
 

 

NEWCASTLE EMPLOYMENT LANDS STRATEGY 

   

FINAL  Prepared for 

NOVEMBER 2019  City of Newcastle 
 



 

 

 

 

 

© SGS Economics and Planning Pty Ltd 2019 

This report has been prepared for City of Newcastle. SGS Economics and Planning 
has taken all due care in the preparation of this report. However, SGS and its 
associated consultants are not liable to any person or entity for any damage or loss 
that has occurred, or may occur, in relation to that person or entity taking or not 
taking action in respect of any representation, statement, opinion or advice 
referred to herein. 

SGS Economics and Planning Pty Ltd  
ACN 007 437 729  
www.sgsep.com.au  
Offices in Canberra, Hobart, Melbourne, Sydney 

 



 

 

Newcastle employment lands strategy i 

 

TABLE OF CONTENTS 

EXECUTIVE SUMMARY V 

1.2 Industrial Precincts xiv 

1.3 Ports land xv 

1. INTRODUCTION 1 

2. STRATEGIC CONTEXT 4 

2.1 Policy review 4 

2.2 Stakeholder consultation 13 

3. LAND USE CONTEXT 15 

3.1 Retail centres 15 

3.2 Industrial and employment lands 18 

3.3 Planning regions 26 

4. ECONOMIC TRENDS AND DRIVERS 27 

4.1 Retailing 27 

4.2 Employment 31 

4.3 Industrial Lands 34 

4.4 Implications 37 

5. ECONOMIC AND DEMOGRAPHIC PROFILE 38 

5.1 Employment 38 

5.2 Population 50 

6. FLOORSPACE SUPPLY 57 

6.1 Retail supply 57 

6.2 Employment floorspace capacity 60 

7. FLOORSPACE DEMAND 64 

7.1 Retail demand 64 

7.2 Commercial and industrial demand 69 

8. DISCUSSION 73 

8.1 Future floorspace supply and demand balance 73 

8.2 Economic transition 74 

8.3 The future of industrial land in Newcastle 75 

8.4 The future of Newcastle City Centre 77 

8.5 The future of other retail centres 80 



 

 

Newcastle employment lands strategy ii 

 

9. EMPLOYMENT STRATEGY 86 

9.1 Centres 86 

9.2 Industrial Precincts 90 

9.3 Ports land 92 

9.4 Actions table 95 

 

LIST OF FIGURES 

FIGURE 1: STUDY AREA 2 

FIGURE 2: JOB TARGETS FOR CATALYST AREAS 2016 TO 2036 7 

FIGURE 3: PREVIOUS CENTRE HEIRARCHY IN THE NEWCASTLE LGA 16 

FIGURE 4: ANCHOR RETAILERS IN THE NEWCASTLE LGA 17 

FIGURE 5: INDUSTRIAL LAND USE ZONES IN THE NEWCASTLE LGA 19 

FIGURE 6: A MAJOR ROAD CORRIDOR ZONED B5 20 

FIGURE 7: EMPLOYMENT PRECINCTS IN THE NEWCASTLE LGA 22 

FIGURE 8: EMPLOYMENT COMPOSITION OF THE ADAMSTOWN EMPLOYMENT PRECINCT 24 

FIGURE 9: SALES PRICES FOR INDUSTRIAL LAND IN THE NEWCASTLE LGA, 2001-2018 25 

FIGURE 10: PLANNING REGIONS IN THE NEWCASTLE LGA 26 

FIGURE 11: ONLINE RETAIL SALES BY INDUSTRY (YOY S.A.) 27 

FIGURE 12: MARKET SHARE OF LEADING SUPERMARKETS, 2006-2015 29 

FIGURE 13: DOMESTIC OVERNIGHT TOURISM TRENDS 32 

FIGURE 14: ECONOMIC VISITION VALUE FOR ARTS AND CULTURAL SCENE IN SYDNEY 32 

FIGURE 15: NEWCASTLE INDUSTRIAL RENTS 36 

FIGURE 16: INDUSTRY OF EMPLOMENT COMPOSITION IN THE NEWCASTLE LGA, 2016 38 

FIGURE 17: APPROXIMATE CHANGE IN EMPLOYMENT IN THE NEWCASTLE LGA BY 
INDUSTRY, 2006-2016 40 

FIGURE 18: SPATIAL DISTRIBUTION OF EMPLOYMENT ACROSS THE NEWCASTLE LGA 41 

FIGURE 19: SPATIAL CHANGE IN EMPLOYMENT ACROSS THE NEWCASTLE BETWEEN 2011-
2016 42 

FIGURE 20: KNOWLEDGE INTENSIVE JOBS IN THE NEWCASTLE LGA 44 

FIGURE 21: LOCATION QUOTIENT OF THE NEWCASTLE LGA COMPARED TO GREATER 
SYDNEY 46 

FIGURE 22: LOCATION QUOTIENT OF NEWCASTLE LGA COMPARED TO NSW OUTSIDE 
GREATER SYDNEY 47 

FIGURE 23: LOCATION QUOTIENT OF NEWCASTLE LGA COMPARED TO THE HUNTER 
REGION 48 

FIGURE 24: SHIFT SHARE ANALYSIS OF NEWCASTLE LGA COMPARED TO NSW 49 

FIGURE 25: POPULATION GROWTH RATES IN NEWCASTLE LGA AND COMPARISON AREAS 50 

FIGURE 26: THE NUMBER OF COMMUTES WITHIN, TO AND FROM THE NEWCASTLE LGA, 
2016 53 

FIGURE 27: IN-MIGRATION AND OUT-MIGRATION FROM THE NEWCASTLE LGA BETWEEN 
2011-2016 55 

FIGURE 28: RETAIL SYSTEM IN NEWCASTLE LGA AND SURROUNDS 60 

FIGURE 29 POPULATION AND EMPLOYMENT PROJECTIONS, NEWCASTLE LGA 65 



 

 

Newcastle employment lands strategy iii  

 

FIGURE 30: FORECAST AVERAGE ANNUAL GROWTH RATES OF EMPLOYMENT IN THE 
NEWCASTLE LGA, 2016-2036 71 

FIGURE 31: PRECINCTS WITH THE LARGEST AMOUNTS OF HOUSEHOLD GOODS 
FLOORSPACE IN AND NEAR THE NEWCASTLE LGA 82 

FIGURE 32: A REMANT INDUSTRIAL SITE IN WICKHAM 92 

FIGURE 33: DEFERRED ZONING ON THE INTERTRADE SITE 94 

 

LIST OF TABLES 

TABLE 1: STRATEGIC DIRECTION AND ACTIONS RELEVANT TO NEWCASTLE LGA 4 

TABLE 2: GOALS AND OUTCOMES FOR GREATER NEWCASTLE 6 

TABLE 3: SUMMARY OF CATALYST AREAS 8 

TABLE 4: DRIVERS OF TRANSPORT DEMAND FOR CENTRES 12 

TABLE 5: INTENDED ROLES OF EACH KIND OF CENTRE IN THE PREVIOUS CENTRE 
HEIRARCHY 15 

TABLE 6: INDUSTRIAL AND EMPLOYMENT LAND IN THE NEWCASTLE LGA (HA) 19 

TABLE 7: THE CURRENT FUNCTIONS OF INDUSTRIAL PRECINCTS 23 

TABLE 8: THE AVERAGE SALE PRICE ($/SQM) AND NUMBER OF SALES (IN BRACKETS) OF 
INDUSTRIAL LAND BETWEEN 2016-2018 25 

¢!.[9 фΥ !¦{¢w![L!Ω{ /hat9¢L¢L±9 [!b5{/!t9 35 

TABLE 10: THE FIVE FOUR DIGIT ANZSIC INDUSTRIES WITH THE GREATEST INCREASES AND 
DECREASES OF EMPLOYMENT IN THE MAYFIELD AREA, 2011-2016 43 

TABLE 11: EDUCATIONAL ATTAINMENT OF THE NEWCASTLE LGA POPULATION IN 2011 
AND 2016 51 

TABLE 12: LOCATIONS WITH THE HIGHEST IN-MIGRATION TO NEWCASTLE LGA BETWEEN 
2011-2016 54 

TABLE 13: LOCATIONS WITH THE HIGHEST OUT-MIGRATION FROM NEWCASTLE LGA 
BETWEEN 2011-2016 54 

TABLE 14: AGE AND EDUCATIONAL INSTITUTION ATTENDED IN 2016 FOR PEOPLE WHO 
MOVED TO NEWCASTLE BETWEEN 2011-2016 55 

TABLE 15: RETAIL FLOORSPACE (SQMύ Lb b9²/!{¢[9Ω{ /9b¢w9{ 58 

TABLE 16: RETAIL FLOORSPACE (SQM) IN THE THREE LARGEST RETAIL CENTRES NEAR THE 
NEWCASTLE LGA 59 

TABLE 17: PERCENTAGE OF NEWCASTLE LGA RETAIL FLOORSPACE IN NEWCASTLE CITY 
CENTRE AND KOTARA 59 

TABLE 18: EMPLOYMENT FLOORSPACE CACPAITY (SQM) UNDER THE CONSERVATIVE 
CAPACITY SCENARIO 62 

TABLE 19: EMPLOYMENT FLOORSPACE CACPAITY (SQM) UNDER THE MEDIUM CAPACITY 
SCENARIO 62 

TABLE 20: EMPLOYMENT FLOORSPACE CACPAITY (SQM) UNDER THE MAXIMUM 
THEORETICAL CAPACITY SCENARIO 63 

TABLE 21: TOTAL EMPLOYMENT FLOORSPACE CACPAITY (SQM) UNDER EACH OF THE 
CAPACITY SCENARIOS 63 

TABLE 22: RETAIL FLOORSPACE PROVISION RATES (SQM/PERSON) 66 

TABLE 23: RETAIL EXPENDITURE BY RESIDENTS OF THE NEWCASTLE LGA ($ MILLION), 
2016-2036 67 

¢!.[9 нпΥ w9¢!L[ ¢¦wbh±9w h//¦wLbD Lb ¢I9 b9²/!{¢[9 [D!Ω{ /9b¢w9{ όϷ aL[[LhbύΣ 
2016-2036 67 



 

 

Newcastle employment lands strategy iv 

 

TABLE 25: RETAIL FLOORSPACE DEMAND BY COMMODITY TYPE, 2016-2036 68 

TABLE 26: RETAIL FLOORSPACE DEMAND BY DISTRICT, 2016-2036 69 

TABLE 27: NON-RETAIL EMPLOYMENT FLOORSPACE DEMAND BETWEEN 2016-2036 72 

TABLE 28: SUMMARY OF FLOORSPACE CAPACITY (SQM) FOR THE NEWCASTLE LGA 73 

TABLE 29: SUMMARY OF FLOORSPACE DEMAND (SQM) FOR THE NEWCASTLE LGA 73 

TABLE 30: FACTORS WHICH INFLUENCE THE SUITABILITY OF INDUSTRIAL PRECINCTS 76 

TABLE 31: ATTRIBUTES OF INDUSTRIAL PRECINCTS WITH FUTURE DEVELOPMENT 
POTENTAL 76 

TABLE 32: FLOORSPACE IN PRECINCTS WITH THE LARGEST AMOUNTS OF HOUSEHOLD 
GOODS RETAILING FLOORSPACE IN AND NEAR THE NEWCASTLE LGA 81 

TABLE 33: RETAIL CHARACTERISTICS OF TOWN CENTRES 83 

TABLE 34: POTENTIAL FUTURE RETAIL FLOORSPACE DISTRIBUTION IN THE INNER NORTH 
REGION 85 

 

 

  



 

 

Newcastle employment lands strategy v 

 

EXECUTIVE SUMMARY 

Introduction 
SGS Economics and Planning was commissioned by the City of Newcastle (Council) to update 
the Newcastle Employment Lands Strategy, which was adopted in 2013. This update will 
inform the planning of employment generating lands (including all land with an industrial, 
business or special activities zone) in the Newcastle LGA  

This Project is intended to provide an up-to-date evidence bŀǎŜ ǿƘƛŎƘ ǿƛƭƭ ƛƴŦƻǊƳ bŜǿŎŀǎǘƭŜΩǎ 
local strategic planning statement. It responds to the recent release of the NSW 
DƻǾŜǊƴƳŜƴǘΩǎ Greater Newcastle Metropolitan Plan 2036 and Hunter Regional Plan 2036 as 
well as to changes in the economy, land uses and land use projections since 2013. 

Land use regions have been defined which split the LGA into five areas which represent broad 
retail and service sub catchments. Supply and demand results are reported for these planning 
regions. 

PLANNING REGIONS WHICH HAVE BEEN USED TO REPORT LAND USE SUPPLY AND DEMAND 

 

 



 

 

Newcastle employment lands strategy vi 

 

bŜǿŎŀǎǘƭŜΩǎ ŜŎƻƴƻƳȅ 
Newcastle has historically been viewed as an industrial city anchored by the steel industry, 
although this status began to decline in the 1980s as the number of workers in the steel 
industry decreased. Employment and economic profiling in this study revealed some signs 
that the local economy is undergoing a transition towards other sectors, many of which are 
more knowledge intensive.  

The Newcastle LGA is a major regional employment destination with many more trips into 
than out of the LGA for work (approximately 49,300 vs 22,100). Knowledge intensive 
industries like professional and financial services are concentrated in the Newcastle LGA 
compared to the Hunter Region and NSW outside of Greater Sydney. However, knowledge 
intensive industries are much less concentrated than in Greater Sydney, and shift-share 
analysis showed that the Newcastle LGA has a negative competitive effect in these sectors 
compared with the broader NSW economy, which in industries like financial and professional 
services is dominated by Greater Sydney. 

The largest employment sectors in the Newcastle LGA are health care and social assistance 
(20%) and education (10%), with traditionally industrial sectors like manufacturing, utilities 
and wholesale trade making up only a small portion of total employment (17% from six 
ANZSIC categories). Between 2006-2016 employment declined in traditionally industrial 
sectors (defined by grouping ANZSIC categories from the ABS), with particularly significant 
declines in manufacturing (-30% or approximately -2,600 jobs), although employment in 
transport and warehousing grew (+18%). At the same time health care & social assistance and 
education were the sectors with the highest growth rates (+31% and +25% respectively 
between 2006-2016), and there was modest growth in some knowledge intensive industries. 
Employment in the population serving sectors of accommodation, food services and public 
administration also grew between 2006-2016. 

Educational attainment grew rapidly in the Newcastle LGA between 2006-2016 with the 
proportion of people with a bachelor level degree or higher increasing from 14.3% to 19.5%, 
although this is still lower than the proportion in Greater Sydney (28.3% in 2016). Newcastle is 
a destination for tertiary study, with many people migrating to the LGA to attend university, 
including from overseas. This presents a potential opportunity to attract people to stay in the 
area following their education, or to move back to the area later in life, attracted by the 
amenity and affordability of Newcastle compared to Sydney. This opportunity is expanded by 
increasing housing unaffordability across Greater Sydney. 

SGS has identified the following other economic catalysts which present opportunities for 
economic development in the Newcastle LGA: 

Á The opening of the Newcastle Light Rail, with opportunities for increased permeability 
and development in Newcastle City Centre, 

Á Potential growth in the University of Newcastle and the proposed opening of additional 
universities in Newcastle, 

Á The expansion of the Port of Newcastle, which provides a competitive advantage to the 
Newcastle LGA in the freight and logistics sector, 

Á Tourism to the nearby Hunter Valley Wine Region and Port Stephens, with an opportunity 
for Newcastle to play a greater role as a base for visitors to the Hunter Region with 
ǾƛǎƛǘƻǊǎ ŀǘǘǊŀŎǘŜŘ ōȅ bŜǿŎŀǎǘƭŜΩǎ ǳǊōŀƴ ŀƳŜƴƛǘȅ, 

Á Potential improvements in transport connectivity to Sydney, with faster rail connections 
under investigation by the NSW government, and 

Á The proposed expansion of the John Hunter Hospital to create a health and innovation 
precinct. 
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Industrial land uses 
As noted above, employment in many traditionally industrial sectors like manufacturing 
declined between 2006-2016 in the Newcastle LGA. They are projected to continue to decline 
in the future. However, there is a difference between industrial ANZSIC categories in which 
employment estimates are projections are organised (the categorisation used by the ABS for 
economic sectors) and the economic activity that actually takes place in industrial lands, 
including in the Newcastle LGA. 

bŜǿŎŀǎǘƭŜΩǎ ƛƴŘǳǎǘǊƛŀƭ ƭŀƴŘ ƘƻǳǎŜǎ ŀ ŘƛǾŜǊǎŜ ǊŀƴƎŜ ƻŦ businesses from a variety of ANZSIC 
sectors. This includes sectors that would be traditionally defined as industrial such as 
manufacturing, as well as others like recreation services, retail trade (warehousing associated 
with retail businesses), rental services, health care and professional services. Even if 
employment in traditionally industrial ANZSIC sectors are predicted to continue to decline, 
overall employment in industrial areas in Newcastle is expected to increase. This means that 
there is likely to be demand for increased amounts of industrial floorspace. 

Industrial land uses are changing across Australia in response to broader economic trends and 
drivers, impacting future land use requirements. Industrial employment is increasingly 
automated, meaning that the number of workers per square metre of floorspace is likely to 
be lower in the future. Opportunities in advanced manufacturing may mean that industrial 
activity becomes more knowledge intensive, with a higher economic output. Supply chain 
optimisation and the rise of online retail means that small industrial distribution facilities are 
required throughout populated areas, allowing rapid responses to orders for goods. This will 
heighten the importance of small and centrally located industrial precincts.  

SGS has modelled the likely future demand and capacity for industrial floorspace in Newcastle 
LGA, which are shown in the table below. Industrial demand is based on employment 
projections produced by Transport for NSW, which are converted to projections by broad land 
use category and then floorspace requirements by use of average employment to floorspace 
ratios. Industrial capacity has been modelled under three scenarios, but only the medium 
scenario, which represents the most likely development outcome, is shown here. 

INDUSTRIAL LAND USE DEMAND AND CAPACITY 

Industrial land use demand 

 Light industrial Heavy industrial Industrial offices Total 

Demand (sqm) 
2016-2036 122,983 -17,465 15,443 120,961 

Industrial land use capacity 

 Inner North Inner South Inner West Outer 

Capacity (sqm)- 
medium scenario 

275,191 2,504 44,123 2,074,788 

 

Industrial demand has been broken down by broad industrial use types, showing the 
differences in prospects of different industrial precincts. Demand for light industrial precincts 
and offices in industrial areas is likely to increase, while demand for heavy industrial premises 
is forecast to decline, driven by the forecast decline in traditionally industrial ANZSIC 
categories.  

While there is significant industrial floorspace capacity in Newcastle overall, most is located in 
greenfield precincts in Mayfield North, Hexham and Beresfield (in the Inner North and Outer 
regions in the table above). Many light industrial premises are located in the other regions in 
which there is little capacity. However, much of the additional light industrial demand would 
be expected to occur in these areas given forecast population growth in them, making it 
important to protect the operation of existing small industrial precincts. 
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Given the varied prospects of different kinds of industrial land uses in Newcastle, future land 
use directions have been broken down by a classification of precincts as follows: 

Á Light industrial and urban services precincts are distributed throughout the LGA and 
contain predominately smaller premises housing a wide range of industrial uses which 
either service the local population or are important parts of the supply chains of other 
nearby industries and businesses. Increasing demand and limited capacity for these uses 
in established areas mean that these precincts should be preserved and protected where 
possible. 

Á Strategic industrial precincts are strategically located near major transport infrastructure, 
house relatively large premises and accommodate a narrower range of uses including 
large-scale freight and logistics. The supply of land is these precincts appears to be 
sufficient, and continued development is occurring, so little planning intervention is 
required. 

Á Remnant industrial sites are surrounded by non-industrial uses but house large current or 
former traditional industrial operations (such as factories). The continued decline in 
manufacturing and evolution of industrial uses may cause these sites to become vacant 
and not fit for purpose in the future, in which case rezoning and redevelopment may be 
necessary to accommodate other employment generating uses, or non-employment-
generating uses if necessary for feasibility reasons. 

Á Lands associated with the port, which should be managed in association with the Port of 
Newcastle and NSW Government. Potential future expansion of the Port supports 
retention of this land. Principles for the former BHP intertrade site are provided in the 
action plan at the end of this Strategy. 

Retail land uses 
Retail uses across the Newcastle LGA and surrounds have been profiled and an overview of 
the  retail system is shown in the figure below. Kotara and the Newcastle City Centre 
(including Cooks Hill) are the two largest retail centres in the LGA. The large enclosed centres 
at Charlestown, Glendale and The Hunter Shopping Centre are near the LGA boundaries. 
Much (41%) of the retail floorspace in the Newcastle City Centre is devoted to hospitality, 
comprising 42% of all hospitality space in the LGA, while Kotara is a more broad-based 
regional shopping centre with a much broader retail mix. 
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RETAIL SYSTEM IN NEWCASTLE LGA AND SURROUNDS 

 

Source: SGS Economics and Planning 2019 

 

Future retail floorspace demand has been modelled with a retail gravity model based on 
current floorspace and projections of population and expenditure. This is shown in the table 
below. As the population in the LGA increases, we expect an increase in floorspace demand of 
around 26%. The retail model assumes that the relative attractiveness of centres will remain 
the same in the future, and so the largest increases in floorspace demand are predicted to 
occur in the largest current retail centres near where population growth is expected. As such, 
Newcastle City Centre and the Inner West region have the largest expected increases (Kotara 
is in the Inner West Region). 

The retail model presents one possible view of the future in which the retail landscape does 
not change dramatically. The results should be taken as a starting point for strategic planning 
and the model does not show what could occur if the roles of centres or their relative levels 
of attractiveness change. The model may over-estimate floorspace demand, as it assumes 
that retail floorspace demand and supply are currently in equilibrium, but the Newcastle LGA 














































































































































































































