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EXECUTIVE SUMMARY 

The analysis 

This analysis of demand for industrial land identifies industries that will likely expand, emerge, decline or 
remain static. A range of factors are considered to identify the sectors with greatest potential for 
expansion that are relevant to Bell Bay. These factors include forecast population and industry growth, 
State economic influences, and wider national and global macroeconomic influences and trends.  
 
A range of factors are then considered, including land and site needs, and workforce and training needs, 
that will be critical to ensuring the identified opportunities can be harnessed at the Precinct. 
 
Finally three economic growth scenarios and the corresponding impacts on the community are 
considered: 

 A business-as-usual (BAU) scenario where the current level of industry is maintained 

 A Precinct declines scenario, where, due to negative macroeconomic trends or other 
exogenous issues, a large operator closes and activity levels at the precinct drop and the 
precinct withdraws in prominence, and  

 A Precinct growth scenario where small to medium sized export oriented industries are 
attracted, the opportunities are harnessed, and the precinct experiences economic growth. 

Current economic characterises of the Precinct 

The analysis found rising unemployment and high disadvantage in George Town and Northern Tasmania, 
indicating that economic opportunities and jobs are much needed. The Bell Bay Precinct is a priority area 
for the region, as it is an important contributor to the economy, and has an important role to play. The 
industries located in the heavy industrial zone, for example, lead to 1,364 people being employed 
according to Census data. However, this has been declining in recent years, with efficiency 
improvements at the major operators a major factor.  
 
In George Town, the unemployment rate stood at 12.6 percent in September of 2016 which equated to a 
total of 363 unemployed workers in the George Town LGA. This presents a need to generate new jobs in 
George Town in the short term. The Bell Bay precinct as a crucial employment generator for the area can 
assist in addressing this job shortage.  
 
The two major operators at Bell Bay are South 32 and Bell Bay Aluminium. Analysis of the Precinct and 
consultation revealed that it is very dependent on these two significant operators, and it was identified 
that there is a need to not only grow the number of industries at the Precinct, but for existing firms to 
diversify their work. 
 
If growth opportunities are not capitalised on, the region risks deepening current levels of social and 
economic disadvantage and disengagement. The Bell Bay Precinct is currently not functioning at 
optimum capacity, and room exists for expansion. The stakeholders consulted and literature reviewed 
indicates the Precinct has opportunities for expansion. 
 
The Bell Bay Precinct has many strengths that can be harnessed by industry including: 

 High-quality infrastructure with capacity 

 High quality energy supplies 

 Land availability 

 Deep water port with opportunity to expand  

 Reliable and available workforce  
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 Active business leaders  

 Good community support, and 

 Constructive relationships with Government, 

Strengths and weaknesses, opportunities and threats 

Sections 5 (State level influences), and 6 (Macroeconomic influences) identify the wider opportunities 
and constraints that the Bell Bay Precinct faces. Section 7 (Sectors with greatest potential to expand) 
identifies industries that can be housed at the Precinct that can take advantage of the identified 
opportunities.  

 
Tasmania’s advantages for industry that are relevant to the Bell Bay Precinct include: 

 The Tasmanian brand 

 Abundant natural capital 

 High liveability to attract workers 

 High speed internet 

 Low business costs, and 

 The roll-out of the irrigation schemes. 
 
The wider macroeconomic and global trends and opportunities that could drive industrial growth in the 
Bell Bay Precinct, includes: 

 The competitive advantage low carbon energy provides 

 The growth of the global ‘green’ market, and 

 The growth of the Asian middle class. 
 

The weaknesses of Bell Bay are: 

 Freight connectivity – while improved, Bell Bay (and Tasmania in general) experiences 
transport connectivity and cost issues compared to mainland precincts (despite the 
Tasmanian Freight Equalisation Scheme) 

 Its location relative to some of the key transport corridors in Tasmania 

 The position and growth of the Burnie and Devonport ports 

 Energy security concerns. Bell Bay has access to a high quality energy supply but it can be 
vulnerable to interruption.  

 Specialisation in industries that experience low growth and/or fierce global competition, and 

 The perception of Tasmania as a relatively difficult place to do business, with factors 
including the difficult planning system and deep seated community divisions surrounding 
development. 

 
The constraints to economic growth in Bell Bay are: 

 Competition from low wage countries and countries with less restrictive environmental 
regulations, and 

 A global shift of economic growth towards high tech, knowledge intensive and smart 
industries 

Identified industries with growth potential  

Industries identified as opportunities for the Precinct utilise the above advantages, trends and 
opportunities. The industries identified represent both established industries as well as new and 
emerging sectors. The industries identified are: 

 Advanced and niche manufacturing. While mass manufacturing has shrunk in significance in 
Australia, both advanced manufacturing and the manufacture of niche products presents an 
opportunity to the Precinct. However, proximity to a consumer base is important as niche 
industries generally produce small-scale niche products designed to the needs of the 
consumer.  
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 Industries relating to sustainability and the growth of the global green economy are in a 
prime position to succeed in Tasmania due to the State’s brand, natural capital, and 
renewable low carbon energy availability. 

 Rural processing. The expansion of the agricultural sector in Tasmania, driven partially by the 
roll-out of the irrigation schemes, results in a need for more processing and value adding 
facilities. These are best located either close to the source of produce or at a key export 
gateway, such as Bell Bay Port. However, Bell Bay experiences fierce competition from Burnie 
and Devonport where it comes to transporting fresh produce to market, and lacks a daily 
service to Melbourne. Bell Bay is best positioned to specialise in less perishable produce (or 
non-perishable) where a daily service to Melbourne is not required and value-added 
agricultural products can be stored until ready to be freighted.  

 Industrial ecology. Industrial ecology involves closely examining opportunities to reuse and 
recycle different waste streams arising in industrial activities, as well as reorganizing the 
industrial systems to ensure resource efficiency and resilience. Industrial ecology is said to be 
emerging as a powerful source of innovation in Australia with heavy industrial areas with 
geographically concentrated industrial activities argued to be good sites. Industrial areas 
consist of tight couplings of a relatively small number of materials and energy intensive 
production processes, which results in high volume waste streams that can be harnessed for 
other purposes. Bell Bay could embrace the sustainability, innovation and economic benefits 
driven by industrial ecology, which also presents an opportunity for the Precinct to be 
marketed as an eco-industrial park.  

 Downstream processing presents an opportunity to better exploit the products and materials 
produced already at the Precinct (other than waste). Downstream processing is taking one 
firm’s product and adding further value to it. Industrial symbiosis at the Precinct can be 
explored and encouraged by using by products from one firm as inputs for another.  

 Possible growth in mining in Tasmania could lead to the need for further mineral processing 
facilities. Rare earth smelting, that supplies metals to the tech and renewable energy 
industries, is an industry with expansion possibilities in Australia that could be captured by 
Bell Bay.  These processing and transporting facilities could be located at Bell Bay, however it 
is noted that most mining and mineral processing in Tasmania occurs in the North-West with 
Burnie and Port Latta as the major export gateways.  

 The forestry industry offers new opportunities as it restructures, including in the production 
of wooden products from wood fibres harvested in the State. Bell Bay is geographically well 
located to benefit from growth opportunities in this industry. 

 Maritime industry. This includes vessel maintenance, maritime engineering and 
manufacturing, alongside freighting, transport, and storage opportunities. The maritime 
industry can take advantage of the Precinct’s underutilised port, access to Bass Strait, and 
the expansion of the agricultural sector. The growth in industries such as agricultural 
processing, specialized/advanced manufacturing and forestry, all involve the movement of 
freight across Bass Strait. Bell Bay could provide an important connection across Bass Strait 
for these goods, with the possible exception of fresh produce due to the lack of daily services 
to Melbourne. Services such as slip ways for vessel maintenance can also be located at the 
Precinct. 

 The roll-out of the NBN allows for information, communications and technology firms to be 
based in Northern Tasmania, and other areas where NBN is rolled out first. Tier 3 Data 
centres are a possibility for the Precinct.  

Assessment of the Precinct 

In order to enable and support economic development in the region, the Precinct should provide 
optimal opportunities for industries to prosper. From a strategic planning perspective the aim is to 
provide for sufficient industrial land and infrastructure to meet the needs of industrial operators, while 
at the same time contributing to consolidated patterns of land use and optimal usage of existing 
infrastructure and facilities. 
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There are two key industrial precincts in George Town. The George Town Industrial precinct is adjacent 
to the town of George Town. The precinct is mostly oriented towards local service industries and some 
supporting industries to the Bell Bay area. The Bell Bay precinct is a heavy industrial precinct around Bell 
Bay Port and its intermodal connections. The Bell Bay precinct is Tasmania’s largest export oriented site 
and is of regional and state significance. 
 
The Bell Bay Precinct provides extensive areas of flat and accessible land with sufficient buffers from 
residential and other sensitive uses. The size of land allotments varies considerably with parcels ranging 
from less than one hectare to well in excess of one hundred hectares. 

TABLE 1 INDUSTRIAL LAND AT B ELL BAY & GEORGE TOW N  

At Bell Bay Available 

Land parcels 26 

Land (ha) 2,356* 
*Includes the former Gunns’ pulp mill site at Long Reach which has been assumed to be available for development 
Source: SGS Economics and Planning (2016) 

 
There is a total of 2,091 hectares of vacant industrial land at Bell Bay, rising to 2,356 when the unused 
land set aside for the Gunns Pulp Mill is included. The Bell Bay Precinct comprises of 15 sites, the 
majority of them of them being very large (greater than 100 hectares) and catered towards traditional 
heavy manufacturing. The nearby George Town light industrial area comprises 11 vacant parcels. 
 
In terms of lot sizes, the highest numbers of vacant lots are very large, 100 hectares and above, and 
located in Bell Bay’s heavy industrial precinct; the largest two lots are 580 and 570 hectares. On the 
smaller end of the scale there are seven lots that are less than a hectare in size, five of these are located 
in George Town’s light industrial zone, with the remaining two located in Bell Bay. 
 
It was also noted in the analysis that the lots located east of the East Tamar Highway can be considered 
as less desirable than the lots located on the port side of the Highway. These lots contribute 68% of the 
total available industrial land area but are disadvantaged due to their distance from the port and 
infrastructure, and undulating topography. If these lots are excluded there is 767 hectares of industrial 
land available and the number of large lots reduces from for six to three (including the former Gunns’ 
pulp mill site at long Reach).  
 
Land, location and access were assessed for different industries It was found that the Precinct was 
suitable (with some conditions) for heavy manufacturing, light manufacturing, food processing, 
transport and warehousing, and local trade services. The light manufacturing and local trade services are 
best suited to the light industrial zone, whereas the other activities are most suited to the heavy 
industrial zone. Food processing would need a certain separation from other manufacturing. It was 
deemed that a high-tech science park was not suitable (with the exception of data centres) for the 
Precinct due to its location away from the CBD of Launceston (or other city) and isn’t of high amenity. 
 
Workforce and training needs were also identified, with a focus on the importance of sustaining a skilled 
workforce, increased sharing of workforce and skills by increasing collaboration, and the benefits of co-
operative industry structures.  

Summary of economic and social impacts 

The three growth scenarios developed were analysed both in terms of their economic impact and their 
impact on the population of George Town. Land demand by scenario was also estimated, with a 
judgement made as to whether the Precinct was currently capable of supplying the needed land by 
scenario and meeting the particular site needs by industry. 
 
Over the course of the next 15 years, the economic activity generated within Bell Bay Precinct, presents 
a direct economic stimulus that will have further induced or indirect impacts on the local economy. This 
is a product of businesses being created and producing various goods and services, as well as uplifts in 
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labour productivity due to agglomeration benefits. The extent of these estimated impacts were 
measured through economic indicators (i.e. output, value-added,1 FTE employment). 
 
Under the three different scenarios, the Bell Bay Precinct’s economic activity is expected to grow at 
different rates. Hence, the economic levels of activity under the three scenarios will differ in magnitude, 
and the amount of land demanded at the Precinct will also differ.  
 
Results of the economic activity analysis is summarised in the table below in with the various impacts 
shown for the three scenarios in 15 years’ time (in present day value). 
 

TABLE 2 ANNUAL ECONOMIC ACTIVITY AT  THE PRECINCT IN 15  YEARS BY SCENE RIO  

Source: SGS Economics & Planning (2017). 

 
As shown by the results, under the growth scenario, the Precinct could generate $220-320 million in 
value-added per annum, and attain 1,730-1,830 average annual FTE jobs in year 15. This is more than 
the BAU scenario. In addition, indirectly, the Precinct could generate another $170-270 million in value-
added, and 1,140-1,240 jobs within the Northern Tasmania region. The total value-add would be $390-
490 million per annum and 2,870-3,070 jobs. This equates to a net increase in total value-add of $90 
million, and in employment of 690 jobs, compared to the BAU scenario. 
 
The table below shows the change in annual impact in terms of value add by scenario, compared to 
present day levels, and includes the impact of the scenarios in 30 years’ time.   

TABLE 3  ECONOMIC IMPACTS OF THE BELL BAY PRECINCT COMPARED TO  PRESENT  

 
1
 Value added includes the sum of wages paid out to employees and Gross Operating Surpluses retained by firms, net of input or 

material costs. In other words, value added measures labour and business surpluses retained within a region. It does not include 
taxes paid to government. 

 Annual impact 
2017 

Business as usual 
2032 

Precinct decline 
2032 

Precinct growth 
2302 

Output (direct) $740-840 million $750-850 million $420-520 million $900-1000 million 

Output (indirect $350-450 million $350-450 million $190 to 290 million $440-540 million 

Output (Total) $1,090-1290 million $1,100-1300 million $600-800 million $1,340-1540 million 

      

Value add (direct) $160-260 million $170-270 million $90-190 million $220-320 million 

Value add (indirect $120-220 million $130-230 million $50-150 million $170-270 million 

Value add (Total) $280-480 million $300-500 million $140-340 million $390-590 million 

     

Employment (direct) 1,410-1,510 FTE 1,360-1,460 FTE 750-850 FTE 1,730-1,830 FTE 

Employment (indirect 740-840 FTE 820-920 FTE 450-550 FTE 1,140-1,240 FTE 

Employment (Total) 2,150-2,350 FTE 2,180-2,380 FTE 1,200-1,400 FTE 2,870-3,070 FTE 

     

GT LGA population 6,802 6,484 6,220 6,741 

GT LGA population change NA -318 -582 -61 

     

Land demanded Nil Nil Nil 22-30 ha 

Land demand met Yes Yes Yes Yes 

Site requirements met Yes Yes No, possible 
oversupply of 
industrial land 

No, lack of small to 
medium lots for 
SMEs including 

advanced and niche 
manufacturing and 

agricultural 
processing 
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Northern Tasmania 

15 Years 30 Years 

Precinct 
BAU 

Precinct 
decline 

Precinct 
growth 

Precinct 
BAU 

Precinct 
decline 

Precinct 
growth 

Value-Added Direct +$10 -$70 +$60 +$20 -$120 +$140 

($ million) Flow-on +$10 -$70 +$50 +$20 -$120 +$120 

  Total +$20 -$140 +$110 +$40 -$240 +$260 

Employment Direct -$50  -660 +320 -100 -710 +760 

(average annual  Flow-on +80 -290 +400 +160 -340 +990 

FTE positions) Total +30  -950  +720 +60 -1050 +1750 

Source: SGS Economics & Planning (2017). 

 
The BAU scenario shows minor growth in value-add, with a reduction in employment at the Precinct but 
a slight increase across Northern Tasmania. After 30 years the precinct decline scenario shows a loss to 
the Northern Tasmania economy of $240 million in total value-add, and a loss of 1050 jobs due to the 
reduction in size of the Precinct. Conversely, a Precinct growth scenario leads to an annual increase in 
value-add across the region of $260 million and the creation of 1,750 jobs.   
 
Importantly, the population of George Town is expected to continue to decrease under all scenarios, 
even the growth scenario, largely driven by continued improvements in labour productivity. Please note 
that other factors, such as lifestyle, retirement and growth in the tourism industry, may contribute to 
population growth, potentially resulting in a net positive population growth outcome.  

Summary of land demands 

It was found during the analysis that the strategic planning task for industrial land in George Town and 
Bell Bay is: 

 Not so much a task of finding potential additional future sites for industrial use, but 
attracting industry to the existing sites, and 

 To determine which areas of Bell Bay or George Town are best suited to accommodate 
demand from the identified industries that may experience growth (as demonstrated by the 
Precinct growth scenario), and to strategically position and condition these areas accordingly 
so that economic growth is optimally accommodated. 

 
Due to positive clustering effects, it would be preferable to set out the Precinct in such a way that it 
groups comparable industries together. Across Australia, export-oriented industries increasingly consist 
of clusters of small to medium sized (knowledge intensive) firms with just-in-time and flexible relations 
that are able to continuously innovate and adapt to changing world market conditions. These industries 
tend to occupy small to medium lot sizes within well-connected precincts. In addition, if agricultural 
processors were to locate at the Precinct, it is necessary to keep them separate for heavy industries. This 
can be achieved at the Bell Bay Precinct due to how large the Precinct is. Agricultural processing 
industries should be accommodated at a suitable attenuation distance from heavy manufacturing 
activities.  
 
The vacant industrial land assessment and the subsequent comparison of vacant land supply with 
projected demand under the three scenarios show: 

 In the BAU and decline scenarios no further industrial land is required at Bell Bay. In fact 
under the decline scenario there will be an oversupply and the industrial land may have 
alternate better uses. In total the oversupply of suitable, vacant land is in the magnitude of 
2,000 hectares.  

 It has been assumed in the analysis that no new very large heavy exporting industries will 
locate at the Precinct. New large scale industries in Tasmania are unlikely to materialise, and 
instead the focus should shift to small and medium sized firms focussed on innovation 
building on Tasmania’s strengths. However, due to the significant supply of land at Bell Bay 
some land could be set aside in case an opportunity develops. 
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 The analysis of vacant land by lot size suggests that there is a shortfall of small to medium 
lots that would be demanded under the Precinct Growth scenario. Alterations and 
subdivision may be required to have sites development ready for small and medium size 
enterprises. 
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1 BACKGROUND 

 
Bell Bay is recognised as pivotally important to Tasmania, in particular the North of the State. As such, the 
George Town Council is collaborating with the Department of State Growth with the intent 
of carrying out much needed strategic work towards development of a precinct plan for the Bell 
Bay area, in order to guide and actively encourage further economic development. 
 
The objectives of the project are to: 

 Support the continued development of the Bell Bay Industrial Precinct as a centre for heavy 
industrial and bulk port-related activities in Tasmania, and 

 Facilitate clear and efficient development pathways for business and industry, based on a 
transparent and coordinated precinct planning and infrastructure framework.  

 
Specifically, the Bell Bay Industrial Precinct Development Plan will:   

 Identify the nature and scale of future industrial demand land use, development and 
infrastructure strategies necessary to meet future industry and community needs and 
expectations, and   

 Provide the basis for the development of new or revision of the existing planning scheme. 
 
The study provides an opportunity for a vision for the site and assurances to prospective industries that 

Bell Bay would be an ideal precinct to locate operations in. 

This analysis 

The next section provides an analysis of demand for industrial land, identifying industries that will likely 
expand, emerge, decline or remain static. A range of factors are considered, including forecast 
population and industry growth, State economic influences, and wider national and global 
macroeconomic influences and trends. These are used to identify the sectors with greatest potential for 
expansion that are relevant to Bell Bay.  
 
A range of factors are then considered, including land and site needs, and workforce and training needs, 
that will be critical to ensuring the identified opportunities can be harnessed at the Precinct. 
 
Finally, three economic growth scenarios and their corresponding impacts on the community are 
considered: 

 A business-as-usual (BAU) scenario where the current level of industry is maintained 

 A Precinct declines scenario, where due to negative macroeconomic trends or other issues a 
large operator closes and the precinct reduces in size and prominence, and  

 A Precinct growth scenario where the opportunities are harnessed and the precinct experiences 
economic growth. 
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2 CURRENT INDUSTRIAL   
PROFILE 

2.1 Bell Bay 

Current industries at Bell Bay 

George Town is the State’s centre for heavy 
industry. Bell Bay is home to large scale 
industries such as South 32, the Bell Bay 
Aluminium smelter, timber product 
manufactures, Tamar Valley Power Station 
and Ecka Granules Australia (granules and 
powder), and others. There are also many 
local contractors and service providers that 
co-locate with these significant 
manufacturers.  
 
The Precinct, which includes both the Bell 
Bay heavy industrial zone and the George 
Town light industrial zone, is important as an 
employment generation district for the 
George Town municipal area, as well as the 
wider Northern Tasmania region. The 
industries located in the heavy industrial 
zone, for example, lead to 1,364 people 
being employed according to Census data, 
and an estimated 230 are employed in the 
town and light industrial zone in industries 
relevant to the Bell Bay Precinct. Table 4 
shows employment in the precinct by most 
prevalent relevant industry, in both the heavy and light zones. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Industries at Bell Bay 

Industries currently located at the precinct include: 

 Aluminium production 

 Bulk fuel suppliers 

 Concrete, and similar, production and sales 

 Civil construction 

 Electrical contracting and manufacturing 

 Engineering 

 Equipment hire 

 Furnace construction 

 Industrial and commercial painting 

 Plastics manufacturing 

 Manganese alloy production 

 Mechanical engineering 

 Metal powder production 

 Seafood processing 

 Shipping 

 Steel fabricators and parts manufacturing 

 Timber processors, vendors and exporters 

 Steel and related vendors 

 Wreckers and recycling 

FIGURE 1 CURRENT INDUSTRIES  
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TABLE 4 EMPLOYED PERSONS IN BELL BAY INDUSTRIAL PRECINT BY INDUSTRY (2011)  

Industry Heavy industrial zone Town and light industrial zone 

Agriculture 0 3 

Building Construction 0 24 

Construction Services 27 47 

Electricity Supply 23 8 

Fabricated Metal Product Manufacturing 14 11 

Food Product Manufacturing 0 31 

Forestry and Logging 5 0 

Heavy and Civil Engineering Construction 18 6 

Machinery and Equipment Manufacturing 6 21 

Manufacturing, nfd* 8 31 

Non-Metallic Mineral Product Manufacturing 6 3 

Polymer Product and Rubber Product Manufacturing 0 6 

Primary Metal and Metal Product Manufacturing 835 30 

Road Transport 59 6 

Transport Support Services 72 3 

Waste Collection, Treatment and Disposal Services 21 0 

Water Transport 10 0 

Wood Product Manufacturing 134 0 

Source: ABS census (2011), counting employed persons, place of work. 
*not further defined – refers to inadequately described or non-specific responses in the census. 

 
By far the largest source of jobs in the heavy industrial zone is the primary metal and metal product 
manufacturing industry, followed by wood product manufacturing and transport support services. The 
largest source of jobs in township of George Town, which includes the light industrial zone, are 
construction services, food product manufacturing, manufacturing (nfd), and primary metal and metal 
product manufacturing.  

Location quotient analysis (LQ) 

The location quotient (LQ) is a valuable way of quantifying how concentrated a particular industry group 
is in a region as compared to a state or nation. It can reveal what makes a particular region “unique” in 
comparison to the state/national average.  
 
Regions, due to their physical, technological and intellectual characteristics, can have cost, productivity 
and other strategic advantages relative to other economies. Comparative strategic advantages are widely 
considered to be one of the origins of international trade, and in an increasingly global economy they 
can be considered the key drivers of regional economic growth. The theory of comparative advantage 
can be applied at the national, state, regional and local level.  
 
Comparative strategic advantages result in high levels of employment in industries that benefit from 
these advantages, and this is revealed through the LQ analysis. When the LQ value is greater than one it 
is an indication that a region is fairly specialised and has a competitive advantage in that field of industry 
over other regions. Generally speaking, a region is a net exporter if the location quotient is high (that 
is >1), and a net importer if the location quotient is low (that is <1). 
 
An LQ analysis of the George Town LGA reveals that there are three industries that have a higher 
concentration in George Town than in Tasmania as a whole, as shown in Table 5. These industries are 
manufacturing (LQ of 5.14); transport, postal & warehousing (LQ of 1.62); and electricity, gas, water and 
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waste services (LQ of 1.35). A LQ greater than one signifies that industry type is more concentrated in 
George Town LGA than across Tasmania, and the higher the LQ the more concentrated that industry is.  

TABLE 5 LQ ANALYSIS OF  GEORG E TOWN (GT)  LGA  

Industry group GT LGA 
jobs 

GT LGA 
Quotient 

Tasmania Jobs Tasmania 
Quotient 

LQ* 

Agriculture, forestry & fishing 90 3.5% 10,090 4.8% 0.72 

Mining 29 1.1% 2,310 1.1% 1.02 

Manufacturing 1,178 45.7% 18,613 8.9% 5.14 

Electricity, gas, water & waste services 59 2.3% 3,552 1.7% 1.35 

Construction 151 5.9% 16,107 7.7% 0.76 

Wholesale trade 46 1.8% 7,005 3.3% 0.53 

Retail trade 193 7.5% 24,247 11.6% 0.65 

Accommodation & food services 117 4.5% 15,522 7.4% 0.61 

Transport, postal & warehousing 180 7.0% 9,045 4.3% 1.62 

Information media & telecommunications 3 0.1% 3,243 1.5% 0.08 

Financial & insurance services 6 0.2% 5,201 2.5% 0.09 

Rental, hiring & real estate services 19 0.7% 2,778 1.3% 0.56 

Professional, scientific & technical services 16 0.6% 10,106 4.8% 0.13 

Administrative & support services 44 1.7% 5,648 2.7% 0.63 

Public administration & safety 90 3.5% 19,370 9.3% 0.38 

Education & training 159 6.2% 19,297 9.2% 0.67 

Health care & social assistance 143 5.5% 25,668 12.3% 0.45 

Arts & recreation services 11 0.4% 3,514 1.7% 0.25 

Other services 45 1.7% 8,013 3.8% 0.46 

Total 2,579 100.0% 209,329 100.0% 1.00 

Source: SGS Economics and Planning (2017), ABS (2011) Counting Employed Persons, Place of Work. 
* A LQ of 1 means industry is equally prevalent in George Town as the rest of Tasmania. A LQ greater than one signifies that 
industry is more concentrated in George Town LGA.  
 

A LQ of 5.14 for manufacturing demonstrates how important the sector is to the George Town economy. 
In addition, with 85 percent of the manufacturing jobs in George Town LGA located in the heavy 
industrial zone of the Precinct and another 11 percent located nearby in the light industrial zone or 
township, it is clear the Bell Bay Precinct is critically important to the local economy and community. 
Similarly, 81 percent of transport, postal and warehousing jobs are located in the heavy zone with a 
further 13 percent nearby in the town or light industrial zone. A further 73 percent of the electricity, gas, 
water and waste services jobs are located in the heavy zone, and 20 percent nearby. 
 
The three industries with LQs above one also demonstrate the Precinct’s importance to the wider 
Northern Tasmania region. At the Precinct, raw products can be transported to the manufacturers for 
value-adding processes, and Bell Bay’s role as a port allows goods from the region to be imported and 
exported. An analysis of the current industrial profile of Northern Tasmania is conducted below.  

2.2 Northern Region of Tasmania 

The Bell Bay industrial precinct is located wholly in in the municipality of George Town, in the Northern 
region of Tasmania. As the Bell Bay precinct is State significant, a social profile of the Northern region, 
including Launceston and the north-east, and Tasmania is included.  
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FIGURE 2 THE  REGION  OF NORTHEN TASMANIA  

 

Current industries 

An overview of the major industries of Northern Tasmania is as follows (and shown in Figure 3): 

 There is significant primary production featuring a variety of key agricultural sectors 
including, vegetable and fruit, red meat, poppies, dairy and wine production. These 
industries are primarily focused on the local government areas of Northern Midlands, 
Meander Valley, Dorset and Flinders Island. 

 Two major mineral processing facilities are located at Bell Bay. Mineral concentrates and 
some of the finished products are shipped direct. 

 Launceston (45km south of the precinct) is the major administrative and retail centre and 
generates substantial retail demand. Several state-wide distribution centres are located in 
the region, including those for major supermarkets and beverage companies. A major 
brewery is also located in Launceston. 

 Forestry – the North East contains major plantation resources. Operational timber processing 
facilities, including a large sawmill and export woodchip facility, are located at Bell Bay. 

 Manufacturing is also important to the region.  
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FIGURE 3 NUMBER OF BUSINESSES  BASED IN NORTHERN TA SMANIA BY INDUSTRY 
(ABS  LEVEL 1)  AND TU RNOVER SIZE  -  JUNE  2015  

Source: SGS Economics and Planning (2017), ABS Counts of Australian Businesses (2016). 

Workforce 

The above businesses generate significant employment for Northern Tasmanians. Table 6 shows the 
workforce size by industry (ABS level 2), limited to industries with greater than 200 workers. Agriculture 
is the largest employer in Northern Tasmania, and is largely centred around the North East, followed by 
metal product manufacturing largely centred at Bell Bay, and road transport services spread across the 
region.  
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TABLE 6 EMPLOYMENT BY INDUST RY (ABS 2 DIGIT)  NOR THERN TASMANIA (2011 )  

Industry Launceston 
Meander 
Valley & 
Latrobe 

North-East 
Tasmania 

Total 
Northern 
Tasmania 

Agriculture 97 811 1,427 2,335 

Primary Metal and Metal Product 
Manufacturing 

306 36 931 1,273 

Road Transport 640 159 458 1,257 

Food Product Manufacturing 451 147 443 1,041 

Wood Product Manufacturing 336 71 270 677 

Machinery and Equipment Manufacturing 338 42 58 438 

Electricity Supply 301 9 96 406 

Fabricated Metal Product Manufacturing 212 24 127 363 

Heavy and Civil Engineering Construction 185 63 112 360 

Basic Chemical and Chemical Product 
Manufacturing 

49 182 68 299 

Transport Support Services 118 11 137 266 

Beverage and Tobacco Product 
Manufacturing 

167 43 50 260 

Non-Metallic Mineral Product Manufacturing 152 34 70 256 

Forestry and Logging 54 22 143 219 

Furniture and Other Manufacturing 147 25 32 204 

Source: SGS Economics and Planning (2017), ABS (2011), Counting of Employed Persons, place of work. 
 

Of particular relevance to the Bell Bay Precinct is the large range of manufacturing that occurs in 
Northern Tasmania, including food production, wood products, machinery and equipment, fabricated 
metal, chemical, beverage, mineral product and furniture manufacturing.  
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3 CURRENT DEMOGRAPHIC 
PROFILE 

Tasmania, and George Town, continues to record below average outcomes in key economic determinants 
such as employment, skills and education, and economic growth. Despite positive moves in 
unemployment, Tasmania continues to suffer from ongoing and inherit challenges in low educational 
attainment and literacy; pockets of high youth unemployment; lower than average job participation; and 
industry sectors unable to source suitably skilled employees.2 
 
The following section outlines the key demographic data for George Town and Northern Tasmania. 

Population 

Population growth is an important indicator of growth prospects for different industries, in particular 
population servicing industries such as transport, postal and warehousing, retail trade, and education. 
Tasmania’s average annual growth rate (AAGR) of population between 2005 and 2015 is low, whilst the 
municipality of George Town’s AAGR is close to zero.  

TABLE 7 AAGR OF POPULATION,  2005 -2015  

Source: ABS (2016) Cat number: 3101.0 - Australian Demographic Statistics
 

 
This low to none-existent AAGR for George Town is reflected in ABS estimated resident population data, 
as shown in Figure 4. Tasmania as a whole has experienced low population growth ranging between 
approximately 600 and 5,800 people per annum from 2006 to 2015. This small growth in population 
across Tasmania is not reflected in George Town, where the annual estimated resident population 
change has been close to zero for the same period, with there being an estimated increase of 50 
residents in 2009, to a reduction of approximately 60 in 2012.  

 
2
 Regional Development Australia - Tasmania (2015). Tasmania Regional Plan  

 
Estimated Resident Population 

(2015) 
AAGR (2005-2015) 

George Town (M) 6,802 0.07% 

Northern Region 143,874 0.37% 

Tasmania 516,586 0.61% 
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FIGURE 4 ANNUAL ESTIMATED POP ULATION CHANGE  

 
Source: SGS Economics & Planning (2016), ABS Regional Population Growth (2016). 

 
Tasmania’s Department of Treasury and Finance has prepared population projections for Tasmania’s 
Local Government Areas for 25 years (from 2013 to 2037). Figure 5 shows these projections under a 
medium series projection scenario3 for the Municipality, Northern Tasmania, and Tasmania. 

FIGURE 5 ANNUAL ESTIMATED POP ULATION INCREASE PRO JECTIONS  

 
Source: SGS Economics & Planning (2016), Department of Treasury and Finance (2014), ABS Regional Population Growth (2016) 

 

 
3
 Assumes fertility of 2.15 births per women in 2013 decreasing to 1.95 by 2032; life expectancy increases to 87.5 and 85.4 years 

for females and males respectively by 2062; zero net interstate migration; and a net overseas migration of 1,250 persons per 
year. 
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These projections forecast that George Town’s population will remain static, with the total population of 
the municipality declining very slightly to 6,618 by 2026. The wider Northern Tasmania does experience 
a low level of population growth, increasing by around 470 people in 2016, and slowly decreasing over 
time to a projected annual increase of 264 people in 2026.  
 
Although George Town itself isn’t projected to experience population growth, 109 percent of the 
population growth projected for the Northern Region will be centred in the LGAs of Launceston and 
West Tamar, a commutable distance from the Precinct. The population growth in these two LGAs is 
higher than the total sum of the Northern region LGAs as other LGAs in the region are projected to 
experience net population losses, hence the percentage above 100. 
 
If the Bell Bay Precinct can grow, it does provide an opportunity to grow the population of the 
municipality by attracting workers to the area, and bucking this forecast trend of limited population 
growth.  

Workforce and location 

Northern Tasmania currently holds an experienced and skilled engineering industry base.  The workforce 
for the industries located at Precinct resides in George Town, in the surrounding region, and in 
Launceston. At Bell Bay Aluminium for example, one third of the 440 strong workforce is from George 
Town, another third commutes in from Launceston, and the remaining third reside along the Tamar 
Valley.4 
 
The distribution of the workforce across the surrounding area demonstrates the Precinct’s regional 
significance in providing jobs. 

Unemployment 

Tasmania has improved from having the highest unemployment figures in the nation, to being much 
more comparable to other States. The Tasmanian unemployment rate, as at November 2016, was 6.4 
percent, higher than the national unemployment rate of 5.7 percent, but lower than the states of 
Western Australia and South Australia.5  
 
In George Town, the unemployment rate and number of people unemployed rose steadily between the 
end of 2010 and the end of 2013, before decreasing to a three-year low in mid-2015 (see Figure 6). 
However, since then unemployment has again risen, with the unemployment rate standing at 12.6 
percent in September of 2016.  
 
The unemployment rate of 12.6 percent equates to a total of 363 unemployed workers in the George 
Town LGA. This presents the need to generate news jobs in George Town in the short term. The Bell Bay 
precinct as a crucial employment generator for the area can assist in addressing this job shortage.  

 
4
 Identified through consultation. 

5
ABS (2016) Labour Force Statistics (Cat: 6202.0), November 2016.  
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FIGURE 6 GEORGE TOWN LGA UMEM PLOYED WORKERS AND U NEMPLOYMENT RATE  

 
Source: SGS Economics and Planning (2017), Australian Department of Employment (2016). 

Socio-economic disadvantage  

The ABS’s Index of Relative Socio-economic Disadvantage (IRSD) is a general socio-economic index that 
summarises a range of information about the economic and social conditions of people and households 
within an area. A low score indicates relatively greater disadvantage in general. For example, an area 
could have a low score if there are (among other things): many households with low income, many 
people with no qualifications, or many people in low skill occupations.6 
 
The disadvantage score for George Town reveals that the area is disadvantaged compared to the rest of 
the State (and Australia), as shown in Table 8. In fact the LGA of George Town is the second most 
disadvantaged local government area in Tasmania in 2011, behind only Brighton. Between 2006 and 
2011 the IRSD score also reveals that disadvantage in George Town increased.  

TABLE 8 GEORGE TOWN IRSD SCO RE  

 
Score  Ranking within State 

 
2006 2011 2006 2011 

George Town LGA 895 870 2 2 

Source: ABS (2013) Socio-Economic Indexes for Areas (SEIFA) 

Ageing 

The age composition of the population is changing. Australia as a whole is ageing. This process is more 
advanced in Tasmania. Ageing of a population occurs when the number of people aged younger than, 
say, 40 years of age declines and/or the number of people aged, say, 65 years and over increases. This 
will push up the average age of the population. 
 

 
6
 ABS - Census of Population and Housing: Socio-Economic Indexes for Areas (SEIFA), Australia, 2011. 
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Ageing of population may result in a decline of the size of the labour force, a decline in the average 
household size, a decrease of student numbers attending schools and universities, and an increase of 
demand for community and health care services. 

Young people 

Employment is a key to retaining young people in the town. Developing and growing a skilled workforce 
across professions and key occupations may be an issue in Tasmania as young professionals leave for the 
mainland to pursue careers.  
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4 DIVERSIFICATION AND 
GROWTH OF PRECINCT 

4.1 Diversification 

Bell Bay continues to be the home base of a number of significant industries which continue to compete 
at a global scale. Their operations are susceptible to market fluctuations and other global threats (as well 
as some domestic threats). The recent near closure of Bell Bay Aluminium and the temporary shutdown 
of South 32 brought to attention the heavy reliance the Precinct, and George Town, have on these 
operators, and the need to build a more diversified, resilient local economy. The LQ analysis (shown in 
Table 5) clearly demonstrates the extent of the George Town area’s reliance on manufacturing at Bell 
Bay. 
 
Much of the George Town light industrial zone is made up of small to medium size enterprises. Many of 
these enterprises, especially engineering and maintenance services, rely predominately on servicing the 
large industrial sites in the Precinct. If one of the large industries were to leave the Precinct, many of 
these small to medium sized enterprises would be forced to close, or down-size. A key element of the 
planning for Bell Bay is to ‘future proof’ these small players to be resilient to a situation where a large 
industry or company pulls out. Bell Bay Aluminium nearly closing demonstrated that multi-nationals can 
shut up shop any time, so it is critical to ‘future proof’ the community and industrial precinct to these 
shocks.7 
 
It must be noted though that during consultation in December of 2016, both Bell Bay Aluminium8 and 
South 329 stated their commitment to the Precinct and didn’t foreshadow their closure. 

4.2 Growth of Precinct 

Given the rising unemployment and high disadvantage (see Figure 6 and Table 8), George Town and 
Northern Tasmania needs to generate economic opportunities and jobs. The Bell Bay Precinct is a 
priority area for the region, as it is an important contributor to the economy. These issues are felt across 
much of regional Australia, with a decline in historically important sectors of employment such as 
agriculture and manufacturing. Further, employment in regional areas is strongly reliant on publicly 
funded sectors, such as government administration, health care and education. However, analysis later 
in this report reveals that the Precinct and Tasmania have opportunities and advantages over the rest of 
Australia that could be harnessed.  
 
If growth opportunities are not capitalised on, the region risks deepening current levels of social and 
economic disadvantage and disengagement. The Bell Bay Precinct is currently not functioning at 
optimum capacity and room exists for expansion. The stakeholders consulted and literature reviewed 
indicates that the precinct has opportunities for expansion relying on the Precinct’s strengths which 
include: 

 
7
 From inception meeting notes. 

8
 Indicated that they are not looking at leaving, and have done a lot of work re-structuring the site to be profitable. They are 

currently negotiating a long-term power contract, demonstrating their commitment. 
9
 South 32 reported that in the long term it makes sense for South 32 (the operator) to keep the plant open, even if from time to 

time the plant is closed due to market conditions. 
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 High-quality infrastructure with capacity 

 High quality energy supplies 

 Land availability 

 Deep water port with opportunity to expand  

 Reliable workforce  

 Active business leaders  

 Good community support  

 Constructive relationships with Government, and 

 Zoning of land conducive for development. 
 
Sections 5 (State level influences), and 6 (Macroeconomic influences) identify the opportunities and 
constraints that the Bell Bay Precinct faces. Section 7 (Sectors with greatest potential to expand) 
identifies the industry sectors that that have the greatest potential to expand, and lead to positive 
growth and diversification at the Bell Bay Precinct.  
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5 STATE LEVEL INFLUENCES  

5.1 Tasmania’s economy  

Tasmania’s economy relies on demand from larger interstate and international markets due to the small 
size of local demand for most products. It is also reliant on imports to supply many industry and 
community needs, particularly retail goods. “Tasmania’s physical separation from interstate and 
international markets creates a dependency on Bass Strait shipping (unlike other states where there are 
road or rail alternatives) for which efficiency and cost is critical.”10 
 
Tasmania has three broad economic regions: the Northwest, Northern (including North East) and 
Southern. Figure 7 provides a representation of the relative competiveness of Tasmania’s three regions 
against a national benchmark across a variety of themes. This chart was developed by Rural 
Development Australia using the Regional Australia Institute’s statistical tool called InSights,11 which 
interprets key indicators into ten themes of competitiveness. There are 60 regions examined, therefore 
30 (the blue line), represents the median score.  
 
This analysis shows that all three regions of Tasmania have advantages compared to the rest of the 
country in terms of availability and use of natural resources, while other advantages vary by region. The 
north region of Tasmania, the situ of Bell Bay, has advantages over the majority of Australia’s regions in:  

 Access and use of natural resources (ranked 8
th

 in Australia). Particular strengths in this 
theme include timber industry employment (ranked 3

rd
 in Australia), employment in fisheries 

and aquaculture (ranked 12
th

) and access to the coast (ranked 16
th

). 

 Access to infrastructure and essential services (ranked 12
th

 out of 60 regions in Australia). 
Particular strengths in this theme include participation in technical education (ranked 9

th
), 

access to medical facilities (ranked 11
th

), access to rail infrastructure (ranked 11
th

), and access 
to airports (ranked 15

th
). The North easily outranks the other regions in Tasmania in this 

theme. 

 Business sophistication (ranked 17
th

 in Australia). Particular strengths for North Tasmania in 
this theme include economic diversification, measured by of diversity of employment (ranked 
12

th
 in Australia) and prevalence of exporters, importers and wholesalers in the economy 

(ranked 24
th

). 

 Technical readiness measured by access and use of new technologies (ranked 23
rd

 in 
Australia). The particular strength in this theme is access to high quality broadband in 
Northern Tasmania (ranked 16

th
 in Australia). 

 

 
10

 Aurecon (2013). Supply Chains in Tasmania. Prepared for DIER,pp.5. 
11

 http://www.regionalaustralia.org.au/home/tools-and-products/insight/  

http://www.regionalaustralia.org.au/home/tools-and-products/insight/
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FIGURE 7 RELATIVE COMPETITIVE NESS OF NORTH TASMAN IA VERSES REST OF 
TASMANIA AND TO AUST RALIA   

 
Source: RDA Tasmania (2015), Tasmania Regional Plan. 
 

The Northern region of Tasmania does however face some disadvantages compared to other regions. 
These include economic fundamentals ranking 45

th
 in Australia (with particular disadvantages of low 

building approvals, low hours worked and low wages), and a ranking of 49
th

 in labour market efficiency 
(with high unemployment, low participation rates, and low numbers of skilled workers). The 
demography of the North region is also ranked 39

th
, with the main disadvantage being very low 

population growth.12   
 
These advantages and disadvantages, and others, are explored in more detail below.  

5.2 Strengths 

Northern Tasmania, and Bell Bay, has the capability to produce a range of high quality products, services 
and experiences. This is the result of various factors such as people, geography, businesses, government 
policy and innovation, that influence the region’s ability to lead in their respective markets. 

 
12

 Regional Australia Institute (2016). Insight – Australia’s Regional Competiveness Index,http://insight.regionalaustralia.org.au  

http://insight.regionalaustralia.org.au/
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The Tasmanian Brand 

Tasmania has built a reputation as a ‘Clean Green State’. This Tasmanian ‘brand’ has developed strongly 
over recent times and supports exports of Tasmanian produced goods and tourism through recognition 
of the State as a quality producer and pristine destination. There is an opportunity to build on, and 
harness, the Tasmanian brand to developed higher value products.  
 
Tasmania has also extended indefinitely the State’s moratorium on genetically modified crops and 
animals, generating further advantage in certain markets. Tasmania is also fortunate to have a natural 
coastline which is separate to the Australian mainland. This acts as a natural deterrent for diseases that 
are transmittable by contact, and airborne virus and pests. 
 
Regional Development Australia (Tasmania) has argued that into the future Tasmania needs to maintain, 
protect and promote its unique natural bio security zone and Genetically Modified Food (GMO) status as 
a marketing tool, that enhances its reputation as a clean green supplier of high quality agricultural 
produce, and maintains Tasmania as an agricultural exclusion zone free from many of the pests and 
diseases that exist elsewhere in Australia.13 
 
Ironically, Tasmania’s remoteness and lack of economic development are some of the State’s 
weaknesses, but also its greatest potential assets.  

Natural capital 

Tasmania is fortunate to enjoy many natural comparative advantages when compared to other areas of 
Australia. These advantages include high annual rainfall, clean environmental conditions, natural border 
protection (from mainland pests and diseases), and accessible farmland that can be used for a diverse 
range of agricultural tasks. 
 
Tasmania has less than one per cent of Australia’s total land area, but captures almost 12 per cent of the 
nation’s total annual water run-off. Tasmania’s varying soil types and opportunities provided by climate 
change create a diversity of agricultural, forestry and grazing possibilities. There are many businesses 
that have a significant supply or cost advantage from being located in the State, such as aquaculture 
where water temperature is a critical factor, and are therefore more likely to succeed.  
 
Growing demand for water (due to resource exhaustion and climate change) elsewhere across the world 
will also provide an opportunity for Tasmania. For example global water demand from manufacturing is 
forecast to increase 400 percent between 2000 and 2050 according to the CSIRO,14 and similarly 
increasing agricultural production elsewhere will see greater competition for water resources. 
Tasmanian based firms are likely to avoid these water issues, if water resources are well managed.  
 
Opportunity exists to exploit these natural advantages whereby firms can operate in confidence and 
consumers can be reassured as to the integrity and high-quality of Tasmanian produce and products.  

Intrastate connectivity  

Tasmania is 296 kilometres long and 315 kilometres wide, providing short distances between population 
areas and short transportation times. No one lives more than 1.5 hours from the sea, and in most 
instances producers are located less than 100 kilometres from their farm or factory to port or transit 
hub, providing fast access to distribution points.15  

 
13

 Regional Development Australia – Tasmania (2014). Understanding Agricultural Competitiveness in Regional Tasmania.pp.6. 
14

 CSIRO (2016). Advanced Manufacturing - A Roadmap for unlocking future growth opportunities for Australia. 
15

 Rural Development Australia - Tasmania (2015). Tasmania Regional Plan. 
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Liveability 

Liveability is a concept used to describe what people experience as positive in their communities. It can 
be defined as the extent to which a place supports the quality of life and health and wellbeing for people 
who live there. 
 
Tasmania can be considered a highly liveable place, with recognition as an attractive place to live and 
work. The promotion of these attributes is an important task in encouraging economic growth The State 
Government already harnesses this advantage for Tasmania, publicising the State as best place in the 
country to live, work, invest and raise a family.16 This advantage, particularly with unaffordable housing 
elsewhere in the country, can be used to attract highly skilled and creative people who can contribute to 
and drive innovation and economic growth. 
 
Tasmania is also one of the safest places in the world, with clear rules of law, which is an attraction for 
business to set up.  

Broadband internet 

Tasmania’s remote location has been a historic inhibitor to economic growth. Increased availability and 
quality of broadband services to urban and rural Tasmania will see the State’s isolation become less of a 
barrier. It could also open the State to new opportunities for growth in information and communication 
technology (ICT) businesses. 

Low business costs 

Tasmania has a business environment conducive to investment and development. According to Rural 
Development Australia, Tasmania has the second lowest taxation severity in Australia, second lowest 
total cost of employing workers in Australia, low property rental costs, and land is also more affordable 
to purchase.17  

Roll-out of the regional irrigation schemes 

The roll-out of the regional irrigation schemes in Tasmania has the ability to transform extensive 
agricultural areas into intensive agricultural areas. The roll-out is expected to affect the northern part of 
Tasmania the most. One of the positive flow-on effects will be increased opportunities for food and 
beverage processing and transport and storage of farm and processed produce. 
 
The irrigation schemes enable more intensified and more reliable agricultural production, and a shift 
towards higher value niche products and fresh commodities. As a result of the economic growth and the 
emergence of a huge middle class in China, demand for high quality food products for the export market 
is likely to grow significantly.  
 
According to Tasmanian Irrigation,

18
 opportunities exist for the poppy industry, dairy and dairy 

processing, fresh vegetables, hazel and other nuts, and viticulture. Areas in Northern Tasmania, including 
the Scottsdale and Winnaleah regions, are likely to see a shift into dairy and more intense grazing and 
possibly some vegetable production. The Upper Ringarooma area will likely see a similar shift, as well as 
pockets that are suitable for vegetable growing. The North Esk is likely suitable for a shift into vegetable 
growing, viticulture, poppies, and high value horticulture. The Lower South Esk is likely suitable for a 
similar shift and also towards dairy production.  
 

 
16

 Department of State Growth (2015), Population Growth Strategy. 
17

 Rural Development Australia - Tasmania (2015). Tasmania Regional Plan 
18
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The roll-out of the regional irrigation schemes has the potential to significantly increase agricultural 
production and a shift to higher value crops. This will also raise opportunities for food processing 
industries, and related transport and warehousing. 

5.3 Weaknesses 

Perceived as a difficult place to do business 

Industry currently perceives Tasmania as a difficult place to do business due a range of factors, including 
the often difficult planning process, isolation and strong opposition to projects from the community. 

Planning process  

Approval processes in Tasmania are often highly contested, politicised, and complex. As a result, 
approvals for new projects in Tasmania are often more uncertain, risky, expensive, and lengthy than 
elsewhere.  
 
The Bell Bay Precinct, along with Tasmania as a whole, is competing with the mainland to attract 
businesses, and uncertainty, risk, expense, and length of time are all deterrents to new investment. 
Profit margins can be very tight, and small disadvantages could make all the difference to whether new 
investment comes to Bell Bay, or goes elsewhere.  
 
Ideally, Tasmania should have a simplified, but strong, approvals process, and needs to maintain 
Tasmania’s valuable ‘green’ brand. Lowering standards will not bring advantages, especially in the more-
sophisticated products Tasmania aspires to produce, such as specialty dairy foods, wines, and 
horticultural products. Rather, regions whose governments combine high standards of environmental 
performance with approval and regulatory processes that enjoy broad trust and legitimacy in the 
community, gain a premium from their products. 

Community divisions 

The Tasmanian community has a close relationship with the natural environment, and is often divided in 
its support for major economic projects and industrial growth based on environmental concerns. These 
divisions can constrain economic growth by providing disincentives for investment into Tasmania.  
 
Environmental concerns are often valid, and the environment should be protected. Tasmania’s largest 
opportunities begin with Tasmania’s high quality natural capital, whether it is in agriculture and 
aquaculture, tourism, renewable energy or forestry. However, projects that are grounded in 
sustainability should be able to proceed without undue interference. “Government, industry and 
community all have a part to play in meeting the local challenges of providing employment and 
economic prosperity, balanced with lifestyle and sustainability values.”19  
 
Companies and industry developing a ‘social licence’ to operate is very important. An industry backed 
initiative, The Big Picture, is addressing public opinion of heavy industry in Tasmania.20 

Lack of industry cooperation 

To succeed and harness the opportunities presented to it, industry in Tasmania will need greater 
cooperation within itself. This is particularly important as production processes become more horizontal, 
as opposed to the traditional vertical industry structure where single firms produce all components of a 
product plus in-house research, development and marketing. The agricultural industry, for example, 

 
19

 Rural Development Australia - Tasmania (2015). Tasmania Regional Plan. 
20

 See http://bigpicturetas.com.au/  
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requires cooperation between growers and processors. The expansion of production in Tasmania 
requires an expansion of processing if the sector is to reach its potential.  
 
But with differing owners and often divergent interests, growing and processing participants are often 
unwilling to commit ahead of each other, and development-throttling standoffs can ensue.21 In 
combination with the difficult planning system and State politics, projects that may take months 
elsewhere may take years, or never materialise in Tasmania. 
 

Energy security issues 

Industry is reliant on continuous and secure supplies of energy to conduct their business. Without this, 
they have difficulty operating. Energy security can be thought of as an uninterrupted supply of energy at 
an affordable price. There are two current issues in Tasmania in regards to energy security in Tasmania 
identified in the consultation with operators at Bell Bay22, namely; the current uncertainty surrounding 
the supply of power as a result of a recent crisis, and the small vulnerable natural gas market.   
 
Power 
 
In December 2015 a threat to the energy security of Tasmania began with the Basslink cable outage. 
Simultaneously the State was experiencing an extended period of below average rainfall, resulting in 
depleted hydro storages. As a result the expected supply of power was less than the expected demand.  
 
In response Hydro Tasmania reduced dependence on the island’s energy supply by; negotiations with 
major industrial operators, including Bell Bay Aluminium and SOUTH 32 at Bell Bay, to reduce their load; 
the previously decommissioned gas-fired Tamar Valley Power Station was re-instated to full capacity; and 
diesel generators were purchased and connected to the system. As a result of those actions, the need for 
forced load curtailment across the State was avoided, however there were significant impacts including a 
reduction in production for the large operators at Bell Bay during the crisis, and reputational damage to 
the State. When heavy autumn rains arrived and the Basslink interconnector was restored the energy 
crisis ended. 
 
The crisis bought into sharp focus the energy security issues the State faces, with large industrial 
operators concerned about the impacts further crises could have on their operations. An insecure power 
supply also raises barriers to new firms locating at the Bell Bay industrial precinct as the crisis reflected 
poorly on the State as a place to do business and jeopardised the State’s claimed energy advantages.   
 
In response to the energy security challenges the State experienced in early 2016, the State Government 
has established the Tasmanian Energy Security Taskforce to identify ways to help future proof Tasmania. 
This process involves an independent energy security risk assessment for Tasmania. The final report from 
the final report is due to Government by the middle of 2017.  
 
An important element of Tasmania’s energy network worth noting is the reliance on a small group of 
four major industrial operators for more than half (55%)23 of the demand for electricity in the State; two 
of these industries, Bell Bay Aluminium and South 32, are located at Bell Bay. The two large operators at 
Bell Bay have an unheralded role in keeping power prices stable for all Tasmanian residents and 
businesses by using a significant share of the State’s energy supply, and therefore contributing 
significantly to cover the costs of power generation in the State. This reliance on a select number of 
operators for energy demand however leaves State vulnerable to a disruption in the energy market in 
the future if one of the large operators were to close. 
 

 
21

 West, J (2013) Obstacles to progress: what’s wrong with Tasmania, really? The Conversation. 
22

 Consultation November 2016 
23

 Department of State Growth (n.d),  Tasmania Energy Strategy – Restoring Tasmania’s Energy Advantage 
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Gas 
 
Issues surrounding Tasmania’s small, vulnerable natural gas market were raised in consultation with the 
large industrial operators at Bell Bay. The gas network in Tasmanian is privately owned by TasGas, who 
operates the gas network in Tasmania by providing natural gas sourced via a pipe from the mainland, 
however due the company’s small size in comparison to mainland companies, and relatively low 
portfolio consumption rate, poses challenges in regards to the company ability to purchase natural gas 
and supply it at the best possible market rates24.  
 
Tasmania’s gas market is only 13 years old and has about 11,500 residential and 700 business customers 
accounting for just seven per cent of the state’s energy consumption; the supply of gas sits at only 15 per 
cent of the gas network’s capacity25. The lack of critical mass means transportation costs are high. 
Another concern is that there only being a single private operator, the gas system is a monopoly. This is a 
concern to industry and business as there is no regulation of prices to end users.  
 
Price fluctuations are concerning to any business, but to large operators where gas is a large component 
of their operating costs price rises can be very damaging.  Tasmania’s Small Business Council has argued 
that gas needs to be cheaper and easier to access or the gas market in Tasmanian could fail and those 
using gas might have to revert back to electricity. 
 
In Tasmania both gas and electricity markets need to demonstrate a commitment to long term security 
of supply to satisfy industrial operators who are, or would consider, operating at Bell Bay.  

Reliance on large industrial developments as a ‘saviour’ 

The orthodox Tasmanian political response to slow growth is industrialisation. The most recent vision of 
industrialisation has been based around the State’s forests, culminating with the ambition of a global-
scale pulp mill. Today the pulp mill remains unbuilt. Large industrialisation projects, and the support and 
subsidies they have received, have been the ‘easy’ answer, but this needs to be moved beyond. New 
large scale industries in Tasmania are unlikely to materialise, and instead the focus should shift to small 
and medium sized firms focussed on innovation building on Tasmania’s strengths. 

Environmental limits to economic growth 

Tasmania is small, and an island. Industries that rely on the environment including agriculture and 
aquaculture run into the limits of expansion quickly. As an example, only a certain amount of fish can be 
caught or land cleared for agriculture. An example of this at the Bell Bay Precinct is the capacity of the air 
shed, which may inhibit capacity for further expansion of large scale heavy industry.   

Remoteness and operating on island  

Tasmania is a small economy that relies heavily on sea trade, and due to its remoteness, suffers a barrier 
to get goods to market in a timely manner. This leads to higher freight costs and issues with accessing 
markets. For example, the distance and time to market limits the fresh produce that is able to be 
transported with roads unavailable. Overnight shipping can be used, or airfreight for some valuable 
produce such as seafood, however these methods are costly only accessible for some producers living 
close to the urban centres and airports.

26
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The shipping costs of getting goods to market are a concern for Tasmanian businesses and consumers. 
These transport costs create an additional cost burden for Tasmanian businesses compared to 
businesses on the mainland, which may be placing them at a disadvantage.

27
 

 
This cost imposition has a profound effect on Tasmanian business competitiveness and the ability to 
secure and maintain market share with other Australian and International businesses. Creating 
efficiencies in freight forwarding and logistics remains one of the biggest challenges for Tasmania.

28
 

Low population growth 

The population of George Town and Northern Tasmania has a very low to low growth rate. Growth 
opportunities for population-reliant industries such as retail, education, and residential construction, will 
therefore be low. Key residential concentrations are the preferred location for local service firms because 
they provide close access to the market, so this may not be as relevant as a constraint for the Bell Bay 
Precinct which will instead rely on industrial growth in industries.   
 
Export oriented industries, and their demand for land, are largely driven by national and global market 
opportunities and international terms of trade. It includes most primary product processing and basic 
material processing, larger scale or specialised manufacturing, and larger centralised distribution hubs. 
Export oriented industries include support industries and services to export industries. Other non-
population driven industries include tourism, mining, manufacturing, and professional, scientific and 
technical services that rely on outside forces (usually firms) moving into Tasmania. Attracting industry to 
Bell Bay is another example of externally driven jobs that may, in the end, boost the area’s low 
population growth.  
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6 MACROECONOMIC 
INFLUENCES 

6.1 Opportunities 

Tasmania enjoys natural and man-made advantages that can be harnessed to drive economic growth, 
with Bell Bay playing a role as a key industrial precinct, in response to global and Australian economic 
trends.  

Low carbon energy 

Tasmania is uniquely positioned ahead of the rest of the country when it comes to low carbon energy, 
with the majority of its energy needs derived from renewable sources. Alternate fuels including 
biodiesel, biomass, solar and wind turbines can, and are, being introduced to supplement the 
mainstream hydroelectric energy generation. 
 
Clean energy is increasingly going to be a completive advantage when selling products. For example, 
firms can market their products as being manufactured using renewable (low carbon) energy. Bell Bay 
Aluminium has reported that they are on the verge of benefiting from world markets starting to demand 
more low carbon aluminium smeltered using renewable energy.29  
 
Using low carbon energy is also an opportunity to promote Tasmania as an innovative and progressive 
producer of goods, to possibly reduce costs of production, and potentially gain carbon offsets. Low 
carbon energy presents opportunity for mainland or international firms to locate at the Bell Bay Precinct 
and market their products as low carbon to gain a competitive advantage.  

Sustainability and the global green market                                                                                                                                                          

Demand is increasing for products that contribute to reducing a customer’s environmental footprint 
during use, such as electric vehicles, water and energy efficient products, solar and wind energy 
products, alongside products that are produced with low environmental impacts, and ‘green’ building 
materials. The need for sustainability is being driven by both demand and supply side pressures. The 
global ‘green market’ (the market for low-carbon products) has been estimated to be worth over US$5 
trillion and is expected to grow.30 
 
The need for sustainable practices and technologies is recognised by the CSIRO as one of three growth 
opportunities in Australian manufacturing; Bell Bay can capitalise on this growth opportunity. For 
example, opportunities for creating value in sustainable manufacturing span the entire supply chain and 
product lifecycle, including production processes, products and end-of-life disposal/ recycling of 
products.31 
 
Firms will increasingly need to be environmentally sustainable as part of their social license to operate, 
which includes use of renewable energy and closed loop operations. A range of indices and sustainability 
scales will be developed over the short term that allow consumers and businesses to easily understand 
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the sustainability of products and value chains to make informed decisions, and companies that can 
demonstrate the environmental sustainability credentials will therefore have an advantage. A recent 
global study32 found that 59 percent of executives believe that sustainability initiatives are improving 
their growth and profits, spurring global investment in innovative sustainable products and processes.  
 
At present, the price paid for products by consumers between sustainably manufactured goods and 
traditional manufactured goods is large enough to discourage many from switching. However, the CSIRO 
argues that this gap will close significantly in the next decade through technology improvements.33 
Failure to adapt to increased transparency and stricter government imposed requirements for 
sustainability could result in reputational damage and missed opportunities within these emerging 
markets.34 

Growth of the Asian middle class 

The increasing economic strength of Asia, and growing integration of the global economy, presents great 
opportunities for Australia and the Bell Bay Precinct. Asia is driving huge demand for a diverse range of 
goods and services, including agricultural produce. 
 
Whilst Tasmania is unable to compete on price based on quantity, it can compete on price based on 
quality, and this is becoming increasingly significant as many countries including China, India and South 
Korea are now able to afford to pay more for the foods they choose to consume. The middle class 
sectors of these countries are becoming more affluent and are now consuming more dairy and protein 
based foods, as well foods for nutritional value and quality. Tasmania’s natural advantages will position it 
well for existing market expansion and new market penetration as the Asian middle class become more 
affluent and able to choose food products based on nutritional value and quality.35 

6.2 Threats 

Modern economies shifting to services (away from manufacturing) 

Modern economies like Australia are increasingly becoming economies driven by knowledge intensive 
industries, professional services, and business and personal services. Tasmania too has been following 
this path and is becoming a service oriented economy.  Figure 8 displays the change in the number of 
full-time workers by industry in the 20 years since 1995. Tasmania is still recovering and diversifying after 
the liberalisation of Australian international trade in the 1990s and early 2000s, where the industries of 
agriculture and manufacturing were especially hard hit. This has resulted in many traditional industries 
closing their doors or relocating to countries with lower wages.  
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FIGURE 8 TASMANIAN EMPLOYMENT  GROWTH 1995 -2014 (000 'S OF FULL -TIME JOBS)  

 
Source: SGS Economics and Planning (2017), ABS (2016) Labour Force Statistics. 

 
The growth of the service and knowledge intensive economy is a threat to the Bell Bay Precinct, as these 
industries will be located in cities, not industrial precincts. There is extensive research which shows that 
these jobs prosper and are attracted to places that offer a high urban amenity, diversity of housing, good 
access to skilled labour, access to markets, and strong branding. 
 
Tasmanian manufacturing has also experienced significant increases in commercial pressure from strong 
global competition, weaker domestic demand, the accelerating pace of technological innovation, 
restricted access to capital, and skills gaps and shortages. 

Labour productivity 

Significant increases in labour productivity through the mechanisation and rationalisation of production, 
has seen employment drop while production soared across many industries. There is no reason to 
expect this to change, although productivity increases may flatten at some point. If the target of the Bell 
Bay Precinct is to provide employment for the local community, this is a concern. 
 
For example in Tasmania, as Table 9 demonstrates, between 2001 and 2011, production in the 
manufacturing industry increased by 1.3 percent per year while employment fell by 1.1 percent per year. 
Similarly, total agriculture, forestry and fishing production increased annually by 4.2 percent, with a 
corresponding decrease in employment by 1.8 percent per annum.   
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TABLE 9 EMPLOYMENT AND PRODU CTION IN AGRICULTURE ,  FORESTRY AND 
MANUFACTURING IN  TAS MANIA (2001 -2011)  

 
Source: ABS, 5220.0 Australian National Accounts: State Accounts (2013); ABS, Census (2013). 
*Annual average growth rate; **total factor income current prices. 

 
While these industries continue to be extremely relevant to Tasmania’s economy (especially agriculture 
which is expected to grow dramatically as a result of the roll-out of irrigation schemes), and should 
continue to be supported by economic policy, they may not support as many jobs as they have 
traditionally done.  
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7 SECTORS WITH GREATEST 
POTENTIAL TO EXPAND  

 
 
An important consideration for the future of the Bell Bay Precinct is identifying, targeting and attracting 
industries. This section considers industries that are likely to grow and present an opportunity for the 
Bell Bay Precinct. 
 
The Bell Bay Precinct has many strengths that can be harnessed by industry including: 

 High-quality infrastructure with capacity 

 High quality energy supplies 

 Land availability 

 Deep water port with opportunity to expand  

 Reliable workforce  

 Active business leaders  

 Good community support  

 A good relationships with Government, and 

 Zoned for development. 
 

Section 5 of this report looked at Tasmania’s advantages for industry that are relevant to the Bell Bay 
Precinct which include: 

 The Tasmanian brand 

 Abundant natural capital 

 Intrastate connectivity 

 High liveability to attract workers 

 High speed internet 

 Low business costs, and 

 The roll-out of the irrigation scheme. 
 
Section 6 of this report considered the wider macroeconomic and global trends and opportunities that 
could drive industrial growth relevant to the Bell Bay Precinct, these included: 

 The competitive advantage low carbon energy provides 

 The growth of the global ‘green’ market, and 

 The growth of the Asian middle class. 
 
The industries identified represent established industries as well as new and emerging sectors.  
Industries identified as opportunities to the Precinct will need utilise the above advantages, trends and 
opportunities, whilst overcoming the weaknesses of Tasmania and the Precinct, including:  

 Freight connectivity – while improved, Bell Bay (and Tasmania in general) experiences 
transport connectivity and cost issues compared to mainland precincts (despite the 
Tasmanian Freight Equalisation Scheme) 

 Bell Bay’s location relative to some of the key transport corridors in Tasmania 

 The position and growth of the Burnie and Devonport ports 

 Energy security concerns 

 Specialisation in industries that experience low growth and/or fierce global competition, and 

 Tasmania’s reputation as a relatively difficult place to do business, with factors including the 
difficult planning system and deep seated community divisions surrounding development. 
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7.1 Manufacturing 

Advanced manufacturing 

Manufacturing is recognised by the Tasmanian Department of State Growth as the most important 
source of innovation in the economy, with the industry supporting higher-than-average productivity 
growth and good jobs. It contributes disproportionately to overall Tasmanian exports. It supports supply 
chains reaching throughout regional areas of Tasmania and underpins thousands of jobs in other sectors, 
including services. The benefits of a strong advanced manufacturing sector are intrinsic to the health of 
the Tasmanian economy.36 
 
However, the most significant structural change affecting the Tasmanian economy in recent decades has 
been the decline in the manufacturing industry, both as an employer and in terms of its share of the 
State’s economy.37 Globally the manufacturing sector is evolving, and with some restructuring the 
decrease in Tasmanian manufacturing can be reversed. These changes, including the movement towards 
small and medium enterprises (SMEs), clustering and horizontal industry structures, alongside the 
growth of niche, personalised, sustainable products can assist in overcoming the weaknesses that have 
previously hindered Tasmanian manufacturing - namely high labour costs, geographical remoteness and 
a small domestic market.  
 
Tasmania has already begun to develop a specialist manufacturing industry, which includes recognised 
enterprises such as Incat and Southern Prospect, and a range of businesses supplying these and other 
key manufacturers.  At the 2015 Tasmanian Advanced Manufacturing Summit, it was found that many 
manufacturers within Tasmania’s manufacturing sector believe there is an abundance of opportunities 
for manufacturing in the State; the issue for Tasmania is how to capitalise on them.38  
 
Consultation with industry at Bell Bay revealed that manufacturing is the most relevant sector for the 
Precinct, and the knowledge component of manufacturing at the Precinct should be harnessed and built 
upon. The value-add component to manufacturing in Tasmania is seen as critical rather than relying on 
traditional, low technology, manufacturing. Combining manufacturing with research and development 
can allow the Precinct to compete with cheaper labour markets by creating high value products. 
 
In Tasmania the Department of State Growth has already initiated the development of a Tasmanian 
manufacturing hub focused on excellence and innovation located in Burnie.39 This however does not 
suggest an overall policy position from the Department that advanced manufacturing should be located 
in Burnie, and scope therefore remains to attract advanced manufacturing to Bell Bay also.  
 
The CSIRO’s 2016 roadmap for unlocking future growth opportunities for manufacturing argues that the 
adoption of advanced manufacturing offerings, systems and processes could see Australian businesses 
enter and create new manufacturing industries. Advances in technologies such as additive 
manufacturing (3D printing), smart materials, sensors and automation are allowing the development of 
new products and services with superior qualities. Companies that invest in these new and innovative 
directions today will position themselves to lead the sector into a period of sustainable 
competitiveness.40 

Niche products  

Tasmania is establishing a global reputation for niche and high value offerings that are distinctly 
Tasmanian. There are many success stories, and amongst the best known are the Museum of Old and 
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New Art (MONA), Incat’s high speed catamarans and Bell Bay Aluminium reaching 60 years of 
operation.41 The production of high quality, niche or differentiated products using low carbon energy and 
Tasmania’s brand can be a real opportunity. 
 
The manufacturing industry in Australia is undergoing significant change as it adapts to operating in an 
increasingly global environment. An important trend has been the relocation of large, heavy industrial 
and low value-added manufacturing activities to low cost countries in the Asia-Pacific, while other 
industrial activities increasingly focus on high value adding processes. Industries in Australia are 
becoming less labour intensive and focussed at high value-adding processes. This shift has led to the rise 
of small to medium enterprises (SMEs). 
 
The manufacturing industry in Northern Tasmania is not immune to these challenges and changes. Many 
SME’s have established to support the key traditional industries of primary production, forestry, mining 
and down-stream minerals processing. 
 
The CSIRO argues that ‘made to measure’ products are a manufacturing ‘mega-trend’, saying that 
“advances in technology and greater consumer expectations are causing a shift from mass production of 
goods to bespoke solutions.”42 Greater demand for customised products from consumers is making it 
increasingly difficult for manufacturers to meet every need of all of their customers, therefore 
enterprises are less likely to aim to become large operators; instead they will operate within niche 
markets that supply to multinational organisations as well as being exporters in their own right.43 
 
Niche products (and sustainability) can help overcome the disadvantages of operating in Tasmania, as a 
premium will be paid on niche products. Trying to compete globally on ‘generic’ commodities will not 
allow Tasmania to succeed, and instead the focus should be on niche, high quality, environmentally 
friendly products were Tasmanian has an advantage. 

7.2 Sustainable industry 

There are a range of opportunities for Tasmanian manufacturers and producers to respond to the trend 
of sustainability.  
 
Professor David Bowman at the University of Tasmania has argued that “Tasmania is an ideal place to 
experiment with sustainability, finding new ways to develop transport and energy networks and urban 
design in the same way Tasmania was used as a test case for the National Broadband Network (NBN) 
rollout. Sustainability expertise could be exported to the rest of the world. This is already happening 
with the export of innovative micro-energy production systems for remote areas that were developed in 
Tasmania.”44 
 
The Bell Bay Precinct could develop industries that are at the forefront of environmental sustainability, 
taking advantage of the States advantage in this area. Sustainability could be the precincts ‘mantra’ with 
clean energy the major selling point. Expertise could be developed in a cluster of likeminded businesses 
to drive investment and innovation. Tasmania could develop as a renowned centre of sustainability, with 
Bell Bay a key precinct, exporting goods out of the port made sustainably to national and global markets 
that are increasingly looking for these kinds of products.  
 
An example of an industry benefiting from sustainably at the Precinct is Envorinex, a manufacturing 
recycling business which has been steadily growing since its inception in 2009. The company is dedicated 
to providing innovative and proven polymer products. The firm has their own recycling division which 
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provides a collection service for Tasmania, and this waste is then recycled back into pellets and re-
manufactured into new second life products which once again can be recycled at the end of their life. 
Plastic that is recycled is collected from across the state and includes from Tasmania’s hospitals, farms, 
aquaculture industry, and mines. Up to 95 percent of Envorinex's end product is exported out of 
Tasmania and can be found in New Zealand, North America, Japan, Papua New Guinea and the South 
Pacific.45 
 
The company was the first Tasmanian business to be accredited with the green star for building products 
and are looking to expand further still. 

7.3 Rural processing 

Tasmania has a strong agricultural tradition and strength. The agricultural sector is highly diversified, 
underpinned by the excellent natural capital and favourable growing conditions, affordable land, relative 
disease and pest freedom due to the State’s natural borders, abundant water resources and strong 
research and development capability.  
 
The Australian Innovation Research Centre46 prepared a report for the Commonwealth Department of 
Regional Development that identified six main areas of economic growth opportunity for Tasmania, with 
four of those opportunities being in agriculture, namely wine, dairy, aquaculture and horticulture 
(mining and tourism were the other two). Regional Development Australia47 too argues that agriculture 
is forecast to be a major growth area for Tasmania. This growth will come via an increase in exports as a 
result of increased demand nationally and the development of new markets overseas (particularly in 
Asia).  
  
The roll-out of the irrigation schemes in Tasmania and (changing) climate conditions present a real 
likelihood that agricultural production is set to expand further, leading to an expansion in agricultural 
processing and the freighting of the produce across Bass Strait (see section 7.7). The agriculture and 
food processing sector can also benefit from market trends that are seeing an increase demand for 
ethical, GMO, local, high quality, and low environmental impact food, areas in which Tasmania can excel. 
For example the GMO ban allows for a differentiated product than can be marketed as different to 
produce grown elsewhere. 
 
The most important agricultural opportunities require the simultaneous presence of both growers and 
processors. Examples include grape-growers and winemakers; dairy farms and milk-processing plants; 
poppy growers and pharmaceutical manufacturers; vegetable and fruit growers and processors; forestry 
and forest-product producers; fish farms and seafood processors. There may be opportunities for Bell 
Bay to accommodate some of these processing industries, in particular agricultural products that are not 
highly perishable (e.g. potatoes, onions, grains, milk powder, canned food etc.) due the lack of a daily 
service to Melbourne. 
 
The majority of agricultural production is in the State’s North West and Northern regions, nearby the Bell 
Bay Precinct. SGS’s Industrial Land Study (2011) found that parts of the Northern Region (including Bell 
Bay) are strategically located near the main north-south corridor and in between major agricultural 
production areas, meaning that future land demand for food processing may therefore be significant.  
 
The specific industry sectors according to Regional Development Australia – Tasmania48 that will benefit 
from growing demand includes the following; 

 Dairy, specifically milk products, skim milk powder, butter and cheese 
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48

 Regional Development Australia – Tasmania (2014). Understanding Agricultural Competitiveness in Regional Tasmania 
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 Fruit and Vegetables specifically specific fresh fruit and vegetables (seasonally grown), and 

 Red Meat specifically meat products including beef and lamb. 
 
An issue for the Bell Bay Precinct is that supply chain analysis conducted by Aurecon49 shows that 
agricultural produce in the North-East is currently moved to processors and shipping in the North West, 
by-passing Bell Bay along the Batman Highway. This reveals that industries currently have a preference 
for processing and shipping out of Burnie and Devonport. There is also competition for processing at 
other sites including Westbury and the TransLink precinct south of Launceston. Another issue is that 
some of the growing demand from Asia is for perishable fresh fruit and vegetables, seafood, and milk, 
and these products would have to be flown to Asia, rather than shipped. 

7.4 Industrial ecology and downstream processing 

Downstream processing and industrial ecology, is taking one firms product or waste and using it as an 
input into another firms product with-in the Precinct. Industrial ecology and downstream processing at 
the precinct can be explored by considering the possible network opportunities where products or waste 
materials from one firm can be used as input material for another.  
 
Industrial ecology 
Using nature as a metaphor, and aiming to optimise the total material cycle from virgin material to 
product and to ultimate disposal, industrial ecology “closely examines the opportunities to reuse and 
recycle different waste streams arising in industrial and consumer activities, as well as reorganizing the 
industrial systems to ensure resource efficiency and resilience”50. 
 
A report for the Federal Government has argued that industrial ecology is “emerging as a powerful 
source of innovation in Australia. Industrial ecology promotes enhanced sustainability and resource 
efficiency by stimulating innovations in the re-use of waste materials. The wastes or by-products of one 
industry are used as inputs in another industry, thereby closing the material loop of industrial systems 
and minimising waste51.” 
 
Heavy industrial areas with geographically concentrated industrial activities are argued to be good sites 
for industrial ecology as they represent areas with tight couplings of a relatively small number of 
materials and energy intensive production processes, and often resulting in high volume waste streams52 
Mixed industrial parks situated in dedicated areas area are also considered suitable sites53. Often areas 
with industrial ecology networks are marketed as eco-industrial parks, especially when established as a 
result of a government driven initiative54 
 
In Australia the most well-known examples relate industrial ecology networks in such heavy industrial 
areas as Kwinana in Western Australia, and Gladstone in Queensland. Both are highly developed heavy 
industrial areas including alumina, nickel, oil, iron, cement, and pigment industries. 
 
Examples of industrial ecology already exist at the Precinct, with Bell Bay Aluminium reporting55 that a 
nearby cement works uses a waste product from the smelter to fuel their furnaces, and there is a dross 
plant located on site (but operated by an external company) which takes advantage of the unwanted 
oxidised skin the smelter produces as a by-product.  
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Opportunities will likely emerge for businesses at Bell Bay that embrace the circular economy concept 
based on sustainability, where a business takes responsibility for whole-of-life impacts. Businesses can 
achieve step-change improvements to resource efficiency through waste reduction, recycling, 
remanufacturing and reuse. Industrial ecology networks have an important role to play in this, turning 
waste from one industry into usable products. In addition to reducing the costs associated with wastage, 
downstream processing and a closed-loop economy can offer manufacturers exposure to new and 
potentially untapped value chain partners.56  
 
South 32 reported that due to their product, no significant opportunities exist for downstream 
processing. South 32’s product goes into making steel, and a steel mill is not going to locate in Tasmania. 
There is an opportunity though with their waste product ‘slag’ which can be used to bulk up bitumen for 
example. 
 
Other examples of industrial ecology include technologies for food waste conversion to feedstock or fuel 
which could be housed at Bell Bay, either downstream from vegetable processors, or processing food 
waste from cities. Another example is waste products from metal product manufacturing processed into 
feedstock for 3D printing. Many other opportunities for the enhancement of industrial ecology can be 
identified by innovative Tasmanian businesses.  
 
Downstream processing 
Downstream processing is similar to industrial ecology, with the main difference being that instead of 
waste products being used, one firm’s goods are purchased by another nearby firm and further 
processed with further value added. An example at the Bell Bay Precinct is the relationship between with 
Bell Bay Aluminium, who produce molten aluminium (which can only be used by firms nearby) and Ecka 
Granules who uses the smelter’s molten aluminium in their product. Bell Bay Aluminium reported that 
there are many uses of molten aluminium, and firms operating nearby the smelter in the precinct can 
have the molten aluminium piped strait to their site.57 

7.5 Mineral processing 

Investment and demand from markets such as China and India can underpin the growth in mining 
in Tasmania. The broad, global economic factors that shape the industry make it difficult to 
forecast the future growth trends of the Tasmanian mining sector, however the industry sector 
has achieved strong growth in the recent past and this trend is likely to continue in the medium 
term as long as China and India continue a strong growth path. Tasmania has extensive high-
grade mineral deposits which are close to transport infrastructure, coupled with supportive 
legislation for exploration and development.  

Aurecon (2013) have said that proposed expansion of existing mines and development of new 
mines in Tasmania has the potential to significantly increase freight from this sector over the 
short to medium term.  

Rare earth smelting could provide an opportunity also. Rare earths are commonly used in the 
tech industry to manufacture high technology goods such as mobile phones, solar cells and 
batteries, and autonomous vehicles. Rare earth mining and smelting is a specialised industry that 
is currently centred in China, but it has been argued that the Australian mining industry is on the 
verge of a new mining boom focused on these high-tech metals, with the industry itself calling for 
the development of value-adding processors in Australia to take advantage of the opportunity58. 
Rare earth smelting entails use of similar infrastructure and a skill/knowledge set as that used by 
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Bell Bay Aluminium, meaning that the infrastructure and knowledge required for this industry 
largely already exists in the Precinct.  

7.6 Forestry 

The Tasmanian forestry sector is an integrated industry that encompasses both native forest and 
plantation resource (both softwood and hardwood), the production of logs, woodchips, hardwood and 
softwood sawn timber, pulp and paper production, veneer and other wood products. The North East of 
Tasmania contains major plantation resources and operational timber processing facilities, including 
facilities already located at the Bell Bay Precinct. 
 
The forestry industry has been suffering from a down turn of late, however consultation revealed that 
timber is coming back into vogue. At Bell Bay a hardwood pellet plant is being developed by Forico, a 
timber processor already located at Bell Bay. Hardwood pellets would be shipped overseas and sold as 
an alternative to coal for power generation. Demand for wood for wood pellets in Japan is high and is 
seen as a direct replacement for coal. India, Japan, China, South Korea are also set to demand these 
wood pellets. The proposed plant is said to be the largest in world. Consultation with Bell Bay 
stakeholders also revealed that that both of the Precinct’s wood-chip mills are looking to expand as the 
forestry industry is ‘freeing up’. Bell Bay is also well positioned due to the size of the forestry industry in 
the North-East of Tasmania.  
 
Another opportunity in forestry is the manufacture of wood based products and materials. An Australian 
Innovation Research Centre paper argues that the future of the Tasmanian forest-products industry 
resides in a transition to plantations.59 This transition to plantations, as opposed to felling native forests, 
will result in a shift away from saw-milling and pulping, to the manufacture of products from 
reconstituted materials and cellulose. These manufactured items can include a wide variety products 
including flooring, presentation timbers, and cross laminated timber. Cross laminated timber is produced 
in a factory by gluing and pressing cross sections of softwood together to make large panels.  
 
The Department of State Growth60 also claims that harvesting from Tasmania's plantation estate will 
significantly increase over the next decade with opportunities for engineered wood products, 
manufacturing, and bioenergy, and the potential for particle board production, alongside the regular the 
processing of plantation timber.   
 
This shift can fall in-line with environmental sustainability, the Tasmanian brand and world-class forestry 
stewardship practices. Tasmania could produce high quality wood products for use in environmentally 
friendly wooden buildings, including high-rises, as the amount of energy that goes into timber is 
substantially less than products such as steel, glass and concrete. In January 2016, the Australian 
Building Codes Board announced changes to the National Construction Code that will enable timber 
buildings up to 25 metres in height to be lodged with planning, whereas before this wooden buildings 
were restricted to three storeys with taller buildings requiring an ‘alternative solution’ to be designed 
and documented to gain building compliance.61  
 
Consultation62 has revealed that buildings in Melbourne and Sydney are using these products, but 
importing them from Europe. For example, Australia’s first commercial office building made entirely 
from timber will be built in Sydney as part of the Barangaroo development. The building will use 
engineered wood, also known as cross lamented timber, which will make the building highly sustainable. 
The timber for the project is being sourced from Austria.63   
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7.7 Maritime Industry 

 
Tasmania, as an island, has a longstanding connection to the sea and a reputation as a provider of 
maritime industry excellence. Being an Island necessitated the development of a maritime industry from 
the days of early settlement that has grown ever since.64 
 
Tasmania offers expertise in a range of maritime related industries including manufacturing of vessels 
and other marine products such as clothing and safety equipment, maritime engineering, logistics, 
alongside freighting, transport, and storage. Other maritime industries include vessel maintenance and 
repair, fishing, cables and communications, tourism, and energy generation such as tidal power 
generation or oil and gas exploration.  
 

According to consultation, the port at Bell Bay is underutilized with significant space available on shore 

for a new cluster of maritime based industries. In January 2017 it was announced that key maritime 

industry operators Southern Marine Shiplift Pty Ltd (SMS) and Haywards will partner with TasPorts to 

conduct a feasibility study into the potential relocation and expansion of the shiplift facility in 

Launceston to Bell Bay65. The study will also consider the possible development of a consolidated Marine 

Maintenance Hub in Bell Bay. 

 

In terms of maritime freighting, Aurecon, in their assessment of supply chains in Tasmania, found that a 

substantial market for freight is based around Bell Bay.66 Freight that does not require a daily service 

could benefit from the introduction of more services which would remove the road freight leg to Burnie, 

reducing the cost of freighting for firms situated at Bell Bay or in the North East of Tasmania. The 

development of the (currently underutilized) Bell Bay intermodal hub could also allow for freight to be 

transported to Bell Bay via rail, and then shipped to the mainland or overseas.  

 

Growth in industries including dairy, stone fruit, aquaculture, specialized/advanced manufacturing and 

forestry all involve the movement of freight across Bass Strait. Bell Bay can provide this connection 

across the Bass Strait. 

 

It is important to remember that any consideration of moving services from one port to another needs 

to be beneficial for the whole of Tasmania, and doesn’t just move jobs and industry from one port to 

another. The Bell Bay precinct can be developed in a way that differentiates itself from the other 

Northern Tasmania ports, perhaps with a cluster of maritime industries based around vessel 

maintenance or small to medium sized businesses undertaking marine manufacturing and engineering.  

7.8 Information and Communications Technology 

Tasmania’s remote location has been a historic inhibitor to economic growth. However, the increased 
availability and quality of broadband to urban and rural Tasmania will see its remote location become 
less of a barrier. It will open the state to new opportunities for growth in Information and 
communications technology (ICT) businesses moving operations to Tasmania. Tasmania offers a liveable 
and cost-effective location for ICT businesses and call centres. National companies such as Qantas, 
Telstra and Vodaphone have call centres based in the State.67 
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Consultation with stakeholders revealed that data storage facilities are highly suitable to Tasmania. The 
critical aspects that investors typically look for in a location for a data centre are: 

 Risk of natural disaster 

 Regulations around data protection 

 Capacity and reliability of telecoms and electricity supply 

 Energy sustainability 

 Availability of large industrial land 

 Market proximity 
 
The Bell Bay Precinct is well suited to house a data centre due to the following factors: 

 “Free air” cooling and stable geology 

 Abundance of water and renewable energy (potential to write contracts for 100 per cent 
renewable energy) 

 Lowest-priced aggregate land and accommodation costs in Australia 

 One of the lowest taxation rations and business licencing costs in Australia 

 Stable and secure operating environment and low natural disaster risk 

 Good data protection regulatory framework 

 Strong regional market opportunity 

 Good pool of experienced workforce 

 Competitive electricity rates 

 Second lowest costs for employing skilled workers in Australia 

 Relatively good telecom capacity 

 Good availability of large plots of industrial land 
 
In response to the opportunity, the Office of the Coordinator General has released a Date Centre Action 
Strategy which aims to help attract large scale data centre investment to Tasmania. The Office argues68 
that interest from international companies in establishing large-scale data centres in Australia is growing 
and that Tasmania can positively differentiate itself to help drive investment into this area, encouraging 
major data centre investment for the State.  
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8 LAND AND SITE NEEDS 

8.1 Developing the Precinct 

In order to enable and support economic development in the region, the Precinct should provide 
optimal opportunities for industries to prosper. From a strategic planning perspective the aim is to 
provide for sufficient industrial land to meet the needs of industrial operators, while at the same time 
contribute to consolidated patterns of land use and optimal usage of existing infrastructure and facilities. 
Industrial activity can be defined as “… the manufacturing, assembling, processing, storage and 
distribution of products and goods. It can include wholesaling and retailing and may include some uses 
associated with primary and energy production.”69 

Industrial land availability at the Precinct 

This section aims to investigate the suitability and supply of existing vacant industrial land for industrial 
uses at Bell Bay, based on the needs and suitability of different industries. As a general rule of thumb, a 
region should have sufficient suitable vacant industrial land to meet demand for a 15 year period.  
 
There are two key industrial precincts in George Town. The George Town Industrial precinct is adjacent 
to the town of George Town. The precinct is mostly oriented towards local service industries and some 
supporting industries to the Bell Bay area. The Bell Bay precinct is a heavy industrial precinct around Bell 
Bay Port and its intermodal connections. The Bell Bay precinct is Tasmania’s largest export oriented site 
and is of regional and state significance. 
 
The Bell Bay Precinct provides extensive portions of flat and accessible land with sufficient buffers from 
residential areas. The size of land allotments varies considerably with parcels ranging from less than one 
hectare to well in excess of one hundred hectares. 

TABLE 10  IN DUSTRIAL LAND AT BEL L BAY & GEORGE TOWN  

At Bell Bay Available 

Land parcels 25 

Land (ha) 2,091 
Source: SGS Economics and Planning (2016) 

 
There is a total of 2,091 hectares of vacant industrial land at Bell Bay. SGS (2014) has previously found 
that the vacant industrial land area of Bell Bay is the most significant in Northern Tasmania, this is still 
the case today. The Bell Bay heavy precinct comprises of 14 sites, the majority of them of them being 
very large, catered towards traditional heavy manufacturing. The nearby George Town industrial area 
comprises 11 vacant parcels. 
 
Figure 9 is an overview map of the entire Bell Bay area, whilst Figure 10, Figure 11, and Figure 12 are 
enlarged segments of Figure 9. Table 11 provides a list of the available lots, their location and size.  
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FIGURE 9 VACANT LOTS AT BELL BAY PRECINCT  2016  

Source: SGS (2016), Investment Prospectus of Key Industrial Sites in Northern Tasmania. 

FIGURE 10 VACANT LOTS (ENLARGE D) GEORGE TOWN LIGHT  INDUSTRIAL ,  2016  

 
Source: SGS (2016), Investment Prospectus of Key Industrial Sites in Northern Tasmania. 
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FIGURE 11 VACANT LOTS BELL BAY  (ENLARGED),  2016  

Source: SGS (2016), Investment Prospectus of Key Industrial Sites in Northern Tasmania. 
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FIGURE 12 VACANT LOTS BELL BAY  (ENLARGED),  2016  

 
Source: SGS (2016), Investment Prospectus of Key Industrial Sites in Northern Tasmania. 

TABLE 11  VACANT LOTS,  2016  

Lot number Location Size (ha) Figure 
reference 

BB 8 BB heavy, East of East Tamar Highway 229 Figure 12 

BB 15 BB heavy, located near large operators 0.8 Figure 11 

BB 16 BB heavy, located near large operators 0.8 Figure 11 

BB 29 BB heavy, east of East Tamar Highway 201 Figure 12 

BB 30 BB heavy, east of East Tamar Highway 109 Figure 12 

BB 31 BB heavy, east of East Tamar Highway 12 Figure 12 

BB 42 BB heavy, east of East Tamar Highway 583 Figure 12 

BB 43 BB heavy, east of East Tamar Highway 565 Figure 9 

BB 45 BB heavy, located near large operators 141 Figure 11 

BB 46 BB heavy, Waterfront and west of East Tamar Highway 86 Figure 12 

BB 47 BB heavy, located near large operators 20 Figure 11 

BB 48 BB heavy, west of East Tamar Highway 76 Figure 12 

BB 51 BB heavy, east of East Tamar Highway, located near GT light 
industrial and large operators 

2.3 Figure 9 

BB 64 GT light industrial 1.4 Figure 10 

BB 65 GT light industrial 5.6 Figure 10 

BB 71 GT light industrial 0.8 Figure 10 

BB 74 GT light industrial 1.5 Figure 10 

BB 80 GT light industrial 14 Figure 10 

BB 81 GT light industrial 0.2 Figure 10 

BB 84 GT light industrial 0.3 Figure 10 

BB 85 GT light industrial 0.3 Figure 10 

BB 95 GT light industrial 3.5 Figure 10 

BB 96 Vacant land to the NE of GT light industrial, east of East 32 Figure 9 



 

 Industry growth and industrial land demand analysis   47 
 

Tamar Highway  

BB 97 GT light industrial 0.2 Figure 10 

BB 103 GT light industrial 4.0 Figure 10 
Source: SGS (2016), Investment Prospectus of Key Industrial Sites in Northern Tasmania. 

 
In terms of lot sizes, a high numbers of vacant lots are very large, at 100 hectares and above, and located 
in Bell Bay’s heavy industrial precinct; the largest two lots are 583 and 565 hectares and located to the 
east of the East Tamar Highway. On the smaller end of the scale there are seven lots that are less than a 
hectare in size. Five of these are located in George Town’s light industrial zone, with the remaining two 
located in the heavy zone near to the two large operators. Figure 13, below, shows the number of vacant 
lots by size category, and location. 

FIGURE 13 VACANT INDUSTRIAL LOTS BY SIZE  

Source: SGS Economics and Planning (2017). 

 
In terms of nearby uses, there are residential uses to the north and west of the light industrial zone 
mostly with sufficient buffer to minimise the potential for land use conflict. Some of the vacant lots do 
however adjoin a low density residential area and school, and this reduces the suitability for industrial 
use of the site. The Bell Bay heavy industry area is properly buffered at all sites, minimising the potential 
for an increase in land use conflict in case any vacant land was occupied 
 
The significant areas of vacant land in the Bell Bay heavy zone are held by one or a few private 
companies. Historically land has been subdivided and sold when a new or expanding business showed 
interest. Consultation70 with landholders revealed the land is still available for purchase by the right 
interested parties.  

Other factors influencing supply 

Disadvantaged lots  
The land in the lots located east of the East Tamar Highway can be considered as less desirable than the 
lots located on the port side of the Highway. These lots contribute 76% of the total available industrial 
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land area. They are disadvantaged due to their distance from the port and infrastructure, and undulating 
topography; these limitations could limit the suitability of these lots for industrial development. If these 
lots are excluded there is 502 hectares of industrial land available and the number of large lots reduces 
from for six to two.  
 
Redevelopment of previously occupied lots 
There is likely to be lots that are currently occupied but could be considered as available industrial land. 
An example is the former Gunns Pulp Mill site which has been up for sale for several years and is now 
considered available for development. This large 265 hectare lot is ideally located between the highway 
and the Tamar River. If this lot is considered as vacant the area of industrial land available increases to 
2,356 hectares, with available land to the west of the East Tamer Highway increasing to 767 hectares.  

Industrial land uses 

There is a wide variety of industrial land uses relevant to the Bell Bay Precinct. There is a mix of 
manufacturing businesses focussing on the processing of regional produce, manufacturing for local 
industry and consumers, warehousing, depots and bulky goods retailers. There is diversity in scale and in 
customer base, such as export oriented industries and local service industries. Each has different 
requirements that require varying levels of servicing, infrastructure provision and land capabilities. 
 
In general terms, land and location requirements for industries are as follows: 
 

 Local service industries are accommodated on locally-significant industrial estates. These 
estates would generally be close to major population centres with good access to arterial roads. 
The land parcels would be small, generally up to 1,000 to 2,000 square metres (0.1 to 0.2 
hectares). Affordability is an important requirement.  

 

 Small and medium sized export oriented industries increasingly operate in clusters, depend on 
just-in-time supply chains and include non-industrial elements such as R&D, administration and 
marketing. These industries are best located on regionally significant industrial estates, with 
good access to key road, rail and air transport as well as an adequately educated workforce. 
Some uses may require buffers from sensitive uses, although most activities would classify as 
light industrial. Land lots would range from small (<500 square metres) to medium (5 hectares) 
and some large lots of more than 5 hectares. 

o To various degrees of success, local and regional governments in partnerships with 
private parties have developed industry parks to foster economic growth. There are 
many examples of business and science parks and ‘theme’ oriented clusters that have 
been set up with a strategic aim to foster innovation, incubation and industry 
maturing.71 The Techno Park in Glenorchy is the only example in Tasmania of a 
somewhat successful incubator park. Since its’ establishment it has now reached a 
mature stage and is home to established businesses.  

o Some successful clusters have established themselves around one or two innovative 
and growing firms that required their suppliers and service deliverers close-by in order 
to manage innovative, customer-focused production chains. Often, these clusters have 
started small and once their merit was recognised, formal systems of Government 
support get established in order to further prosper and mature the industry. The 
Silicon Valley is the best known example world-wide. The maritime cluster in Prince of 
Wales Bay is probably Tasmania’s best example. 

 

 Traditional large-scale export oriented industries have quite literally lost ground over the last 
few decades. Many industries have closed down or moved to countries with low labour costs, 
most notably China, South Korea, Thailand, India and Malaysia. These industries tend to locate 
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on large scale industrial lots with sufficient area to allow for growth and sufficient buffer from 
sensitive uses. The lots tend to be located close to the resource base, close to labour and/or 
close to strategic points in the transport chain. Close to the resource, these industries may be 
located on rural or special purpose zoned land.  

 

 Transport and warehousing industries continue to be rationalised with markets requiring just-
in-time supply chains and 24/7 operations. Increasingly transport and warehousing, especially 
when operating at the regional or even State level, tend to locate at medium sized flat parcels, 
at well accessible location near major transport corridors, strategically located relative to 
markets, resources and/or (air)ports.  

 

 Bulky goods retailing, which comprise homeware, garden, hardware, Do-It-Yourself and related 
stores that require large footprints and ample parking and easy car access. While not 
necessarily ‘industrial’ by operation, this sector often occupies industrial land which provides 
larger foot prints against lower prices compared to commercial or retail zones. Allowing this 
type of uses on industrial land is often a contentious subject. Whether or not industrial land 
should be made available, it is important to separately recognise this category.  

 
Apart from being local service oriented or export oriented, location and site requirements vary 
considerable by type of industry as well. For example, a warehouse has other site considerations than a 
mineral processing plant. 
 
A summary of land, location and access requirements is provided in Table 12 below, as well as an 
assessment of the Precinct’s suitability for a particular industry. 

TABLE 12.  LAND,  LOCATION AND A CCESS REQUIREMENTS F OR INDUSTRIAL ACTIVI T IES  

Activity Type Land Requirement Location/Access Industry suitable for the 
Precinct? 

Heavy  
Manufacturing 

  
  
  
  

• Medium to large sites 
• Flat land 

• Large separation buffers 
• Provision of utilities and ICT 

• Industry zoning 
• Competitively priced land 

• B-double access 
• Proximity to freight route 

• Proximity to port, rail 
terminal 
• Access to supply 
chain/labour/customers 
  

Yes, the precinct meets the land 
and access requirements for 
heavy manufacturing. 

Light  
Manufacturing 

  
  
  
  

• Small to large sites 
• Flat land 
• Small to medium buffers 
• Provision of utilities and ICT 

• Industry/mixed zoning 
• Competitively priced land 

• Truck access 
• Proximity to freight route 
• Access to market and 
labour 
  
  
  

Yes, the precinct meets the land 
and access requirements for light 
manufacturing. 

Rural/food 
processing 

  
  
  
  
  
  
  

• Small to medium sites 
• Flat land 
• Compatible adjoining industries 
• Small to medium buffers 
• Contaminant-free land 
• Provision of utilities 
(water/sewer) 
• Industry zoning 
• Competitively priced land 

• Access to local & 
(inter)national markets 
• Proximity to freight route 

• B-double access 
• Access to supply chain 
  
  
  
  

Yes, on the condition that food 
processors are situated 
separately from the heavy 
industrial area on contaminant 
free land. Otherwise, the Precinct 
meets the land and access 
requirements for food processing. 

Transport & 

Warehousing 
  
  
  
  

• Large sites 
• Flat land 
• Industry zoning 
• Competitively priced land 
• Ready site access/egress 
• Advanced ICT 

• B-double access  
• Access to key freight routes 
• Direct access to 
ports/rail/intermodal hub 
• Proximity to customers 
  
  

Yes, the precinct meets the land 
and access requirements for 
Transport & Warehousing. 
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Source: Based on Planning SA, 2007, Metropolitan Adelaide Industrial Land Strategy. 

Other factors 

Clusters 
A significant trend in relation to the provision of industrial land that has been visible for about 20 years is 
the establishment of groups of small and medium sized, often specialised, firms that form clusters. In a 
geographic sense too, these companies tend to cluster in order to facilitate just-in-time and flexible 
production and logistic processes. These processes are often operating on a 24/7 basis. The heavy 
industrial cluster of Bell Bay is an example of an industrial cluster around more traditional manufacturing 
firms. The major manufacturers include the export orientated Bell Bay aluminium and South 32 with the 
light industrial sites accommodating related service industries. This cluster relies on the availability of 
resources including water, power and port freight logistics.  
 
This process of co-location is becoming increasingly important for many industries. This is particularly 
important through the disintegration of the vertically integrated companies to a series of independent 
companies that value add at each step of a supply chain. Industry clustering allows for economies of 
scope, cost minimisation and flexible innovation and production. Clusters attract and develop highly 
educated employees and enable high value knowledge sharing and industry innovation. Bell Bay can 
build on this advantage. 
 
Clusters can also exist of food processors, where farmers can share processing facilities to reduce costs 
by creating economies of scale for food production. Going further, it’s possible to co-locate in close 
proximity to other agribusiness operators, transport and logistics suppliers, packaging and business 
services deliverers.  
 
Government role 
The peak organisations of Tasmania’s key industries generally take responsibility for the growth 
strategies of their industries, while the Tasmanian Government focuses on creating a supporting 
environment for business to grow and the attraction of investment.72 
 
In recent years the building blocks for a regional approach to economic development have been slowly 
forming. With Regional Development Australia (RDA), the spatial approach of the Tasmanian Economic 
Development Plan and the three Regional Land Use Strategies beginning to coalesce, “there is a real 
opportunity for Tasmania to be the first State or territory to demonstrate how such collaborative 
approaches within and between governments, markets and communities can simultaneously create 
wealth, wellbeing and sustainability. But we are not there yet.”73 
 

 
72

 Rural Development Australia - Tasmania (2015). Tasmania Regional Plan. 
73

 West J, et al. (2012) Diversifying Tasmania's Economy: Analysis and Options—Final Report. 

Local Trade  
Services 

  
  

• Small sites 
• Competitively priced land 

• Minor buffers 
• Light industry/commercial 
zoning 

• Central to customers 
  
  
  

Yes, in the light industrial zone 
between the township and the 
industrial zone. Otherwise the 
Bell Bay Precinct does not allow 
for a central position close to a 
large number of customers, 
resulting in low demand from 
local trade services. 
 

High-tech,  
Science Park 

  
  
  

• Small – medium sites 
• Commercial/industrial zoning 
• High amenity 
• Public/private transport 
facilities 
• Advanced ICT 

• Access or close to CBD 

• Access to research and 
innovation services 
  
  
  

Yes, but restricted to data storage 
centres. The Bell Bay Precinct is 
not close to the CBD of 
Launceston and isn’t of high 
amenity making the precinct 
unlikely to be suitable for a High-
tech, Science Park.  
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It is very difficult for a government to create a cluster from scratch, but there is a role for government 
intervention in development of established or emerging clusters. There has also been recognition of the 
changing role of government into facilitating and networking rather than funding. Government support 
should not seek to substitute for private initiative, but should provide the necessary backing for private 
initiative, in activities in which private companies and individuals are likely to under invest. These include 
skills, research, infrastructure, zoning, and regulation.74 
 
Government and industry should continue to support agricultural exports through investment in 
supporting the environment including water and contaminate free arable land and improved 
infrastructure such as power, road and port facilities.75 
 

 
74

 West J, et al. (2012) Diversifying Tasmania's Economy: Analysis and Options—Final Report. 
75

 Regional Development Australia – Tasmania (2014). Understanding Agricultural Competitiveness in Regional Tasmania. 
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9 WORKFORCE AND 
TRAINING NEEDS  

 

Skilled workforce 

Tasmania needs to expand and grow its education levels and its economic activity. It is not positioned to 
compete internationally on commodity prices, low staff costs or by offering an unregulated business 
environment. Instead it needs a workforce that combines technical and business management 
disciplines to compete on quality and innovation.76 Education and skills are increasingly linked to 
productivity and living standards. Developing a highly skilled and educated population can be the 
difference between a resilient Tasmania and George Town, and one that struggles. 
 
Growth in employment opportunities will attract and retain talented people and enable wealth creation 
and distribution across the community, and can also attract expats back the State. Tasmania’s “enviable 
lifestyle is attracting attention and could draw more people to reside in the region, particularly with the 
support of high speed broadband and the availability of flights in and out of the state.”77 
 
The ability to continue to attract and retain an appropriately skilled workforce for an advanced 
manufacturing sector is to be a key issue not only for individual firms, but also for the industries, and the 
State. A study78 on Northern Tasmanian Manufacturing found the biggest impediment to growth was a 
lack of skilled labour. Skilled labour is highly important to their current and future operations.  

Sharing of workforce and skills  

Collaborative hubs or clusters of aligned capabilities encourage organic knowledge sharing and reduces 
the costs of collaboration. 
 
There is the opportunity to share examples of innovation in supply chain and logistics with others in 
Tasmania. Innovation tends to be held within company walls. Where businesses do not compete with 
each other, a forum of interested peers could meet with an innovation agenda in mind. To improve 
manufacturing culture, the CSIRO has argued that there is a need to enhance the speed at which 
businesses are moving away from traditional siloed, protectionist and risk-averse attitudes and towards 
open, creative and networked interaction. “Obtaining the benefits associated with advances in 
technology and innovation can only be obtained if businesses are prepared to be less conservative and 
embrace change.”79 
 
The movement towards specialisation and niche products in manufacturing is creating a greater need 
and appetite for collaboration as each organisation only provides part of the final solution. There will 
need to be better businesses to organise activities between firms and locations – each specialising in, 
and adding value to, a different part of the supply chain. Research can be conducted in one place, 
engineering in another, and manufacturing in a third.80 
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 RDA Tasmania (2015). Tasmania Regional Plan. 
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 RDA Tasmania (2015). Tasmania Regional Plan. 
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 Australian Government - Department of Industry and Science (2015). Northern Tasmania Manufacturing. 
79

 CSIRO (2016). Advanced Manufacturing - A Roadmap for unlocking future growth opportunities for Australia pp. 56. 
80

 CSIRO (2016). Advanced Manufacturing - A Roadmap for unlocking future growth opportunities for Australia pp. 14. 
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Consultation at the Precinct with industry81 revealed that there are opportunities for firms to work more 
closely together, and an example given was to have multiple people/businesses from the precinct bid for 
work collaboratively. The significant capabilities across the Precinct need to be utilised more often. 
 
Collaboration across the value chain and with research organisations and government will be more 
important than ever before. At present though, many government created collaboration models are 
overly formal and deter businesses through complex high-cost arrangements. 
 
Government needs to: 

 Encourage the development of consortia bidding through government procurement strategies, 
and 

 Support planned co-locations of business, research and/or education. 

Collaboration with UTAS & AMC 

Several world-class research and educational institutions are based in Tasmania, including the Menzies 

Centre; CSIRO Marine and Atmospheric Research Centre; Antarctic Climate and Ecosystems Cooperative 

Research Centre; the Australian Antarctic Division; the Australasian Furnishing Research and 

Development Institute; and the Australian Maritime College. 

Australia ranks the lowest across OECD countries in terms of industry collaboration and research.82 Only 
a small proportion of Australian manufacturers have a strong awareness and understanding of the 
breadth of capabilities that lie within the research community. Even fewer have structures in place to 
take advantage of these world-class problem solving skills and instead rely on limited in-house R&D 
functions.83 
 
With the expansion and relocation of UTAS in Launceston, and an overall growing focus on University 
education in the State, connections should be made between industry at Bell Bay and the university, and 
other educational institutions, to drive innovation and provide a more innovative industrial landscape 
than the rest of the country. It is also important to promote manufacturing as the destination for new 

creative, high-skilled and interdisciplinary jobs to address public perception issues and attract skilled 
labour.  

Co-operative industry structures 

Aurecon in their assessment of supply chains in Tasmania84 have argued that with agriculture on the 

verge of significant expansion in Tasmania, it may be appropriate to commence down the path of co-

operative industry structures to achieve economies of scale, as has been achieved in New Zealand. New 

Zealand presents some compelling models of effective co-operative systems and is the most co-

operative economy per capita according to United Nations study, with agriculture being the largest 

cooperative sector. Co-operatives currently account for 4 percent of NZ’s GDP, employing 43,000 people 

and turning over AUD $41 billion a year85 by promoting, representing, advocating, informing and 

supporting their members. 

 
81

 November 2016. 
82

 Ferris, B. et al (2016). Review of the R&D Tax Incentive, Department of Industry, Innovation and Science, Canberra. 
83

 CSIRO (2016). Advanced Manufacturing - A Roadmap for unlocking future growth opportunities for Australia pp. 57. 
84

 Aurecon (2013). Supply Chains in Tasmania. Prepared for DIER. 
85

 Voinea, A (2015) New Zealand’s co-operative sector continues to grow. 
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10 ECONOMIC GROWTH 
SCENARIOS  

The economic growth future of Bell Bay as a major heavy industrial precinct rests on being able to retain 
existing key manufacturers, as well as adapt so that it is ‘development ready’ for these potential new 
opportunities.  
 
This section provides three 15 year and 30 year projections for industrial land demand and the economic 
impact of industries locating at the precinct. The report intends to provide policy makers and other 
stakeholders an overview of the key drivers of demand to assist them with strategic land use planning for 
the Bell Bay Precinct.  
 
The scenarios outlined are indicative only of the future and are used as a framework to identify impacts 
on land demand, population, employment and output under different growth pathways (positive and 
negative). 

10.1 Economic impact of scenarios 

Introduction 

An Economic Impact Assessment (EIA) measures the degree to which some particular economic stimulus 
accumulates in total economic activity levels within a defined region, i.e. after measuring the cumulative 
impact of all the buyer/ supplier transactions that are induced in the region. 
 
The basic steps in undertaking an EIA include: 
 
1. Isolating the direct impact on the regional economy caused by the relevant economic stimulus, 

 
2. Generating region specific econometric models and subsequently deriving economic multipliers for 

major regional industry groups, and 
 

3. Applying these multipliers (by relevant industry group) to the direct impacts to estimate total 
regional impacts in terms of regional value-added and employment. 

 
This type of assessment is beneficial in understanding the potential jobs that may be created or lost 
under each scenario and demand for freight within an economy. 
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Conceptually, good opportunities are those in which a community already possesses a demonstrated 
strength and a feasible path to greater capability, and which combine good growth prospects with good 
wages and wealth-creation potential. It is obviously not desirable for any community to deepen reliance 
on sectors with low wages, low growth, and weak capabilities. It is also important for Tasmania that the 
firms attracted to Bell Bay are expanding, or new to the State, in order to create new economic growth 
and jobs. Simply relocating firms within Tasmania does not contribute to the State wide economy. Figure 
14 demonstrates the value add to Northern Tasmania from $1 million worth of output per different 
industries that are relevant to the Bell Bay precinct 

Source: SGS Economis and Planning (2017) generated by internal econometric modelling techniques. 

 
The blue line in Figure 14 represents the average value add with flow on effects of all industries (114 
industries in total). This analysis shows that meat and meat product processing, sawmill products, other 
wood products, rail transport, and transport services and storage have higher than average value-add 
potenential in Northern Tasmania. 
 
Turning to job creation, Figure 15 shows the full-time equivalent jobs created in Northern Tasmania by 
$1 million of output by different industries relevant to Bell Bay. Once again the blue line represents the 
average across 114 different industries. 

FIGURE 14 VALUE  ADD TO NORTHER N TASMANIA ECONOMY F ROM $1 MILLION OF  OUTPUT,  BY INDUSTRY  
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Source: SGS Economis and Planning (2017) generated by internal econometric modelling techniques. 
 

In terms of employment, meat and meat product processing, sawmilling, other wood products, furniture 
manufacture, other products manufacture, and road transport all provide above average job creation 
opportunities of the industries analysed. Conversely, basic chemical manufacturing and electricity 
generation provide below average job creation opportunities, per million dollars of output.  
 
Furniture manufacture provides an example of a niche manufacturing industry, and the higher than 
average job creation (per unit of output) these industries generate.  
 
Having many of the industries relevant to Bell Bay having relatively low job creation can be expected for 
a large scale industrial precinct. Industries with high job creation per unit of output in Northern 
Tasmania include industries in education and health, accommodation and hospitality, retail, and the 
manufacture of clothing and footwear. All of these industries are located in cities, except for the clothing 
and footwear manufacture which are produced off shore due to the high labour costs in Australia.  
 

FIGURE 15 JOBS CREATED IN NORT HERN TASMANIA BY $1 MILLION OF OUTPUT,  P ER RELEVANT 
INDUSTRY  
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Economic impact assessment of growth scenarios 

An economic impact assessment was undertaken under three different growth scenarios relating to the 
Bell Bay precinct’s economic activity over the course of the next 15 and 30 years.  

Regional economic multipliers 

To calculate the indirect impacts associated with the increased/decreased economic activity, SGS has 
used regional economic multipliers generated by its internal econometric modelling techniques. 
 
In essence, SGS takes the inter-industry relationships (buyer–supplier transaction) that are measured by 
the Australian Bureau of Statistics in the National Accounts86 and scales these relationships down to a 
state level initially, and then subsequently a regional level using available datasets and accepted 
mathematical techniques.  
 
The results of this scaling process are a set of regional industry specific multipliers which estimate how 
spending in a specific regional industry, via the assessed direct impacts (i.e. increased economic activity), 
flows through to total regional value added (or contribution to GRP net of taxes), and full time 
equivalent employment levels. Multipliers (and flow on effects) were developed for the entirety of the 
Northern Tasmania region as opposed to simply the local government area of George Town due to the 
regionally significant nature of the site.  

10.2 Business as usual scenario  

In the business as usual scenario (BAU) the current level of industry is largely maintained, with a slight 
increase in production at some sites. Population increases in line with projections, and jobs decrease 
slightly due to efficiency gains at the industries at the site.   
 
Factors influencing the BAU scenario include: 

 The very low growth rate in George Town 

 Low population growth 

 The contraction of traditional manufacturing 

 Identified forestry related projects in the pipeline 

 Expanding agricultural production in Tasmania, and 

 A preference for agricultural produce to be processed and transported at sites other than Bell 
Bay (Westbury, Burnie, Devonport) 

 
There is genuine concern that large industry may close, and therefore in some ways the BAU economic 
growth scenario can be considered a good result for the Precinct with the presence of the large 
industries, and direct and indirect jobs they create maintained. In the BAU scenario it has been assumed 
that no new large export orientated industries are attracted to Bell Bay.  
 
Alongside the maintenance of large industry, production at the wood mills and wood product 
manufacturing has been assumed to increase due to development and expansions in the development 
pipeline, and transport, postal and warehousing services also increase by an assumed 20percent87 due to 
the expansion of the agricultural sector by 2032.  

Economic contribution 

Turnover, as defined by the ABS, is the total revenue generated by a business from the provision of 
goods and services for a given accounting period.88 Turnover has been estimated for the Bell Bay Precinct 

 
86

 Particularly the Australian Input-Output Tables (ABS Cat. No.  5209.0). 
87

 Assumption is an estimate only.  
88

 ABS (2015) Counts of Australian Businesses - Glossary. 
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by using businesses by relevant industry division by turnover size ranges (June 2015) for the George 
Town SA2.89 An assumption was then made to the extent of that business turnover occurred in either the 
heavy or light industrial precincts at Bell Bay based on employment distribution with-in the SA2. 
Turnover of the large industries was then added separately using their own published financial reports 
and other documents.  
 
Under the BAU scenario it is assumed that the output and value add impacts are largely maintained with 
small increase in forestry processing and transport, postal and warehousing services. Overall 
employment is projected to fall slightly due to efficiency gains in manufacturing, as outlined in the 
employment section below, and in section 5.3. 
 
This estimated turnover of the site was then fed into an SGS input-output model to estimate the annual 
contribution to gross regional product (GRP), the value add of the site to the Northern Tasmania 
economy, and indirect employment.  The results are shown in Table 13.  

TABLE 13  ANNUAL ECONOMIC IMPA CT OF BELL BAY PRECINCT BAU  

  Annual Impact (2017) Annual Impact (2032) Annual Impact (2047) 

Output (millions)     

Direct $740-840 $750-850 $760-860 

Indirect $350-450 $350-450 $350-450 

Total $1,090-1,290 $1,100-1,300 $1,110-1,310 

Value Added (millions)     

Direct $160-260 $170-270 $180-280 

Indirect $120-220  $130-230  $140-240  

Total $280-480  $300-500  $320-520  

Employment (FTE)      

Direct 1,410-1,510 1,360-1460 1,310-1,410 

Indirect 740-840 820-920 900-1000 

Total 2,150-2,350 2,180-2,380 2,210-2,410 

Source: SGS Economics and Planning (2017). 

Employment 

Employment projections for Northern Tasmania have been prepared by the Australian Department of 
Employment. The annual average growth rates of different industries in Northern Tasmania for the five 
years leading up to 2020 are shown Table 14. These projections extrapolated and used to project 
employment at the precinct in the business as usual scenario.  
 
 
 
 
 
 
 
 
 

 
89

 ABS (2016) Businesses by Industry Division by Turnover Size Ranges June 2015 
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TABLE 14  NORTHERN TASMANIA EMPLOYM ENT ANNUAL AVERAGE GROWT H RATE 
(AAGR) PROJECTIONS  

Industry 
Projected 
employment 
AAGR  

Industry 
Projected 
employment 
AAGR  

Agriculture, Forestry and Fishing 0.8% Financial and Insurance Services 1.8% 

Mining -2.5% Rental, Hiring and Real Estate Services 2.4% 

Manufacturing -0.8% 
Professional, Scientific and Technical 
Services 

0.9% 

Electricity, Gas, Water and Waste 
Services 

-1.6% Administrative and Support Services 0.7% 

Construction 1.3% Public Administration and Safety 0.8% 

Wholesale Trade -0.2% Education and Training 0.7% 

Retail Trade 0.3% Health Care and Social Assistance 3.5% 

Accommodation and Food Services 2.7% Arts and Recreation Services 0.2% 

Transport, Postal and Warehousing 0.6% Other Services -0.1% 

Information Media and 
Telecommunications 

0.8% 
  

Source: Australian Department of Employment (2015), Employment Projections.  

 
A slight annual reduction in employment in the manufacturing sector at Bell Bay is in line with 
consultation with industries at the Precinct. It is critically import to the business model of the large 
exporters that they are consistently striving for efficiency in order to compete in the global market place. 
Efficiency includes the digitalisation or mechanisation of tasks reducing human labour and therefore 
costs.  
 
For example, Bell Bay Aluminium is anticipating to shed 60-80 staff over the next few years. South 32 too 
reported that their workforce is likely to contract as they dealing with small profit margins and 
constantly having to push spending down to stay viable. The Bell Bay South 32 site is currently not overly 
automated or efficient, but this will change in the next 5-10 years. For example digital monitoring in the 
future will see monitoring of the plant moved off site to cities where amenity is higher and people are 
more likely to want to live.  
 
These efficiency savings are not optimal for the community as there will be fewer jobs at these sites, but 
in the long run it can be argued that it’s better to have the large global operators at Bell Bay with fewer 
staff, than it is to have them cease operations due to lacking competitiveness.  
 
Table 15 projects the employment at the precinct forward by 15 and 30 years under a BAU. The 
projections are calculated using present day employment of the heavy industrial precinct plus the 
township and light industrial as calculated in section 2.1, and the Department of Education’s 
employment projections from Table 14. 
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TABLE 15  BAU EMPLOYMENT AT PR ECINCT  

Industry 
Present day 
employment 

Projected 
AAGR 

Employment 
2032 

Employment 
2047 

Agriculture 3 0.8% 3 4 

Building Construction 24 1.3% 29 35 

Construction Services 74 1.3% 90 109 

Electricity Supply 31 -1.6% 24 19 

Fabricated Metal Product Manufacturing 25 -0.8% 22 20 

Food Product Manufacturing 31 0.8% 35 39 

Forestry and Logging 5 0.8% 6 6 

Heavy and Civil Engineering Construction 24 1.3% 29 35 

Machinery and Equipment 
Manufacturing 

27 -0.8% 24 21 

Manufacturing, nfd 39 -0.8% 35 31 

Non-Metallic Mineral Product 
Manufacturing 

9 -0.8% 8 7 

Polymer Product and Rubber Product 
Manufacturing 

6 -0.8% 5 5 

Primary Metal and Metal Product 
Manufacturing 

865 -0.8% 769 683 

Road Transport 65 0.6% 71 77 

Transport Support Services 75 0.6% 82 89 

Waste Collection, Treatment and 
Disposal Services 

21 -1.6% 16 13 

Water Transport 10 0.6% 11 12 

Wood Product Manufacturing 134 0.8% 151 170 

Approximate total ~ 1468 
 

~ 1410 ~ 1375 

Source: SGS Economics and Planning (2017), Department of Employment (2015). 

Population 

The population of the George Town LGA will change in line with the population projections prepared by 
the Department of Treasury and Finance as shown in Section 3. The projections show a slow decline for 
the population of George Town, as illustrated in Table 16.  

TABLE 16  BAU POPULATION GEORG E TOWN LGA  

 
Present 2032 2047 

George Town LGA 6,802 6,484 6,216 

Source: SGS Economics and Planning (2017), Department of Treasury and Finance (2014). 

Industrial land required 

The Bell Bay Precinct aims to position itself to attract new industries to the precinct. Due to the 
precinct’s size and position as Tasmania’s major industrial precinct, major export oriented heavy 
industries are likely to be the prime target, however this likely to be complex.  
 
A previous, recent, SGS study on industrial land demand found that traditional export oriented firms 
related to metal processing would be best located in the Bell Bay area where about 2,091 ha remain 
vacant.90 However land demand by major export oriented industries is both infrequent and 
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 SGS (2014) Northern Tasmania Industrial Land Demand 
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unpredictable. It is infrequent in the sense that it involves one-off major investments that may only 
occur once every 10 or 20 years. It is unpredictable in the sense that it is uncertain exactly when this 
demand will occur. Rezoning extensive areas of land in anticipation of demand that may or may not 
materialise may be an inefficient approach. A more cost-effective approach would be to identify 
potential locations for industrial land zoning, so as to ensure the land is available for rezoning and in the 
interim used in a way that does not prevent future industrial use. Further, it is important to ensure 
planning processes run smoothly and as quickly as possible in order to effectively accommodate demand 
when it occurs.  
 
Also it was found that there is likely to be significant land demand related to transport and warehousing. 
These activities require large footprints, and growth in this sector is accompanied by relatively significant 
land requirements. However the sites best positioned to meet demand by transport and warehousing 
firms are sites other than Bell Bay.91  
 
The projected demand for industrial land at Bell Bay over a 15 year period under a BAU scenario is 
assumed to be minimal. The assumed expansion in forestry processing, and transport, postal and 
warehousing is assumed to be housed largely by existing companies on their current sites. Therefore 
there is sufficient land available at the precinct, in raw terms, for the BAU scenario.   

10.3 Precinct declines scenario 

The future of Bell Bay as a major heavy industrial precinct rests on being able to retain the existing key 
manufacturers as well as adapt so that it is development ready. The large operators that were consulted 
with as part of this project had no immediate or even long term plans to close, but given the obstacles 
they face, there is a chance that one of the large operators will inevitably close.  
 
Much of the George Town light industrial zone is made up of small to medium size enterprises. Many of 
these enterprises, especially engineering and maintenance services, heavily rely on servicing the large 
operators in the Precinct. If one of the large industries were to leave the Precinct, many of these small to 
medium sized enterprises would be forced to close or reduce in size. 
 
The closure of large scale heavy manufacturers and then moving overseas to countries with lower wages 
and with labour conditions that are favourable to employers is a trend noticeable across the Western 
world. The closure of Blundstone, Sanitarium, Humes, Stanley Tools and ACI Glass in Hobart; and 
Waverly Woollen Mills and James Nelson Textiles in Launceston are examples of this trend in Tasmania. 
For these and similar industries, increasing labour productivity (i.e. output per job) and lowering costs is 
key to survival.  

Economic contribution 

For this scenario it has been assumed that a large operator will close in 10 years’ time (2027). This will 
have profound effects on the rest of the Bell Bay Precinct due to many firms’ reliance on the large 
operators for contracts and work. It has been assumed that some diversification away from the large 
operators occurs, however output in industries such as professional and technical services, 
administrative and support services, and small enterprise manufacturing is assumed to still decrease by 
20 percent at the precinct.  
 
To calculate the impact of the closure of one of the two largest operators at Bell Bay, the estimated 
impact of the two were added and then halved to calculate a mean impact. The resulting reduction in 
Precinct output, value-add and employment is shown in Table 17.  
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 SGS (2014) Northern Tasmania Industrial Land Demand. 
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TABLE 17  ANNUAL ECONOMIC IMPA CT OF PRECINCT -  PRECINCT DECLINE  SCE NARIO  

  Annual impact (2017) Annual impact (2032) Annual impact (2047) 

Output (millions)     

Direct $740-840 $420-520 $430-530 

Indirect $350-450 $190-290 $190-290 

Total $1,090-1290 $600-800 $610-810 

Value Added (millions)       

Direct $160-260 $90-190 $100-200 

Indirect $120-220  $50-150 $60-160 

Total $280-480  $140–340 $150–350 

Employment (FTE)      

Direct 1,410-1,510 750-850 720-820 

Indirect 740-840 450-550 490-590 

Total 2,150-2,350 1,200-1,400 1,210-1,410 

Source: SGS Economics and Planning (2017). 
 

Beyond 2032 the industrial activity is assumed to stabilise, with other large firms remaining at the 
Precinct. The growth of the Precinct between 2032 and 2047 therefore falls broadly in line with the BAU 
scenario. 

Population 

The population of the George Town LGA will likely decline with the loss of a major operator. If it’s 
assumed that one third of workers at the large operators reside in the George Town LGA, the decrease in 
employment at the precinct of around 660 workers will result in job losses for 220 residents in the LGA. 
If it’s assumed that 50 percent move away taking their families with them,92 then population will decline 
by a further 528 compared to BAU. This is shown in Table 18 

TABLE 18  PRECINCT DECLINE -  POPULATION GEORGE TO WN LGA  

 
2017 2032 2047 

George Town LGA 6,802 6,220 5,688 

Source: SGS Economics and Planning (2017). 

Employment 

As discussed above, a closure of a large operator at the Precinct will result in job losses. Using staff data 
from South 32 and Bell Bay aluminium alongside ABS data and SGS’s input-output model, it has been 
estimated that employment at the Precinct would fall by around 660 jobs. The indirect impact on the 
northern region would be even greater with a loss of approximately 950 jobs, as shown in Table 17. 

Industrial land required 

No additional industrial land will be required under the Precinct Declines scenario. Issues may arise 
surrounding over supply of industrial land, and whether the precinct could be used for other uses. 
 
If one of the big operators were to close there could be opportunities for new industries to move in with 
reduced upfront capital costs to fill the gap. For example during consultation93 it was revealed that one 
of the large industries has a budget to dismantle their plant and site if it needed to close. However the 
company may open to idea of leaving infrastructure, such as the sheds, in place if another company 
could be attracted to use them. In essence it would be a good deal for the new company as they would 

 
92

 Average household size in George Town LGA is 2.4 (ABS census 2011). 
93

 From consultation, December 2016. 
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be saving on upfront capital costs. It was suggested the sheds could even be used for growing 
hydroponic crops, although this activity is currently not allowed under the panning scheme.  

10.4 Precinct growth scenario 

Under this scenario the Precinct sees an increase in industry with the opportunities outlined in Section 7 
coming to the fore. 
 
Whilst there remains hope for a ‘silver bullet’ or to land one ‘big fish’ that will contribute significantly to 
the region’s economy, this approach shouldn’t be preferred, instead the focus should be on a diversified 
Precinct of SMEs in line with wider structural trends.  Particular industries include advanced and niche 
manufacturing, agricultural processing, and forestry products and processing alongside an expansion in 
transport and warehousing services, downstream processors and related technical and scientific 
services. All these industries would take advantage of Tasmania’s brand, clean energy and natural capital 
whilst benefiting from the growth of the ‘green economy’ and the rise of the Asian middle class. 
 
Even if a large industrial firm was to signal a commitment to moving to the Precinct there would be 
significant barriers to overcome, namely air-shed limitations, noise, community divisions and significant 
infrastructure spending may be required. 
 
Therefore, in the Precinct growth scenario created below, it is assumed that there will be a range of new 
medium size enterprises, alongside a range of smaller firms; growth at the precinct under this scenario 
includes: 

 Growth in agricultural processing of less perishable food items due to agricultural production 
expansion. With the rolling out of the irrigation schemes and changing of climate conditions 
driving demand for transport and logistics and for the processing of rural produce. 1 large 
processor will locate at the Precinct. 

 Growth in timber processing opportunities will be harnessed that allow new and existing 
business to invest and process the North East (and wider Tasmania) plantation timber resource. 
Existing mills increase capacity by 25 percent and new facilities open including the proposed 
wood pellets mill and a new medium sized facility producing sustainable wood fibre products 
for the construction industry. 

 Several new SME’s will locate at the site as part of a cluster of advanced manufacturing firms. 
These new firms will take advantage of Tasmania’s brand and clean energy to produce niche, 
high value, environmentally sustainable products for export. These SME’s could also be part of 
the Tasmanian maritime industry manufacturing marine products and locating at the port of 
Bell Bay.  

 Transport and warehousing services will also increase at the precinct in response to the new 
industries, and growth in the agricultural sector. 

 Support and technical service industries, including engineering and maintenance, and 
maritime services, will also experience growth. 

 The large manufacturers on site will maintain current production levels, with one SME being 
established nearby taking advantage of downstream processing opportunities.  

Economic contribution 

Table 19 outlines the new and expanding industries at the Bell Bay Precinct under the growth scenario, 
the estimated added annual turnover, and likely lot size requirements. It has been assumed that these 
industries will develop at the precinct between 2017 and 2032, and are largely focused on exporting 
goods out of Tasmania.  

TABLE 19  NEW INDUSTRY AT BELL  -  GROWTH SCENERIO  

Firm Lot size required Operations Estimated added 
annual turnover 
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Rural processor 
(medium/large) 

~ 5 ha 60,000 tonnes of product to 
be produced and exported 
interstate/overseas 

~ $60 million 

Expansion of timber 
processing 

Housed on existing lots Increase in output at existing 
processors 

~ $ 5 million 

New wood pellet plant Housed on existing lot 
(Long Reach Mill) 

200,000 tonnes of product 
exported overseas 

~ $30 million 

New medium sized wood 
product facility e.g. cross 
laminated timber 

~ 10 ha 60,000 cubic meters to be 
exported overseas 

~ $10 million 

Three new advanced 
manufacturing SME’s 

2 to 5 ha each Niche, high value products 
exported interstate/overseas 

~ $20 million total 

Transport and warehousing Housed on existing lots 25% increase in size of 
existing operations 

~ $600,000 

Professional and technical 
services  

~ 0.5 ha each Two new firms located in 
light industrial zone, 20% 
expansion of existing services 

~ $3 million 

Downstream processor  ~ 2 ha Downstream from a large 
manufacturer or agricultural 
processor 

~ $5 million 

Construction Housed on existing lots 
or contractors used from 
off the precinct 

The creation and expansion 
of industry at the precinct 
could result in construction 
worth around $225 million.  

~ $15 million across 
the entire Northern 
region of Tasmania 

*Output, lot sizes and construction costs calculated using similar developments elsewhere. 

 
The establishment of these new industries at the Precinct results in the Precinct increasing its economic 
impacts on the economy of Northern Tasmania. For the annual impact beyond 2032 specific new 
developments were not identified. Instead it has been assumed that the development between 2017 
and 2032 spurs further growth at the Precinct, broadly in line with the growth of 2017-2032.  

TABLE 20  ANNUAL ECONOMIC IMPA CT OF PRECINCT -  GROWTH SCENERIO  

  Annual impact (2017) Annual impact (2032) Annual impact (2047) 

Output (millions)     

Direct $740-840 $900-1,000 $1,100-1,200 

Indirect $350-450 $440-540 $550-650 

Total $1,090-1,290 $1,340-1540 $1,650-1,850 

Value Added (millions)      

Direct $160-260 $220-320 $300-400 

Indirect $120-220  $170-270 $240-340 

Total $280-480  $390–590 $540-740 

Employment (FTE)     

Direct 1,410-1,510 1,730-1,830 2,170-2,270 

Indirect 740-840 1,140-1,240 1,730-1,830 

Total 2,150-2,350 2,870-3,070 3,900-4,100 

Source: SGS Economics and Planning (2017). 
 

The new and expanded industries locating at the Precinct under the Precinct growth scenario leads to an 
increase in 2032 of: 

 An additional $200 million of total output across Northern Tasmania 

 An additional $110 million of total value add to the Northern Tasmania region, and 

 The creation of 720 FTE jobs in Northern Tasmania. 
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Population 

A more robust and growing economy with increased employment opportunities at the Precinct will 
create associated community benefits and improved social outcomes including an increase in population 
and decrease in the areas disadvantage (see Section 3).  
 
If it’s once again assumed that one third of workers at the precinct reside in the George Town LGA, with 
an increase in employment at the Precinct of around 320 workers this will result in jobs for 107 residents 
in the LGA. If it’s assumed that 50 percent move in to the area to take up the new positions, bringing 
their families with them,94 then population will increase by 257 compared to BAU, as shown in Table 21.  

TABLE 21  PRECINCT GROWTH -  POPULATION OF GEORGE  TOWN LGA  

 
Present 2032 2047 

George Town LGA 6,802 6,741 6,473 

Source: SGS Economics and Planning (2017). 
 

The population of George Town is expected to continue to decrease under all scenarios, even the growth 
scenario, largely driven by continued improvements in labour productivity. Please note that other 
factors, such as lifestyle, retirement and growth in the tourism industry may contribute to population 
growth, potentially resulting in a net positive population growth outcome.  

Employment 

Compared to the BAU scenario, under the growth scenario there would be an increase in employment at 
the precinct, and across the Northern Tasmania region. Compared to the BAU scenario in 2032 there are: 

 370 additional jobs located at the precinct 

 A further 320 indirect jobs, and 

 A total of 720 new full time equivalent jobs across Northern Tasmania. 

Industrial land required 

The new development at the Precinct will require the purchase and development of land. In total the 
growth scenario developed requires an estimated 22-30 hectares of land across eight parcels. Comparing 
to the available land at site, in raw terms there is sufficient land available for the growth of the Precinct 
under this scenario to proceed. There is also sufficient available land for this scenario if the 
disadvantaged lots east of the East Tamar Highway are excluded.  

TABLE 22  INDUSTRIAL LAND AT B ELL BAY & GEORGE TOW N – SUPPLY & DEMAND (15 
YEARS)  

At Bell Bay Available Available (exc. 
disadvantaged lots*) 

Required for Growth 
Scenario 

Land parcels 25 20 8 

Land (ha) 2091 502 22-30 ha 
Source: SGS Economics and Planning (2016). 
*Disadvantaged lots refers to lots east of the East Tamar Highway (see section 8.1) 
 

However, the specifics of each site required including size, buffers price and buffers are all important, as 
are location and access. These characteristics change between different industry types. Table 23 
provides an overview of the site characteristics required by the new industries under the growth 
scenario, and whether those requirements are currently met at the Bell Bay Precinct.  
 
 

 
94

 Average household size in George Town LGA is 2.4 (ABS census 2011) 



 

 Industry growth and industrial land demand analysis   66 
 

TABLE 23  NEW INDUSTRY LAND RE QUIRMENTS  

Source: SGS Economics and Planning (2017) based on Planning SA, 2007, Metropolitan Adelaide Industrial Land Strategy. 

 
Moving beyond 2032, it has been assumed that growth will continue broadly in line with what occurs 
between 2017 and 2032. This will create further land demand. The estimated land demand in 2047 is 
therefore between 44 and 60 hectares, well within the supply of available land at Bell Bay. The key is 
developing the sites in line with the opportunities and trends identified in this report, the most 

New industry Land Requirement Location/Access Can industry be easily located at the 
Bell Bay Precinct at present? 

  
Large 

Manufacturing 
 

Wood Pellet 
Plant 

  
  

• Medium to large site  
• Flat land 
• Large separation buffers 
• Provision of utilities and ICT 
• Industry zoning 
• Competitively priced land 

• B-double access 
• Proximity to freight 
route 

• Proximity to port, 
rail terminal 
• Access to supply 
chain/labour/custome
rs 
  

Yes, the site for this proposal has 
already been identified (Long Reach 
Mill) and has all the location and 
access requirements.  

 
SME light 

Manufacturing 
 

Advanced 
manufacturing 

SMEs, wood 
product 

processor, 
downstream 

processor  
  

• Small to medium sites (5 
sites needed totalling 18-27 
ha)  
• Flat land 

• Small to medium buffers 
• Provision of utilities and ICT 

• Industry/mixed zoning 
• Competitively priced land 

• Truck access 
• Proximity to freight 
route 

• Access to market 
and labour 
  
  
  

Yes, on the condition land is re-
parcelled into smaller lots. The 
precinct meets the location and access 
requirements for light manufacturing. 
However the new industries under this 
scenario require 5 sites ranging size 
from 2 ha to 10 ha. At present only 
one site exists of this size range in Bell 

Bay heavy precinct (see Figure 13). 
Sub-division of larger sites may be 
necessary to make them development 
ready for SMEs. 
 
Five sites exist in the George Town 
light industrial zone of the required 
size and some of the new industries 
could be housed there, but unlikely 
not all due to insufficient buffers. 
 

Rural/Food 
processing 

  
New medium to 

large 
agricultural 

processing plant 
  
  
  
  
  

• Small to medium sites (~ 5 
ha required) 
• Flat land 

• Compatible adjoining 
industries 
• Small to medium buffers 
• Contaminant-free land 

• Provision of utilities 
(water/sewer) 
• Industry zoning 
• Competitively priced land 

• Access to local & 
(inter)national 
markets 
• Proximity to freight 
route 

• B-double access 
• Access to supply 
chain 

  
  
  
  

Yes, on the condition that food 
processors are situated separately 
from the heavy industrial area on 
contaminant free land, likely in the GT 
light industrial zone or a newly created 
agricultural processing zone. 
 
However only one site exists in the 
light industrial zone that meets the 
land requirement for a medium to 
large agricultural processor resulting in 
a possible need for land to be 
developed to cater for any further 
growth in this industry. 
 

Local Trade  
Services 

  
New 

professional and 
technical firms 

• Small sites (2 ~ 0.5 ha sites) 
• Competitively priced land 

• Minor buffers 
• Light industry/commercial 
zoning 

• Central to 
customers 
  
  
  

Yes, in the light industrial zone 
between both the town and the large 
industries in the heavy industrial zone. 
There are currently 5 sites in the light 
industrial zone less than 1 ha in size 
and the growth scenario for 
professional and technical firms only 
requires two.   
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important being the shift away from large, do it all processors, to clusters of small to medium enterprises 
specialising in niche, high value products. The growth in agricultural processing due to an expanding 
agricultural sector only requires small to medium sized lots, not the very large lots currently available at 
the Bell Bay Precinct. 

10.5 Summary of Economic and social impacts, and land demand 

Overall results 

Over the course of the next 15 years, the economic activity generated within Bell Bay Precinct, which is a 
product of businesses being created and producing various goods and services as well as uplifts in labour 
productivity due to agglomeration benefits, presents a direct economic stimulus that will have further 
induced or indirect impacts on the local economy. The extent of these estimated impacts were measured 
through economic indicators (i.e. output, value-added,95 FTE employment). 
 
Under the three different scenarios, the Bell Bay precinct’s economic activity is expected to grow at 
different rates. Hence, the economic levels of activity under the three scenarios will differ in magnitude, 
and the amount of land demanded at the Precinct will also differ.  
 
Results of the economic activity analysis is summarised below with the various impacts shown for the 
three scenarios in 15 years’ time (in present day value). 

TABLE 24  ANNUAL ECONOMIC ACTIVITY AT  THE PRECINCT IN 15 YEARS BY SCEN ARIO  

 
95

 Value added includes the sum of wages paid out to employees and Gross Operating Surpluses retained by firms, net of input or 
material costs. In other words, value added measures labour and business surpluses retained within a region. It does not include 
taxes paid to government. 

 Current situation 
(2017) 

Business as usual 
(2032) 

Precinct decline 
(2032) 

Precinct growth 
(2032) 

Output (direct) $740-840 million $750-850 million $420-520 million $900-1000 million 

Output (indirect $350-450 million $350-450 million $190 to 290 million $440-540 million 

Output (Total) $1,090-1290 million $1,100-1,300 million $600-800 million $1,340-1,540 million 

      

Value add (direct) $160-260 million $170-270 million $90-190 million $220-320 million 

Value add (indirect $120-220 million $130-230 million $50-150 million $170-270 million 

Value add (Total) $280-480 million $300-500 million $140-340 million $390-590 million 

     

Employment (direct) 1,410-1,510 FTE 1,360-1460 FTE 750-850 FTE 1,730-1,830 FTE 

Employment (indirect 740-840 FTE 820-920 FTE 450-550 FTE 1,140-1,240 FTE 

Employment (Total) 2,150-2,350 FTE 2,180-2380 FTE 1,200-1400 FTE 2,870-3,070 FTE 

     

GT LGA population 6,802 6,484 6,220 6,741 

GT population 
change 

NA -318 -582 -61 

     

Land demanded Nil Nil Nil 22-30 ha 

Land demand met Yes Yes Yes Yes 

Site requirements 
met 

Yes Yes No, possible 
oversupply of 
industrial land 

No, lack of small to 
medium lots for 
SMEs including 

advanced and niche 
manufacturing and 

rural processing 
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Source: SGS Economics & Planning (2017). 

 
As shown by the results, under the growth scenario, the Precinct could generate $300-400 million in 
value-added per annum and attain 2,170-2,270 average annual FTE jobs in year 15. In addition, 
indirectly, the Precinct could generate another $240-340 million in value-added and 1,730-1,830 jobs 
within the region. The total value-add would be $540-740 million per annum, and 2,870-3,070 jobs. 
 
Under the Business as Usual scenario, the Precinct is likely to generate approximately $170-270 million 
in value-added and attain 1,360-1,460 FTE jobs in year 15. Indirectly, through flow-on effects, the 
Precinct would generate $170-270 million in value-add and 820-920 jobs. In total, by year 15, the 
Precinct would generate $300-500 million in value-add and 2,180-2,380 jobs.  
 
The table below shows the change in annual impact in terms of value add by scenario, compared to 
present day levels, and includes the impact of the scenarios in 30 years’ time.   

TABLE 25  ECONOMIC IMPACTS OF THE BELL BAY PRECINCT COMPARED TO  PRESENT  

Northern Tasmania 15 Years 30 Years 

Precinct 
BAU 

Precinct 
decline 

Precinct 
growth 

Precinct 
BAU 

Precinct 
decline 

Precinct 
growth 

Value-Added Direct +$10 -$70 +$60 +$20 -$120 +$140 

($ million) Flow-
on 

+$10 -$70 +$50 +$20 -$120 +$120 

  Total +$20 -$140 +$110 +$40 -$240 +$260 

Employment Direct -50  -660 +320 -100 -710 +760 

(average annual  Flow-
on 

+80 -290 +400 +160 -340 +990 

FTE positions) Total +30  -950  +720 +60 -1050 +1750 

Source: SGS Economics & Planning (2017). 

 
The BAU scenario shows minor growth in value-add, with a reduction in employment at the Precinct but 
a slight increase across Northern Tasmania. After 30 years the precinct decline scenario shows a loss to 
the Northern Tasmania economy of $240 million in total value add, and a loss of 1,050 jobs due to the 
reduction in size of the Precinct. Conversely, a Precinct growth scenario leads to an annual increase in 
value add across the region of $260 million and the creation of 1,750 jobs.   

Summary of land demands 

The strategic planning task for industrial land in George Town and Bell Bay is:  

 Not so much a task of finding potential additional future sites for industrial use, but attracting 
industry to the existing sites, and 

 To determine which precincts are best suited to accommodate demand from the identified 
industries that may experience growth (as demonstrated by the Precinct growth scenario) and 
to strategically position and condition these precincts accordingly so that economic growth is 
optimally accommodated. 

 
Due to positive clustering effects, it would be preferable to set out the Precinct in such a way that it 
groups comparable industries together. Across Australia export-oriented industries increasingly consist 
of clusters of small to medium sized (knowledge intensive) firms with just-in-time and flexible relations 
that are able to continuously innovate and adapt to changing world market conditions. These industries 
tend to occupy small to medium lot sizes within well-connected precincts. Also due to food processors 
being part of the mix, it is necessary to keep heavy industries and agricultural processors separate in 
clusters. This can be achieved at the Bell Bay precinct due to how large the Precinct is. 
 
The vacant industrial land assessment and the subsequent comparison of vacant land supply with 
projected demand show: 
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 In the BAU and decline scenarios no further industrial land is required at Bell Bay. In fact under 
the decline scenario there may be an oversupply and the industrial may have alternate better 
uses. In total the oversupply of land is in the magnitude of 200 hectares.  

 It has been assumed in the analysis that no new very large heavy exporting industries will locate 
at the Precinct. These industries are very difficult to predict. However due to the significant 
supply of land at Bell Bay some land could be set aside in case an opportunity develops. 

 The analysis of vacant land by lot size suggests that there is a shortfall of small to medium lots 
that would be demanded under the growth scenario. Alterations and subdivision may be 
required to have sites development ready for small and medium size enterprises. 

Limitations to analysis 

Input-output modelling has some limitations, as follows, though it is a cost effective technique, 
recognising that the only feasible alternative is to utilise partial or general equilibrium econometric 
models. Hence, the results above provide an indicative estimate of how the economy will be affected by 
the direct stimulus created by the Bell Bay Precinct’s economic activity.  
 
Limitations to the analysis include: 

 The input-output (econometric) model assumes relationships between industries are static over the 
forecast period. That is, productivity improvements are not factored in and historic relationships are 
assumed to hold. 

 The input-output (econometric) model derives relationships between industries using total 
production estimates. Consequently, the relationships are ‘average’, whereas the stimulus used as 
an input is ‘marginal’. Such an approach does not account for any ‘underutilised capacity’ at the 
industry level or additional economies of scale that might ensue, as production expands from its 
existing base. 

 All of the stimuli (direct impacts) are assumed to be ‘new’ economic activities for each regional 
economy. That is, crowding out or industry substitution effects are assumed to be negligible, 
meaning that key economic inputs such as labour and capital are assumed to be unconstrained, i.e. 
there is sufficient slack in the economy to service these stimuli without transferring significant 
resources from other productive uses. It also means that the activities that are promoted by the 
subject project do not adversely affect operations elsewhere. 
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