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1.0 EXECUTIVE SUMMARY
The Review of Industrial Employment Lands in the Throsby Area is an
evidence based review of the Carrington, Islington, Maryville, Tighes Hill and
Wickham employment land precincts and makes recommendations for the
adoption of future land use zones in the draft Newcastle Comprehensive
Local Environmental Plan.
The evidence based review took into
consideration existing land uses and future demand for industrial employment
lands in the Newcastle local government area (LGA) and the Hunter region.
Carrington, Islington, Maryville, Tighes Hill and Wickham are all inner suburbs
of Newcastle. Carrington and Tighes Hill adjoin the State significant port
employment lands, while Maryville and Wickham are located in close
proximity to the Newcastle city centre and Honeysuckle redevelopment
precincts. Islington employment lands are in close proximity to Hamilton and
approximately 2km from the State significant port employment lands and the
Newcastle city centre. Each of the areas are characterised by a mix of
industrial, employment and residential activities.
The Throsby employment lands are of strategic importance to support port
related as well as other types of emerging industries that have synergies with
the Newcastle city centre. Similarly to other employment lands throughout
NSW, there is increased development pressure at Carrington, Islington,
Maryville, Tighes Hill and Wickham to rezone employment lands to permit
residential development and to remove historical land use conflicts that exist.
The Port of Newcastle, the world’s largest coal export port, is a strategic asset
and economic driver for Newcastle and the Hunter region and it offers
significant industrial opportunities. The strategy review (section 4) reinforces
the importance of retaining and protecting industrial employment land around
the Port of Newcastle for traditional industries as well as warehousing and
servicing land uses that support the port and continue to create employment
opportunities.
The Lower Hunter Regional Strategy 2006-2031 acknowledges that the
majority of recent new jobs have been generated in the tertiary sectors, such
as health, education, financial and personal services, as well as tourism. This
trend is expected to continue. Notwithstanding, industrial areas will remain
very important to the Region’s economy through the creation of employment
opportunities in existing and emerging industries and businesses. The
projected population increase of 160,000 people in the Lower Hunter over the
next 25 years will require sufficient employment lands to accommodate
66,000 new jobs, if current rates of employment are to be maintained. The
strategy aims to facilitate 85% of these new jobs within existing centres and
employment lands. It is anticipated that 25% of these new jobs will be
generated by industrial land uses located on employment lands.
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The Newcastle Industrial Lands Analysis 2009 (Wakefield Planning) estimates
that there is 2,598 hectares (ha) of industrial land in Newcastle LGA. Around
1,566ha of this land is subject to the planning controls contained in the Major
Development State Environmental Planning Policy (Three Ports 2009
Amendment). It is estimated that there is now 936ha supply of vacant
industrial land, of which 543ha is subject to the Major Development SEPP.
Newcastle has a significant supply of industrial land, but much of this vacant
industrial land may not be easy to develop due to site constraints and
contamination issues. Over the last 5 years, 85.6ha of industrial land has
been developed in the Newcastle LGA, which equates to an average rate of
17.1ha per year. There may be a short term oversupply of industrial
employment lands, but in the medium to longer term it is important to retain
existing zoned industrial employment areas as there are limited future
opportunities to rezone additional industrial land within the Newcastle LGA
and in close proximity to the port and the regional city centre.
There is insufficient planning justification at this time to rezone employment
lands to permit residential development in the Newcastle inner suburbs. The
Newcastle Urban Strategy (Update 2009) incorporates the residential
development strategy which aims to sustainably increase residential densities
in proximity to centres and or railway stations in order to accommodate the
Lower Hunter Regional Strategy projected demand of 20,500 new dwellings
by 2031. Higher residential densities will be encouraged in the Newcastle city
centre, renewal corridors and in close proximity to employment centres and
public transport. Wickham was identified for urban renewal by the Newcastle
City Centre Local Environmental Plan 2008 based on its close proximity to
employment centres and access to public transport. Carrington and Maryville
are not considered suitable for urban renewal.
The land use analysis undertaken as part of this review found that the
industrial activities operating within the Throsby industrial areas are
compatible and appropriately located within the 4(a) Urban Services zone.
The established industrial employment areas at Carrington and Maryville are
characterised by a mixture of industrial and residential land uses. The
majority of the residential single storey cottages were built around 1930 and
have been slowly redeveloped for industrial land uses or the existing dwelling
has been renovated.
Consideration was given to whether some land at Carrington and Maryville
could be considered for an alternate zoning based on there being a mixture of
residential and industrial land uses. However, the strategy review (section 4)
reinforces the importance of retaining and protecting industrial employment
lands around the Port of Newcastle and in proximity to the regional city of
Newcastle. In addition, the Newcastle Urban Strategy recognises where it is
appropriate to increase residential densities in the Newcastle LGA. The
specific zoning recommendations are provided at section 7.
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In summary, the evidence based review recommends that the draft Newcastle
Comprehensive Local Environmental Plan should include all properties
currently zoned 4(a) Urban Services under the Newcastle Local
Environmental Plan 2003 in the IN2 Light Industrial zone under the
comprehensive Local Environmental Plan, with the exception of land at Fern
Street, Islington.
The properties along Fern Street, Islington are
recommended to be zoned B4 Mixed Use to reflect the land use analysis
findings (Attachment A) that this locality predominantly consists of residential
dwellings and there are a number of vacant industrial buildings. The mixed
use zone should protect the existing industrial land uses but at the same time
encourage redevelopment of other permissible land uses, such as residential,
retail and commercial premises, child care centres and educational facilities.
It is also recommended that the IN2 Light Industry zone should retain similar
permissible land uses as the previous 4(a) Urban Services zone.
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2.0 Investigation Area
The evidence based review was undertaken in the Carrington, Islington,
Maryville, Tighes Hill and Wickham employment land precincts, which are
zoned 4(a) Urban Services under Newcastle Local Environmental Plan 2003.

Map No.1 Investigation Area
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3.0 Land Use Analysis
The land use analysis was undertaken with the assistance of Newcastle City
Council and identifies the actual land uses located within respective
employment land precincts as identified on Map No.2.

Map No.2 Land Use Analysis
The existing industrial areas consist of a variety of allotment sizes, which
continue to accommodate a range of industrial land uses. It was found that
the industrial activities operating within the industrial areas are compatible and
appropriately located within the 4(a) Urban Services Zone. Notwithstanding,
there are a number of localities where older style residences built around
1930 exist and adjoin industrial land uses, particularly at Maryville and
Carrington. At Cowper, Darvall, Denison and Young Streets, Carrington, as
well as within the area known as “The Ladder” at Edwin Street, William Street
and the western end of Harrison Street, Maryville, there is a reasonable high
percentage of residential cottages. It is noted that some of these residential
properties have been redeveloped for industrial land uses or the existing
dwelling has been renovated.
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Fern Street, Islington is dominated by predominantly older style single storey
residences. It is estimated that the north and south side of Fern Street consist
of 90% and 60% residential dwellings, respectively. At Tighes Hill there are
two large vacant industrial employment areas. The parcel of land located
along Industrial Drive has an approximate area of 6ha and is located opposite
port employment lands and adjoins industrial land uses to the west. The other
parcel of land is located along Elizabeth Street and has an approximate area
of 2ha and adjoins residential land uses to the north and Throsby Creek to the
south. A larger scale land analysis map and general land analysis
observations are provided as Attachment A.
The land surrounding Carrington, Islington, Maryville, Tighes Hill and
Wickham industrial precincts is predominantly zoned 2(b) Urban Core under
Newcastle LEP 2003, with the exception of Tighes Hill. The 2(b) Urban Core
zone permits home based businesses and a limited range of non-residential
development which provides a buffer between the employment lands and
standard residential areas.

4.0 Strategy Review
This section reviews the Lower Hunter Regional Strategy and other relevant
strategies to provide an understanding about the Port of Newcastle and
supply and demand of employment lands in the Hunter region.
4.1 Lower Hunter Regional Strategy
The Regional Strategy released by the Department of Planning in October
2006 projects that the population will increase by 160,000 people over the
next 25 years and aims to ensure that adequate land is available and
appropriately located to sustainably accommodate the projected housing and
employment needs of the region’s population.
It is recognised that the Port of Newcastle accounts for 14% of Australia’s
total exports sent to international markets and is Australia’s largest port in bulk
terms and the world’s largest coal exporting port. The strategy requires that
local planning provisions reflect and promote the role of the Port of Newcastle
as identified in the NSW Port Growth Strategy, as the site for a second
container port facility for NSW. This will include ensuring that local planning
provisions maintain port-related employment land around the Port of
Newcastle for industries that specifically require port access. The strategy
recognises that there is 1200ha of vacant “special purpose” employment
lands for port and airport related development.
Carrington, Islington, Maryville, Tighes Hill and Wickham industrial precincts
are identified as existing employment lands. The strategy recognises that in
recent decades, new industrial estates are often inaccessible to major
transport, especially public transport links and much of well located industrial
land has been largely taken over by retail activities such as bulky goods.
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The projected population increase will require sufficient employment lands to
accommodate 66,000 new jobs, if current rates of employment are to be
maintained. The strategy acknowledges that the majority of new jobs have
recently been generated in the tertiary sectors, such as health, education,
financial and personal services, as well as tourism and this trend is expected
to continue. The strategy aims to facilitate 85% of these new jobs within
existing centres and employment lands. It is anticipated that 25% of these
new jobs will be located on employment lands, which includes the older
industrial areas, which traditionally have housed light industry, as well as
newer ‘business park’ style developments. It is important to the region’s
economy to retain well located industrial land, which will create employment
opportunities in existing and emerging industries and businesses. In the short
to medium term, the strategy recognises that there is sufficient industrial
employment lands available, but in the long term it will be necessary to rezone
additional industrial employment lands in the Hunter region.
4.2 Regional Strategy Update Report 2009
This update prepared by the Department of Planning indicates the Lower
Hunter’s population increased by 13,700 people over the last two years, which
is on target with the population projection of 160,000 people by 2031.
In 2006-07, the value of trade through the Port of Newcastle was $8.3 billion,
which reinforces its importance to the NSW economy. It is expected that $1.5
billion will be invested in the port up to 2010, with potential job generation
being about 1530 positions per year. Recently the NSW government declared
the Port of Newcastle a State significant site to recognise its economic
importance, to protect the port from potential land use conflict and to protect
critical transport corridors. The update also reinforces the need for planning
provisions to protect and promote the role of the Port of Newcastle, including
maintaining employment lands around the port for industries that require port
access.
4.3 Newcastle Industrial Lands Analysis 2005
Newcastle City Council engaged SGS Economics and Planning to prepare the
Newcastle Industrial Lands Analysis in 2005 (NILA). The analysis determined
Newcastle’s current industrial land resources, current and future industrial
land demands and proposed a number of development scenarios (low,
medium and high) to assist Council to make informed decisions about the
management of Industrial land over the oncoming 20 years.
Industrial Land Supply
According to the 2004 Newcastle Industrial Lands and Employment Survey
(NILES), LGA has 2,302ha of zoned industrial and mixed-use land. This land
area translates into 2,643 sites. The majority of these sites (66% or 1,750 in
absolute terms) were developed for industrial purposes and there were 267
vacant sites. Residential dwellings existed on 626 industrial sites, with a total
area of 24ha.
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The 267 vacant industrial sites provide a total area of 1,002ha within
Newcastle LGA. Of this, 453ha of this land is categorised as vacant
Brownfield sites (i.e. sites that are vacant, but partly developed). It was
recognised that there area a number of physical constraints, contamination
and land ownership issues that may reduce the amount of developable
industrial land. It was estimated that there was only 118ha of unencumbered
industrial land.
In 2005, the following amount of land was zoned 4(a) Urban Services in the
study area: 19.5ha in Carrington, 9.2ha in Islington, 16.9ha in Maryville,
11.2ha in Tighes Hill and 7.2ha in Wickham. This comprises a total supply of
64ha which is substantial given the NILA 2005 assumes an average annual
demand of 4.8ha.
Industrial Land Demand
It is expected that traditional industrial land uses will generate demand for an
additional 64ha of industrial land between 2005 and 2016, and up to 111ha of
industrial land between 2005 and 2026.
Demand is expected to arise from manufacturing industries related to the port,
particularly in the higher value added engineering and equipment
manufacturing industries. In addition, additional demand for industrial land is
expected from the service/tertiary sectors and from bulky goods retailing,
which is permissible with consent in the 4(a) Urban Services zone pursuant to
the Newcastle Local Environmental Plan 2003.
Key recommendations
Newcastle has a significant supply of industrial land, but much of this land is
restricted by site specific encumbrances (such as contamination, flooding and
heritage) and land ownership issues. Newcastle should provide an ongoing
ten year supply of industrial land to cater for future growth and industry
dynamics. Based on a medium growth scenario, demand for industrial land
can be met, but only if the industrial stock is not undermined by residential
and commercial development. The critical ten year supply level would be
reached around 2020.
Council needs to continue to protect and clearly define industrial lands and
appropriate uses to ensure that this land resource is not lost to commercial
pursuits in the short term, which may be accommodated in existing business
zones across the city. In particular, Council should ensure that port related
land in and around the harbour is maintained under current industrial zoning
to ensure this economic asset is protected and that an adequate industrial
land supply is provided for Newcastle’s future industrial development.
Council should focus attention on those types of industry where Newcastle
has a competitive advantage, including port/port related industries and
airport/aerospace industries. Given the presence of smaller industrial lots
(smaller than 1ha) Newcastle could be particularly attractive to the more
‘knowledge based’, ‘higher tech’ manufacturing activities which typically
require less space than traditional manufacturing industries.
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4.4 Newcastle Industrial Lands Analysis 2009 Review
The review was undertaken by Wakefield Planning, it provides a revised
forecast about Newcastle’s future industrial land demands, taking into
consideration recent employment trends, to determine appropriate industrial
zone boundaries as part of the proposed Newcastle Comprehensive LEP.
It is recognised that there is increased development pressure to rezone
employment lands to permit residential land uses and this pressure is
expected to continue. Presently, there is significant development pressure
being placed on inner city industrial land to redevelop for residential purposes,
particularly for land close to the Port of Newcastle, such as within the suburbs
of Wickham, Carrington, Maryville and Islington.
The total amount of industrial land in Newcastle LGA is estimated around
2,598ha. Around 1,566ha of this land is subject to the planning controls
contained in the Major Development SEPP (Three Ports 2009 Amendment). It
is estimated that there is now 936ha of vacant industrial land, of which 543ha
is subject to the Major Development SEPP. Over the last 5 years, 85.6ha of
industrial land has been developed, which equates to an average rate of
17.1ha per year. This rate is significantly higher than the previous prediction
of approximately 4.8ha per year. As already identified by the Newcastle
Industrial Lands Analysis 2005, the majority of this existing vacant land may
be difficult to develop due to site constraints and contamination issues.
In addition, there are limited opportunities to zone additional industrial land
within the Newcastle LGA and it is important to protect the existing
employment lands. It is considered that existing industrial areas in proximity
to the port are fundamentally important to accommodate industrial,
warehousing and servicing land uses supporting the core port functions.
Intensification of residential development adjacent to critical transport
corridors should not be encouraged to avoid additional land use conflict.
The Newcastle Industrial Lands Analysis 2009 Review (Appendix C – Precinct
Analysis) makes the following site specific recommendations:Carrington
“This area represents an area which is losing manufacturing. Steady,
generally modest scale redevelopment is occurring. The Carrington area
represents a key "hinterland" for waterfront access including lands under
state government control. Residential adjacency issues occur, however
the need to provide appropriate support areas for port lands suggests
these lands should be retained in an appropriate industrial zone.”
Islington
“The area has excellent accessibility to Newcastle City and some areas
developed for residential development may be appropriate for a residential
zoning. Depending upon future changes in land use, this area could be
considered for a non-industrial zoning.”
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Maryville
“This area appears quite stable. The narrow one way streets and small lot
sizes in the centre of this area limit the types of businesses that can
establish here, and this perhaps explains the high number of residences
still located in this precinct. There are, however, a number of small
industrial businesses and the DA records show that some development is
occurring. The area is in good proximity to the key waterfront industrial and
port uses in Carrington and may be attractive to supporting light industrial
and commercial development as the area evolves. The waterside location
of a portion of this land may make it suitable for forms of residential
development, immediately adjacent to the water, to complement recent
development to the east of Hannell Street. Contamination and flooding
issues would need to be addressed and residential use would need to be
considered against reducing industrial land supply in Newcastle LGA
noting that Newcastle has enough land zoned ‘residential’ to meet targets
over the next 25 years (Newcastle Residential Development Strategy
Review).”
Tighes Hill
“This area has the potential to reap the benefits of being located close to
the port and the Port Zone, while not under the same state government
controls as the adjacent SEPP land. The waterside location of a portion of
this land may make it suitable for forms of residential development,
immediately adjacent to the water. Contamination and flooding issues
would need to be addressed and residential use would need to be
considered against a reducing industrial land supply in Newcastle LGA
noting that Newcastle has enough land zoned ‘residential’ to meet targets
over the next 25 years (Newcastle Residential Development Strategy
Review).”
Wickham
“There is potential for this area to capitalise on its access to Carrington
industrial areas. The transport and storage uses are obviously longestablished, but if they cease operation, these large lots which are close to
the port areas could be an important development opportunity, as most
lots in this area are very small. It is suggested that this land be retained in
an appropriate industrial zoning.”
The planning assessment (Section 6) provides an assessment of these
specific recommendations.
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4.5 Newcastle City Centre Renewal Report March 2009
This report prepared by the Hunter Development Corporation does not
specifically relate to the Throsby study area but recommends four key catalyst
projects which will assist in revitalising the Newcastle city centre in
accordance with the city centre plans. These recommendations are still under
consideration by the NSW Government.
The key catalyst projects are: the relocation of 60,000m2 of University of Newcastle’s faculties to the
city;
 the relocation of State and Federal Justice facilities to the City’s Civic
Precinct;
 an improved integrated public transport system that involves a new
station / terminus at Wickham; and
 investment over time in the city’s public domain.
It is recommended that the Newcastle city centre remain connected to the rail
system, but the line be terminated at Wickham to enable the city to reconnect
to the waterfront.
4.6 NSW Ports Growth Plan 2003
The plan provides a strategic framework within which government, industry
and the community will work to ensure future growth and development of port
capacity in NSW. The Port of Newcastle is the largest coal export port in the
world and is identified as the next major container facility when Port Botany
reaches capacity. Ninety hectares of the former BHP steelworks site has
been secured for port use and was recently transferred to the Newcastle Port
Corporation, so that the waterfront land can be protected and retained for the
future container facility.
4.7 Newcastle Port Environs Concept Proposal 2003
The Newcastle Port Environs Concept Proposal 2003 applies to Carrington
and to part of Tighes Hill. It provides a strategic overview of the likely future
development of the Newcastle port environs by identifying key developmental
and environmental issues and categorising land areas for their potential use.
The concept proposal was used in the preparation of the Lower Hunter
Regional Strategy, which provides the agreed NSW government position on
future land uses.
The concept proposal acknowledges that the demand for industrial land over
the next 30 years and beyond is difficult to predict. Nevertheless, the Port of
Newcastle has the potential to attract a range of port related industrial land
uses depending on the availability of developable land.
The amount of developable land will depend on addressing the site
constraints because much of the land zoned industrial within the Newcastle
port environs is heavily constrained by a range of issues, including
environmental and contamination constraints.
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The concept proposal reinforces the importance to retain on-port as well as
near-port industrially zoned land across the whole region, and to encourage
the use of port-front land by port-related industries. It is recognised that
modern communication, efficient transportation and distribution measures
makes it feasible for some port related industries to be located in other
industrial areas in the Lower Hunter.
4.8 Newcastle Urban Strategy - Update 2009
The Newcastle Urban Strategy (Update 2009) contains neighbourhood visions
and objectives for each centre to explain the desired future urban
characteristics. The urban structure map identifies the employment lands at
Carrington, Islington, Maryville, Tighes Hill and Wickham as Industrial lands.
The residential development strategy forms part of the urban strategy. The
residential development strategy aims to sustainably increase residential
densities in proximity to centres and or railway stations in order to
accommodate the Lower Hunter Regional Strategy projected demand of
20,500 new dwellings by 2031.
Higher residential densities will be
encouraged in the Newcastle City Centre, renewal corridors and in close
proximity to employment centres and public transport.

5.0 Environmental Planning Instruments Review
This section reviews the relevant environmental planning instruments that
determine the future permissible land uses on the industrial employment
lands.
5.1 State Environmental Planning Policy (Major Development) 2005
State Environmental Planning Policy (Major Development) 2005 declared
NSW’s three major ports Newcastle, Botany and Port Kembla as State
significant sites. The SEPP recognises the importance of port lands to the
State’s economy through income generation and employment opportunities.
The new planning regime covers land previously zoned 4(b) Port and Industry
under Newcastle Local Environmental Plan 2003 and provides a strategic
approach to the future development of these important employment lands.
5.2 Newcastle Local Environmental Plan 2003
Carrington, Islington, Maryville, Tighes Hill and Wickham industrial precincts
which form part of the Throsby employment lands review, are zoned 4(a)
Urban Services pursuant to the Newcastle Local Environmental Plan 2003.
The 4(a) Urban Services zone aims to:(a) Accommodate a wide range of light industrial, transport and storage
activities which do not adversely affect the amenity of the
neighbourhood.
(b) Accommodate a wide range of employment-generating uses and
associated support facilities with good access to the arterial road network
for freight movement.
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(c) Accommodate sales and storage operations requiring extensive
space such as bulky goods retail outlets, which will not prejudice the
viability of local centres, district centres or the Newcastle City Centre.
Dwellings houses are prohibited in the 4(a) Urban Services zone. Where
dwellings houses already exist in the 4(a) Urban Services zone, the existing
use right provisions apply under the Environmental Planning and Assessment
Act, 1979. The consent of Newcastle City Council is required for any
alteration, extension or rebuilding of a dwelling house not covered by exempt
development pursuant to Newcastle LEP 2003 and State Environmental
Planning Policy (Exempt and Complying Development Codes) 2008.
The land surrounding Carrington, Islington, Maryville, Tighes Hill and
Wickham industrial precincts is predominantly zoned 2(b) Urban Core, with
the exception of Tighes Hill. The 2(b) Urban Core zone permits home based
businesses and a limited range of non-residential development which is
considered compatible and sympathetic with the residential character of the
area.
5.3 Newcastle City Centre Local Environmental Plan 2008
The city centre plan established new planning controls to reinforce Newcastle
as the regional city and to deliver the Lower Hunter Regional Strategy’s
housing and employment land projections of 4,000 dwellings and 10,000 jobs
within the city centre over the next 25 years.
This is relevant to the Throsby employment lands review as significant
residential/commercial redevelopment opportunities have been identified
around the Wickham Railway Station. The city centre plan zoned Wickham
as B4 Mixed Use and in the mixed use zoning, only light industry, bulky goods
premises having a gross floor area less than 400 square metres and depots
are permissible with consent. General industrial, car repair stations and
warehouse type land uses are prohibited. Similar with the dwellings that exist
in the 4(a) Urban Services Zone, existing use right provisions also apply to
existing industrial land uses under the Environmental Planning and
Assessment Act, 1979.
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5.4 Standard Instrument—Principal Local Environmental Plan
The Newcastle Comprehensive Local Environmental Plan is recognised as a
priority LEP to be completed within 2 years (June 2011), to deliver the Lower
Hunter Regional Strategy’s housing, employment and environmental
outcomes.
The employment lands review recommends the use of both the IN2 Light
Industry zone and the B4 Mixed Use zone.
The IN2 Light Industry aims to:a) Provide a wide range of light industrial, warehouse and related land
uses.
b) Encourage employment opportunities and to support the viability of
centres.
c) Minimise any adverse effect of industry on other land uses.
d) Enable other land uses that provide facilities or services to meet the
day to day needs of workers in the area.
In the IN2 Light Industry zone it is mandatory to have the following uses as
permissible with consent: - depots; light industries; neighbourhood shops and
warehouse or distribution centres.
The B4 Mixed Use zone aims to:a) Provide a mixture of compatible land uses.
b) Integrate suitable business, office, residential, retail and other
development in accessible locations so as to maximise public transport
patronage and encourage walking and cycling.
In the B4 Mixed Use zone it is mandatory to have the following uses as
permissible with consent:- boarding houses; business premises; child care
centres; community facilities; educational establishments; entertainment
facilities; function centres; hotel or motel accommodation; information and
education facilities; office premises; passenger transport facilities; recreation
facilities (indoor); registered clubs; retail premises; seniors housing and shop
top housing.
5.5 Minister’s Section 117 Directions
Section 117 of the Environmental Planning and Assessment Act 1979 allows
the Minister for planning to give directions to councils regarding the principles,
aims, objectives or policies to be achieved in the preparation of draft local
environmental plans. Direction 1.1 Business and Industrial zones and
Direction 5.1 Implementation of Regional Strategies applies to the Throsby
employment lands.
Direction 1.1 Business and Industrial zones aims to encourage employment
growth and protect employment lands in business and industrial zones.
Direction 5.1 Implementation of Regional Strategies requires draft local
environmental plans to be consistent with the Lower Hunter Regional Strategy
which identifies Carrington, Islington, Maryville, Tighes Hill and Wickham
industrial precincts as existing employment lands.
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6.0 Planning Assessment
This section provides an assessment of relevant strategies and environmental
planning instruments to determine whether they support the retention or
otherwise of the existing industrial employment lands in the Throsby area.
6.1 Lower Hunter Regional Strategy
The Lower Hunter Regional Strategy reinforces the importance of retaining
port-related employment land around the Port of Newcastle for industries that
specifically require port access. The retention of traditional industrial areas is
considered very important to the Region’s economy through the creation of
employment opportunities in existing and emerging industries and
businesses.
In the long term, the strategy recognises that it will be necessary to rezone
additional industrial employment lands to facilitate the creation of new jobs. It
is considered important to provide a diverse range of employment lands,
including sites that differ in size, range of services and location to
accommodate different industry requirements.
6.2 Newcastle Industrial Lands Analysis 2005
The Newcastle Industrial Lands Analysis 2005 reinforces the importance of
retaining port-related employment land around the Port of Newcastle and
recognises that well located industrial areas that are well serviced by
infrastructure will offer Newcastle a competitive advantage and should be
retained.
It is important to retain land zoned industrial in accessible and appropriate
locations because a large percentage of the vacant industrial land (estimated
at 1,002ha in 2005) within Newcastle LGA is affected by contamination,
physical constraints and land ownership issues that may reduce the amount
of developable industrial land. It was estimated that there was only 118ha of
unencumbered industrial land. However, as with the former BHP land,
contaminated land can be remediated so that it can be used for port related
industrial land uses.
Based on the NILA medium growth scenario of approximately 5.4ha per year,
demand for industrial land can be met, but only if the industrial stock is not
undermined by residential and commercial development. The critical ten year
supply level would be reached around 2020. It is important to protect and
clearly define industrial lands and appropriate uses to ensure that this land
resource is not lost to commercial pursuits.
The Throsby employment lands have a total accumulative area of 64ha.
These employment lands are well located and serviced by infrastructure and
should be protected from residential and commercial development. It is
important to maintain an adequate supply of developable industrial land to
accommodate traditional industrial land uses as well as service and ‘higher
tech’ manufacturing industries.
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6.3 Newcastle Industrial Lands Analysis 2009 Review
This review reconfirms the importance of retaining suitably located
employment lands as there are limited future opportunities to rezone
additional industrial land within the Newcastle LGA and in close proximity to
the port and the regional city centre.
Over the last 5 years, 85.6ha of industrial land has been developed, which
equates to an average rate of 17.1ha per year. This rate is significantly higher
than the previous prediction of approximately 4.8ha per year. Retaining
existing industrial areas is important to continue to accommodate port related
industries such as industrial, warehousing and servicing land uses to support
the Port of Newcastle and continue to create employment opportunities.
The Throsby employment lands review generally supports and agrees with
the site specific recommendations of the 2009 review, except for the
recommendation that part of Maryville and Tighes Hill along Throsby Creek
could be considered for residential development to complement the recently
completed Linwood development. Redeveloping part of Maryville and Tighes
Hill along Throsby Creek as residential is not supported and would result in
the loss of valuable industrial land. Developing part of Maryville and Tighes
Hill as residential would cause additional land use conflicts, by creating new
residential and industrial interfaces, which would increase development
pressure to rezone the remaining industrial area around Maryville to
residential. The strategy review reinforces the importance of protecting the
supply of industrial land in proximity to the Port of Newcastle and the
Newcastle city centre, so that it is possible to continue to accommodate a
range of industrial land uses to facilitate employment opportunities.
6.4 Port Strategies
The NSW Ports Growth Plan 2003 and the Newcastle Port Environs Concept
Proposal 2003 both reinforce the State significance of the Port of Newcastle.
The Port of Newcastle, the world’s largest coal export port, is a strategic asset
and economic driver for Newcastle and the Hunter region and offers
significant employment opportunities. It is essential to retain industrial
employment lands in proximity to the Port of Newcastle.
6.5 State Environmental Planning Policy (Major Development) 2005
The SEPP reinforces the importance of the Port of Newcastle and the new
planning regime provides a strategic approach to the future development of
these employment lands, which should encourage further investment.
As the Port of Newcastle is developed, it is likely that additional demand will
be placed on nearby industrial areas to accommodate port related supporting
industries. There is limited vacant industrial land available, and therefore it is
important to retain existing industrial areas and resist the development
pressure to rezone employment lands to permit residential land uses.
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6.6 Newcastle City Centre Local Environmental Plan 2008
The Newcastle City Centre Local Environmental Plan 2008 identified part of
Wickham for urban renewal and zoned 22ha of land at Wickham, B4 Mixed
Use zone so that it could be redeveloped for higher density residential and
commercial land uses. Wickham is currently characterised by a mixture of
light industrial, warehouses and mixed land uses permissible and compatible
with the previous 3(d) Mixed Use zone under Newcastle Local Environmental
Plan 2003. As a consequence of the City Centre Local Environmental Plan
2008 rezoning the land, only light industry, bulky goods premises having a
gross floor area less than 400 square metres and depots are permissible with
consent. Car repair stations and warehouse type land uses are prohibited
and will need to relocate to nearby industrial areas if they want to expand their
operation. This may place additional demand on the industrial land located at
Carrington, Islington, Maryville, Tighes Hill and Wickham (not covered by the
City Centre LEP) where these land uses are still permissible.
6.7 Newcastle Urban Strategy - Update 2009
The residential development strategy forms part of the urban strategy. The
residential development strategy aims to sustainably increase residential
densities in proximity to centres and or railway stations in order to
accommodate the Lower Hunter Regional Strategy projected demand of
20,500 new dwellings by 2031.
Higher residential densities will be
encouraged in the Newcastle City Centre, renewal corridors and in close
proximity to employment centres and public transport.
Rezoning industrial employment lands to permit residential land uses is not
necessary and should only be considered in very limited circumstances, with
strong strategic justification.
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7.0 Planning and Zoning Recommendations
This section takes into consideration the strategic review and land use
analysis to provide the rational for the zoning recommendations in the
Throsby study area.
7.1 Carrington
The Carrington employment lands consist of four separate industrial areas.
The land use analysis found that these industrial areas predominantly consist
of land uses compatible with, and suitably located within the existing 4(a)
Urban Services zone. Consideration was given to whether the employment
lands to the south located at Cowper, Darvall, Denison and Young Streets,
Carrington, could be considered for a B4 Mixed Use zoning, in recognition of
the high percentage (60%) of residential land uses. It was considered
appropriate to retain the industrial zoning because this location is not suited
for urban renewal based on limited access to services and public transport.
Furthermore, the strategy review reinforces the importance of retaining
industrial employment lands in proximity to the Port of Newcastle to continue
to accommodate a range of industrial land uses and a mixed use zone may
increase land use conflict.
Recommendation:
Include land currently zoned 4(a) Urban Services under Newcastle Local
Environmental Plan 2003 in the IN2 Light Industrial zone under the draft
Newcastle Comprehensive LEP. The IN2 Light Industry zone should retain
similar permissible land uses as the previous 4(a) Urban Services zone.

7.2 Islington
The Islington employment lands are located parallel to the rail line and along
Hubbard Street. The land use analysis found that Fern Street, Islington is
predominantly characterised by older style single storey residences. It is
estimated that the north and south side of Fern Street consist of 90% and
60% residential dwellings, respectively.
It is considered that Fern Street should be zoned mixed use to reflect the land
use analysis findings that this locality predominantly consists of residential
dwellings and there are a number of vacant industrial buildings. The mixed
use zone should protect the existing industrial land uses but at the same time
encourage redevelopment of other permissible land uses, such as residential,
retail and commercial premises, child care centres and educational facilities.
Redevelopment of this locality is not considered likely to exacerbate any
potential land use conflicts because there are already a high percentage of
residential dwellings.
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The land use analysis also identified two small pockets of predominantly
residential dwellings at Bentley, Chinchen, Clyde, Girling and Price Street,
Islington. This locality is recommended to retain its industrial zoning as it is
surrounded by industrial land uses and located opposite the Newcastle TAFE.
Residential land uses should be discouraged in this locality, so that the
industrial area can be developed accordingly.
Recommendation:
Include land currently zoned 4(a) Urban Services under the Newcastle Local
Environmental Plan 2003 in the IN2 Light Industrial zone, with the exception
of the properties along Fern Street which are recommended to be zoned B4
Mixed Use under the draft Newcastle Comprehensive LEP. A potential
zoning map is provided below. The IN2 Light Industry zone should retain
similar permissible land uses as the previous 4(a) Urban Services zone.
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7.3 Maryville
The Maryville employment lands consist of a mixture of land uses. The
southern part along The Avenue and northern part adjoining Throsby Creek
contain predominantly industrial land uses. The land in the centre, commonly
referred to as “The Ladder”, consists of a mixture of industrial and residential
land uses.
The land use analysis found that there was a high percentage of residential
dwellings within “The Ladder” at Edwin Street, William Street and the western
end of Harrison Street. Consideration was given as to whether a number of
these properties could be considered for residential zoning, in recognition of
the residential land uses in this locality. However, the strategy review at
section 4 confirms the need to retain industrial land, and after taking into
consideration the surrounding industrial land uses, it was considered
appropriate to retain the industrial zoning to reduce development pressure to
rezone additional employment lands to permit residential land uses in this
locality. For example the residential properties located at the western end of
Harrison Street adjoin large industrial warehouses at the rear, which may be
redeveloped in the future for land uses permissible in the recommended IN2
Light Industrial zoning.
The Maryville employment lands are not considered suitable for urban
renewal based on the mixture of industrial land uses in a fine grained
subdivision pattern, limited access to services and public transport. The
evidence based review reinforces the importance to retain the industrial
employment lands in proximity to the Port of Newcastle and Newcastle City
Centre so as to continue to accommodate a range of industrial land uses. It is
noted that additional demand for industrial land has been created by the
Newcastle City Centre LEP which rezoned 22ha of land at Wickham B4 Mixed
Use zone and prohibited car repair stations and warehouse type land uses at
Wickham. As the demand for industrial land increases, some of these
residential properties at Maryville may be consolidated and redeveloped into
larger industrial complexes. It is acknowledged that some of these industrial
land uses may relocate outside the Throsby study area, but the Lower Hunter
Regional Strategy recognises that in the long term there will be a shortage of
industrial employment lands in the Hunter Region.
Recommendation:
Include land currently zoned 4(a) Urban Services under the Newcastle Local
Environmental Plan 2003 in the IN2 Light Industrial zone under the draft
Newcastle Comprehensive LEP. The IN2 Light Industry zone should retain
similar permissible land uses as the previous 4(a) Urban Services zone.
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7.4 Tighes Hill
The Tighes Hill employment lands are located on the northern side of Throsby
Creek. The land use analysis found that there are no residential dwellings
located within the industrial area and there are two large vacant industrial
employment areas. The parcel of land located along Industrial Drive has an
approximate area of 6ha, is located opposite port employment lands and
adjoins industrial land uses to west. The other parcel of land is known as
No.73 Elizabeth Street, and has an approximate area of 2ha, adjoining land
zoned residential to the north and west and Throsby Creek to the south.
Council advises that a development application for 42 industrial units at No.73
Elizabeth Street was approved in 2008. Consideration was given as to
whether No.73 Elizabeth Street could be considered for residential zoning to
realign the residential and industrial zone boundary. The land use analysis
found that the natural ground level of the subject land is approximately 8m
below Elizabeth Street and approximately 14m below the residential dwelling
located on the ridge to the north. It is considered that the natural topography
should act as a buffer between the future industrial development and the
residential properties to the north. In the circumstances, developing the land
as residential or part residential and part industrial is likely to increase
potential land use conflict because future vehicle access will be via the east
boundary towards the existing industrial area, where the natural ground level
is at the same level as Elizabeth Street.
Similarly with Maryville, it is important to retain the industrial employment
lands in proximity to the Port of Newcastle to continue to accommodate a
range of industrial land uses.
Recommendation:
Include land currently zoned 4(a) Urban Services under Newcastle Local
Environmental Plan 2003 in the IN2 Light Industrial zone under the draft
Newcastle Comprehensive LEP. The IN2 Light Industry zone should retain
similar permissible land uses as the previous 4(a) Urban Services zone.
7.5 Wickham (Land not covered by City Centre LEP)
The Wickham employment lands adjoin and are located south of the Maryville
industrial area. The land use analysis found that there are no residential
dwellings located within this industrial area. The Caltex fuel storage depot is
the dominant land use at Wickham in addition to a number of large storage
warehouses (previously wool sheds). This locality should retain its industrial
zoning to continue to accommodate a range of industrial land uses.
Recommendation:
Include land currently zoned 4(a) Urban Services under Newcastle Local
Environmental Plan 2003 in the IN2 Light Industrial zone under the draft
Newcastle Comprehensive LEP. The IN2 Light Industry zone should retain
similar permissible land uses as the previous 4(a) Urban Services zone.
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8.0 Public Consultation
The community will have opportunity to comment on the proposed land use
zones through the public exhibition of the draft Newcastle Comprehensive
LEP.
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ATTACHMENT A - Land Use Analysis
General Observations
Land Use Analysis Survey undertaken on 16 December 2009 by Samantha
Valentine (Newcastle City Council) and Trent Wink (Department of Planning).
Carrington
 The majority of industrial buildings are occupied and in a reasonable
condition.
 Limited amount of undeveloped employment lands.
 There is a mixture of residential dwellings (60%) and industrial land
uses located on the employment lands at Cowper, Darvall, Denison
and Young Streets, Carrington.
 Consider whether a Mixed Use zone is appropriate in proximity of
Cowper, Darvall, Denison and Young Streets.
 The other industrial areas in the Carrington study area consist of land
uses compatible with the industrial zoning.
Islington
 Limited amount of vacant undeveloped employment lands.
 North side of Fern Street – 80-90% detached residential cottages.
Consider whether Mixed Use zone is appropriate to provide a transition
zone.
 South side of Fern Street along the rail line – 60% Industrial buildings
and 40% detached residential cottages. These land uses are
considered compatible with the industrial zoning.
 There are two small pockets of predominantly residential dwellings
located on employment lands at Bentley, Chinchen, Clyde, Girling and
Prince Street, Islington. These residential dwellings are surrounded by
industrial land uses and located opposite the TAFE.
 There are a number of engineering industries located along Girling
Street, Islington.
Maryville/Wickham
 The majority of industrial buildings are occupied and in a reasonable
condition.
 There is a mixture of residential dwellings and industrial land uses
between Harrison and Downie Streets. The eastern part of this precinct
is predominantly industrial land uses.
No specific areas are
predominantly residential.
 Consider whether a Mixed Use zone is appropriate in proximity of
Edwin and William Streets to provide a transition area.
 The employment lands in proximity of The Avenue and Portside
Crescent consist of new industrial buildings/complexes. The majority of
these complexes appear to be occupied.
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Tighes Hill
 There are two large undeveloped employment allotments in Tighes Hill.
One allotment is located next to BOC Gases along Elizabeth Street
and one large allotment is located on the corner of Elizabeth and
Industrial Drive.
 A number of new industrial buildings/complexes have been constructed
at Revelation Close. Some of these complexes are vacant and for
lease.
 The land uses in this locality are considered compatible with the
industrial zoning.
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