also will attract some sales which would otherwise be directed to a new Bunnings 
store which recently opened at Narrabri in October.  
 
In this respect, the proposed new Bunnings Inverell retains the higher-order service role of the town in the face of 
competitive pressure from development in other regional centres (such as Warwick and Narrabri). 

4.3 Trading Impacts Assessment 
Any competitive trading impacts arising from the proposed new and expanded Bunnings Inverell store will be due to 
the potential for the spending of consumers to be diverted from alternative shopping destinations. 
 
It is not the role of planning policy to facilitate outcomes that ensure existing retailers retain current sales levels 
(particularly where these current sales are above relevant industry benchmarks) at the expense of new development 
that responds to community choice and need. 
 
The expected broad regional impact of the new and expanded Bunnings Inverell store is shown in Table 4.3. Note that 
this impact is limited only to the additional sales which will be generated by Bunnings Inverell relative to those sales 
which would otherwise be generated by the existing Bunnings Inverell store. 

Table 4.3: General Impacts of Bunnings Inverell, 2022 to 2031 ($2022) 

  2022 2025 2031 

Bunnings Turnover from Trade Area $9.8m $16.6m $18.4m 

Trade Area Bunnings Type Merchandise Spending $99.4m $104.8m $116.1m 

Trade Area Turnover to Other Stores $89.6m $88.2m $97.8m 

Change in Turnover to Other Stores Relative to 2022 ($m)   -$1.3m +$8.2m 

Source: Ethos Urban  
Note: In constant 2022 dollars and including GST 
 Assumes constant market share for 2025 and beyond 

Trade Area residents generated approximately $99.4m of Bunnings Type Merchandise retail spending in 2022, of which 
$89.6 million is directed to stores other than Bunnings Inverell including a range of existing retailers and retail centres. 
 
Over the period to 2025, spending by Trade Area residents on Bunnings Type Merchandise is forecast to increase to 
$104.8m and the new and expanded Bunnings Inverell is forecast to attract $16.6m of Trade Area retail spending (refer 
Table 4.2). As a result, the spending by Trade Area residents on Bunnings Type Merchandise that is available to all other 
retailers will be $88.2m in 2025 ($104.8m less $16.6m – figures subject to rounding). 
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Therefore, the total spending by Trade Area residents on Bunnings Type Merchandise being directed to all other traders 
will decline marginally by -$1.3m in 2025 relative to existing levels. This implies an average trading impact on 
competitive retailers of approximately 2% on current sales.  
 
That level of impact is well within the bounds of normal competitive pressure in the retail sector, and is unlikely to 
result in any identifiable impact on the role and function of the Inverell Town Centre. Indeed, the ability of a new 
and enhanced Bunnings store in Inverell has the potential to attract additional spending and visitation to the 
town which mitigates any small trading impacts on other hardware and home improvement retailers. 
 
Beyond 2025, continuing growth in spending by Trade Area residents means that other retailers will be generating 
sales from Trade Area residents +$8.2 million above current levels by 2031. 
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5.0 Net Community Benefit 

This Chapter provides an assessment of the net community benefits that are expected to flow from the proposed 
Bunnings Inverell. These benefits relate to investment, construction jobs, on-going jobs and other important benefits 
for the community and Shire. 

5.1 Project Investment 
The development of a new Bunnings store at the subject site will require a total investment of $12.0m, including land 
purchase, construction cost, store fit-out and stock. This will include a capital investment of approximately $10.8m for all 
building works.  
 
This investment will be of significant benefit to the Inverell and surrounding regions trade and construction industries. 
 
Economic impacts associated with the proposed development have been prepared with input-output modelling 
undertaken with reference and compliance to best-practice guidelines. 
 
Input-output tables are a ‘map’ of the economy that track the flow of products, services, and payments through the 
many industries, households, government organisations and foreign transactions that make up the Australian 
economy. 
 
Every industry requires inputs from many other industries, plus the inputs of workers and machinery and equipment to 
produce output. Input-output modelling uses averages derived from the ABS Input Output Tables to estimate the 
impact on all industries when one industry expands its production. The modelling used in this report is based on the 
2019/20 ABS National Accounts release. 
 
As with all economic models input-output models include a number of limitations, which include the following 
inherent assumptions: unlimited supplies of all resources including labour and capital, prices remaining constant, 
technology is fixed in all industries, and import shares are fixed. 

5.2 Construction Phase Employment 
Direct employment in the construction industry is expressed as FTE job years. A ‘job year’ is a full-time job for one year. 
 
Indirect or flow on employment will also be supported in other industries, for example, suppliers of materials and 
financial and legal services. Employment estimates in the wider economy are derived from ABS national accounts 
input-output analysis, specifically, employment multipliers. 
 
Direct employment in the construction industry depends on the nature of the building, in particular, the capital 
intensity of the project. It is estimated 2.07 FTE direct construction industry job years per $1 million of expenditure (or 1.0 
FTE job year per $480,000) will be generated by the construction activity, based on research and the type of work 
expected to be undertaken in the construction phase of the site. 
 
In addition, these direct construction industry jobs lead to demand for employment in supplier industries in the wider 
economy.  
 
Total construction costs of $10.8 m would support 20 FTE jobs in the construction industry and support a further 40 FTE 
jobs in related (supplier) industries over the development period. This equates to a total of around 60 FTE jobs being 
created directly or indirectly during the construction period. 

5.3 Ongoing Employment 
Once the existing Bunnings Inverell building is repurposed and occupied by another appropriate use, a total of 
approximately 120 jobs will be accommodated in Inverell across both sites. This is 70 additional jobs relative to a 
Business As Usual outcome, with overwhelming majority of workers living in and around Inverell.  
 
Bunnings is also an important source of employment for older people seeking to re-enter the workforce, or those no 
longer working full-time but who are seeking casual work. 
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Table 5.1 Comparison of Potential Employment Outcomes  

Employment Business As Usual Subject Site 

Bunnings Inverell Employment 50 jobs 90 jobs 
Other Employment at Existing Bunnings Site (Indicative) - 30 jobs 
Total Employment 50 jobs 120 jobs 

Source: Ethos Urban 

The employment analysis in Table 5.1 highlights the potential economic opportunity to Inverell associated a modest 
change to zoning controls at the site to accommodate a new Bunnings Warehouse store. 

5.4 Other Benefits 
In addition to contributing to investment and supporting job creation, the proposed Bunnings Inverell development 
would generate the following benefits:  

• Improved access to affordable hardware and homemaker retail products for residents in the Trade Area.  

• Improved access for trade and business customers to a wide range of well-priced hardware and trade supplies 
goods.  

• New jobs for the local labour force.  

• Introduction enhanced building/hardware supplies at a location convenient for business and trade customers 
within the region.  

• Enhancing the regional service role of Inverell in a manner consistent with the economic development objectives of 
Council. 

• A demonstrated major investment in Inverell by a high profile ASX 20 listed entity (Wesfarmers Group). 

• Increase in visitors and staying at short term accommodation due to delivery trucks and customers. 

• Development of the site that will ensure the protection of a tree with Aboriginal historical and cultural importance. 




