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DISCLAIMER 

Economic figures and data presented in this document are based on data sourced 

from the Australian Bureau of Statistics (ABS), and other government agencies. 

Using ABS datasets, the regional economic modelling software REMPLAN, 

developed by REMPLAN has been applied to generate industrial economic data 

estimates. This document is provided in good faith with every effort made to provide 

accurate data and apply comprehensive knowledge. However, REMPLAN does not 

guarantee the accuracy of data nor the conclusions drawn from this information. A 

decision to pursue any suggestions mentioned in the report is wholly the 

responsibility of the party concerned.  REMPLAN advises any party to conduct 

detailed feasibility studies and seek professional advice before proceeding with any 

action and accept no responsibility for the consequences of pursuing any of the 

findings or actions discussed in the document. 

RESOURCES 

All economic reporting has been undertaken using REMPLAN© software 
that has been authored by Principal Research Fellow (ret.), Ian Pinge, 
at La Trobe University Bendigo.   
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Officer Recommendations 

This addendum to the report has been prepared by officers of the Indigo Shire 

Council Planning and Economic Development Departments based on an evaluation 

of the Feasibility Assessment findings. The recommendations enable Council to 

undertake proactive action to initiate industrial land activation while anticipating a 

more comprehensive industrial land use strategy. 

The following recommendations help define the role of Council in ensuring there is 

sufficient provision of industrial land across the Shire to support economic 

development. Council’s primary role is to facilitate land activation by working with 

industry and other levels of government to identify and progress development 

opportunities. Council will actively support appropriate industrial land development 

by effectively fulfilling its duties and responsibilities through appropriate strategic 

land planning and streamlined statutory processes.  

Based on the findings of the Industrial Land Feasibility Assessment prepared by 

REMPLAN, Indigo Shire Council officers within the Planning and Economic 

Development teams have established the following recommendations.  

Implementation of these recommendations is subject to approval and prioritised 

resourcing through the due process of service planning, budgeting and where 

applicable, sourcing of alternative funding and any respective guidelines. 

GENERAL RECOMMENDATIONS 

1. Facilitate the preparation and development of an industrial land use strategy as 

part of Council’s Strategic Land Planning to inform supply and demand for a 

fifteen year period and facilitate the rezoning of land for industry in the Planning 

Scheme.  

 

2. Ensure that this report is reviewed continually as part of council’s ongoing 

strategic land planning efforts and any significant change in land consumption 

rates be identified and an appropriate response prepared. 

 

3. Council facilitates support for home based businesses through the 12b review 

of the Planning Scheme. 

 

4. Utilise the business concierge approach to assist in improving Council’s 

responsiveness to changing needs of industry through informed engagement. 

TOWN SPECIFIC RECOMMENDATIONS 

1. BEECHWORTH 

Proposed actions: 

1. Facilitate the activation of the Diffey Road precinct,  including Council 

and Privately owned land by: 

a. Exploring support options via RDV 

b. Working with identified land owners and industry to confirm 

demand, project scope and investment. 

c. Develop a Precinct Development Plan. 

d. Identify funding from a range of sources including private 

investment, Council and other levels of Government. 

2. Seek funding for the review of the industrial land zones in Beechworth- 

this review would: 

a. Review existing zonings and recommend alternatives if 

warranted; 

b. Review infrastructure provision to the industrial areas in 

particular road access and stormwater management; 

c. Review existing buffers and separations from the residential 

areas and recommend further action as required; 

d. Investigate and where appropriate prepare and undertake a 

Planning Scheme amendment to apply a Development Plan 

Overlay (including a development plan) to help guide and 

facilitate future development; 

e. Investigate and where appropriate prepare and undertake a 

planning scheme amendment to apply Development and 

Design Overlay to guide and improve visual amenity 

 

2. BARNAWARTHA 

Proposed action: 

1. Review the Barnawartha Structure Plan 2019 to ensure alignment with 

Feasibility Assessment. 
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2. Subject to Action 1 above, seek funding for the review of the industrial land 

zones in Barnawartha, this review would: 

a. Review existing zonings and recommend alternatives if 

warranted; 

b. Review infrastructure provision to the industrial areas in particular 

road access and stormwater management; 

c. Review existing buffers and separations from the residential areas 

and recommend further action as required; 

d. Investigate and where appropriate prepare and undertake a 

Planning Scheme amendment to apply a Development Plan 

Overlay (including a development plan) to help guide and facilitate 

future development; 

e. Investigate and where appropriate prepare and undertake a 

planning scheme amendment to apply Development and Design 

Overlay to guide and improve visual amenity. 

3. Consider Actions 1 and 2 above in any future Place Making plans. 

 

3. TANGAMBALANGA 

Proposed actions: 

1. Facilitate the activation of the Stage 2 sub-division by: 

a. Exploring support options via RDV 

b. Working with identified and potential industry to confirm demand, 

project scope and investment. 

c. Identify funding from a range of sources including private 

investment, Council and other levels of Government. 

d. Investigate open market sale of land to developer with 

consideration to prevent land banking. 

 

2. Ensure relationship is maintained with dairy company (Saputo) and be 

aware of threats/opportunities to the continued operation of the business 

and its employment levels. 

 

 

 

 

 

4. YACKANDANDAH 

Proposed actions: 

1. Council acknowledges the lack of available land due to environmental 

concerns (Outlined in the report) and community input through the 

Yackandandah Place Plan and considers these constraints when 

assessing development applications. 

2. Facilitate the activation of the Steel Road site as identified by: 

a. Working with the land owner to confirm supply, project scope and 

investment. 

b. Identify funding from a range of sources including private 

investment, Council and other levels of Government. 

3. Review Council’s Depot site as potential industrial land. 

 

5. WAHGUNYAH 

Proposed actions: 

1. Maintain open communication with land owners to assess the viability of 

opening land to the private market, potentially for: 

a. Support industries to large enterprises 

b. General light industrial 

 

6. RUTHERGLEN  

Proposed actions: 

1. Investigate and facilitate future of Chiltern-Rutherglen Rd industrial area 

with land owners. 

2. Seek funding to prepare of business case to review the merit of extending 

reticulated gas to potential industrial precinct(s) with due consideration to 

the environmental implications and other potentially more environmentally 

sustainable alternatives. 

3. Review and fund landscaping/beautification opportunities along the 

Rutherglen Springhurst Rd. 

4. Ensure Feasibility Assessment is reviewed as part of the Rutherglen 

Placemaking process. 
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7. CHILTERN  

Proposed actions: 

1. Council should not proceed with the intention to develop two industrial lots 

at the Chiltern Depot and should work with the SES to establish a new 

facility at the site. 

2. Using the Chiltern Placemaking and Structure Plan 2016 as a foundation, 

engage identified landowners, industry and developers to confirm available 

industrial sites. 

3. Undertake a scoping study for development of the Chiltern Freeway 

Service Centre, subject to in principle agreement from owners and certainty 

regarding the progression of that development. 

4. Subject to Actions 1 and 2, seek funding for the review of the industrial land 

zones in Chiltern- this review would: 

a. Review existing zonings and recommend alternatives if 

warranted; 

b. Review infrastructure provision to the industrial areas in particular 

road access and stormwater management; 

c. Review existing buffers and separations from the residential areas 

and recommend further action as required; 

d. Investigate and where appropriate prepare and undertake a 

Planning Scheme amendment to apply a Development Plan 

Overlay (including a development plan) to help guide and facilitate 

future development; 

e. Investigate and where appropriate prepare and undertake a 

planning scheme amendment to apply Development and Design 

Overlay to guide and improve visual amenity. 
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Recommendations Prioritised 

Proposed actions have been prioritised based on urgency and strategic importance 

to form a guide for future resourcing. 
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Executive Summary 

This report provides information regarding the supply and demand industrial land in 

Indigo Shire. The assessment is an economic analysis that will be used to inform 

Council’s Strategic Land Planning. Economic modelling combined with market 

surveying establishes a long term demand scenario overlaid against current land 

availability. By extension, officers have developed town by town recommendations 

to initiate proactive industrial land activation in anticipation of future land use plans. 

Indigo Shire is in Victoria’s northeast, bordering New South Wales and extending up 

into Victoria’s high country in the south. Indigo Shire contains several medium to 

small townships, Beechworth and Rutherglen being the largest population centres. 

The Indigo Shire Council is undertaking a review of its industrial land requirement 

throughout the municipality. ISC has identified the need to evaluate land availability 

and zoning, assess demand and consider business types in response to the 

provision of industrial land in the broader region, particularly new developments in 

Albury and Wodonga.  

The primary purpose of the project is to understand whether there is sufficient 

availability of industrial land within Indigo Shire to account for future demand. The 

project is intended as a high-level analysis of trends and influences relating to 

industrial land within Indigo Shire that will inform future strategy. This is not a 

Strategic Planning document, rather, the report provides economic modelling to 

inform the development of Strategic Land Planning. 

The project is focused on the supply and demand of land with industrial zoning 

(Industrial 1 Zone and Industrial 2 Zone in Indigo Shire) and does not consider other 

zones which accommodate employment activity. It is not within the scope of the 

project to undertake detailed site analysis or recommend specific locations, if any, 

for future industrial land or prepare market needs analysis.  

The economy of Indigo Shire has, and continues to have, a strong manufacturing 

base, largely driven by two food product manufacturing businesses: Uncle Tobys in 

Wahgunyah, and Saputo in Kiewa. Indigo Shire also has a strong beverage product 

manufacturing sector as well as growing agricultural industry, supported by the 

Shire’s natural assets and demonstrated through strong local supply chains. 

 

In a regional context, Indigo Shire competes with the regional cities of both 

Wangaratta and Albury-Wodonga.  The higher concentrations of new businesses in 

Industry establishing in these neighbouring regions (Figure ES - 1) is largely a result 

of the population, workforce, support networks, serviced land and infrastructure that 

these regional cities offer. The attraction to these regional cities does represent a 

barrier for Indigo Shire when competing for new businesses. This is likely to be a 

significant contributing factor to a low anticipated demand for heavy industrial land 

within Indigo Shire.  

Figure ES - 1 Concentration of business entries in Industry, five years to Jan 2020 
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Conservative demand forecasts (central demand scenario) for industrial land within 

Indigo Shire estimate that there is  demand for around 6.7 hectares of land by 2030, 

and 14 hectares of land by 2040 (Figure ES - 2).  

Under a high demand scenario, this would increase to around 27.6 hectares in 2030 

and 114.6 hectares in 2040. This high demand scenario is driven by a reversal of 

the observed decline in manufacturing employment, so would likely require a 

substantial strategic action to eventuate. 

The supply of industrial land across the municipality is focused in the areas of 

Beechworth and Rutherglen, and a serviced area of soon to be created industrial 

lots in Yackandandah (Error! Reference source not found.). However, a large 

proportion of the supply in Rutherglen is heavily constrained which is likely to limit 

actual availability of land in this township.  

 

This report provides an economic development base to form a Strategic Planning 

document. 

Figure ES - 2 Cumulative demand for industrial land - central demand scenario, Indigo Shire 
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Based on the current level of supply, and considering the demand generated through 

both the central and high demand scenarios, forecasts suggest that there will be 

enough industrial land to accommodate demand until at least 2034 but more likely 

until beyond 2040 (Figure ES - 3).  

Given the supply of land within Indigo Shire, combined with the availability of land in 

adjacent municipalities, the main considerations for Indigo Shire in the future is not 

whether there is enough land overall, but whether there is adequate industrial 

land in appropriate locations. 

 

Figure ES - 3 Balance of industrial land, central demand vs high demand scenarioo, Indigo 

Shire 
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Introduction 

1.1 Overview of Indigo Shire and the region 

Indigo Shire is in Victoria’s north, bordering New South Wales and extending down 

into Victoria’s high country in the south (Figure 0-1). The Shire contains several 

medium to small townships, Beechworth and Rutherglen being the largest 

population centres. 

The economy of Indigo Shire has traditionally had a strong manufacturing base, 

largely driven by two food product manufacturing businesses: Uncle Tobys in 

Wahgunyah, and Saputo in Kiewa. Indigo Shire also has a strong beverage product 

manufacturing sector as well as growing agricultural industry, supported by the 

Shire’s natural asset base. 

Indigo Shire sits between major regional centres of Wangaratta and the border town 

of Albury-Wodonga. The extent of services and existing businesses that exist in 

these major centres can act as pull factors for industry looking to establish in the 

broader region.  

The Shire is traversed by one of the nation’s most significant transport routes with 

the Hume Freeway passing through the Shire bypassing the townships of Chiltern 

and Barnawartha. This corridor also accommodates the North East Railway, which 

will form part of the Inland Rail route, and a major gas pipeline.  

Indigo forms part of Hume’s Ovens Murray Region (https://remplan.co/3eX3BcR) an 

area extending from central Victoria into the State’s alpine region. Given Indigo’s 

proximity to New South Wales, the Shire also has functional connections with cross-

border municipalities of Albury and Federation.  

In 2019, the estimated residential population of Indigo Shire was 16,700, the 

municipality having experienced a 1.2% average annual growth rate over the last 

five years. Indigo Shire accounts for around 13% of the population for the Ovens 

Murray Region, but accommodates only 9% of all the jobs in the region. Gross 

regional product (GRP) per worker in Indigo Shire in 2019 was $161,316, being 1.8% 

higher than per worker GRP in the Ovens Murray. 

 

 

Figure 0-1 Indigo Shire map and context within the State (inset) 

 
Source: REMPLAN Mapbuilder (https://remplan.co/2yiEMsv) 

  

https://remplan.co/3eX3BcR


Indigo Shire Industrial Land Feasibility 
 

 

10 

1.2 Project rationale 

The Indigo Shire Council is undertaking a review of its industrial land requirement 

throughout the municipality. ISC has identified the need to evaluate land availability 

and zoning, assess demand and consider business types in response to the 

provision of industrial land in the broader region, particularly new developments in 

Albury and Wodonga.  

Assessing the feasibility of industrial land developments across Indigo Shire is a key 

priority action within Council’s economic development strategy 1 . Managing the 

availability of industrial land is an area of economic development interest given the 

availability of zoned land in many of the municipality’s townships, some of which 

experience physical and infrastructure constraints. It is important to manage the 

provision of industrial land in Indigo Shire within the context of the local government 

area while giving due consideration to the regional context.  

1.3 Project purpose 

The primary purpose of the project is to understand whether there is sufficient 

availability of industrial land within Indigo Shire to account for future demand. The 

findings will be a key input into informing an Industrial Land Strategy for the Indigo 

Shire. 

The process of undertaking the industrial land assessment and trend analysis will 

provide additional context around the current and future role of Indigo Shire in 

provision of industrial land within the broader region.  

                                                           
1 Indigo Shire Council 2018, Economic Development Strategy 

1.4 Project scope 

The project is intended as a high-level analysis of trends and influences relating to 

industrial land within Indigo Shire that will inform future strategy. This will be 

delivered through:  

- Analysis of key economic indicators to understand changes in local 

industry, 

- Providing an overview of regional industrial land characteristics, 

- Preparation of industrial land demand assessment incorporating 

employment forecasts to establish estimates of demand for industrial land 

in Indigo Shire, 

- High level recommendations relating to the need for additional industrial 

land across the municipality. 

The project is focused on the supply and demand of land with industrial zoning 

(Industrial 1 Zone and Industrial 2 Zone in Indigo Shire) and does not consider other 

zones which accommodate employment activity. It is not within the scope of the 

project to undertake detailed site analysis or recommend specific locations, if any, 

for future industrial land or prepare market needs analysis.  
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Regional policy context 

There are many documents that relate either directly or indirectly to industrial land 

use at a national, state and local level. This section does not aim to provide an 

exhaustive review of these but is intended as an overview of the current position by 

summarising the local policies and strategies from several key regional 

municipalities.  In particular, the regional policies for the Albury-Wodonga region and 

the broader Hume region frame regional land use decisions for employment land. At 

the local level, the key influences for industrial land use are the Indigo Shire Planning 

Scheme, and if available, industrial land strategies.  

1.5 Local policy 

Indigo Shire 

Indigo’s industrial land is highly dispersed as small precincts within and adjacent to 

townships. Local planning scheme policy identifies some townships as lacking 

industrial land (Beechworth, Rutherglen, Chiltern) and provides a general statement 

to allowing expansion of industrial precincts into suitable areas. Specific reference 

to investigating opportunities at proposed service centre sites in Chiltern are stated.  

City of Wodonga 

The City of Wodonga has a clear recognition of its current and future role in the 

national freight and logistics network, articulated within its planning scheme and 

industrial land strategy2. This position has been the catalyst for industry growth, in 

logistics and other sectors, as well as the establishment of the transport and logistics 

node at Logic.  

The City recognises that it has an ample and diverse supply of industrial land. There 

is, however, a recognised shortage of small to medium sized lots, which are in 

demand.

                                                           
2 City of Wodonga (2018), Wodonga Industrial Lands Strategy: Final Report 
3 Centrum Town Planning (2107), Wangaratta Industrial Land Use Strategy 
4 Victorian Government (2014), Hume Regional Growth Plan 

City of Wangaratta 

Wangaratta’s industrial land is concentrated in two areas to the north-east and south-

west of the city’s urban area.  Both the planning scheme and Wangaratta’s industrial 

land use strategy3 identifies the City’s size and position as a key attribute to attract 

future industry. There is sufficient supply of industrial land for future demand, 

particularly in the northern precinct however this does require servicing. The City’s 

strategy identifies additional areas for potential rezoning for industrial uses, in the 

northern precinct and around the airport, adding to existing supply.  

1.6 Regional policy 

Hume Regional Growth Plan 

The Hume Regional Growth Plan4 has a primary focus on the major centres for 

industrial development. In the Upper Hume subregion, relevant policy encourages 

major growth of industry in Wodonga. Townships within Indigo Shire are generally 

classified as ‘urban centres’ that will grow in a manner consistent with their existing 

character. 

Albury-Wodonga Regional Economic Development Strategy 

Along with a range of human and environmental capital present within the functioning 

economic region around Albury-Wodonga5, the Strategy6 identifies elements such 

as: location (along major transport routes), transport and logistics infrastructure, and 

product branding. Specific reference is made to Rutherglen and Beechworth as 

strong for product branding due to their position as renowned premium wine growing 

regions. 

The strategy also identifies priority actions relevant to industrial areas including 

completion of stage one of the Nexus Precinct (Albury) which is now delivered, 

installation of a gas gate at Logic (Wodonga), and continued development of the 

Mulwala Industrial Estate (Federation). 

5 Incorporates the local government areas of: Albury City Council, Federation Council, Greater Hume Shire 

Council, Indigo Shire Council, Wodonga Council.  
6 Sensing Value (2018), Albury-Wodonga Regional Economic Development Strategy 2018-2022 
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Figure 0-1 Extent and distribution of industrial land in the surrounding region. 
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Industrial sector economic trends 

1.7 Overview 

The largest contributors to the economy of Indigo Shire are manufacturing and 

agriculture. These two sectors are the largest contributors to regional output, 

employment, and in the top three for regional value-added.  

Businesses and organisations within Indigo Shire generate $1.9 billion of revenue 

annually, with manufacturing and agriculture accounting for 57 percent. There are 

around 5,000 jobs within the municipality. Most of these again, are within 

manufacturing and agriculture. However, these make up a smaller share of total 

employment, accounting for around a third of jobs. Health care and accommodation 

& food services also providing around 20 percent of employment. 

Across the LGA, businesses generate approximately $720 million of value-added 

each year. Manufacturing constitutes 25 percent of value-added, followed by rental 

hiring & real estate services7 (16 percent), and agriculture (12 percent). 

Indigo Shire has a strong and established tourism industry. Compared to other large 

municipalities in the region, tourism is a much more important sector in Indigo Shire.  

Figure 0-1 Tourism contribution to total local output, 2019 

                                                           
7 Rental, hiring & real estate services includes the subsector of ‘ownership of dwellings’. While 

this does include permanent rental of dwellings, it also incorporates an imputed value of rent 
for owner occupiers of dwellings. 

 

Industrial land use and development is not limited to industrial precincts. Throughout 

the municipality there are a range of businesses and individuals undertaking the 

types of activities which would be considered appropriate or characteristic of the 

business operations occurring in formal industrial precincts. For example, machinery 

repair could be occurring in agricultural areas, road freight transport operations in 

low rural living areas and even small-scale manufacturing in residential areas. 

This section provides an overview of economic trends occurring in ‘Industry’ within 

Indigo Shire. ‘Industry’ has been defined by ANZSIC class (4-digit) of industry8 and 

aggregated up to the 19-industry sector level. For the purpose of this analysis, all 

manufacturing, construction and wholesale trade activity has been included in the 

analysis of ‘Industry’. There are other sectors that include activities which would 

typically require industrial land, but not exclusively. For example, the majority of 

general retail activity is excluded from the definition of Industry, but activities such 

as motor vehicle parts retailing, hardware and building supplies retailing is included 

(see Appendix E for sectors included in the definition of ‘Industry’). 

Economic trends in this section only provide information on those sectors which have 

been included in the definition of Industry as outlined above. Information is provided 

for Indigo Shire and proximate larger municipalities. It is relevant to note that these 

trends predate the impacts which may be currently experienced due to the COVID-

19 pandemic. Data is outlined for the key economic indicators of: 

 Output 

 Employment 

 Regional exports and imports 

 Value-added 

1.8 Output 

Output data represents the gross revenue generated by businesses/organisations 

in each of the industry sectors in a defined region. Gross revenue is also referred to 

as total sales or total income. 

8 ‘Class’ is the finest hierarchical level of industry classification under Australian and New 

Zealand Standard Industrial Classification, 2006, which is also referred to as 4-digit ANZSIC 
industrial classification. 
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Output estimates provide an indication of the level of activity occurring in a region, 

an industry or organisation. Output is a high-level economic indicator which is 

inclusive of other indicators such as wages, intermediate inputs and value-added. 

Output is an essential measure in understanding the interrelationships between 

industries in a region as well as for measuring an individual industry’s output.  

Output from Industry across all municipalities has decreased between 2016 and 

2019. Indigo has the lowest levels of output by Industry, but has also experienced 

the largest contraction of -14 percent, compared to Wangaratta which declined by 

11 percent, Albury 9 percent and Wodonga 7 percent.  

Figure 0-2 Output by Industry, 2016 and 2019 
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1.9 Employment 

Employment data represents the number of people employed by businesses / 

organisations in each of the industry sectors in Indigo Shire. Employment data 

presented in this report is based on location of work and no inference is made as to 

where workers reside. The employment figures presented represent total number of 

employees without any conversions to full-time equivalence.  

The chart in Figure 0-3 depicts the change in employment from census years 2006 

to 2016. Of all municipalities, only Wodonga has experienced an increase in the 

number of jobs in Industry. Interestingly, this corresponds with decreasing levels of 

output (as illustrated in Figure 0-2 above), suggesting that the types of jobs that 

constitute Industry in Wodonga are becoming less productive.  

Employment in Industry in Indigo Shire has remained relatively stable, having 

increased slightly in 2011 before decreasing in 2016. This is largely due to some 

large increases and decreases in employment across the big local businesses. Jobs 

in wholesale trade have also declined (consistent with trends across the nation), as 

have jobs in transport.  

In general, the food and beverage product manufacturing sectors have performed 

well in Indigo Shire. A large decrease in a single industry (grain mill & cereal product 

manufacturing) has been offset by increases across other food and beverage 

sectors. 

Figure 0-3 Employment in Industry, 2006,2011 and 2016 
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Despite the decline in employment, the employment in Industry in Indigo Shire has 

become more diverse. Diversity is a measure of evenness of spread9. In general, 

diverse economies are more resilient as they are less exposed to changes that 

impact a single sector. While employment in Industry has contracted slightly, 

diversity has improved markedly (Figure 0-4).  

In 2006 the cereal, pasta and baking mix manufacturing sector was by far the largest 

employing sector, accounting for around 30 percent of all Industry jobs. However 

this has decreased over time and now accounts for only 14 percent of jobs in 2016. 

Offsetting this decline has been a rise in other food and beverage manufacturing. 

For example, beer manufacturing and confectionary manufacturing has increased 

between 2006 and 2016. Similarly, employment in ‘other food product 

manufacturing’ has increased, as sector which includes a range of manufacturing 

activities such as manufacturing coffee and tea, blended honey, hop extract, factory-

based bread manufacturing, and blending of herbs and seasonings.  

This may represent a trend in new types of smaller food manufacturers that are 

establishing or growing within the region, taking advantage of not only the natural 

assets base but also the strong branding of the region. 

 

                                                           
9  Employment diversity calculation applies the Herfindahl-Hershman Index approach to 

measuring market concentration. 

Figure 0-4 Employment diversity scores for Industry, 2006, 2011 and 2016 
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1.10 Regional exports and imports 

Regional exports data represents the dollar value of goods and services exported 

outside of Indigo Shire that have been generated by businesses and organisations 

within the region. Another way of defining exports is as an inflow of money into the 

region. Conversely, regional imports represent the dollar value of goods and 

services imported into the region and are viewed as an outflow of money from the 

region. For example, a local business outsourcing accountancy services to a firm in 

Wangaratta is a form of import and would result in an outflow of money. No 

distinction is made between domestic and international exports or imports. 

Figure 0-5 illustrates the level of exports by Industry for each municipality, as well as 

the net level of exports (being the total exports less total imports). Despite a decline 

in total exports between 2016 and 2019, Industry in Indigo Shire has maintained a 

consistent level of net exports, indicating local supply chains are being well 

maintained.  

Total exports have also declined in all other municipalities. Despite high exports, net 

exports in Wodonga remain very low indicating the high dependence on outside 

imports for production. In contrast, Albury has managed to increase net exports 

indicating an increasing local capacity and stronger local supply chains. 

Figure 0-5 Total exports versus net exports (exports less imports), 2016 and 2019 
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1.11 Value-added 

Value-added is a key economic metric which estimates the marginal economic 

value-added by an industry in a defined region. Unlike output, value-added is a non-

duplicative indicator as it excludes the costs of intermediate inputs. Therefore, it is 

one of the best indicators of industries’ contribution to the wealth of a region. Value-

added by industry sector is the major element in the calculation of Gross Regional 

Product (and Gross State Product / Gross Domestic Product). 

Value-added per worker for sectors in Industry in Indigo has decreased between 

2016 and 2019. This is consistent with both Albury and Wodonga, which have also 

both experienced a contraction in value-added per worker. Only Wodonga saw an 

increase in the amount of value-added per worker.  

For Indigo Shire, employment in wholesale trade and waste services has decreased, 

but value-added per worker has increased. Building and industrial cleaning services, 

part of the administrative & support services sector, has seen an increase in value-

added per worker and the number of jobs. However, this remains a small part of 

broader Industry in Indigo which is still dominated by manufacturing, a sector which 

is experiencing a small contraction in job numbers. 

Coupled with a recent decline, value-added per worker is also decreasing in 

manufacturing. In contrast, sectors such as wholesale trade has been increasing 

over recent years, while construction is experiencing a steady increase (Figure 0-7). 

 

Figure 0-6 Value-added per worker by sector, Indigo Shire 

 

 

Figure 0-7 Trend of value-added per worker in Indigo Shire, 2011-2019 (selected industries) 
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Industry clusters 

1.12 Output 

Considering municipalities of Indigo, Albury, Wodonga, Greater Hume, Federation 

and Wangaratta, the revenue generated by Industry across the region is largely 

concentrated within Albury and Wodonga. Combined, businesses within these two 

municipalities account for 60 percent of revenue generated by Industry across the 

region. This is driven by large manufacturers such as Mars Petcare in Wodonga, but 

also a range of other businesses in sectors such as transport and equipment 

manufacturing, transport and construction.  

Within Indigo Shire, the large contributors to Industry revenue are outside of the 

major townships. This is overwhelmingly dominated by the large food product 

manufacturers. 

Overall, Industry in Indigo Shire constitutes around 11 percent of revenue by Industry 

across the region (Figure 0-1), just lower than Wangaratta and Federation. 

 

Figure 0-1 Contribution to regional revenue by Industry 
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1.13 Businesses 

Consistent with the revenue generated by industry across the surrounding 

municipalities, the majority of businesses are also located within Albury-Wodonga 

(Figure 0-2). Outside of Albury-Wodonga, Wangaratta and Corowa have relatively 

high concentrations of business in Industry. 

Indigo Shire has relatively low concentrations of businesses in Industry, the largest 

cluster being in Beechworth. It is also important to note that not all businesses 

establish within industrial areas. Many construction companies operate out of private 

dwellings and small food product manufacturers can operate in the main street of 

town.   

 

Figure 0-2 Concentration of businesses in Industry, Trading at Jan 2020 

Concentrations and locations of businesses are an important consideration for 

assessing current demand for industrial land. However, many of these businesses 

would have been positioned in the same location for many years. Therefore, 

understanding where new entries are choosing to locate can provide additional 

insight into a region’s attractiveness, and where businesses may choose to locate 

into the future. 

Not surprisingly, Albury, Wodonga, Wangaratta and to a lesser extent Corowa, have 

been the main locations for business entries between January 2016 and January 

2020. In Indigo Shire, Rutherglen, Beechworth, and Yackandandah have been the 

favoured locations for new businesses.  

The pull of larger centres that has occurred over the past five years, will likely 

continue in the future as the critical mass of population and businesses and support 

services grows.  

Figure 0-3 Concentration of business entries, five years to Jan 2020 
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The chart in Figure 0-4 illustrates the location of new business entries in Indigo over 

the past five years to January 2020. Larger townships continue to be the preferred 

location. A number of new business entries in Beechworth are in manufacturing, 

repair services, but the majority are within the construction sector, and construction 

services more specifically. While some of these businesses can demand industrial 

land if they get to scale, the sector is more often characterised by sole contractors 

based from a private residence and working at various sites around a region.  

 

Figure 0-4 Business entries in Indigo Shire by township, Jan 2016-Jan 2020 

 

Viewing the same data from an industry perspective, Figure 0-5 highlights the extent 

of new businesses within the construction sector, relative to other businesses 

included in our definition of Industry. The vast majority of these are in construction 

services (carpenters, plumbers, landscapers and the like), however there are several 

heavy and civil engineering construction firms.  

Other services is predominantly vehicle repair and maintenance. New business 

entries in this sector are distributed across the municipality, there being no obvious 

locational preference.  

In contrast, most new business entries in transport, postal & warehousing are 

establishing in the municipality’s northern townships. All businesses except one, are 

in the road freight transport sector suggesting that proximity to major transport routes 

is being capitalised upon by smaller operators.  

 

Figure 0-5 Business entries in Indigo Shire by sector, Jan 2016-Jan 2020 
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Industrial land review 

1.14 Overview 

Underpinning the Indigo Shire industrial land review is supply and demand analysis. 

Supply is based on an audit of the availability of existing industrial land which is a 

known factor. Demand, however, is largely unknown as it is reliant on assumptions 

around future take up of industrial land which itself will be influenced by a broad 

range of factors. Through the development of this assessment, a qualitative survey 

of actual demand identified six parties seeking land actively or speculatively.  

Some relevant considerations for Indigo Shire are the large businesses that 

dominate shares of Industry employment, and manufacturing specifically, within the 

LGA.  Like the Agriculture sector, increased output (revenue) is increasingly 

achieved through greater productivity through investment in technology and process 

improvements.  This increased intensity and scale of business income can often be 

catered for within the extent of existing operations have a limited impact on demand 

for land.   

Other considerations include the structure of future Industry. We have already seen 

that employment in Industry in Indigo is becoming more diverse and this may 

continue. Land use may also become more, or less, efficient as businesses require 

less floor space to produce goods and services.  

It is important to consider that demand scenarios are not fixed and include a level of 

uncertainty.  The approach taken in this assessment attempts to address this in a 

number of ways, such as applying probabilistic simulations and providing land 

demand ranges. Applying such methods attempt to account for the inherent 

uncertainty involved with forecasting while providing realistic projections around the 

likely future requirements for industrial land within the municipality.  

 

1.15 Land supply audit 

There are six towns within Indigo Shire with existing areas of industrial land (Figure 

0-1). Most are adjacent to the urban area, the exception being Barnawartha, and are 

contiguous or semi-contiguous, except for Rutherglen.  

A supply audit was initially prepared via a parcel by parcel desktop assessment of 

all industrial zoned land within the municipality. The initial audit was used as the 

basis for engagement with Council officers to identify gaps in the assessment and to 

understand any major constraints or recent planning approvals which could alter the 

final supply figures. 

A summary of each precinct is provided below. A more detailed overview which 

includes the final supply figures for each precinct is provided in Appendix A.  
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Figure 0-1 Indigo Shire industrial precincts 
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Barnawartha  

Industrial land in Barnawartha is located to the east of the township and abuts the 

border with the City of Wodonga (LGA). The Barnawartha precinct is adjacent to the 

Logic freight and logistics hub. The precinct provides a large area of currently 

undeveloped land.  While the site is located in the Indigo Shire, it is subject to an 

application for solar farm which will remove the precinct from LGA supply and 

essentially extends the contiguous area of industrial land within the Logic precinct 

Beechworth 

The Beechworth precinct is located to the south of the township. Proximity to existing 

residential development in some parts raise some amenity issues. A large part of 

the precinct accommodates the Beechworth transfer station.  Limited supply is 

available. 

Rutherglen 

Industrial land in Rutherglen is in two parts, one area being in the central area of 

town, and the larger area located to the south. For practical purposes, the central 

area is fully developed.  

The southern area includes a strip of industrial land, most of which is developed. An 

area to the east of the developed strip is likely the largest area of relatively 

unconstrained industrial land in the municipality. 

Tangambalanga 

The Tangambalanga industrial precinct is located to the north of the township. The 

largest area to the west of Kiewa-Bonegilla Road is fully occupied. An area to the 

east of Kiewa-Bonegilla Road provides a supply of unconstrained vacant industrial 

land. This area is also the subject of a pending subdivision.  

Wahgunyah 

Wahgunyah is the location of the Uncle Tobys factory which accommodates the vast 

majority of industrial land in the town. There is one vacant parcel of land in 

Wahgunyah, located to the south of the Uncle Tobys factory.  

Wahgunyah is a border town, with the township of Corowa located over the Murray 

River. Corowa has relatively large areas of undeveloped industrial land. 

Yackandandah 

The Yackandandah precinct incorporates a small pocket of industrial development 

located along Steel Road, which has one available lot. There is a large area of largely 

undeveloped land to west which has some constraints relating to topography, 

potential contamination.  

 

Land supply results 

The final land supply audit is summarised in Table 0-1. There is around 221 hectares 

of industrial land in the municipality, around 54 hectares of this being available. 

The majority of subdivided industrial lots have been occupied. Available land in 

Beechworth, Rutherglen and Yackandandah are comprised of undeveloped parcels, 

some having some considerable constraints.  

Table 0-1 Industrial land supply audit 

Precinct Occupied (ha) Available (ha) Road/Utility (ha) 

Barnawartha 53.39 0.00 3.67 

Beechworth 25.25 14.82 0.00 

Rutherglen 11.76 25.15 0.00 

Tangambalanga 31.96 4.16 0.14 

Wahgunyah 37.82 0.44 0.63 

Yackandandah 2.68 9.39 0.00 

TOTAL 162.86 53.96 4.44 
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FOCUS ON CHILTERN 
 

Chiltern is located along the Hume Freeway between major centres of Wangaratta 

and Albury-Wodonga. The north-east rail line also passes through the town as does 

a major gas line, the Keon Park to Wodonga and Shepparton Gas Pipeline. 

The Township Zone covers much of Chiltern which does allow for small-scale 

industrial operations which aligns with current demand and type of industry in 

Chiltern.  

Despite the relatively flexible zoning afforded by the Township Zone, Chiltern is the 

only one of the larger townships within Indigo without land zoned solely for industrial 

use. This condition, along with presence of existing infrastructure, has resulted in 

ongoing enquiry into the opportunity to create new industrial land in Chiltern.  

The following provides an overview of key sites which have been investigated over 

recent years. There are emerging and unresolved influences affecting decision 

making for the future of industrial land in Chiltern. For this reason, the following detail 

and recommendations should be considered in the context of a fluid environment 

that requires monitoring and review in the short to medium term.  

 

Chiltern Depot 

Various studies over the last ten years have been unable to establish quantifiable 

demand for industrial land in Chiltern. The direction to divide depot land as a 

‘catalyst’ for industrial land expansion was speculative. In the time since the Chiltern 

Placemaking and Structure Plan was completed, proposed tenants and usage 

options have not materialized for various reasons. The budgeted investment in 

creating usable land parcels does not include the construction of buildings which 

would add further costs to prospective tenants. By agreement, the depot may provide 

a suitable alternative location for the SES. 

 

Adjacent Land Parcel 1 

Privately owned land adjacent to the depot, which had been considered an 

expansion opportunity, is unlikely to pass to Council due to the intent of the owner 

to commence usage of the land and an objection to any rezoning. Located at the 

Town entrance, there are amenity issues to consider. 

If Council did require his land it would most likely need to be compulsorily acquired. 

Adjacent Land Parcel 2 

Privately owned land opposite Council’s depot has historically been considered an 

expansion opportunity. The land is part of a deceased estate whose intention is not 

yet determined. Located at the Town entrance, there are amenity issues to consider. 

Chiltern Freeway Service Centre 

Based on ongoing and recent conversations with the developer, there remains 

ongoing uncertainty whether the service centre will be constructed. Construction to 

plan would create considerable spare land that could, subject to negotiation, be 

allocated to a suitable industrial precinct, utilising infrastructure and services, under 

agreement. 

Mooted Emergency Services Facility 

A current proposal by a private landowner includes the donation of land fronting the 

Beechworth-Chiltern Rd for the establishment of an Emergency Services Facility 

housing the CFA and Ambulance Service. Corporate support for the concept and 

project viability is unresolved and any clear direction or outcome is likely years away.  

Development of the Chiltern Hub requires relocation of the SES and Council has 

identified an alternative location as identified in the Addendum of Recommendations. 
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1.16 Land demand modelling 

Determining future demand for industrial land applies an employment-based 

approach whereby new jobs demand a certain amount of land based on a range of 

predefined factors. The key intuition is therefore the local relationship between land 

and employment. Understanding the likely relationship between these two key 

factors of production, it is possible to estimate the future demand for industrial land 

using employment forecasts. The process is outlined briefly below (see detailed 

approach in Appendix B). 

Employment forecasts are prepared at a municipal level for all industry sectors. At 

the time of preparing this assessment, the COVID-19 crisis is still current and having 

a real impact on employment and economies across the country. The impact of 

COVID-19 has been accounted for within the employment forecasts10, the result 

being a period of depressed demand over the next year while the crisis is ongoing.  

A key input into the demand assessment is understanding the proportion of jobs 

within certain industries that locate in industrial areas. A second factor is the amount 

of land that is typically occupied by businesses for a number of employees. Both 

factors are very localised. For example, employment to land area ratios for Indigo 

Shire will be different than exists in metropolitan Melbourne. Similarly, there will likely 

be a different proportion of ‘Industry jobs’ that locate in industrial precincts in regional 

areas compared to major cities or metropolitan areas. To account for these localised 

factors, a site by site audit of businesses in Indigo Shire’s industrial areas was 

undertaken. The results were combined with results from similar assessments 

prepared for other regional areas to determine key ratios and probability curves used 

in the modelling.  

Standard industry sectors are not good representations of the actual scale and 

intensity of businesses. For example, a dairy product manufacturer that makes 

boutique cheeses has vastly different characteristics to a large dairy product 

manufacturer such as Saputo. Forecast jobs are therefore allocated into broad land-

use types which have different employment to land area ratios (see descriptions in 

Appendix C).  

                                                           
10 REMPLAN has developed a region-specific COVID-19 impact model which estimates the 

impact on jobs, revenue and value-added resulting from the crisis.  

 

Figure 0-2 Deriving future industrial land demand from employment forecasts 
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1.17 Employment forecasts 

Two employment forecast scenarios were modelled for Indigo Shire. The central 

demand scenario is the best estimate for potential future demand given the data 

available to date. A high demand scenario was also prepared to demonstrate a future 

where plausible growth scenarios in industrial jobs increased demand in the 

municipality.  

Figure 0-3 outlines the employment forecasts under the central demand scenario for 

Indigo Shire through to 2041. Forecasts indicate a continued growth in employment 

(including the short-term decline resulting from COVID-19) at a compound rate of 

around 0.5% per year.  

These forecasts are for all jobs within the LGA, the majority of which are in sectors 

which have no demand for industrial land. For example, some of the main growth 

industries are health care and education neither of which are anticipated to require 

industrial land. In contrast, growth in sectors such as manufacturing, wholesale 

trade, repair and maintenance, and waste services are forecast to be relatively small. 

Combined with the fact that not all of the new jobs will locate in industrial areas, the 

result is that demand for industrial land will be low, despite the overall employment 

growth. 

To test what a plausible upper limit of land demand might be, a high demand 

employment forecast was also prepared incorporating increases in employment for 

all industries. The primary assumption under this scenario that has an impact for 

industrial land demand is that there would be a reversal of the slow decline in 

manufacturing employment (see Figure App - 3 in Appendix B). While the growth 

figures for manufacturing are derived from the results of the modelling, it is relevant 

to note that achieving these employment numbers would likely require a targeted 

strategic intervention which aimed to attract new business or supported existing 

businesses to expand. The result of these higher employment forecasts is an 

industrial land demand that would be at the high end of the potential demand in 

Indigo Shire. 

Figure 0-3 Central scenario employment forecast, Indigo Shire (all industries) 

 

 

Figure 0-4 Central scenario employment forecast, Indigo Shire (selected industries total) 
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1.18 Outcomes of supply and demand analysis 

The results under the central demand scenario are illustrated in the chart in Figure 

0-5.  Over the next decade to 2030, it is estimated that there will be a combined 

demand for around 6.7 hectares of industrial land, and up to 14 hectares by 2040. 

Demand will for industrial land will largely be driven by service industry, which are 

typically the population servicing sectors such as vehicle repair and maintenance, 

construction services, and equipment hire. Retailing and wholesaling, businesses 

such as plumbing supplies or hardware stores but also small-scale storage facilities, 

also experience a gradual increase over time. 

Under the central scenario, both heavy and light industry make relatively small 

demands over time, with heavy industry actually forecast to decrease total demand. 

This is due to both of these land use types being dominated by jobs in manufacturing. 

As employment in manufacturing across the municipality is forecast to decrease over 

time, this translates into depressed demand for land.  

Figure 0-5 Cumulative demand for industrial land under central demand scenario, Indigo Shire 

2020-2041 

 

 

Across the municipality there is currently around 54 hectares of vacant industrial 

land. Land demand under the central demand scenario indicates that there would 

be sufficient industrial land to accommodate, with a balance of 40 hectares still 

available in 2040 (Figure 0-6). 

 

Figure 0-6 Balance of industrial land under central demand sceario, Indigo Shire 
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demand from heavy industry, and light industry. Total demand for industrial land in 

2030 is estimated at around 28 hectares, increasing to a total of 115 hectares by 

2040 (Figure 0-7). 

Under a high demand scenario, existing industrial land is forecast to be consumed 

within by 2034 (Figure 0-8). While land demand is much higher than under a central 

scenario, even under the high demand scenario, there would still be sufficient 

industrial land across the municipality to accommodate around 15 years of demand. 

 

Figure 0-7 Cumulative demand for industrial land under high demand scenario, Indigo Shire 

2020-2041 
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Figure 0-8 Balance of industrial land, central demand versus high demand scenarioo, Indigo 

Shire 
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Summary and conclusion 

Under a conservative demand forecast (central demand scenario), it is anticipated 

that current supply of industrial land across the municipality will be sufficient until 

beyond 2040. This is largely a result of the low forecast demand for industrial land 

within Indigo Shire. This low demand can be a result of a number of factors: 

- Indigo Shire’s comparatively small population and workforce relative to 

neighbouring municipalities. 

- The limited availability of fully serviced lots within Indigo Shire. 

- Historic low instance of ‘Industry’ jobs being located in industrial areas, and 

- The decline in manufacturing employment, consistent with national trends. 

Under a high demand scenario, where the underlying driving assumption is that the 

decline in manufacturing employment will turn around, there is enough supply to 

accommodate demand until 2034.  

The comparison between these two scenarios suggests that there will be enough 

industrial land to accommodate demand for several years. While exceptional 

circumstances may alter these forecasts, such as a few larger businesses occupying 

the balance of land over coming years,  

In a regional context, Indigo Shire sits between two large regional cities that are well-

positioned to compete for new and large businesses, be that in land, infrastructure 

or workforce. This is exemplified by location of existing business and the propensity 

for new businesses to establish in the industrial areas of surrounding municipalities 

(Albury-Wodonga, Wangaratta and to a lesser extent in Corowa). 

Given there appears to be ample supply not only within Indigo, but in adjacent 

municipalities, the primary consideration for Indigo Shire in the future is likely to be 

whether there is sufficient industrial land in appropriate locations to support demand 

in population serving industry.   

The alignment of local industry that supports local employment, makers and regional 

innovation is increasingly important in geographies like Indigo Shire.  This has been 

observed in Hepburn Shire, Mount Alexander and Byron Shire.  

The inherent link between experience, local production and the existing high levels 

of tourism related expenditure presents opportunities for regional export and local 

business growth.  There is opportunities for land use policy to enable business 

growth for new and existing industry that seeks to sustainably leverage Indigo Shire’s 

natural, historic and cultural capital.  
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Appendix A – Precinct land supply audit 

Barnawartha 

Total land area: 57.1 ha 

Vacant supply: 0.0 ha 

 

Barnawartha township does not have a specific industrial zone area. The area of 

industrial zoned land is located east of the township on the municipal boundary, 

abutting the extensive Logic Centre, located in Wodonga.  

Although currently vacant, the site has been sold to a company establishing a solar 

energy facility. The site is currently the subject of a permit application for a solar 

farm, which will take this out of supply.  

The separation between the Logic Centre complex and the Barnawartha township is 

sufficient to provide for the preservation of residential amenity values. Any further 

expansion of the complex towards the Barnawartha Township could undermine 

residential amenity. 

Council recently commissioned the preparation of a structure plan for Barnawartha. 

The study did not identify any significant justification for the creation of a standalone 

industrial estate in Barnawartha. It did however identify a possible site for small local 

industries if this was ever required. This site was land adjacent to the former Railway 

Station. 
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Beechworth 

Total land area: 40.0 ha 

Vacant supply: 14.8 ha 

 

Beechworth’s industrial zoned land is in two “estates”– Diffey Road is the larger 

developed area and Crawford Street is a smaller area with some older small-scale 

engineering shops, a local gas depot and several storage shed operations. 

However, much of the remaining vacant industrial land in Beechworth is effectively 

not available for future development. This land is either held by local businesses 

pending a specific project, constrained by various environmental factors, or occupied 

and developed as successful non-industrial uses (e.g. biodynamic winery). 

Access to both industrial areas is less than ideal and is either constrained by road 

conditions (southern entrance to Crawford Street) or must traverse through 

residential areas to get from the main road network to the estate areas which raises 

amenity issues. 

It should also be noted that council owns a significant area of the remaining vacant 

land. It is unlikely that this land will be available for future industrial development as 

some of this site has native vegetation and the balance has been earmarked as a 

potential future site for a new transfer station. The future of this council owned land 

will be largely dependent on the outcome of discussions between council and the 

Environmental Protection Authority about the remediation requirements for the 

current waste site. Additional considerations for this site is its location along the 

Beechworth Everton rail Trail. Construction of a waste transfer station along this trail 

could potentially conflict with the amenity of key tourism infrastructure. 

In general, there does appear to be sufficient vacant industrial land available in 

Beechworth. However, there are a number of constraints that will need to be 

resolved to unlock existing industrial zoned land.   

 

  

Drainage and 

contamination 

issues are 

constraints for 

these parcels.  

Council-owned 

land.  
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Rutherglen 

Total land area: 36.9 ha 

Vacant supply: 25.1 ha 

 

Industrial land in Rutherglen is in two parts, one area being in the central area of 

town, and the larger area located to the south. Within the central area there are two 

adjacent corner allotments which are currently vacant but are the subject of a 

planning application for storage facilities which will take this out of supply. For 

practical purposes, the central area is fully developed. 

The current Council depot in Rutherglen is located directly west of the central area 

on land zoned for residential use. Council has indicated that a future priority is to 

review the current location with a view to relocating to a more appropriate industrial 

zoned area.  

The southern area includes a strip of industrial land located between the railway line 

and Fortune Street, most of which is developed. More intense redevelopment of this 

area is possible. However, the lack of reticulated gas to much of the industrial estate 

is an issue.  

An area to the east of the developed strip is likely the largest area of relatively 

unconstrained industrial land in the municipality. This site has no relevant 

infrastructure and is owned by a local farming family. There has been little interest 

in industrial development in Rutherglen in recent years, therefore it seems likely that 

if the current circumstances persist there would be little justification to invest in the 

development of this area as a future industrial estate.  

 

 

 

Two parcels currently 

subject to application for 

storage facility. 
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largest unconstrained areas of 

industrial land in the municipality. 
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Tangambalanga 

Total land area: 36.3 ha 

Vacant supply: 4.2 ha 

 

The Tangambalanga industrial precinct is located to the north of the township. The 

largest parcel to the west of Kiewa-Bonegilla Road is fully occupied. However, there 

are areas of this parcel which are underutilised. While some of these areas could 

potentially be subdivided, the entire parcel has been excluded from supply in this 

analysis. 

The Tangambalanga industrial area accommodates one the largest industrial 

enterprises in the Shire - the Saputo dairy factory. The dairy factory and its 

associated support industries employ a significant number of people. The dairy 

factory was previously owned by the Murray Goulburn company and its closure 

several years ago initiated a significant effort by the Victorian State Government to 

rescue the business. The business was subsequently sold to the current owners 

(Saputo) although it recommenced operations with less staff. 

An area to the east of Kiewa-Bonegilla Road provides a supply of unconstrained 

vacant industrial land. Council has established this small industrial estate adjacent 

to the dairy and several local small service industries have established factories on 

this land. The estate is capable of allowing for the establishment of at least another 

dozen operations in the current stage of the subdivision. This area is also the subject 

of a pending subdivision which will provide an additional 15 small industrial lots. This 

land supply would seem to be more than adequate for the short to medium term.  

The town is also accommodating a significant amount of new residential 

development which could increase demand for population serving industries. 

Tangambalanga’s location approximately 20 km from Wodonga does see the vast 

majority of residents work in the Albury-Wodonga region. 

 

 

This parcel is currently 

being subdivided into 15 

lots. 

Saputo dairy factory 
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Wahgunyah 

Total land area: 38.9 ha 

Vacant supply: 0.4 ha 

 

Wahgunyah is the location of the Uncle Tobys factory which accommodates the vast 

majority of industrial land in the town. There is one vacant parcel of land in 

Wahgunyah, located to the south of the Uncle Tobys factory.  

There is one medium-sized parcel that is vacant, but owned by Uncle Tobys. This is 

used as an internal buffer and it is unlikely that this will be available for development 

and has been excluded from supply. 

Wahgunyah is a border town, with the township of Corowa located over the Murray 

River. Corowa has significant industrial development, largely based around support 

for agricultural activities. Wahgunyah has had strong residential growth over recent 

years and operates primarily as an outlying suburb of Corowa. The Corowa township 

provides the retail and service industries (medical, accountants etc) utilised by many 

of the Wahgunyah residents. Corowa has relatively large areas of undeveloped 

industrial land which will likely attract any new businesses looking to establish in this 

region. It is logical that any significant new industrial expansion in the Wahgunyah 

area will occur in the Corowa area rather than Wahgunyah.  

The two largest employers in the district, Uncle Tobys and All Saints appear to have 

sufficient land and infrastructure to support their existing operations. However, both 

companies operate on a national scale and macroeconomic circumstances can 

change rapidly as evidenced by the closure of the Murray Goulburn dairy factory in 

Tangambalanga. Council needs to maintain strong lines of communication with 

these companies to be aware of and be able to react to changes in the national 

economic climate that might have local impacts.  

There is a very small area of privately owned industrial land adjacent to the Uncle 

Tobys facility. This land is relatively close to residential zoned land so amenity 

related issues would need to be considered as part of any redevelopment of this 

area.  

 

 

This vacant parcel used by 

Uncle Tobys as a buffer. 
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Yackandandah 

Total land area: 12.1 ha 

Vacant supply: 9.4 ha 

 

Yackandandah has enjoyed strong population growth in recent years and is a 

popular destination for many new residents. It is approximately a 30-minute drive to 

Wodonga and about 20 minutes to Beechworth. This provides a large pool of 

accessible employment opportunities for residents.  

There is one small industrial zoned area in Yackandandah (Steel Road). This has 

largely been developed with only one lot now available.  

There is a large area of largely undeveloped land to west which has some constraints 

relating to topography and potential contamination, being located adjacent to a 

former Council waste site. The owner has expressed interest in the past in working 

with Council to prepare a development plan for the site. Such a plan would require 

Council cooperation to establish appropriate outcomes for the area of the site not 

suitable for industrial development. Existing residential development located to the 

south could require buffers to address amenity issues. Given the size of the land, 

activation of this site would also impact on the total supply available across the 

municipality. 

There is also a very significant business operation (Construction Engineering) 

adjacent to the south west edge of the township, not within industrial zoned land. 

This operation is long established and enjoys “existing use rights” via the planning 

scheme controls. 

There has been some interest in recent times about the provision of additional 

industrially zoned land in Yackandandah however various environmental constraints 

mean that there is little to no land suitable for this purpose. This matter was recently 

explored with a Council commissioned place making project for the township. 
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Appendix B – Approach to modelling land demand 

Modelling of land demand applies an employment-based approach to determining 

estimates of land consumption. This approached is grounded in the key connection 

between jobs and the relationship with land area.  

There are four key components of this approach, being: 

1. Employment forecasts by industry,  

2. Understanding the share of employment that falls within industrial areas, 

3. Classifying industry into broad land use type, and 

4. Establishing job to land area ratios by broad land use type. 

1. Employment forecasts by industry 

The forecasts of future employment are generated using an ensemble modelling 

approach where multiple sources of data are applied to estimate future levels of 

employment by industry sector. 

Each dataset provides insights into the potential future demand for jobs in the region 

and is based on place of work. That is, no inference is made to where workers reside. 

The forecasts apply two employment demand models: 

- Demographic models - which consider the working age population and their 

propensity to work and how these propensities might change going forward. 

- Time series models - which rely on the historical estimates of jobs and how 

they are evolving over time. 

Other factors that have been taken into consideration. A major consideration at the 

time of preparing these forecasts was the COVID-19 pandemic, which is impacting 

employment across the country. Additional factors include: 

- The economic cycle 

- The live and work colocation dynamics (commuting) 

- The future of work and the impact of disruptive technologies. 

                                                           
11 Victorian Government (2019), Victoria in Future: Population Projections 2016 to 2056 

Demographic models 

Population growth is key driver of the employment forecasts. The number of people 

that are available to participate in the workforce is a key determinate of the labour 

market outcomes in a region. For example, it is common to see a seasonal spike in 

the number of retail jobs during the pre-Christmas rush. For this seasonal spike to 

materialise there needs to be enough willing labour market participants to fill the 

available job positions. In this example, these participants tend to be younger people 

who are balancing the work and education phases of their life. But all industries have 

idiosyncratic gender and age profiles of their workforce. 

Consequently, the gender and age profile of the future population is expected to 

shape the labour market outcomes of the future. Furthermore, it is projected that 

subtle changes in the propensities of people to work will change over time. As the 

economy evolves and becomes more dependent on the ‘thinking’ economy, some 

people in the younger working cohorts are expected to delay entering the workforce 

in preference of longer periods of education. Also, as we track forward to 2036 the 

proportion of people over 60 years will increase, and it is estimated that a greater 

number of people in older age cohorts will be engaged in the workforce for longer. 

Two sets of population forecasts were used to inform the labour market estimates 

that underpin the employment forecasts. Independent population forecasts for Indigo 

Shire were prepared by REMPLAN, as well as the forecasts prepared by the State 

Government outlined in Victoria in Future11. The Victoria in Future forecasts were 

rebased for the 2016 Census and extrapolated for the period 2031 to 2036. 

Time series labour market models 

Alongside the population forecasts, the other key determinant for the employment 

forecasts is the industry employment trends. These trends capture how industries 

are changing over time – changes that are driven by a myriad of factors such as new 

innovations, technological advancements and new business models. 

Different industries face different economic conditions. For example, the decade 

long decline in the number of jobs in the manufacturing industry in Australia reflects 

the global economic conditions that influences that industry. At the same time the 

rapid growth of the higher skilled services industry in Australia, such as health and 
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education are indicative of the evolving comparative advantages of the Australian 

economy. 

Likewise, the trends of different industries in Indigo Shire are varied, with some 

experiencing consistent growth while others are tracking sideways. The evolving 

nature of employment trends need to be captured as best as possible to produce the 

best possible employment forecasts. This often means that a simple linear 

extrapolation is ineffective. 

Our estimates of the employment trends are derived using an ensemble time series 

modelling approach – in this context ‘ensemble’ means to use multiple models and 

then average them into a single average forecast series (see Figure App - 1). 

 

Figure App - 1 Employment trends in, example region  

 
Source: ABS and REMPLAN 

 

 

Final employment forecasts 

As with all forecasts, there is a degree of uncertainty which grows the further out that 

forecasts are projected. The figures used in this analysis are derived from the 

midpoint of the prediction range. The chart in Figure App - 2 illustrates the final 

employment estimates for Indigo Shire used in the central demand scenario. 

As time progresses, the forecast range becomes more spread. In 2040, the midpoint 

of 9,470 jobs was used in the modelling. However, if we were to look at the upper 

and lower limits of the forecast range and wanted to cover 95 percent of potential 

outcomes, the range is as high as 12,117 and as low as 6,824. 

 

Figure App - 2 Employment forecasts Indigo Shire, all industries (central demand scenario) 

 

 

Under the high demand scenario, all jobs increase over the forecast period. 

However, the primary influence on the final demand for industrial land is a result of 
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scenario where the central point of the forecast range was used, in the high demand 

scenario manufacturing employment is based on the 60 percent upper prediction 

range. A delay of five years before the onset of job growth has also been allowed 

for. 

 

Figure App - 3 Employment in manufacturing, central vs high demand scenario 

 

2. Employment in industrial precincts 

Regional areas can be quite unique as to what proportion of ‘industrial jobs’ are 

actually located within industrial areas. For an area like Indigo Shire, many industrial 

jobs are accommodated in rural land, be that at a person’s dwelling where someone 

may keep several trucks as part of a transport company, or as a rural industry such 

as a winery or machinery repairer.  

To understand the proportion of jobs that are currently located in industrial areas for 

Indigo, REMPLAN undertook a site by site analysis of businesses and employment 

numbers. The audit was related back to total employment numbers for the 

municipality. Due to the low count in many areas, the proportions were tested against 

other regional industrial land analysis and scaled up or down to ensure shares used 

in each scenario were not over or underrepresented. The shares used in each 

scenario are outlined in the table below. 

 

Table App - 1 Share of jobs in industrial precincts by industry (excludes industries with not 

share) 

Industry 
Industrial land 
share of actual 

jobs 
(audit) 

Industrial land 
share of new 

jobs 
(central 

scenario) 

Industrial land 
share of new 

jobs 
(high scenario) 

Manufacturing 62% 60% 90% 

Electricity, Gas, Water & 
Waste Services 

0% 20% 40% 

Construction 8% 20% 25% 

Wholesale Trade 0% 50% 60% 

Retail Trade 1% 5% 10% 

Transport, Postal & 
Warehousing 

1% 10% 40% 

Rental, Hiring & Real 
Estate Services 

2% 10% 40% 

Other Services 12% 20% 40% 
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3. Classifying industry into broad land use type 

The precinct audit also informed how employment in given industries would be 

categorised into broad land use types. For example, what proportion of 

manufacturing is large scale industry and how much is light industry, or how to 

classify road transport in Indigo Shire given the small scale of existing footprints and 

the presence of large footprint freight and logistics in Albury and Wodonga. The final 

shares for each industry are outlined in the table below.  

 

Table App - 2 Share of jobs by industry into broad land use type 

Broad land use type → 

 

Industry sector ↓ 

Heavy 
and/or large 

industry 

Light 
industry 

Retail and 
wholesaling 

Service 
Industry 

Manufacturing 50% 50% - - 

Electricity, Gas, Water 
& Waste Services 

- 50% - 50% 

Construction - 50% - 50% 

Wholesale Trade - - 100% - 

Retail Trade - - 100% - 

Transport, Postal & 
Warehousing 

- 20% 80% - 

Rental, Hiring & Real 
Estate Services 

- 80% - 20% 

Other Services - 25% - 75% 

4. Job to land area ratios 

The detailed precinct audit also informed the job to land area ratios that were applied 

for a job in each broad land use type. Results were tested against other industrial 

land analyses prepared for regional areas to ensure they were sufficiently robust and 

not over specified.   

The audit was used to determine a typical job to floor area ratio for each broad land 

use type. This was then used as an average around probability curves that were 

used in simulations for all new jobs. The purpose behind running simulations is to 

recognise that while most jobs in a given land use type will have similar land 

demands, there will be occasions where higher or lower ratios would occur.  For 

example, in Indigo Shire the average job to land area ratio for light industry is 277 

square metres. The low and flat curve was used in simulations for new jobs in this 

land use type as there is generally a broader range of possible ratios (Figure App - 

4).  

 

Figure App - 4 Probability curves for light industry (low red curve used in modelling) 
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Appendix C – Broad land use classifications 

Description Examples Land use requirements / implications 

Retail and wholesaling   

Large format retail and wholesaling which can 
generate a degree of light and heavy vehicle 
movements due to regularity of deliveries and/or scale 
of product sold. 

Dedicated trade supplies, vehicle and parts 
wholesaling, pet food and grocery wholesaling, fuel 
wholesaling, hardware stores. 

Zoning: IN1Z, C3Z 

Requirements: Access to arterial roads. Market proximity (within urban areas). 

Implications: Activity generally compatible with other uses but intensity and route 
of vehicle movements to be considered. 

Service industry     

Smaller scale industries that service a resident 
population but often have requirements for more 
extensive areas of storage (indoor or outdoor) for 
equipment. Traffic generation of light vehicles may be 
high. 

Construction trades, car servicing, domestic storage. Zoning: IN1Z, C3Z 

Requirements: Market proximity (within urban areas). Require areas for storage 
of goods, materials and equipment. 

Implications: Potentially incompatible with sensitive uses (noise, visual). High 
generation of light vehicle and moderate heavy vehicle traffic. 

Light industry     

Small scale production of a range of goods. Lower 
emissions and nuisance level which could be a result 
of scale of operation, but also improved use of 
technology, equipment and emission management. 

Cabinet making, printing, clothing manufacturer, light 
engineering, some R & D activities, small scale food 
and beverage processing. 

Zoning: IN1Z, C3Z 

Requirements: Transport accessibility. 

Implications: Potential amenity issues depending on activity, however many 
small-scale activities will be compatible with sensitive uses. 

Heavy and/or large industry     

Large scale production activity which is typically 
characterised as having high adverse amenity 
potential due to greater levels emissions or visual 
amenity issues. Can generate significant numbers of 
heavy truck movements. 

Fabricated metal production, chemical and paint 
production, large scale food and beverage 
manufacturing, concrete batching, resource and waste 
recovery, textile manufacturing, sawmill or construction 
product manufacturing, utilities. 

Zoning: IN1Z, IN2Z, IN3Z 

Requirements: High infrastructure requirements. Direct arterial road and/or rail 
access. Larger parcels of land. Buffer distances to sensitive uses. 

Implications: Generally incompatible with sensitive uses due to emissions and 
visual amenity. Can be high generator of heavy vehicle movements. 
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Description Examples Land use requirements / implications 

Freight and logistics     

Warehousing and distribution, increasingly of a large 
scale. Generally, has a high demand for land and is 
characterised by large footprint high roof buildings with 
extensive docking and hardstand areas. Very high 
generator of heavy truck movements. 
 

Cold storage, distribution / logistics centres, postal 
depots. 

Zoning: IN1Z, IN3Z 

Requirements: Direct access to major arterial roads or freeway. Large land 
parcels. 

Implications: Activity incompatible with sensitive uses due to visual amenity and 
very high levels of heavy vehicle movements. 
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Appendix D. – ‘Industry’ sectors at 4-digit level 

4-digit Industry Classification 19 Sector Industry Classification 

Meat Processing Manufacturing 

Poultry Processing Manufacturing 

Cured Meat and Smallgoods Manufacturing Manufacturing 

Seafood Processing Manufacturing 

Milk and Cream Processing Manufacturing 

Ice Cream Manufacturing Manufacturing 

Cheese and Other Dairy Product Manufacturing Manufacturing 

Fruit and Vegetable Processing Manufacturing 

Oil and Fat Manufacturing Manufacturing 

Grain Mill Product Manufacturing Manufacturing 

Cereal, Pasta and Baking Mix Manufacturing Manufacturing 

Bread Manufacturing (Factory based) Manufacturing 

Cake and Pastry Manufacturing (Factory based) Manufacturing 

Biscuit Manufacturing (Factory based) Manufacturing 

Bakery Product Manufacturing (Non-factory based) Manufacturing 

Sugar Manufacturing Manufacturing 

Confectionery Manufacturing Manufacturing 

Potato, Corn and Other Crisp Manufacturing Manufacturing 

Prepared Animal and Bird Feed Manufacturing Manufacturing 

Other Food Product Manufacturing nec Manufacturing 

Soft Drink, Cordial and Syrup Manufacturing Manufacturing 

Beer Manufacturing Manufacturing 

Spirit Manufacturing Manufacturing 

Wine and Other Alcoholic Beverage Manufacturing Manufacturing 

Cigarette and Tobacco Product Manufacturing Manufacturing 

Wool Scouring Manufacturing 

Natural Textile Manufacturing Manufacturing 

Synthetic Textile Manufacturing Manufacturing 

Leather Tanning, Fur Dressing and Leather Product 
Manufacturing 

Manufacturing 

Textile Floor Covering Manufacturing Manufacturing 

Rope, Cordage and Twine Manufacturing Manufacturing 

Cut and Sewn Textile Product Manufacturing Manufacturing 

Textile Finishing and Other Textile Product 
Manufacturing 

Manufacturing 

Knitted Product Manufacturing Manufacturing 

Clothing Manufacturing Manufacturing 

Footwear Manufacturing Manufacturing 

Log Sawmilling Manufacturing 

Wood Chipping Manufacturing 

Timber Resawing and Dressing Manufacturing 

Prefabricated Wooden Building Manufacturing Manufacturing 

Wooden Structural Fitting and Component 
Manufacturing 

Manufacturing 

Veneer and Plywood Manufacturing Manufacturing 

Reconstituted Wood Product Manufacturing Manufacturing 

Other Wood Product Manufacturing nec Manufacturing 

Pulp, Paper and Paperboard Manufacturing Manufacturing 

Corrugated Paperboard and Paperboard Container 
Manufacturing 

Manufacturing 

Paper Bag Manufacturing Manufacturing 

Paper Stationery Manufacturing Manufacturing 

Sanitary Paper Product Manufacturing Manufacturing 

Other Converted Paper Product Manufacturing Manufacturing 

Printing Manufacturing 

Printing Support Services Manufacturing 

Reproduction of Recorded Media Manufacturing 

Petroleum Refining and Petroleum Fuel Manufacturing Manufacturing 



Indigo Shire Industrial Land Feasibility 
 

 

46 

Other Petroleum and Coal Product Manufacturing Manufacturing 

Industrial Gas Manufacturing Manufacturing 

Basic Organic Chemical Manufacturing Manufacturing 

Basic Inorganic Chemical Manufacturing Manufacturing 

Synthetic Resin and Synthetic Rubber Manufacturing Manufacturing 

Other Basic Polymer Manufacturing Manufacturing 

Fertiliser Manufacturing Manufacturing 

Pesticide Manufacturing Manufacturing 

Human Pharmaceutical and Medicinal Product 
Manufacturing 

Manufacturing 

Veterinary Pharmaceutical and Medicinal Product 
Manufacturing 

Manufacturing 

Cleaning Compound Manufacturing Manufacturing 

Cosmetic and Toiletry Preparation Manufacturing Manufacturing 

Photographic Chemical Product Manufacturing Manufacturing 

Explosive Manufacturing Manufacturing 

Other Basic Chemical Product Manufacturing nec Manufacturing 

Polymer Film and Sheet Packaging Material 
Manufacturing 

Manufacturing 

Rigid and Semi-Rigid Polymer Product Manufacturing Manufacturing 

Polymer Foam Product Manufacturing Manufacturing 

Tyre Manufacturing Manufacturing 

Adhesive Manufacturing Manufacturing 

Paint and Coatings Manufacturing Manufacturing 

Other Polymer Product Manufacturing Manufacturing 

Natural Rubber Product Manufacturing Manufacturing 

Glass and Glass Product Manufacturing Manufacturing 

Clay Brick Manufacturing Manufacturing 

Other Ceramic Product Manufacturing Manufacturing 

Cement and Lime Manufacturing Manufacturing 

Plaster Product Manufacturing Manufacturing 

Ready-Mixed Concrete Manufacturing Manufacturing 

Concrete Product Manufacturing Manufacturing 

Other Non-Metallic Mineral Product Manufacturing Manufacturing 

Iron Smelting and Steel Manufacturing Manufacturing 

Iron and Steel Casting Manufacturing 

Steel Pipe and Tube Manufacturing Manufacturing 

Alumina Production Manufacturing 

Aluminium Smelting Manufacturing 

Copper, Silver, Lead and Zinc Smelting and Refining Manufacturing 

Other Basic Non-Ferrous Metal Manufacturing Manufacturing 

Non-Ferrous Metal Casting Manufacturing 

Aluminium Rolling, Drawing, Extruding Manufacturing 

Other Basic Non-Ferrous Metal Product Manufacturing Manufacturing 

Iron and Steel Forging Manufacturing 

Structural Steel Fabricating Manufacturing 

Prefabricated Metal Building Manufacturing Manufacturing 

Architectural Aluminium Product Manufacturing Manufacturing 

Metal Roof and Guttering Manufacturing (except 
Aluminium) 

Manufacturing 

Other Structural Metal Product Manufacturing Manufacturing 

Boiler, Tank and Other Heavy Gauge Metal Container 
Manufacturing 

Manufacturing 

Other Metal Container Manufacturing Manufacturing 

Sheet Metal Product Manufacturing (except Metal 
Structural and Container Products) 

Manufacturing 

Spring and Wire Product Manufacturing Manufacturing 

Nut, Bolt, Screw and Rivet Manufacturing Manufacturing 

Metal Coating and Finishing Manufacturing 

Other Fabricated Metal Product Manufacturing nec Manufacturing 

Motor Vehicle Manufacturing Manufacturing 

Motor Vehicle Body and Trailer Manufacturing Manufacturing 
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Automotive Electrical Component Manufacturing Manufacturing 

Other Motor Vehicle Parts Manufacturing Manufacturing 

Shipbuilding and Repair Services Manufacturing 

Boatbuilding and Repair Services Manufacturing 

Railway Rolling Stock Manufacturing and Repair 
Services 

Manufacturing 

Aircraft Manufacturing and Repair Services Manufacturing 

Other Transport Equipment Manufacturing nec Manufacturing 

Photographic, Optical and Ophthalmic Equipment 
Manufacturing 

Manufacturing 

Medical and Surgical Equipment Manufacturing Manufacturing 

Other Professional and Scientific Equipment 
Manufacturing 

Manufacturing 

Computer and Electronic Office Equipment 
Manufacturing 

Manufacturing 

Communication Equipment Manufacturing Manufacturing 

Other Electronic Equipment Manufacturing Manufacturing 

Electric Cable and Wire Manufacturing Manufacturing 

Electric Lighting Equipment Manufacturing Manufacturing 

Other Electrical Equipment Manufacturing Manufacturing 

Whiteware Appliance Manufacturing Manufacturing 

Other Domestic Appliance Manufacturing Manufacturing 

Pump and Compressor Manufacturing Manufacturing 

Fixed Space Heating, Cooling and Ventilation 
Equipment Manufacturing 

Manufacturing 

Agricultural Machinery and Equipment Manufacturing Manufacturing 

Mining and Construction Machinery Manufacturing Manufacturing 

Machine Tool and Parts Manufacturing Manufacturing 

Other Specialised Machinery and Equipment 
Manufacturing 

Manufacturing 

Lifting and Material Handling Equipment 
Manufacturing 

Manufacturing 

Other Machinery and Equipment Manufacturing nec Manufacturing 

Wooden Furniture and Upholstered Seat 
Manufacturing 

Manufacturing 

Metal Furniture Manufacturing Manufacturing 

Mattress Manufacturing Manufacturing 

Other Furniture Manufacturing Manufacturing 

Jewellery and Silverware Manufacturing Manufacturing 

Toy, Sporting and Recreational Product Manufacturing Manufacturing 

Other Manufacturing nec Manufacturing 

Other Electricity Generation 
Electricity, Gas, Water & Waste 
Services 

Gas Supply 
Electricity, Gas, Water & Waste 
Services 

Water Supply 
Electricity, Gas, Water & Waste 
Services 

Sewerage and Drainage Services 
Electricity, Gas, Water & Waste 
Services 

Solid Waste Collection Services 
Electricity, Gas, Water & Waste 
Services 

Other Waste Collection Services 
Electricity, Gas, Water & Waste 
Services 

Waste Treatment and Disposal Services 
Electricity, Gas, Water & Waste 
Services 

Waste Remediation and Materials Recovery Services 
Electricity, Gas, Water & Waste 
Services 

House Construction Construction 

Other Residential Building Construction Construction 

Non-Residential Building Construction Construction 

Road and Bridge Construction Construction 

Other Heavy and Civil Engineering Construction Construction 

Land Development and Subdivision Construction 

Site Preparation Services Construction 

Concreting Services Construction 

Bricklaying Services Construction 

Roofing Services Construction 

Structural Steel Erection Services Construction 

Plumbing Services Construction 

Electrical Services Construction 
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Air Conditioning and Heating Services Construction 

Fire and Security Alarm Installation Services Construction 

Other Building Installation Services Construction 

Plastering and Ceiling Services Construction 

Carpentry Services Construction 

Tiling and Carpeting Services Construction 

Painting and Decorating Services Construction 

Glazing Services Construction 

Landscape Construction Services Construction 

Hire of Construction Machinery with Operator Construction 

Other Construction Services nec Construction 

Wool Wholesaling Wholesale Trade 

Cereal Grain Wholesaling Wholesale Trade 

Other Agricultural Product Wholesaling Wholesale Trade 

Petroleum Product Wholesaling Wholesale Trade 

Metal and Mineral Wholesaling Wholesale Trade 

Industrial and Agricultural Chemical Product 
Wholesaling 

Wholesale Trade 

Timber Wholesaling Wholesale Trade 

Plumbing Goods Wholesaling Wholesale Trade 

Other Hardware Goods Wholesaling Wholesale Trade 

Agricultural and Construction Machinery Wholesaling Wholesale Trade 

Other Specialised Industrial Machinery and Equipment 
Wholesaling 

Wholesale Trade 

Professional and Scientific Goods Wholesaling Wholesale Trade 

Computer and Computer Peripheral Wholesaling Wholesale Trade 

Telecommunication Goods Wholesaling Wholesale Trade 

Other Electrical and Electronic Goods Wholesaling Wholesale Trade 

Other Machinery and Equipment Wholesaling nec Wholesale Trade 

Car Wholesaling Wholesale Trade 

Commercial Vehicle Wholesaling Wholesale Trade 

Trailer and Other Motor Vehicle Wholesaling Wholesale Trade 

Motor Vehicle New Parts Wholesaling Wholesale Trade 

Motor Vehicle Dismantling and Used Parts 
Wholesaling 

Wholesale Trade 

General Line Grocery Wholesaling Wholesale Trade 

Meat, Poultry and Smallgoods Wholesaling Wholesale Trade 

Dairy Produce Wholesaling Wholesale Trade 

Fish and Seafood Wholesaling Wholesale Trade 

Fruit and Vegetable Wholesaling Wholesale Trade 

Liquor and Tobacco Product Wholesaling Wholesale Trade 

Other Grocery Wholesaling Wholesale Trade 

Textile Product Wholesaling Wholesale Trade 

Clothing and Footwear Wholesaling Wholesale Trade 

Pharmaceutical and Toiletry Goods Wholesaling Wholesale Trade 

Furniture and Floor Covering Wholesaling Wholesale Trade 

Jewellery and Watch Wholesaling Wholesale Trade 

Kitchen and Diningware Wholesaling Wholesale Trade 

Toy and Sporting Goods Wholesaling Wholesale Trade 

Book and Magazine Wholesaling Wholesale Trade 

Paper Product Wholesaling Wholesale Trade 

Other Goods Wholesaling nec Wholesale Trade 

Commission-Based Wholesaling Wholesale Trade 

Trailer and Other Motor Vehicle Retailing Retail Trade 

Motor Vehicle Parts Retailing Retail Trade 

Tyre Retailing Retail Trade 

Hardware and Building Supplies Retailing Retail Trade 

Garden Supplies Retailing Retail Trade 

Road Freight Transport 
Transport, Postal & 
Warehousing 

Interurban and Rural Bus Transport 
Transport, Postal & 
Warehousing 
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Urban Bus Transport (Including Tramway) 
Transport, Postal & 
Warehousing 

Rail Freight Transport 
Transport, Postal & 
Warehousing 

Postal Services 
Transport, Postal & 
Warehousing 

Courier Pick-up and Delivery Services 
Transport, Postal & 
Warehousing 

Freight Forwarding Services 
Transport, Postal & 
Warehousing 

Other Warehousing and Storage Services 
Transport, Postal & 
Warehousing 

Heavy Machinery and Scaffolding Rental and Hiring 
Rental, Hiring & Real Estate 
Services 

Building and Other Industrial Cleaning Services 
Administrative & Support 
Services 

Automotive Electrical Services Other Services 

Automotive Body, Paint and Interior Repair Other Services 

Other Automotive Repair and Maintenance Other Services 

Other Machinery and Equipment Repair and 
Maintenance 

Other Services 

 

 


