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Mackay is a major regional services centre for mining and resources 
activities in the coal-rich Bowen Basin. The mining industry directly 
contributes an estimated 16.1% of the output of Mackay’s economy, while 
other industries including manufacturing and transport and logistics 
provide key support. Mining activities generate significant demand for 
industrial land in Mackay. 

Agriculture is also an important industry – the Port of Mackay hosts one 
of the world’s largest bulk sugar terminals, exporting almost 1 million 
tonnes of raw and refined sugar in 2018-19. 

Over the last 20 years, Mackay has experienced substantial demand 
for industrial land. Council has responded to this demand by applying 
industrial zonings to significant land parcels and by identifying new areas 
that could be developed for industrial uses in future years.

In order to plan for the next 20 years, Mackay Regional Council (MRC) 
engaged Ethos Urban to conduct a detailed and thorough analysis of 
industrial land market drivers, trends and requirements in the Council 
area, to guide appropriate strategic planning initiatives. 

During the first half of 2020, Ethos Urban worked closely with MRC 
officers and engaged with industry stakeholders. 

Key components of the consultancy included:

• Reviewing the Mackay economy and analysis of local and international 
markets driving demand for industrial land.

• Conducting a detailed survey of all industrial land parcels in the Council 
area.

• Analysing historical take-up patterns of industrial land.
• Preparing future industrial land demand scenarios based on different 

levels of economic activity.
• Assessing the adequacy of industrial land supply and the timing of new 

releases.
• Reviewing sites lodged through public submission requesting rezoning 

to industrial.  
• Recommending future actions to ensure adequate industrial land 

supply.

Disclaimer

COVID-19 is a rapidly evolving global health and economic crisis. In these once-in-a-generation circumstances, the outlook for international, Australian, and local 
economies in the short, medium, and long-term is highly uncertain. Accordingly, this report considers three future economic scenarios - steady state, high and 
low demand for industrial land in Mackay – then analyses the land supply implications of each demand scenario. This assessment does not predict which of these 
scenarios is most likely to occur.  

INTRODUCTION
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TRADE DEPENDENCE

The broader Mackay economy is exposed to international trends in 
demand for coal and sugar. 

Demand for industrial land in the Council area, largely driven by 
the coal market, is also exposed to these external trade risks. This 
exposure generates considerable uncertainty in predicting future 
demand for industrial land.

Mackay Exports

Approximately 80% of coal exported from Mackay is coking coal used in 
the blast furnace (BF-BOF) to manufacture steel. 

Dependence on thermal coal is expected to decline over the long term 
in line with global trends towards de-carbonising electricity generation 
industries. 

Coking coal’s future is more assured, with 70% of the world’s steel 
production in 2018 relying on the BF-BOF method to produce crude steel.

Mining Equipment Technology and Services (METS) plays a key role in the 
local economy and is globally recognised.

The sugar industry is unlikely to generate demand for new industrial land; 
the industry is mature and faces slowing global demand and increased 
production capabilities of other countries.

Innovation in agricultural products and biofutures may occur, but 
processing is likely to locate close to the resource and will not translate 
into significant demand for industrial land within urban areas.
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TRADE DEPENDENCE

Goods Exported from Australia, 2019 ($A million)

China and Japan bought 57% of goods exported.

Australian Coal Exports 1990-91 to 2018-19 (million tonnes)

Japan has historically purchased almost half of Australia’s thermal coal exports, 
however, Chinese imports of coal have increased substantially since 2000.

Over the long term, Japan was the largest importer of Australian coking coal. 
However, exports of coking coal to China and India have overtaken Japan.

Coal is Australia’s second largest export behind iron ore, worth $64 billion or 18% of 
goods exported. The top 3 commodities accounted for 58% of goods exported.

Half of Australian coal exports are 
coking coal used in steel production.

Figure 1. Trade Dependence Indicators
Source: Department of Foreign Affairs and Trade; Office of the Chief Economist; and, Department of Industry Innovation and Science
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INDUSTRIAL LAND SUPPLY

Developed land totals 720.1ha (or 61.6% of 1,168.9ha) of industrial zoned 
land as follows:

• Land occupied by sugar mills (198.5ha).
• Land occupied by High Impact or Low Impact industry aligned use 

(466.5ha).
• Land already developed within Industry Investigation Zones (29.0ha).
• Land occupied by a residential, commercial or community use, 

notwithstanding any potential to be re-purposed as an industrial use 
(26.1ha).

Gross Vacant Land (Total Zoned Area minus Total Developed Land) is 
448.8ha, excluding Rosella. After excluding the Allowance for Servicing 
Infrastructure (73.7ha) and adopting the conservative assumption by also 
excluding Vacant Land with valid development approvals (26.8ha), Net 
Vacant Land totals 348.2ha. A further 500.0ha is estimated to potentially 
be available for future industrial use in Rosella from 705ha (total area). 

Net Vacant Land

The definition of Net Vacant Land (NVL) in this report is solely intended 
to measure the volume of industrial land that is vacant and would likely be 
developed to meet future demand. 

NVL is not a measure of market availability, that is, land available for 
sale or lease at a particular time. Market availability will depend on 
whether owners choose to list properties for sale or lease, which in 
turn, will depend on any number of factors such as price trends, future 
development plans, or owner investment strategies.

Developed Future Land Supply

Zone
Mackay Regional Planning Scheme Zoned Area Industrial Non-

Industrial Total Gross Vacant 
Land

Allowance for 
Roads and 

Stormwater

Vacant with 
Development 

Approval

Net Vacant 
Land

High Impact Industry (Mill precincts) 198.5 ha 198.5 ha - 198.5 ha - - - -

High Impact Industry 488.5 ha 351.9 ha 10.8 ha 362.7 ha 125.8 ha 6.4 ha 22.5 ha 96.9 ha

Low Impact Industry 187.3 ha 114.6 ha 14.6 ha 129.2 ha 58.1 ha 8.3 ha 4.3 ha 45.4 ha

Industry Investigation 294.7 ha 29.0 ha 0.7 ha 29.7 ha 264.9 ha 59.0 ha - 206.0 ha

Total 1,168.9 ha 694.0 ha 26.1 ha 720.1 ha 448.8 ha 73.7 ha 26.8 ha 348.2 ha

Rural Zone: Investigation Precinct (Rosella) 705.0 ha - - - 705.0ha 205.0 ha - 500.0 ha
Source: Mackay Regional Council, Ethos Urban

Table 1 – Industrial Land Supply Summary, Mackay Regional Council, March 2020
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INDUSTRIAL LAND SUPPLY

Figure 2. Industrial Land Supply in the Mackay Region
Source: Mackay Regional Council
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Figure 3. Historical Industrial Land Take-Up for the Paget Precinct, 2000 to 2020 (figures refer to June of each year)
Source: Ethos Urban

HISTORICAL TAKE UP PATTERNS

Patterns of, and factors triggering, industrial land take-up in Mackay was 
assessed using aerial imagery of the Paget estate over a 20-year period. 
Take-up of an industrial land parcel is considered to occur at the date of 
first visual evidence of significant construction of buildings or outdoor 
storage facilities on the site, and where visual evidence in subsequent 
years confirms construction was completed. 

An alternate method is to record the sales of land parcels, however 
there can be a significant lag between when the sale occurs and when 
it is ultimately used for an industrial purpose. Accordingly, land sales do 
not, in our view, represent a robust method for analysing the historical 
consumption of industrial land.

Modest take-up of high impact industrial land in Paget occurred between 
2000 and 2003 (3.6ha per year) before a substantial and sustained 
increase between 2005 and 2014 (14.1ha per year). Since that time, take-
up declined significantly, although over the last 4 years (2017-2020) 
annual take-up has averaged 5.6ha. The increased take-up of high impact 
industrial land corresponded with significant mining construction in the 
Bowen Basin and high levels of demand for METS sector expertise.

Low impact industrial land take-up in Paget averaged 1.0ha per year 
over the whole period, peaking at 3.0ha in 2013. Take up of low impact 
industrial land reflected population growth patterns.

Average Annual Take-Up (ha)

Period High Impact Low Impact

2000 - 2004 (5 years) 4.6 0.0

2005 – 2009 (5 years) 15.3 2.5

2010 – 2014 (5 years) 12.8 1.5

2015 – 2020 (6 years) 3.9 0.2

2000 – 2020 (21 years) 8.9 1.0

Source: Ethos Urban

Table 2 – Average Annual Take Up of High and Low Impact 
Industrial Zoned Land, 2000-2020 in Paget
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FUTURE DEMAND SCENARIOS

Low impact industrial land take-up 
demand scenarios prepared for this 
report were based on different projected 
population growth rates, resulting in the 
following patterns of take-up:

• Low Growth: 0.5ha per year
• Steady State: 1.0ha per year
• High Growth: 2.0ha per year
Scenarios for the take-up of High 
impact industrial land were based on five 
demand drivers, as shown in Table 3 and 
Figure 4.

Demand Driver Low Growth Steady States High Growth
Coal production 2ha pa, declining to 1ha pa 

after 2030
Steady at around 4ha pa Allow 5ha pa

New Mines Periodic spikes additional 1ha 
every 5 years

Periodic spikes additional 4ha 
every 5 years

Periodic spikes additional 8ha 
every 5 years

METS export No additional take up Additional 1ha pa up to 2028 Additional 2ha pa up to 2028

Sugar/Other Agriculture No additional take up No additional take up Allow 1 ha pa

New Industries Allow 0.5ha pa Allow 1 ha pa Allow 1.5ha pa

Table 3 – High Impact Industrial Land Take-Up Demand Scenarios

Source: Ethos Urban

Figure 4. Future Demand Scenarios for High Impact Industrial Land, 2021-2040
Source: Ethos Urban
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• If industrial land availability is too far in arrears of demand, land prices 
will be uncompetitively high.

• If industrial land availability is too far in advance of demand, 
serviced industrial land would be idle for an unacceptable period, 
representing an overcommitment of scarce capital resources on trunk 
infrastructure.

• The right balance is challenging to achieve:
 - Future demand is uncertain and highly 

dependent on international markets.
 - A minimum 5-7-year lead time is required 

to provide trunk infrastructure.

TIMING CHALLENGES
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ADEQUACY OF SUPPLY

Areas Net Vacant Land (ha)

High Impact Low Impact Total

Industrial Zoned Areas

Paget 95.9 25.5 121.4

Ooralea - McLennan Street 1.0 - 1.0

Mirani - 16.6 16.6

Mackay City Centre - East - 1.7 1.7

Slade Point - 0.9 0.9

Rural View - 0.6 0.6

Glenella South - 0.1 0.1

Total Zoned Areas 96.9 45.4 142.3

Investigation Precincts

Cowleys Road Investigation Precinct - 30.2 30.2

Paget South Investigation Precinct - SW - 31.5 31.5

Paget South Investigation Precinct - NW 16.8 - 16.8

Paget South Investigation Precinct - NE 5.0 - 5.0

Paget South Investigation Precinct - SE 13.5 - 13.5

Glenella Investigation Precinct 0.0 13.8 13.8

Boundary Road East Investigation Precinct 26.2 - 26.2

Marian Investigation Precinct 5.4 17.9 23.3

Sarina Investigation Precinct 29.0 16.6 45.7

Rosella 350.0 150.0 500.0

Total Investigation Precincts + Rosella 445.9 260.1 706.1

Total 542.8 305.5 848.3
Source: Mackay Regional Council, Ethos Urban

Table 4 –  Adequacy of Supply, March 2020
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ADEQUACY OF SUPPLY

Low Impact Industrial Areas

Under Low Growth and Steady State 
scenarios, Paget has enough land supply 
to meet projected take-up by 2040. Under 
a High Growth scenario, Paget would be 
exhausted by 2032.

Accordingly, depending on population growth 
patterns, Council may:

• Enable development in Mirani, however, 
the precinct would not be suitable to 
service population growth nearer the city. 

• Trigger low impact industrial development 
in Paget South, Bakers Creek or Cowleys 
Road, Ooralea, Glenella, or other precincts 
close to population catchments. 

 
High Impact Industrial Areas

Clustering of high impact industries creates 
economies of scale and is a more efficient use 
of trunk infrastructure. A sequential pattern 
of high impact land take-up assumes:

• Paget is filled first (NVL 96ha).
• Boundary Road East (NVL 26ha) is second.
• Paget South (Bakers Creek) NW quadrant, 

SE quadrant.
• Rosella would develop after Paget South.

Figure 5. Low, Steady State and High Growth Rate Take-Up Patterns for High Impact Industrial Land
Source: Ethos Urban
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Additional sites reviewed for potential industrial land include:

• Eton (Peak Downs Highway) - Not required for industrial land supply. 
Distant from workforce, road and port infrastructure, mutual benefits 
from clustered industrial activity, non-efficient use of infrastructure.

• Rosella (Land parcels outside investigation area) – Not required for 
industrial land supply.

• Paget sites (East of Paget industrial area) - Not required for 
industrial land supply. Low-lying sites with coastal hazard and flooding 
constraints below 4mAHD and outside trunk infrastructure support.

• Racecourse sites - Not required for industrial land supply. Significant 
road access constraints, including the Ring Road construction, Mill 
operations, outside trunk infrastructure support, and not future urban 
area.

• Sites along Ring Road and Glenella - Not required for industrial land 
supply. Ring Road is not designed as urban road with multiple access, 
but a limited access by-pass road. Sites in rural area with flood hazard.

• Beaconsfield – Not required for industrial land supply. Constrained by 
flood and coastal hazard, outside trunk infrastructure support. 

• Blacks Beach - Not required for industrial land supply. Amenity impact 
in proximity to residential land.

ADDITIONAL SITES

Figure 6. Additional Sites Reviewed for Potential Industrial Land
Source: Mackay Regional Council
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Key conclusions and recommendations from this study include:

Low Impact Industrial Land

• Under Low Growth and Steady State demand scenarios:
 - There would be sufficient low impact zoned industrial 

land in the Paget estate to meet demand to 2040 without 
needing to consume low impact land in other precincts.

 - However, low impact industrial land in Paget may not be 
conveniently located to meet local population catchment 
requirements, and other industry zoned land could be 
utilised, depending on population growth patterns.

• Under a High Growth demand scenario:
 - Low impact land in Paget would be exhausted by 2032, 

and a further 16ha would be required by 2040.
 - In these high growth circumstances, MRC would need to utilise 

other identified low impact industrial areas in the Mackay 
region on or before 2025. Candidates for new low impact 
zones include: South West Sector of Paget South (Bakers 
Creek); Cowley Road (Ooralea); Rural View; or Glenella.

High Impact Industrial Land

• A sequential pattern of high impact industrial land take-up is 
recommended to take advantage of economic clustering and trunk 
infrastructure efficiencies. This approach would see:
 - Paget developed and filled first (Net Vacant Land 95.9ha).
 - The next precinct to be developed would be the Boundary Road 

East investigation area (26.2ha), immediately to the east of Paget.

 - The next precincts to be taken up would be sectors in the Paget 
South (Bakers Creek) investigation area: in order, the North 
West sector (16.8ha) first then the South East sector (13.5ha).

 - The smaller North East sector in Paget South (5.0ha) 
would possibly be held back for infrastructure reasons and 
the impact of crossing the North Queensland rail line.

 - If required, Rosella (an approximate 350ha portion) would 
commence after Paget South approached capacity.

• Under the Steady State demand scenario:
 - Demand for high impact industrial land is projected 

to range between 5-10ha per year, and total 140ha 
over 20 years at an average of 7.0ha per year. 

 - Applying the sequential take-up approach to demand under the 
steady state scenario would result in Paget being exhausted 
by 2033. Boundary Road East would have sufficient land for 
the next two years, after which Paget South would need to be 
brought onstream. Land in Rosella would be needed by 2040.

 - This scenario would require MRC to enable development of 
Boundary Road East around 2027 and Paget South by 2029, and 
rezone and enable development of Rosella in the early 2030’s.

• Under the High Growth scenario:
 - Demand for high impact industrial land is projected 

to range between 7-17ha per year, and total 220ha 
over 20 years at an average of 11.0ha per year. 

 - Paget would be exhausted by 2028, Boundary Road 
East exhausted by 2029, Paget South exhausted by 
2032, with Rosella to come onstream in 2033. 

KEY CONCLUSIONS AND RECOMMENDATIONS
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 - This scenario would require MRC to enable development of 
Boundary Road East and Paget South in the early 2020s, and 
rezone and enable development of Rosella around 2027.

• Under the Low Growth scenario:
 - Demand for high impact industrial land is projected 

to range between 1.5-3.5ha per year, and total 50ha 
over 20 years at an average of 2.5ha per year. 

 - Paget would have sufficient capacity to meet this demand 
without utilising identified industry investigation zoned land.

Annual Market Review

• Given the exposure of the Mackay industrial land market to substantial 
external trade risks, as well as uncertainties associated with the 
COVID-19 pandemic, it is recommended that MRC prepares an annual 
industrial land supply and demand review. This review:
 - Could be undertaken by MRC staff since the information 

required is either publicly available or held internally.
 - On the demand side should cover trends in international 

markets for coal, sugar and other relevant commodities.
 - On the supply side should include an updated 

census of use of land in industrial precincts.

Table 5 – Summary of High Impact Industrial Land Scenarios

Precinct Low Growth Steady State High Growth
Paget Not exhausted by 2040 Exhausted 2033 Exhausted 2028

Boundary Road East Not required Required 2034 Required 2029

Paget South Not required Required 2036 Required 2030

Rosella Not required Required 2040 Required 2033

KEY CONCLUSIONS AND RECOMMENDATIONS

Source: Ethos Urban
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