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Employment lands development monitor
What are employment lands?
Employment lands are areas zoned for industrial or similar purposes in planning instruments. They
are generally lower density employment areas, and provide essential space for the delivery of:
•
•

utilities and urban services, including depots, repair trades and service centres,
goods, from the research, design and manufacturing of goods to their warehousing,
distribution and sale.

The industries and business that situate themselves in these spaces support jobs growth and
development, as well as generate significant economic benefits for the community. They are
crucial to the functioning of cities; it is critical that there is enough land in the right places for this to
occur.

What is the Employment Lands Development Monitor (ELDM)?
The ELDM is a comprehensive annual snapshot and analysis of industrial lands and business
parks across the Greater Sydney, Central Coast, Hunter and Illawarra–Shoalhaven regions.
It provides information on the:
•
•
•
•

current stock and availability of employment lands
location of serviced employment lands that are ready for development
location of recently developed employment lands and where planning proposals have been
lodged
location of potential future employment lands as identified in strategic plans.

Figure 1. Employment lands at Ingleburn.
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The ELDM provides the data and evidence necessary to inform the planning delivery and servicing
of employment lands. It is a research tool for NSW Government agencies, councils, businesses,
developers, investors, and service providers. The ELDM is an annual snapshot taken at a point in
time (January 2020).
Employment lands precincts
Since 2008, employment lands in Greater Sydney and the Central Coast have been categorised
into precincts. These employment land precincts were initially defined along industrial zone
boundaries. Due to the implementation of the Standard Instrument – Principal Local Environmental
Plan, these precincts may now include other business zones that permit industrial uses.
Employment land precincts are tracked separately from all zoned employment lands (referred to as
the Employment Land Supply Monitor). This historical record provides a comprehensive
understanding of employment land changes.
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Figure 2. Sydney employment land precincts at a glance
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Greater Sydney region
Employment land precincts
At January 2020 there were 13,703 hectares of total zoned employment land in employment land
precincts across Greater Sydney. Of these, 20%, or 2,691 hectares, were undeveloped. This is a
decrease of 147 hectares from the previous year, as land has been taken up for development.
Of the total undeveloped land within employment land precincts, 605 hectares were serviced with
water and sewer lead-in services.
More than 55% (1,484 hectares) of the total undeveloped zoned land stock is in just 46 lots more
than 10 hectares. Most of these lots are in the key precincts of Marsden Park, Eastern Creek and
South of Sydney Water Pipeline, and are predominantly zoned IN1 General Industrial.
Figure 3. All undeveloped and zoned lands (zones IN1–IN4 and zones B5–B7)

Zoned employment lands
Zoned employment lands include all land zoned for industrial uses, including zoned industrial land
outside employment land precincts. At January 2020 there were 12,188 hectares of industrial
zoned land and 2,714 hectares of B5, B6, and B7 zoned land in Greater Sydney. This is a
decrease of 90 hectares from January 2019, as a result of boundary adjustments, subdivisions and
rezonings.
Of this total zoned employment land, 3,154 hectares of was undeveloped. Most zoned, but
undeveloped employment lands in Greater Sydney are zoned IN1 – General Industrial.

Employment land rezonings and planning proposals
In the year to January 2020, there was no additional zoned land added through rezoning in
employment land precincts across Greater Sydney. However, in June 2020, approximately 850
hectares of land in the Mamre Road precinct was rezoned for industrial uses. The 2021 ELDM will
reflect this.
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In 2019, 11.9 hectares of industrial land was rezoned for non-industrial purposes 019 at the British
American Tobacco Site in Bayside (6.1 hectares), Lansvale in Fairfield (4.3 hectares), Lawson in
Blue Mountains (1.0 hectares) and Rosebery (0.5 hectares) in City of Sydney. There was also a
decrease of 12.5 hectares of industrial land in Marsden Park in Blacktown, the result of rezoning as
well as boundary updates and adjustments.
In 2019, there were eight planning proposals approved at the gateway (the gateway is where the
minister or delegate decides whether a planning proposal can proceed). Finalising these proposals
would result in a net loss of approximately 7.2 hectares of employment land.
In 2019, there were seven proposals lodged, but not yet determined, relating to employment lands.
If finalised, these proposals would result in the net loss of approximately 7 hectares of employment
land.

Potential future employment lands
In addition to existing zoned employment lands, there were 6,529 hectares of potential future
employment lands as at January 2020. Most of these future areas are identified in the South West
Growth Centre structure plan and The Metropolis of Three Cities and District plans. This figure is
the total gross potential future employment land. This will reduce as it moves through various
planning stages (for example, released, rezoned, subdivided, serviced) to become development
ready.
Not all these lands may be developable. These areas are subject to further investigations at the
precinct planning stage to assess suitability for development. This will consider a range of
constraints such as riparian corridors, topography, vegetation, transport corridors, local roads and
lot fragmentation.

Employment land take up
Take-up of employment lands is the quantity in hectares of zoned Employment Lands which has
changed from ‘undeveloped’ (vacant) to ‘developed’ (occupied) over a 12-month period, between
January 2019 and January 2020.
Take-up of employment land for industrial development was 140 hectares in 2019. This compares
with 146 hectares in 2018 and 140 hectares in 2017. Most of the land take-up (86% or 121
hectares) occurred in Western Sydney 1, including 81 hectares in the Western City District.
Take-up activity was concentrated in the precincts of Marsden Park, Eastern Creek, South of
Sydney Water Pipeline, Mamre West and Yarrunga/Prestons.

1

Western Sydney is defined as the Central City and Western City Districts, as identified in the Greater Sydney Commission’s Central
City District Plan and Western City District Plan.
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Figure 4. Take-up of employment lands for Greater Sydney by year to 2019
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Figure 5. Central Coast employment land precincts at a glance
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Central coast region
Employment land precincts
At January 2020, there were 1,996 hectares of total zoned employment land contained in
employment land precincts across the Central Coast. This is a decrease of 5 hectares from
January 2019. Of these 53%, or 1,057 hectares were undeveloped, a decrease of 4.4
hectares from the previous year.
Of the total undeveloped zoned land 249 hectares were serviced with water and sewer lead-in
services.
Figure 6. All undeveloped and zoned land (zones IN1–IN4 and zones B5–B7) for the Central Coast
region

Zoned employment lands
At January 2020, there were 1,856 hectares of industrial zoned land and 281 hectares of B5, B6,
and B7 zoned land in the Central Coast region. These figures represent a slight decrease from
January 2019.
Of this total zoned employment land, 1,103 hectares of zoned land was undeveloped. Most zoned
but undeveloped employment lands in the Central Coast region are zoned IN1 General Industrial.

Employment land rezonings and current planning proposals
In 2019, there was no rezoning of land to or from employment lands, and no planning proposals
relating to employment lands were approved at the gateway in the Central Coast.
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Potential future employment lands
In addition to existing zoned employment lands, there are 467 hectares of potential future industrial
land identified in the North Wyong Shire Structure Plan.
Not all these lands may be developable. There will be further investigation into these areas at the
precinct planning stage to assess suitability for development. This will consider a range of
constraints, such as riparian corridors, topography, vegetation, transport corridors, local roads and
lot fragmentation.
Figure 7. A man looks over spreadsheets and data

Employment land take-up
Take-up of employment land for industrial development was 11 hectares in 2019. This compares
with 16 hectares in 2018 and 9 hectares in 2017. The largest proportion of land taken up in the
Central Coast in 2019 was in Somersby.
Figure 8. Take-up of employment lands for the Central Coast region by year to 2019
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Figure 9. Hunter region employment lands at a glance
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Hunter region
The Hunter region comprises 10 LGAs: Cessnock, Dungog, Lake Macquarie, Maitland, Mid Coast,
Muswellbrook, Newcastle, Port Stephens, Singleton and the Upper Hunter. It includes all industrial,
B5 Business Development, B6 Enterprise Corridor and B7 Business Park zoned land, as well as
select special-purpose zones relating to the Newcastle Port and Port Stephens air transport facility.
No individual employment land or business park precincts have been identified.
Figure 10. All undeveloped and zoned land (zones IN1–IN4, zones B5–B7 and select special purpose,
SP1, zones) for the Hunter region

Zoned employment lands
At January 202,0 there were 5,508 hectares of industrial zoned land; 1,100 hectares of B5, B6 and
B7 zoned land; and 1,518 hectares of special-purpose zones in the Hunter region.
Of this total zoned employment land, 4,112 hectares was undeveloped. Most zoned, but
undeveloped employment lands in the Hunter region are zoned IN1 General Industrial.
Almost 79% (3,234 hectares) of this land is within the Greater Newcastle metropolitan area
(Cessnock, Lake Macquarie, Maitland, Newcastle and Port Stephens LGAs).
Of the total undeveloped zoned land, 1,507 hectares were serviced with water services (within 30
metres of a water and sewer 2 main). Most of this land was in the Greater Newcastle metropolitan
area (1,199 hectares), including Cessnock (655 hectares), Newcastle (198 hectares) and Port
Stephens (197 hectares).

2

Where a sewer main is within 30 metres for a particular site, we assume that water is also available.
NSW Department of Planning, Industry and Environment | January 2021 | 11

Employment lands
Employment Lands Development Monitor 2020 summary report

Figure 11. Industrial area in Carrington, Newcastle

Employment land rezonings and current planning proposals
In 2019, there was no rezoning of land to or from employment land within the Hunter region.
There were two planning proposals approved at the gateway relating to employment lands. If
finalised, these would lead to an increase of about 40 hectares of employment lands across the
Lake Macquarie and Mid Coast LGAs.

Employment land take-up
Take-up of employment land for industrial development was 36 hectares in 2019. This compares
with 26 hectares in 2018 and 62 hectares in 2017. Most of the land take-up was in the Lake
Macquarie (11 hectares), Newcastle (10 hectares) and Maitland (8 hectares) LGAs.
Figure 12. Take-up of employment lands for the Hunter region by year to 2019
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Figure 13. Illawarra–Shoalhaven region employment lands at a glance
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Illawarra–Shoalhaven region
The Illawarra–Shoalhaven region comprises the four LGAs: Kiama, Shellharbour, Shoalhaven and
Wollongong. It includes all includes all industrial, B5 Business Development, B6 Enterprise
Corridor and B7 Business Park zoned land, as well as select special-purpose zones relating to the
Wollongong Innovation Campus, Shellharbour air transport facility, Port Kembla and HMAS
Albatross. No individual employment land or business park precincts have been identified.
Figure 14. All undeveloped, zoned land (zones IN1–IN4, zones B5–B7 and select special-purpose,
SP1 and SP2, zones) for the Illawarra–Shoalhaven region

Zoned employment lands
At January 2020, there were 2,569 hectares of industrial zoned land, 386 hectares of business
zoned land and 1,480 hectares of special-purpose zoned land in the Illawarra–Shoalhaven region.
This reflects a significant increase of 1,366 hectares compared with January 2019, most of which is
due to including additional special purpose zoned land at Port Kembla and HMAS Albatross.
Almost 72% (1,843 hectares) of total zoned industrial land is in the Wollongong LGA, and almost
50% (192 hectares) of the business zoned land and 76% (1,122 hectares) of select specialpurpose zoned land is in the Shoalhaven LGA.
Of this total zoned employment land, 1,345 hectares were undeveloped. Most zoned, but
undeveloped employment lands in the Illawarra–Shoalhaven Region is zoned SP1 Special
Purpose, followed by IN1General Industrial.
Of the total undeveloped zoned land, 357 hectares were serviced with water and sewer. Most of
this land was in the Shoalhaven LGA (294 hectares).

Employment land rezonings and current planning proposals
In 2019, there was no rezoning of land to or from employment lands.
There were no planning proposals approved at the gateway relating to employment lands in the
Illawarra–Shoalhaven region.
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Figure 15. Portside factories in Port Kembla

Employment land take-up
Take-up of employment land for industrial development was 6 hectares in 2018. This compares
with 8 hectares in 2019, the first year of reporting on the take-up of employment land for industrial
development in the Illawarra–Shoalhaven Region. Most of the land take-up was in the Shoalhaven
LGA (4 hectares).
Figure 16. Take-up of employment lands for the Illawarra–Shoalhaven region by year to 2019
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2020 ELDM economics report
Adequacy of employment lands supply
Keeping an adequate stock of employment lands is critical to provide economic growth and
competitiveness, as well as keeping employment lands affordable.
Maintaining adequate stocks of land at progressive stages in the planning and development
process also ensures a smooth progression from raw land to serviced land.
Establishing and replenishing stocks at each stage will ensure that adequate stocks of well-located
land are ready for development as developer demand requires. Key stages include:
•
•
•

strategy identified land
undeveloped zoned land not serviced
undeveloped zoned and serviced land.

The table in Figure 17 outlines estimated supply of employment lands in the Sydney metropolitan
region and benchmarks the supply at different take-up rates against supply standards. Supply
standards calculate adequacy of employment lands supply in the Sydney metropolitan region,
based on the number of years for different stages of the development pipeline, using high, low and
average take-up rates. These standards are based on industrial land planning practices used
interstate and comparison standards for residential land provision.
Figure 17. Assessment of the adequacy of employment lands supply at January 2020 for the Sydney
metropolitan region
Status of employment lands

Number of years estimated supply

Supply standards

Jan-2020 (Ha)

High take-up (300 ha pa)

Average take-up (153 ha pa)

Low take-up (80 ha pa)

Potential future employment land

6,529

21.8

42.7

81.6

20 yrs

Undeveloped zoned employment
land

2,691

9.0

17.6

33.6

8-10yrs

Undeveloped zoned land not
serviced

2,085

7.0

13.6

26.1

8-10yrs

605

2.0

4.0

7.6

5-7 yrs

Undeveloped zoned and serviced
land

The adequacy of employment stocks is similar to that of the past five years. There are sufficient
stocks of existing undeveloped and proposed future employment lands under all three take-up rate
scenarios to meet supply standards. However, an undersupply of zoned and serviced land exists
under the average and high take-up scenarios.
•

•

•

Under a high take-up rate of 300 hectares per year, there is enough strategy-identified land
(proposed employment land and zoned undeveloped land) to last 31 years (9,220
hectares). The outcome for strategy-identified land meets the supply standards (20 years’
supply).
Of this total potential stock of strategy-identified land, 2,085 hectares are undeveloped
zoned land that is not serviced (with water and sewer lead-in services). This land stock is
equivalent to 9 years of take-up defined under the high take-up rate scenario and meets the
supply standards (8 to 10 years’ supply).
The remaining 605 hectares is undeveloped and serviced land. Based on a high take-up
rate of 300 hectares per year, this land stock is equivalent to only 2 years of supply, which
is under the supply standards of 5 to 7 years.
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•

Under an average take-up rate of 153 hectares per year, the undeveloped and serviced
land stock represents 4 years supply. This level is also below the supply standard for
undeveloped and serviced land (5 to 7 years’ supply).

Role of employment lands in job creation
A Metropolis of Three Cities identifies that Sydney will need to generate and accommodate
817,000 additional jobs over the next 20 years to support the population growth of nearly 2 million
people in Sydney by 2036. The expectation is that more than 30% of Sydney’s population growth
will occur in Western City District 3. Employment lands will be a major contributor to meeting this
need.
In 2016, there were almost 685,000 jobs in employment lands across the Sydney metropolitan
region. This represents 28% of all jobs across Sydney3. Figure 18 presents the proportion of jobs
in the Sydney metropolitan region that are within the employment land precincts compared with the
remainder of jobs across the rest of Sydney, including jobs concentrated in designated centres and
jobs dispersed across the region.
Figure 18. Proportion of jobs in employment lands versus all other jobs across the Sydney
metropolitan region

3

Greater Sydney Commission 2017, A Metropolis of Three Cities. Transport for NSW, Travel Zone Projections 2019.
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Distribution of jobs in employment lands
In 2016, 61% of all jobs in employment lands were in Western Sydney. The Central City district
had the highest number of jobs, with nearly 186,000 in employment lands (Figure 19). This
represents 27% of all jobs in employment lands across the Sydney metropolitan region.
Figure 19. Number of jobs in employment lands by Greater Sydney Commission district in the
Sydney metropolitan region (2016)

In 2016, an average of 44% of all jobs within the Central City and Western City districts were in
employment lands, followed by less than 40% in the South district, 19% in the North district and
16% in the Eastern City district (Figure 20).
Figure 20. Proportion of jobs in employment lands by Greater Sydney Commission district in the
Sydney metropolitan region (2016)
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Industry types in employment lands
Just more than half of jobs in employment lands relate to the industry sectors ‘production and
manufacturing’:
•
•
•
•

manufacturing – 17%
transport, postal and warehousing – 13%
construction – 12%
wholesale trade – 9%.

However, a range of services is increasingly becoming more common in employment lands. Retail
trade now accounts for 11% of jobs in employment lands. Retailing activities mostly focus on largeformat retailing together with retailing of motor vehicles, their tyres and parts. Health care and
social assistance account for 6% of jobs in employment lands due to the availability of large lots
and co-location of a range of complementary services.
Figure 21. Proportion of jobs by industry in employment lands in Sydney metropolitan region (2016)

Figure 21 shows some key differences in the industry mix reflecting the diverse economic roles
between the East and the West regions of metropolitan Sydney. The East for example, has a
significant proportion of jobs related to health care and social assistance (6%) and professional,
scientific and technical services (6%) in employment lands.
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Job densities
The average job density across Sydney’s employment lands in 2016 was 61 jobs per developed
hectare (see Figure 22). Average job densities were significantly lower in the Western City district
(44 jobs per hectare) compared with the North district (114 jobs per hectare) and the Eastern City
district (100 jobs per hectare).
Figure 22. Number of jobs by developed hectare by district compared with the Sydney metropolitan
region average (2016)

The East (Eastern City, North and South districts) continues to contribute significantly to the
region’s share of jobs in employment lands, especially in high-value and high-technology
industries. As Figure 23 shows, employment lands in the East tend to have a disproportionately
greater share of jobs compared with land stock. The East accounts for 48% of all jobs in the
Sydney metropolitan region yet comprises only 34% of all developed land. The West (Central City
and Western City) has 61% of total jobs and 74% of total developed land. This difference is due to
the more intensive nature of the dominant industrial activities in the East where new land supply is
scarce, compared with the West.
Figure 23. Proportion of developed land to jobs by district compared with the Sydney metropolitan
region average (2016)
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Planning reforms in employment lands
The planning system will continue to be a key lever for the NSW Government to recover from the
COVID-19 pandemic, with a focus on reforms that accelerate the delivery of projects that create
jobs and keep the economy moving.
Major changes to retail land zoning definitions that went into effect in 2018 allow businesses in
employment lands to more easily adapt to constantly evolving consumer preferences and
technology. The strategic amendments to retail land-use definitions included:
1. a new definition for ‘artisan food and drink industry’, to provide clarity for the growing artisan
and craft food and drink industry,
2. a revised definition for ‘garden centre’, to allow these retail outlets to supply gardening and
outdoor-improvement products as well as a variety of complementary uses
3. a new definition for ‘local distribution premises’, to enable smaller distribution centres closer
to centres where purchases can be picked up and delivered to the local surrounding area
4. a new definition for ‘neighbourhood supermarkets’, to provide convenient daily shopping for
consumers, rejuvenate smaller neighbourhood centres and encourage people to walk
rather than drive
5. replacement definition for ‘bulky goods premises’ with ‘specialised retail premises’, to reflect
changing business models in the large-format retail industry.
Work is also underway to improve assessment time frames, reduce red tape, eliminate doublehandling and fast-track projects that deliver great public benefits to the people of NSW. We aim to
deliver these benefits through a number of key platforms including the Planning Reform Action
Plan, Complying Development Reform, and the Planning System Acceleration Program.
The Planning Reform Action Plan outlines long term structural reform of the planning system and
will develop a series of initiatives with key stakeholders to:
•
•
•
•
•

reduce assessment times for planning proposals, regionally significant development
applications and major projects
provide new resources for the Land and Environment Court of NSW
reduce concurrence and referral cases between agencies
expand complying development
speed up precinct coordination.

Complying development reform offers the potential for fast-tracked planning pathways for low
impact development. This means projects that meet strict construction and building standards may
be approved faster by council or an accredited certifier. The reforms aim to provide a streamlined
assessment pathway for developments that create jobs, where the environmental impacts are wellunderstood and managed through development standards. The reforms also aim to support
greater innovation by better tailoring assessment processes, reducing project delays, and making it
easier to navigate the planning system.
We have brough forward the Planning System Acceleration Program to support productivity,
investment and jobs during COVID-19. The program is:
•
•

fast-tracking assessments of state significant developments, development applications and
rezoning, with more decisions if necessary
supporting councils and planning panels to fast-track locally and regionally significant
development applications
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•

investing $75.9 million to co-fund new community infrastructure in north west Sydney
including roads, drainage and public parks to unlock plans for constructing thousands of
new homes.

The Department of Planning, Industry and Environment is currently conducting an employment
zones reform program which includes the delivery of a simplified employment zone framework that
suits the future of work, is fit for purpose, supports productivity and jobs growth while facilitating
delivery of strategic plans and planning priorities. The employment zones reforms aim to support
long-term economic recovery through job creation and encourage increased productivity in NSW.
A key outcome of the project will be to ensure employment zones provide well-defined strategic
intent, are clear in their application and increase flexibility around land-uses.
This includes reconsidering employment zones to maximise productivity and minimising land-use
conflicts, reforming existing industrial and business zones, and supporting councils in delivering of
the strategic vision in their Local Strategic Planning Statements.
© State of New South Wales through Department of Planning, Industry and Environment 2020. The information contained in this
publication is based on knowledge and understanding at the time of writing (January 2020). However, because of advances in
knowledge, users are reminded of the need to ensure that the information upon which they rely is up to date and to check the currency
of the information with the appropriate officer of the Department of Planning, Industry and Environment or the user’s independent
adviser.
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