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1. Executive Summary 

A Job in Moreland is a narrative about jobs and employment floor space in Moreland 

now and in the future. It identifies how our need for space is changing and examines 

how Employment Precincts (Activity Centres and Industrial Areas) are adjusting in 

response to this change (see Map 1 and 2 for Employment Precinct locations). It 

provides insight into how growth and change can be accommodated in the future. 

Morelandôs economy is diverse and growing 

With a population of more than 185,700 people, Moreland is home to an estimated 

46,840 jobs. This large population base shapes its economy with a diverse range of 

skills, industries and occupations amongst its residents such as doctors, nurses, 

childcare workers, shop assistants, hospitality workers, teachers, trainers, and 

hairdressers. Thirty years ago, many Moreland workers laboured in factories, 

workshops and warehouses; these days they are more likely to be found in offices, 

clinics and classrooms.  

Many of Morelandôs 14,333 businesses are micro and small businesses and range 

from small clothing manufacturers to specialist design services. Businesses in 

Moreland enjoy the vibrant amenity offered by Morelandôs network of Activity 

Centres. Its transport network of roads, railways and tram lines means local 

businesses have access to a large catchment of skills ï a strategic plus for business 

owners. Assets like RMIT School of Fashion and Textiles, trade training centres like 

The Plumbing Industry Climate Action Centre (PICAC) and start-up assistance (akin 

to the former Brunswick Business Incubator) support local businesses and 

collaboration. Its proximity to the Melbourne CBD, the Parkville National Employment 

and Innovation Cluster (NEIC) provides local businesses with strong connections and 

collaboration opportunities with government agencies, researchers, tertiary education 

providers and businesses. Proximity to Melbourne Airport also provides potential to 

attract professionals seeking access to national markets.  

Population continues to grow faster than local jobs 

Over the past decade, the number of jobs in Moreland grew by 6,859 jobs or by 

around 1.6% per year. This growth has been largely driven by local population 

growth which has generated demand for local services. However, the number of 

employed residents (living in Moreland) grew by 3.5% per year meaning that job 

growth is not keeping up with population growth. In 2019, Employment Self-
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Sufficiency was 46%, meaning that there were only 46 local jobs for every 100 

residents, the third lowest rate in Greater Melbourne. 

In the middle of a long-term transition to services 

Decades ago, manufacturing made up 30% of all jobs in Moreland. Today, 

manufacturing provides less than 10% of jobs. In its place, strong population growth 

has led to an expansion of local services such as health care, childcare, schools, 

cafes, restaurants, hairdressers and gyms. Professional service jobs like architects, 

engineers, tax professionals, accountants, lawyers, and computer programmers have 

also grown to meet the local needs of residents and businesses. 

Moreland's accessibility to inner Melbourne and education, health and research 

facilities means that it has attracted a highly skilled resident base which is forecast to 

grow considerably. This deepening of the local skill mix provides several benefits for 

existing and new businesses to take advantage of. 

Several industries are identified as important drivers of future growth in Moreland. 

These óstrategic industriesô have been categories as large and growing (Health Care 

and Social Assistance, Retail and Food Services, Education and Training, and 

Construction), Emerging (Professional, Scientific and Technical Services) and 

Specialised (Creative and Cultural and Manufacturing). 

The continued shift towards services is likely to reinforce the importance of 

Morelandôs larger, dense, highly accessible and amenity-rich Activity Centres like 

Brunswick and Coburg. Brunswick Activity Centre plays a particularly important 

economic role as Morelandôs largest job cluster and ranked as the 12th largest 

employment cluster within Melbourneôs North and West region. Brunswick Activity 

Centre provides the most competitive location in Moreland for office development 

due to current market interest, its dense, highly accessible location, industry mix, 

proximity to CBD and Parkville and highly skilled labour force catchment. 

But there are mixed outcomes across Moreland with spatial differences in terms of 

occupations, qualifications, income levels and labour force status. The southern 

areas of Moreland are home to a much higher share of young professionals who are 

more likely to have university level qualifications. In contrast, the northern areas of 

the LGA have lower qualified residents, lower incomes and generally higher 

unemployment rates. This economic disadvantage limits the ability of centres in 

Morelandôs north to attract knowledge intensive jobs.  
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Growth and change is forecast to continue 

Growth in the working age population, trends towards service sector jobs and 

infrastructure investment, all point to growth and change in Moreland.  

The shift to services is expected to continue with growth driven by health, education, 

retail, hospitality and creative and professional services. Manufacturingôs strong 

decline is forecast to slow somewhat (in terms of total jobs) but will still see local jobs 

fall. 

Under Scenario 1 (base case - based on existing trends and drivers with limited 

policy intervention), employment is forecast to increase by 9,361 jobs between 2020 

and 2035. Targeted strategies and investment can influence this trajectory and a 

more ambitious growth scenario (Scenario 2) could see jobs grow by up to 16,373.  

Scenario 2 highlights the opportunity to slow and halt the current decline of 

Employment Self-Sufficiency. By doing so, Moreland can set up the economic 

conditions to then increase employment self-sufficiency over the longer term. 

Like many places, COVID-19 will have a major impact on employment growth in the 

short to medium term with employment unlikely to return to December 2019 levels 

until mid-2022. The pandemic may also result in a range of longer term challenges 

and opportunities for Moreland. Planning for future job growth in Moreland however 

requires a long term view out to 2035 and beyond. The long-term impact, such as the 

propensity to work from home, remains uncertain and continual monitoring against 

the forecast is required. 

The employment floor space we need today and in the future 

Forecast job growth for Moreland to 2035 generates additional demand for 

employment floor space in Moreland. Overall, this results in a need for an additional 

87,000 square metres of employment floorspace in Scenario 1 (base case) and 

241,000 square metres in Scenario 2 (growth scenario). Scenario 2 is much higher 

due to the strong growth forecast in commercial demand. 

However, the transition from land-intensive sectors like manufacturing to services 

limits the overall employment floor space requirements and masks the changing 

space needs. Demand for commercial space is forecast to grow by 230,000 square 

metres by 2035 (Scenario 1) but could be even higher at around 378,000 square 

metres under Scenario 2. The forecast decline in manufacturing jobs means that 

industrial floor space demand is forecast to fall by around 137,000 square metres to 

143,000 square metres.  
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Forecast growth in service jobs and commercial floor space at the municipal level 

means that Morelandôs Activity Centres will play a vital role in accommodating future 

job growth and employment floor space. This is especially the case for Brunswick 

Activity Centre and Coburg Activity Centre. The forecast growth across all service 

sectors means there is a need for a diverse range of commercial space including 

shops, supermarkets, offices, medical / dental suites, hospitals, schools, gyms and 

entertainment venues.  

The high share of small businesses in Moreland and interviews with developers, 

researchers and planning experts suggests that today there is demand for small 

office suites and shared workplaces, but stand-alone office stock is unlikely to be 

needed in the short to medium term. In the long-term however, experts noted there is 

an opportunity to attract a higher share of office demand in Brunswick and Coburg as 

Melbourne grows and rental prices increase in the CBD and other established inner-

city office locations. 

Total employment floor space is forecast to fall in Industrial Areas, but their space 

mix is expected to change as they transition away from manufacturing to a wider 

range of activities and provide choices for businesses seeking alternative (e.g. large 

format or high ceilings) or affordable business spaces. 

Implications for Morelandôs Activity Centres, Neighbourhood Centres, 

Local Centres and Industrial Areas 

Three capacity tests (low, medium, high) were used to compare future demand for 

employment space with potential capacity. Capacity in centres is estimated at 1.09m 

square metres based on the low capacity test and 1.36m square metres based on 

the high capacity test. The low capacity test results in a net loss in employment floor 

space capacity compared to existing supply. 

The low capacity test is reflective of recent development activity observed for C1Z in 

the Brunswick Activity Centre. An analysis of 101 recent permits in the Brunswick 

Activity Centre shows that employment floor space provided within new development 

would result in a net employment floor space loss of 57,000 square metres over the 

past 10 years. 

Without intervention, the Brunswick Activity Centre will not have sufficient capacity to 

meet forecast demand. This would have a significant negative impact on the 

economic development and investment potential within Moreland and Melbourneôs 

Northern Region. The shortfall identified for the Brunswick Activity Centre is 
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significant and immediate action is required given residential pressures on this 

centre.  

Risks are also identified for Coburg Activity Centre and Glenroy Activity Centre. The 

risk is higher for Coburg Activity Centre given expected residential demand over the 

next 5 years, especially if the centre experiences similar residential development 

activity (i.e. low capacity tests) to Brunswick Activity Centre. Capacity constraints are 

less likely to occur in Glenroy over the next 15 years given its lower rate of apartment 

development activity.  

Despite Coburg Activity Centre having excess capacity under some of the growth 

and capacity scenarios, the competitive positioning analysis highlights several factors 

that may constrain the ability of Coburg Activity Centre to attract office development 

away from Brunswick Activity Centre in the short to medium term. Instead, capacity 

constraints in Brunswick are more likely to result in demand being transferred to 

other competitive precincts in the region, including Northcote, Ivanhoe, Moonee 

Ponds, Footscray and Sunshine. 

Given these risks, the capacity analysis suggests commercial floor space equivalent 

to 70% of the site area (FSR) is required in Brunswick Activity Centres to meet 

forecast demand levels under Scenario 2. Other options to increase capacity could 

also be considered (e.g. include nearby neighbourhood centres and/or rezone 

industrial land to commercial (e.g. MILS Category 2 sites in the Brunswick Activity 

Centre). The requirement recommended for Glenroy is 65% and 60% in Coburg.  

At a neighbourhood centre level, there is generally no overwhelming need for 

intervention in land use mix. However, several centres may experience capacity 

constraints in the medium to longer term and should be monitored. 

Several MILS precincts outside of centres are forecast to perform a diminished 

economic role.  

Achieving a diverse and vibrant future Moreland economy 

The Moreland Planning Scheme provides good policy direction for economic 

development and employment growth. However, the evidence outlined in this report 

shows the market is not delivering the outcomes sought by policy.  Without 

intervention, higher order activity centres, such as the Brunswick, Coburg and 

Glenroy Activity Centres will not meet their intended economic role and will constrain 

employment growth in Moreland.  
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This means there is a clear need for changes to the zoning controls within the 

commercial precincts of Activity Centres. Of all the options available, the application 

of the Activity Centre Zone provides the best flexibility to Council to tailor the permit 

requirements for land use. This is because additional conditions can be placed in the 

land use table for uses like Dwelling and Accommodation, such that they are only as-

of-right within existing commercial areas (where the Commercial 1 Zone currently 

applies) if a specified commercial floor space area is provided.  

This commercial floor space requirement could be designated as a proportion of site 

area. The evidence within this report identifies that commercial floor space equivalent 

to 60% to 70% of the site area should be provided (depending on the centre). 

When aligned with strong policy and decision guidelines, this change to the zoning 

provisions will help encourage the market to deliver the forecast commercial floor 

space need across the three Activity Centres.  

At a Neighbourhood Centre level, there is generally no overwhelming need for 

intervention in land use mix. There may also be opportunities to increase the capacity 

of the Brunswick Activity Centre by incorporating nearby Neighbourhood Centres into 

the Activity Centre Zone.  

Industrial land within Moreland still has an important economic role and is required to 

meet Morelandôs job requirements into the future. There are opportunities to allow a 

broader range of uses within some industrial areas, particularly within the Brunswick 

Core Industrial and Employment Area within and at the fringe of the Brunswick 

Activity Centre through tailoring of the land use tables in an Activity Centre Zone. 

Economic development actions to complement planning changes 

Based on the analysis presented in this report, the following economic development 

recommendations have been made for Moreland Council and complement the 

planning recommendations above: 

1. Develop strategic sectors and then prioritise actions (economic development 

and planning) to enable stronger growth. Candidate sectors identified in this 

report include Health, Creative/Cultural sectors (especially higher value-

adding sectors), Hospitality/Retail and Manufacturing. 

2. Enhancing the local entrepreneurial culture and generate more high growth 

businesses to build on the potential offered by Morelandôs growing small 

business sector. 
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3. Promote the potential of Brunswick Activity Centre as a major employment 

precinct in Melbourneôs North and West region and identify strategies to 

elevate its commercial office role.  

4. Elevate the economic role of Brunswick Activity Centre in planning policy 

noting it has a similar amount of employment floor space to the 

Broadmeadows Metropolitan Activity Centre.  

5. Investigate the drivers behind high vacancy rates, especially in Brunswick and 

Coburg and monitor performance over time. 

6. Investigate office requirements for small businesses in Moreland. 

7. Investigate opportunities to cluster office development in Brunswick Activity 

Centre to create a commercial core. 

8. Investigate opportunities to cluster health development in Brunswick Activity 

Centre and/or Coburg Activity Centre to create a health precinct. 

9. Improve links / connections between hospitals and nearby Activity Centres. 

10. Develop a monitoring system to evaluate strategic intentions. Indicators to 

monitor include: Employment self-sufficiency (total and by industry), Job 

growth by centres by broad industry, Share of job growth located in 

employment precincts, Job growth in the three Activity Centres (total and 

industry), Property market performance of Activity Centres (vacancies, rents, 

enquiries, developer feedback), Permit development outcomes ï e.g. net 

change in employment floor space, floor space ratios, potential jobs 

generated. 
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2. Introduction 

2.1 Study objectives 

A Job in Moreland presents an economic analysis about work in Moreland, the types 

of jobs and how this may change over the next 15 years. It takes a holistic view of all 

employment land in Moreland (commercial and industrial) and analyses the quantum 

of land required for employment to guide the policy direction for industrial and 

commercial land. 

This analysis will give Council information to inform its next Economic Development 

Action Plan, Industrial Land Strategy, Place Action Plans for Activity Centres in 

Brunswick, Coburg and Glenroy and employment floor space requirements in the 

planning scheme. 

2.2 Background 

State Government support to plan for future employment needs 

The Melbourne Industrial and Commercial Land Use Plan ï April 2020 (MICLUP) 

produced by the Department of Environment, Land, Water and Planning (DELWP) 

provides an overview of current and future needs for industrial and commercial land 

across metropolitan Melbourne and in Moreland and establishes a planning 

framework to support state and local government to plan more effectively for future 

employment and industry needs.  

Principles in the Plan include: 

 óPlanning for commercial and industrial land should ensure adequate long-

term land supply is planned for and set aside to support future business 

growth and industry. 

 Key commercial and industrial areas should be recognised and retained for 

their economic and employment contribution to local communities, regions 

and the state. 

 Planning for commercial and industrial land should provide clarity and 

certainty about how and where business and industry can grow over time to 

support and guide long term investment and locational decisions.ô 
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Relevant strategies include: 

 óIdentify and outline how growth will be accommodated over the long term (at 

least 30 years). 

 Provide an overarching land use planning framework for commercial and 

industrial areas.  

 Provide a zoned supply of land to accommodate growth over at least a 15-

year period, including sufficient stocks of large sites for strategic investment. 

 Maintain access to an adequate supply of well-located land for commercial 

and industrial uses.  

 Retain and protect land identified for strategic long-term growth for its 

intended purpose. 

 Clarify and strengthen the role and function of commercial centres as primary 

locations for commercial development and employment, prioritising economic 

activity and business synergies over residential development.  

 Provide clear direction on locations where growth should occur.ô 

This report provides insights into understanding the requirements, principles and 

strategies set out in MICLUP and implications for Moreland. 

While MICLUP recommends a 30 year land use requirement, this report presents 

employment forecasts over a 15 year timeframe. A shorter forecast period is used 

given the high level of uncertainty associated with long term economic forecasts. For 

this reason, it will be important to plan for additional capacity beyond the 15 year 

forecast period. Another important aspect is the need to monitor the forecasts and 

capacity assumptions and make changes where required. 

Plan Melbourne 

Plan Melbourne 2017-2050 is the state government strategic plan for Melbourne and 

is adopted in the Planning Policy Framework (PPF). The plan provides guidance for 

city growth over the next 35 years and sets out a strategy for supporting investment, 

jobs and growth.  

As outlined in Plan Melbourne, the development of Melbourneôs network of Activity 

Centres is critical to Melbourneôs success as a productive city that attracts 

investment, supports innovation and creates jobs. Plan Melbourne states: 
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 The central city will continue to be Melbourneôs largest concentration of 

employment. National employment and innovation clusters in the suburbs will 

be a focus for knowledge based and high-productivity jobs. Together with 

Activity Centres (like Brunswick, Coburg and Glenroy), these clusters will 

attract investment and stimulate employment. 

 National employment and innovation clusters, metropolitan activity centres 

and major activity centres will ensure employment growth occurs outside of 

the central city 

 Improve access to jobs across Melbourne and closer to where people live by 

supporting the development of a network of activity centres, linked by 

transport. 

 Deliver more housing closer to jobs and public transport by supporting new 

housing in activity centres that offer good access to jobs, services and public 

transport. 

This report provides insights into how an adequate supply of commercial space in 

Morelandôs network of Activity Centres can help support the metropolitan aspiration 

for a productive city.  

Economic development in Moreland 

The Moreland Economic Development Strategy 2016-2021 identifies that Moreland 

has one of the lowest level of employment self-sufficiency of any Melbourne 

municipality, and this is in decline. The number of jobs in Moreland has grown, 

however the population is growing faster than local jobs. This report seeks to provide 

insight into this issue to consider the implications of maintaining or growing 

employment self-sufficiency. 

Moreland Industrial Land Strategy 

The Moreland Industrial Land Strategy 2015-2030 (MILS) guides planning zoning 

decisions about the future of Morelandôs industrial land. The MILS provides a 

strategic framework within which Council can make decisions about what industrial 

zoned land to retain and the land uses sought in these areas, and what industrial 

land to allow to be rezoned for other uses, and what these alternative uses should 

be. In summary, the MILS 

 Retains Morelandôs three large concentrations of industrial zoned land in 

Brunswick, North Coburg and Newlands. Some revisions to the boundaries of 
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the Brunswick and North Coburg core areas have been made. A number of 

smaller concentrations of industrial land are also recommended for retention. 

 Allows for the transition of other industrial zoned land to prioritise alternative 

employment uses and, in some instances, to allow for a transition to multi-use 

or residential outcomes, depending on the geographic characteristics of the 

land and its suitability for continued industrial or alternative employment uses. 

The three strategic categories in the MILS Framework Plan are summarised below: 

 Category 1 ï Core Industry and Employment Areas: Maintain for industry and 

employment uses, prohibit new residential uses. 

 Category 2 ï Employment Areas: Maintain for industry and employment uses 

and support a transition to a broader business base and employment 

opportunities. Residential uses allowed under certain circumstances. 

 Category 3 ï Transition-Residential Areas: Facilitate a transition to quality 

residential environments which contribute to Morelandôs housing supply. 

This report builds on analysis contained in MILS by providing an integrated analysis 

of commercial and industrial floor space requirements. 

2.3 Approach 

A Job in Moreland analyses supply and demand of commercial and industrial jobs 

and floor space for Moreland, its Centres (Activity Centres, Neighbourhood Centres 

and Local Centres) and Industrial Areas (see Map 1). The following chapters 

describe Morelandôs economic story, what issues are emerging and what space is 

required today and into the future.  

 Chapter 2 shows the diversity of the Moreland economy and recent growth. 

 Chapter 3 explores how the economy and jobs are changing, with a focus on 

the shift to service sector jobs. 

 Chapter 4 presents job forecasts for Moreland, what is driving demand and 

how to raise the trajectory of jobs to maintain or grow employment self-

sufficiency. 

 Chapter 5 analyses the amount and type of floor space required to meet 

future job growth across Moreland and within its activity centres and Industrial 

Areas.  
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 Chapter 6 compares the capacity of activity centres to meet forecast demand. 

 Chapter 7 outlines considerations in responding to the evidence in this report. 

 Chapter 8 presents planning scheme options to achieve a diverse and vibrant 

future Moreland economy. 

Technical information is provided in Appendices at the end of this report. 

2.4 Morelandôs centres and industrial areas 

This report defines the centres and industrial areas based on Morelandôs planning 

scheme. These are geographically defined in Map 1 below. The term employment 

precinct refers to Activity Centres, Neighbourhood Centres, Local Centres and 

Industrial areas. It is noted that Brunswick Activity Centre includes both commercial 

areas as well as Industrial Areas (MILS Category 1 and Category 2). 
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Map 1 Morelandôs centres and industrial areas 

 

id Name   id Name 

1 Brunswick   16 Brunswick MILS Cat 1 

2 Coburg   17 Coburg North 

3 Glenroy   18 Merlynston, Fawkner, Hadfield 

4 Grantham/Union Streets, West Brunswick   19 Newlands Road 

5 
Melville Road/Albion Street/Victoria Street, 
West Brunswick  

  20 Brunswick MILS Cat 2 

6 Melville/Moreland Roads, West Brunswick   21 Grantham / Union St, West Brunswick 

7 
Moreland Road/Nicholson Street, 
Coburg/Brunswick 

  22 Moreland Road Coburg/Brunswick 

8 Bell Street/Melville Road, Pascoe Vale South   23 Devon Road 

9 
Gaffney Street/Pascoe Vale Station, Pascoe 
Vale 

  24 
Gaffney Street/Pascoe Vale Station, Pascoe 
Vale 

10 Gaffney/Sussex Streets, Coburg North       

11 Merlynston       

12 Bonwick Street, Fawkner       

13 Snell Grove, Oak Park        

14 West Street, Hadfield       

15 Elizabeth Street, Coburg North       

Source: Moreland City Council 
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2.5 Sources and definitions 

Main data sources 

The report uses data and information from both published and unpublished 

documents. These include: 

 Moreland Rates Database (floor area estimates by precinct) 

 economy.id ï Moreland LGA 

 NIEIR economic and employment forecasts 

 ABS Census of Population and Housing 

 State Government (MICLUP space per job by industry) 

 Interviews and think tank workshops with developers, researchers and 

planning experts. 

The analysis has also been informed by: 

 Building Communities, Connecting People: Northern Horizons 2020 Prepared 

by the National Institute of Economic and Industry Research (NIEIR). 

 Creative State 2016-2020, Victoria's creative industries strategy prepared by 

Creative Victoria. 

 Creative Neighbourhoods: Enhancing the viability of Victoriaôs creative 

communities February 2020 prepared by Hodyl + Co for Creative Victoria. 

 Plan Melbourne 2017-2050 and state planning scheme policy. 

 Moreland Economic Development Strategy 2016-2021. 

 Moreland Arts Infrastructure Plan 2018-2023 prepared by Hodyl + Co for the 

City of Moreland. 

 Moreland Industrial Land Strategy 2015-2030. 

 Productivity Commission, Victoria's Commercial Land Use Zoning: 

Productivity Reform Case Study 

 Moreland planning scheme policy. 
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Broad industry definitions 

Industry data is presented in broad categories in this report as follows: 

Table 1 Broad Industry Definitions 

 Broad Industry Industry (1 digit) 

Household 

services 

Health Health Care and Social Assistance 

Education Education and Training 

Hospitality Accommodation and Food Services 

Retail Retail Trade 

Other Services Arts and Recreation and Other Services 

Business 

Services 

Knowledge 

intensive 

Information Media and Telecommunications, 

Financial and Insurance Services, Rental, Hiring 

and Real Estate Services, Professional, 

Scientific and Technical Services, Public 

Administration and Safety 

Other business 

services 

Administrative and Support Services 

Industrial Manufacturing Manufacturing 

Other Industrial Agriculture, Forestry and Fishing, Mining, 

Electricity, Gas, Water and Waste Services, 

Construction, Wholesale Trade, Transport, 

Postal and Warehousing 
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Employment floor space definitions 

Employment floor space demand has been split into two broad categories - 

Commercial and Industrial. These categories are used to estimate the type of 

employment floor space required to support future job growth. For example, the 

primary driver of future commercial space is from service sector industries like retail, 

hospitality and professional services. Industrial space demand is driven by change in 

manufacturing, wholesale and transport jobs. 

Table 2 Broad space requirements by Industry 

Category Industry 

Commercial 

Retail Trade 

Accommodation and Food Services 

Information Media and Telecommunications 

Financial and Insurance Services 

Rental, Hiring and Real Estate Services 

Professional, Scientific and Technical Services 

Administrative and Support Services 

Public Administration and Safety 

Education and Training 

Health Care and Social Assistance 

Arts and Recreation Services 

Other Services 

Industrial 

Agriculture, Forestry and Fishing 

Mining 

Manufacturing 

Electricity, Gas, Water and Waste Services 

Wholesale Trade 

Transport, Postal and Warehousing 

Excluded Construction 
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Definitions and Economic terms 

Gross Regional Product (GRP): This indicator is the equivalent of Gross Domestic 

Product, but for Moreland. It is the amount of the nationôs wealth which is generated 

by businesses, organisations and individuals working in the area. 

Local jobs: This indicator shows the estimated number of jobs in Moreland. Also 

referred to as the place of work. 

Employed residents: This indicator shows the estimated number of employed 

residents of Moreland (usual residents). Employed residents may have a workplace 

anywhere, inside or outside the area.  

Employment self-sufficiency: Employment self-sufficiency is the ratio between the 

number of jobs available in the municipality and the total resident workforce. 

Floor Space Ratio (FSR): Ratio between employment floor space and site area. 

Non-employing businesses: are defined as sole proprietorships and partnerships 

without employees. 
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3. Morelandôs economy services the local 

population and is growing 

Key Points 

 Moreland generated $6.2 billion in economic activity in 2019 and supported 

around 47,000 jobs. Moreland is Victoriaôs eighth largest Local Government 

Area by population, being home to more than 185,700 people.  

 This large population base means that the economy performs a local 

populating serving role with a high share of jobs in Household Service 

sectors, particularly Health, Education and Retail. In 2019, 2 in every 5 jobs 

in Moreland were in one of these three sectors. 

 In contrast, Business Service jobs such as Professional and Technical 

Services are under-represented compared to the Greater Melbourne 

average. Manufacturing still holds some prominence as the fifth largest job 

provider and third largest generator of value.  

 Over the past decade, local jobs grew by 6,859 jobs or by around 1.6% per 

year. This performance has been largely driven by increasing demand for 

local services due to strong population growth.  

 The amenity of Moreland, accessibility to CBD employment, universities 

and access to public transport means that it has attracted a highly skilled 

residents. In 2016, around 46.9% of employed residents had a bachelorôs 

degree or higher, well above the Greater Melbourne average of 37.0%. 

Continued growth in Morelandôs skilled residents is expected to increase 

the attractiveness of the location for businesses seeking a highly skilled 

workforce.  

 The non-employing small business sector is large (69.2%) compared to the 

surrounding region1 (66%) and the Greater Melbourne average (65.3%). 

Most of recent business growth has been from non-employing businesses, 

 

1 Darebin LGA and Moonee Valley LGA 
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many of which are sole traders. This drives demand for small office suites 

with limited demand today for stand-alone office accommodation. 

 However, Morelandôs highly qualified resident population is clustered 

around the óBrunswicksô with over 40% of the working age population 

having a university qualification in 2016. In contrast, Glenroy had the lowest 

proportion of people with university qualifications (22.5%). This may limit 

the economic development potential of centres like the Glenroy Activity 

Centre without intervention.  

 Morelandôs strategic transport links also provide businesses with access to 

a large and deep labour force pool. Around 1.15 million people and 

575,000 employed residents live within the Moreland labour force 

catchment. This provides the potential for business to access customers 

and a wide range of skills and qualifications from a regional catchment. 

 However, employed residents grew by 3.5% per year meaning that job 

growth is not keeping up with population growth. For every 100 employed 

residents there are only 46 local jobs, the third lowest rate in Greater 

Melbourne.  

 This results in a large outflow of workers with gaps across a range of 

occupations including in retail/hospitality, professional business services 

areas and education. 
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3.1 An economy centred on the local population  

In 2019 Moreland generated $6.2 billion in economic activity and supported over 

47,000 jobs. Moreland is Victoriaôs eight largest Local Government Area by 

population being home to over 185,700 people.  

This large population base means that the economy performs a local populating 

serving role with a high share of jobs in Household Service sectors, particularly 

Health, Education and Retail which are over-represented when compared to Greater 

Melbourne. In 2019, 2 in every 5 workers in Moreland were in one of these three 

sectors.   

Health Care is expanding rapidly to meet the needs of the local and regional 

population and is now Morelandôs largest employment sector. In 2019, Health Care 

employed almost 8,400 people (17.9% of total jobs, the 8th largest in Greater 

Melbourne). The sector is diverse with jobs in hospitals as well as allied and support 

services.  

In contrast, Business Service jobs2 which includes architects, engineers, tax 

professionals, accountants, lawyers and computer programmers, is 

underrepresented with only 17% of local jobs in these industries, well below the 

Greater Melbourne average of 28%. An ongoing employment growth challenge for 

Moreland will be increasing its share of Business Service jobs and diversifying the 

job offer beyond local services. Business services, especially knowledge-intensive 

firms, are attracted to3: 

 Proximity and connectivity to Inner Melbourne (e.g. CBD and Parkville) 

 Size of the labour force catchment 

 Access to a high concentration of highly skilled knowledge workers 

 Infrastructure (transport and telecommunication) and major institutions (e.g. 

hospitals, universities, airports) 

 Amenity of main streets 

 

2 Information Media and Telecommunications, Financial and Insurance Services, Rental, Hiring and 

Real Estate Services, Professional, Scientific and Technical Services, Public Administration and Safety 

and Administrative and Support Services. 

3 NIEIR State of the Regions Report, 2019 
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These factors will be important considerations for influencing the trajectory of job 

growth in Moreland over the next 20 years. 

Manufacturing still holds some prominence in the City as the fifth largest job provider 

and third largest generator of value. 

Local Industry Mix in 2019 

Figure 1 Industry Mix in City of Moreland, % of total, 2018/19 

 

Source: NIEIR, 2020 
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3.2 Recent job growth driven by its expanding population base 

Over the past decade, employment in Moreland grew by 6,859 jobs or by around 

1.6% per year, well below the Greater Melbourne average of 2.5% per year. As 

shown in the next chapter, this slower growth is due in part to manufacturing job 

losses and the impact of online shopping on Moreland's traditional strengths like 

clothing retail.  

Local jobs growing 

Figure 2 Local Job Growth, Moreland 

 

Source: NIEIR (2020) 

Job growth in Moreland compared to Greater Melbourne 

Figure 3 Annual % change in Local Jobs 

 

Source: NIEIR, 2020 
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Population growth has been a major driver of Morelandôs economy over the past 

decade. Over this period, Moreland's population grew by 2.2% p.a., on par with 

Greater Melbourneôs strong growth rate of 2.3%. This growth has increased local 

expenditure, driving demand for local services such as doctors, nurses, childcare 

workers, shop assistants, baristas, teachers, trainers and hairdressers.  

Also contributing to economic growth was a substantial increase in the participation 

rate of residents due to the strong population growth in working age groups.  

But while more residents are working, they are more likely to be working outside 

Moreland than they were ten years ago. This is because Morelandôs attractive 

location to CBD, universities and access to public transport has attracted a highly 

skilled population who are accessing employment in Inner Melbourne (see Chapter 

3.8). 

Drivers of Morelandôs economic growth 

Figure 4 Average annual % growth, 2008/09 to 2018/19 

 

Source: NIEIR, 2020; ABS Cat: 3218.0, 2020 
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3.3 Home to a large small business sector 

An important feature of the Moreland economy is its small business sector, made up 

of micro and small businesses4, many of which are sole traders. Morelandôs small 

business sector is large compared to its surrounding region and the Greater 

Melbourne average. Over the past two years, most of this growth has been from non-

employing businesses. This has implications for the type of commercial space 

required in Moreland with demand for coworking spaces and smaller office suites 

over large floor plate office accommodation. 

Local business profile in 2019 

Figure 5 Businesses by employment size, 2019, City of Moreland 

 

Source: ABS, Counts of Australian Businesses, including Entries and Exits, 2017 to 2019 

Increase in local businesses 

Figure 6 Change in number of business by employment size, City of Moreland 

 

Source: ABS, Counts of Australian Businesses, including Entries and Exits, 2017 to 2019 

 

4 Micro businesses ï businesses employing less than 5 people, including non-employing businesses 

(e.g. sole proprietorships and partnerships without employees). Small businesses - businesses 

employing 5 or more people, but less than 20 people. 
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3.4 Highly skilled workforce  

The amenity of Moreland, accessibility to knowledge-intensive employment 

opportunities means that it has attracted a highly skilled resident base. In 2016, 

around 46.9% of employed residents had a bachelorôs degree or higher, well above 

the Greater Melbourne average of 37.0%. The skill profile in Moreland is also rapidly 

changing with the number of workers with a bachelorôs degree or higher increasing 

by almost 9,700 between 2011 and 2016. This skill advantage is likely to increase 

further given forecast population growth and will provide local businesses with a deep 

and skilled labour pool to take advantage of.  

Highly skilled workforce 

Figure 7 Change in employed resident qualifications, 2011-2016, City of Moreland 

  

Source: ABS Census of Population and Housing, 2016 

Young workers are driving much of this growth in skills. Between 2011 and 2016, the 
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3.5 Draws from a large labour force pool 

Morelandôs strategic transport links also provide access to a large and deep labour 

force pool. Around 1.15 million people and 575,000 employed residents live within 

The Moreland labour force catchment5, offering business access to customers and a 

wide range of skills and qualifications. While the skill profile of this catchment is 

relatively low, there was a strong increase in the skill profile between 2011 and 2016. 

This growth in skills provides a solid foundation to build on. This is important because 

a critical mass in highly skilled labour is required to attract specialised and 

knowledge-intensive firms. 

Businesses in Moreland have access to a growing labour force 

catchment 

Map 2 Residential location of Moreland workers by LGA, 2016 

 

Source: ABS Census of Population and Housing, 2016 

 

5 Based on the main LGAs (>4% of total jobs) where Moreland draws its workforce from. The LGAs 

included in this catchment are: Moreland (C), Hume (C), Darebin (C), Moonee Valley (C), Brimbank (C) 

and Whittlesea (C) 
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3.6 Job growth is not keeping pace with the growing pool of resident 

workers 

Once a hub for industrial activity in Melbourne with numerous manufacturers 

supporting thousands of workers Moreland now represents only 1.8% of the Greater 

Melbourneôs economy which places it as the 22nd largest economy out of the 31 

Greater Melbourne LGAs.  

In contrast to its low job number, Moreland is home to an estimated 102,000 

employed residents - the fifth largest resident base for workers in Greater Melbourne. 

For every 100 employed residents there are only 46 local jobs, the third lowest rate in 

Greater Melbourne. This is also referred to as employment self-sufficiency.  

LGAs with lowest employment self-sufficiency 

Figure 8 Local Jobs as a % of Employed Residents, 2018/19 

 

Source: NIEIR, 2020 
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Resident workers compared to local jobs 

Figure 9 Number of jobs and employed residents, City of Moreland 

 

Source: NIEIR, 2020 

3.7 Local job growth is not meeting residentsô needs 

Moreland has less jobs than employed residents in all sectors. The three largest job 

gaps in 2019 were in Professional, Scientific and Technical Services, Education and 

Training and Public Administration and Safety. 

Jobs surplus/deficit, numbers, 2018/19 

Figure 10 Difference between Local Jobs and Employed Residents by Industry, 2018/19 

 

Source: NIEIR, 2020 
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Job gaps appear in terms of the industry profile as well as skill levels and 

occupations. In 2016, there were an estimated 24,515 more employed residents with 

degree level qualifications than local jobs available. In addition, 21,930 more 

employed residents were occupied as Managers or Professionals than local jobs.  

Resident workforce is significantly more qualified than local workers 

Figure 11 Qualification levels, City of Moreland, 2016 

 

Source: ABS Census of Population and Housing, 2016 

More residents are working in white collar occupations than local jobs 

available 

Figure 12 Occupation mix, City of Moreland, 2016 

 

Source: ABS Census of Population and Housing, 2016 
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Resident workers are also more likely to be working full time (62% in 2016) than local 

workers (55%) and earning more (19% earned $91,000 per year in 2016 compared 

to only 11% for local workers). 

In terms of specific occupations, it appears key gaps are in retail/hospitality, 

professional business services areas and education. 

This is reinforced by the fact that business/accounting and education are the main 

study fields were employed workers exceed local jobs. Top occupations with job 

deficits align with sectors experiencing large job gaps. 

In terms of specific occupations, it appears key gaps are in retail/hospitality, 

professional business services areas and education. 

Top occupations and qualification fields with job deficits 

Table 3 Top occupations and qualification fields with job deficits 

Top occupations Top qualification fields 

Sales Assistants and Salespersons Business and Management 

Hospitality Workers Teacher Education 

Information and Organisation 
Professionals 

Accounting 

School Teachers Communication and Media Studies 

Business and Systems Analysts, and 
Programmers 

Information Technology 

Architects, Designers, Planners and 
Surveyors 

Electrical and Electronic Engineering 
and Technology 

Sales, Marketing and Public Relations 
Professionals 

Engineering and Related 
Technologies 

Cleaners and Laundry Workers Building 

Tertiary Education Teachers Nursing 

Business Administration Managers Law 

Source: ABS Census of population and housing, 2016 

3.8 Residents are accessing employment in inner Melbourne 

One of the reasons behind Moreland's strong population growth is the access it 

provides to employment and education facilities in inner Melbourne. In 2016, a third 

(33.5%) of all Morelandôs employed residents worked in the City of Melbourne LGA. 

This equates to more than 34,000 people in 2018/19 numbers. The City of Hume with 

7.3% (Melbourne Airport) and the City of Yarra (6.2%) were other key employment 

locations outside Moreland.  
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Where Moreland residents worked in 2016 

Map 3 Employment location of Moreland resident workers by LGA, 2016 

 

 

Source: ABS Census of Population and Housing, 2016 

3.9 Mixed household outcomes 

There are also spatial differences in terms of the occupations of local residents which 

reflects qualifications, income levels, housing affordability and access to relevant 

jobs. The southern areas of Moreland are home to a much higher share of young 

professionals who are more likely to have university level qualifications.  

In contrast, the northern areas have lower qualified residents, lower incomes and 

generally higher unemployment rates. 
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Level of disadvantage across Moreland 

Table 4 Selected socio-economic indicators by suburb, 2016 

  

Median 
weekly 
househ

old 
income 

($) 

Universi
ty 

qualifica
tion (%) 

Labour 
Force 

participa
tion rate 

(%) 

Unemploy
ment rate 

(%) 

Youth 
Unemploy

ment 

SEIFA 
index of 

disadvan
tage 2016 

Brunswick 
East 1,747 49% 72% 5% 14% 1,066 

Brunswick 1,724 47% 70% 6% 14% 1,052 

Brunswick 
West 1,406 41% 66% 6% 14% 1,033 

Pascoe Vale 
South 1,859 30% 64% 6% 14% 1,057 

Pascoe Vale 1,493 28% 63% 6% 17% 1,029 

Oak Park 1,665 30% 65% 6% 14% 1,048 

Coburg 1,605 36% 65% 7% 15% 1,024 

Coburg North 1,469 31% 60% 6% 16% 1,004 

Fawkner 1,080 20% 50% 10% 22% 916 

Hadfield 1,109 15% 51% 7% 15% 950 

Glenroy 1,258 22% 56% 9% 18% 949 

Gowanbrae 1,745 23% 66% 4% 18% 1,074 

City of 
Moreland 1,501 34% 63% 7% 16% 1,014 

Greater 
Melbourne 1,539 27% 62% 7% 16% 1,021 

Red highlights shows bottom 4 in terms of disadvantage. 

Source: ABS Census of Population and Housing, 2016 

This is further illustrated in the qualification attainment map below. Morelandôs highly 

qualified population is clustered around the óBrunswicksô with more than 40% of the 

working age population having a university qualification in 2016. In contrast, Glenroy 

has the lowest proportion of people with university qualifications (22.5%). Without 

intervention, the relatively low skill profile in the Glenroy catchment is likely to limit 

the economic development potential of the Glenroy Activity Centre. Opportunities to 

improve the skill profile are likely to be required to attract jobs beyond household 

services.  
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Morelandôs highly skilled population is clustered in the south 

Map 4 % of total people 15+ with a university qualification6, 2016 

 

Source: ABS Census of Population and Housing, 2016 

 

  

 

6 University qualifications in this map include bachelorôs degrees, PhD and masterôs degrees, graduate 

diplomas and graduate certificates 
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4. In the middle of a long-term transition to services 

Key Points 

 Decades ago, manufacturing made up 30% of all jobs in Moreland. Today, 

manufacturing represents less than 10% of jobs.  

 In its place, strong population growth has driven growth in health care 

(medical, hospitals, childcare, social assistance), schools, hospitality, 

hairdressers and gyms.  

 More than 88% of job growth over the past five years has been in 

household services. Professional services, like architects, engineers, tax 

professionals, accountants, lawyers, and computer programmers, has also 

grown to meet the local needs of residents and businesses. Professional 

service jobs and businesses are concentrated in Brunswick.  

 The rise of online shopping and changing consumer preferences has 

hampered growth in retail, a traditional strength of Morelandôs economy.  

 Several industries are identified as important drivers of future growth in 

Moreland. These strategic industries have been categories as large and 

growing; emerging and specialised.  

o Large and Growing: Health Care and Social Assistance, Retail and 

Food Services, Education and Training, and Construction. 

o Emerging: Professional, Scientific and Technical Services 

o Specialised: Creative and Cultural and Manufacturing 

 Almost 40% of Morelandôs jobs are located in the three Activity Centres, 

highlighting the critical role centres play in generating employment and 

providing services to the local community. They are a major source of 

commercial activity, supporting 58% of Morelandôs Retail jobs, 53% of 

Hospitality jobs and 50% of Business Service jobs. 

 The changes at the municipal level can be seen in changes to the industry 

mix in Activity Centres with a gradual transition away from food and clothes 

shopping to offer a broader range of experiences and lifestyle options. 
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 The continued shift towards services is likely to reinforce the importance of 

Activity Centres, especially Brunswick, given the importance of 

agglomeration and benefits provided by the public transport network. 

 Industrial Areas are also changing as they transition away from 

manufacturing to a wider range of economic activities. 

 

4.1 Economic transition continues 

Morelandôs transition away from manufacturing is not new. Decades ago, 

manufacturing made up 30% of all jobs in Moreland, many of these in the textiles 

industry. But this has gradually fallen and now manufacturing makes up less than 

10% of all jobs. In its place, there has been growth in health, education, household 

services as well as business service jobs.  

Changing industry mix 

Figure 13 Share of total jobs, %, Selected Industries, City of Moreland 

 

Source: NIEIR, 2020 
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4.2 Changing demographics has stimulated demand for local services 

Population growth and change has driven strong demand for local services in 

Moreland. For example, growth in the number of babies and pre-schoolers has driven 

demand for child care, while growth in the number of primary schoolers has driven 

growth in Education and Training. Strong growth in 18-59 year olds has also 

supported an expansion in Hospitality, Construction and Personal Services. Growth 

across all age groups, but especially residents aged 60+ has led to strong growth in 

Health Care. 

Population growth has influenced local job growth 

Figure 14 Change in residents by age, 2006-2016, City of Moreland 

 

Source: ABS Census of Population and Housing, 2006 and 2016 

4.3 Non-retail services driving recent growth 

More than 88% of job growth over the past five years has been in household 

services, with most of this growth driven by non-retail services. The largest jobs 

growth in the five years to 2019 was in the Health Care and Social Assistance 

Services, which includes hospitals and doctors as well as childcare and aged care. 

Education and Training was the next largest, with strong increases in people 

employed in schools and adult community education (e.g. acting and drama schools, 

sports coaching and driving schools).   

While underrepresented in Moreland, Professional Service jobs, like architects, 

engineers, tax professionals, accountants, lawyers, and computer programmers, 
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grew strongly over the past five years. Most of this growth is due to the demand 

driven by population and business growth within Moreland. The challenge to 

employment growth in this sector will be the ability to attract businesses that export 

services to a regional catchment. Nevertheless, this is an encouraging trend with 

strong business growth in knowledge-intensive Business Service like Management 

Advice and Related Consulting Services (34% of sector growth), Computer System 

Design and Related Services (18%) and Specialist Design Services (10%)7. 

But the rise of online shopping and changing consumer preferences towards 

experiences (e.g. lifestyle, travel, food and beverage) has hampered growth in Retail 

Trade, especially other store-based retailing, a traditional strength of Morelandôs 

economy. 

Economic and jobs change last five years 

Figure 15 Local jobs and value added growth, 2013/14 to 2018/19, City of Moreland  

 

Source: NIEIR, 2020 

  

 

7 ABR unpublished data. 
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4.4 Existing competitive advantages provide a guide to future 

opportunities 

Another way to look at the industry profile in Moreland is to consider its 

specialisations. Specialisations are important as this is what makes a local economy 

unique and where investment can work with the market to drive future growth.  

Most of Moreland's largest sectors are also ones in which the City is over-

represented compared to Greater Melbourne (higher share of employment in 

Moreland than that sectorôs share in Greater Melbourne). Construction and 

Manufacturing have declined in terms of an over-representation in the last five years, 

whereas all the others have grown. 

Most over-represented sectors by local jobs 

Figure 16 Shares of jobs by sector, 2018/19, top 7 with larger share in City of Moreland 

 

Source: NIEIR, 2020 
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Industries with a larger than metro average share of jobs or value added 

Table 5 Specialisations in the City of Moreland ï Detailed Industry Level 

Industry Sector Level of 
specialisation  

(Location 
Quotient8) 

Details 

Hospitality and Entertainment 

Food and 
beverage 
services 

1.3 Predominately cafes/restaurants/bars lower end of 
Moreland (e.g. Brunswick and Brunswick East) 

Creative and 
performing arts 

2.9 Large amount of independent Creative Artists, Musicians, 
Writers and Performers mainly in Brunswick and Coburg 

Motion picture 
and sound 
recording 
activities 

1.3 Numerous music studios mainly in Brunswick 

Food retail 1.4 Barkly Square and other supermarkets/small groceries 

Manufacturing & wholesale 

Food products 1.5 Many small bakeries, but also a range of small food and 
beverage manufactures (e.g. meat processors, 
breweries). Visy food can manufacturing in Coburg North. 

Textiles. clothing 
and footwear 

2.5 Small clothing manufacturers in Brunswick 

Printing 1.2 Commercial printers in Brunswick e.g. Litho Superpak 

Polymer Product 
and Rubber 

2.5 Plastics companies in Fawkner e.g. Foster Plastics 
Industries 

Furniture 1.4 Small furniture makers especially in Coburg North 

Grocery, Liquor 
and Tobacco 
Product 
Wholesaling 

2.5 Co-located next to manufacturers in Coburg North 

Other goods 
wholesaling 

1.2 Textile, Clothing and Footwear Wholesaling & furniture 
wholesaling in Brunswick and Brunswick East 

Road transport 1.2 Taxi drivers in Fawkner and Glenroy 

Education and training 

Preschool and 
school 

1.6 Numerous schools servicing large population base e.g. 
Coburg High School and specialist schools e.g. Glenroy 

Adult, community 
and other 

1.7 Independent facilities especially in Coburg e.g. ACET, 
TRISON Business College 

 
 

Health Care & Social Assistance 

 

8 Industry is considered specialised if the LQ is greater than 1.2. That is, the industry share is 1.2 times 

larger than the metropolitan average. 
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Medical and other 
health care 

1.5 Allied health and medical services mainly in Coburg and 
Brunswick, mainly around Moreland Rd (e.g. connected 
to the two Private Hospitals), and along Sydney Rd.  

Residential Care 2.2 Aged Care facilities (nursing homes and home care) 
throughout  

Social assistance 
services 

2.6 Childcare services throughout 

Other Services 
 

  

Personal and 
other services 

1.6 Numerous hairdressers and other services, mainly in 
Brunswick 

Repair and 
Maintenance 

1.8 Large amount of Automotive Repair and Maintenance 
businesses in Coburg North 

Industries Location Quotient >1.2 in jobs & share of jobs>0.5% of total 
Source: NIEIR, 2018 

Moreland is also home to the RMIT School of Fashion and Textiles and several trade 

training centres such as the Plumbing Industry Climate Action Centre (PICAC). 

Assets like this and the former Brunswick Business Incubator provide several 

benefits to local businesses including the opportunity for collaboration, networking 

and advice, or access to skills. 

4.5 Creative Moreland 

Moreland has historically had a strong connection with creative industries, whether 

they be clothing and textile manufacturing or the night time entertainment 

establishments along Sydney Road.  

Moreland Arts Infrastructure Plan 2018-2023 prepared by Hodyl + Co, highlights the 

depth of arts infrastructure available in Moreland. Spaces are diverse, and include 

galleries, studios (shared, lockable, specialised), shop fronts, dance studios, 

theatres, event space, church halls and factories. 

The creative sector in Moreland was estimated to have employed almost 2,800 

people in 2018/19, or 6% of all local jobs. Total value added of the sector was 

estimated at $251m or 5.7% of Moreland's total value added. 

However, Moreland is more regarded as a home for creative workers. In 2018/19, 

just over 8,000 residents worked in the sector. This represented almost 8% of the 

total employed resident base, well above the Greater Melbourne average.  
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Strong creative sector economy  

Figure 17 Share of City of Moreland, 2018/19 

 

Source: NIEIR, 2020 
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2018/19, more than four times the Greater Melbourne average.  
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Creative Sector Specialisations 

Table 6 Industry Specialisation9 and share of Creative Sector Jobs, 2018/19.  

Industry Location Quotient 
(Greater Melbourne) 

Share of Creative 
Sector jobs 

Footwear Manufacturing 5.8 1.4% 

Creative Artists, Musicians, Writers and 
Performers 

4.3 16.2% 

Creative and Performing Arts Activities 4.0 1.0% 

Clothing Manufacturing 3.6 9.0% 

Music and Other Sound Recording 
Activities 

2.9 0.9% 

Professional Photographic Services 2.6 4.8% 

Jewellery and Silverware Manufacturing 2.2 1.5% 

Motion Picture and Video Production 1.9 4.7% 

Post-production Services and Other Motion 
Picture and Video Activities 

1.8 0.5% 

Other Specialised Design Services 1.7 9.9% 

Printing Support Services 1.6 0.7% 

Printing 1.5 9.6% 

Performing Arts Operation 1.4 1.8% 

Radio Broadcasting 1.4 1.1% 

Performing Arts Venue Operation 1.3 1.1% 
N.B. Only industries Ó0.5% of sector jobs included. 
Source: NIEIR, 2020 

In terms of recent trends, local jobs in the sector are estimated to have grown by 282 

jobs between 2010/11 and 2018/19, or 1.3% p.a. This was slightly below the growth 

rate for all jobs (1.4% p.a.). Local value added in the sector is estimated to have 

grown by $77.2M between 2010/11 and 2018/19. This represented 4.7% growth, well 

above the jobs growth, and reflects a transition from less productive industries to 

more productive ones. The largest jobs growth in the period occurred in design 

related areas. The largest jobs declines were in manufacturing areas. 

  

 

9 Industry is considered specialised if the LQ is greater than 1.2. That is, the industry share is 1.2 times 

larger than the metropolitan average. 
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Industries with largest increase or decline in jobs 

Figure 18 Change in creative jobs, 2010/11 to 2018/19, City of Moreland 

 

Source: NIEIR, 2020 

This specialisation in the creative sector has been reinforced by the designation of 

the Brunswick Design District, a collaborative partnership between RMIT University, 

Moreland City Council and Creative Victoria. This partnership seeks to encourage 
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across the RMIT Brunswick-based design campus, including its world-class School of 
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have the potential to deliver high quality employment space and attract a major 

tenant and have the potential to boost Brunswickôs commercial status.  
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Several sectors are identified as important drivers of future growth in Moreland. 

These strategic sectors have been categoried as large and growing; emerging and 

specialised.  
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4.7 Spatial implications of this transition 

Almost 40% of Morelandôs jobs are in the three Activity Centres, highlighting the 

critical role centres play in generating employment and providing services to the local 

community. They are a major source of commercial activity, supporting 58% of 

Morelandôs Retail jobs, 53% of Hospitality jobs and 50% of Business Service jobs. 

While providing an important source of jobs and economic activity, Industrial Areas 

contain far less jobs than Centres. In 2020, they supported around 20% of 

Morelandôs jobs. There is also a large share of jobs (40%) not located in Activity 

Centres, Neighbourhood Centres, Local Centres and Industrial Areas, with many jobs 

located in schools, aged care facilities, residential areas and also hospitals. There 

may be opportunities to better plan for this growth outside of Centres, especially for 

health sector jobs given its size as Morelandôs largest employer, recent growth and 

forecast growth. 

Large share of employment located in Centres 

Table 7 Job distribution in Moreland by location, 2020 
 

 Jobs 
Share of 
total jobs 

Centres 23,437 48% 

Activity Centres 18,907 39% 

Neighbourhood Centres 3,323 7% 

Local Centres 1,207 2% 

Industrial Areas 9,386 19% 

Core Industrial and Employment Areas 8,493 17% 

Employment Priority Areas 893 2% 

Elsewhere 19,631 40% 

Moreland LGA 48,588 100% 

Note: Brunswick Industrial Areas are included in the Activity Centre estimate. As such, percentages in 

the table do not add up to 100%. 

Source: .id 

Spatially, jobs are concentrated in the transport rich southern area of Moreland, 

especially in Brunswick Activity Centre and Coburg Activity Centre. Combined these 

centres account for around 36% of all jobs in Moreland. Brunswick Activity Centre is 

the largest centre with around 12,500 jobs (26% of total). The next largest precincts 

were Coburg (4,700 jobs), Coburg North (2,730 jobs) and Glenroy Activity Centre 

(1,650 jobs).  
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Table 8 Jobs by employment precinct, 2020 
 

 

  
Commercial Industrial Total 

CENTRE 19,302 4,135 23,437 

Activity Centre 15,229 3,678 18,907 

Brunswick 9,531 3,032 12,563 

- Commercial Area 7,470 1,226 8,696 

- MILS Cat 1 Area 1,824 1,620 3,444 

- MILS Cat 2 Area 237 186 423 

Coburg 4,312 382 4,694 

Glenroy 1,386 264 1,650 

Neighbourhood Centre 2,975 348 3,323 

Grantham/Union Streets, West Brunswick 321 15 336 

Melville Road/Albion Street/Victoria Street, West Brunswick  312 85 398 

Melville/Moreland Roads, West Brunswick 179 10 189 

Moreland Road/Nicholson Street, Coburg/Brunswick 283 162 445 

Bell Street/Melville Road, Pascoe Vale South 550 38 587 

Gaffney Street/Pascoe Vale Station, Pascoe Vale 280 7 287 

Gaffney/Sussex Streets, Coburg North 234 21 255 

Merlynston 121 0 121 

Bonwick Street, Fawkner 129 4 133 

Snell Grove, Oak Park  182 7 189 

West Street, Hadfield 247 0 247 

Elizabeth Street, Coburg North 137 0 137 

Local Activity Centre 1,097 109 1,207 

LAC (total) 1,097 109 1,207 

INDUSTRIAL AREA 4,176 5,210 9,386 

Category 1 - Core Industrial and Employment Areas 3,689 4,804 8,493 

Brunswick (included in Brunswick Activity Centre) 1,824 1,620 3,444 

Coburg North 1,211 1,520 2,731 

Merlynston, Fawkner, Hadfield 367 1,059 1,426 

Newlands Road 287 605 892 

Category 2 - Employment Priority Areas 487 406 893 

Brunswick (included in Brunswick Activity Centre) 237 186 423 

Grantham / Union St, West Brunswick 198 68 266 

Moreland Road Coburg/Brunswick 3 104 107 

Devon Road 33 18 50 

Gaffney Street/Pascoe Vale Station, Pascoe Vale 16 31 47 

ELSEWHERE 13,901 5,730 19,631 

Elsewhere 13,901 1,078 14,980 

Construction 0 4,651 4,651 

Total 35,318 13,270 48,588 
Note: Brunswick Industrial Areas are included in the Activity Centre estimate. As such, percentages in 

the table do not add up to 100%. 

Source: .id 
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Jobs concentrated along the Sydney Road / Upfield Line Corridor 

Map 5 Distribution of jobs in Moreland, 2016 

 

 

Source: ABS Census of Population and Housing, 2016 
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Map 6 Jobs by employment precinct 

 

id Name   id Name 

1 Brunswick   16 Brunswick MILS Cat 1 

2 Coburg   17 Coburg North 

3 Glenroy   18 Merlynston, Fawkner, Hadfield 

4 Grantham/Union Streets, West Brunswick   19 Newlands Road 

5 
Melville Road/Albion Street/Victoria Street, 
West Brunswick  

  20 Brunswick MILS Cat 2 

6 Melville/Moreland Roads, West Brunswick   21 Grantham / Union St, West Brunswick 

7 
Moreland Road/Nicholson Street, 
Coburg/Brunswick 

  22 Moreland Road Coburg/Brunswick 

8 Bell Street/Melville Road, Pascoe Vale South   23 Devon Road 

9 
Gaffney Street/Pascoe Vale Station, Pascoe 
Vale 

  24 
Gaffney Street/Pascoe Vale Station, Pascoe 
Vale 

10 Gaffney/Sussex Streets, Coburg North       

11 Merlynston       

12 Bonwick Street, Fawkner       

13 Snell Grove, Oak Park        

14 West Street, Hadfield       

15 Elizabeth Street, Coburg North       
Source: .id based on NIEIR SA2 Forecasts 
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As with any large region, specific locations within Moreland perform different 

economic roles: 

Brunswick Activity Centre 

As Morelandôs largest job cluster, Brunswick Activity Centre plays an important 

economic role in the northern region of Greater Melbourne. The centre is also 

designated as a Regionally Significant Commercial Area in MICLUP. The centre 

plays an important regional role in Melbourneôs North and West being the 12th largest 

employment cluster10 with a similar number of jobs to Broadmeadows (home to the 

Broadmeadows Metropolitan Activity Centre). Compared to the top 20 employment 

clusters, Brunswick has a larger share of professional and manger workers (33%), 

highlighting the knowledge-intensive role it plays in the north and western regions of 

Melbourne.  

Brunswick and Coburg are regionally significant employment clusters in the 

northern and western region of Melbourne 

Figure 19 Employment Clusters (SA2) in Northern and Western Melbourne  

 

Source: ABS Census of Population and Housing 
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The centre is diverse, performing both a commercial and industrial function. Of the 

12,500 jobs in the Brunswick Activity Centre in 2020, 8,700 jobs were in the 

commercial area and 3,875 jobs in the Industrial Area.  

Brunswick Activity Centre supported more than 26% of total Moreland jobs in 2020. 

The industry mix of the centre is diverse with a range of commercial, industrial, retail 

and hospitality jobs. At a broad industry level, the largest employing industries were 

Business Services (22%), Retail (21%), Health (14%) and Industrial (14%). 

Employment growth in the centre was marginally below the Moreland average at 

1.7% per annum over the past five years to 2020. The main drivers of growth were 

Health, Other Services and Business Service jobs.  

Brunswick Activity Centre has developed key specialisations in several linked sub-

industries ï including creative sectors, professional services (accounting, design, 

architectural, consulting) and computer system design. Its job density combined with 

related diversity, a plus for supply chain activities, supports interaction between firms 

and institutions with the potential to generate óknowledge spill oversô, driving 

innovation and growth. Brunswick Activity Centre also draws from a regional 

catchment which elevates its economic role.  

A competitive position analysis (see Appendix A - 9.7) shows that Brunswick Activity 

Centre provides the most competitive location for office development in Moreland 

due to current market interest, its dense, highly accessible location, industry mix, 

proximity to CBD and Parkville and highly skilled labour force catchment.  

Coburg Activity Centre 

Coburg Activity Centre is the second largest employment precinct in Moreland, 

supporting around 9.7% of Morelandôs jobs. The centre is also designated as a 

Regionally Significant Commercial Area in MICLUP. As illustrated above (Figure 19), 

Coburg plays a regionally important role being the 18th largest employment cluster in 

northern and western Melbourne. Of the top 20, it has the 3rd highest share of 

manager and professional jobs. 

The centre is also diverse with a large share of jobs in Business Services (31%, 

mostly due to location of Moreland City Council offices in Coburg), Health (21%) and 

Retail (17%).  

Employment growth in the centre is on par with the Moreland average at 1.8% per 

annum over the past five years to 2020. The main drivers of growth were Health and 

Business Services.  



A Job in Moreland 

  

59 

The competitive position analysis found that Coburg Activity Centre was the second 

most attractive location for office development in Moreland. Compared to Brunswick 

Activity Centre, Coburg scored lower due to its lower scores on proximity to 

CBD/Parkville, the skill profile of its labour force catchment and recent population 

growth. This may limit the ability to re-direct office space from Brunswick to Coburg in 

the medium term. However, public realm investment such as the level crossing 

project at Coburg Station may increase the attractiveness of commercial 

development in Coburg Activity Centre.  

Glenroy Activity Centre 

Glenroy Activity Centre is relatively small compared to Brunswick Activity Centre and 

Coburg Activity Centre. The centre is also designated as a Regionally Significant 

Commercial Area in MICLUP. The size of this centre suggests that it services the 

needs of its local population. This is further reflected by its very high share of Health 

Jobs (38% of centre jobs). Retail (17%) and Business services (15%) are also 

prominent.  

Employment growth in the centre was below the Moreland average at 1.6% per 

annum over the past five years to 2020. The main driver of growth was Health.  

According to the competitive positioning analysis, Glenroy Activity Centre is not 

currently considered a highly attractive location for office development due to its 

small size, distant location to Melbourne CBD/Parkville and its catchment 

characterised by low population growth and relatively low skills. 
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4.8 Employment Precincts are changing to meet local demand 

This transition towards services is changing the role and function of centres away 

from primarily food and clothes shopping to offer a broader range of experiences and 

lifestyle options including cafes, restaurants, hairdressers, gyms as well as health 

and wellness requirements of the population. Further details and analysis about 

industry growth by Employment Precinct can be found in Appendix A (Chapter 9.2). 

 
Changing industry profile of Centres 

Figure 20 Employment change in Centres by Broad Industry, 2015-2020 

 

Source: .id based on NIEIR SA2 employment estimates 

 
Industrial Areas are home to around 10,000 jobs (20% of total). Around 56% of jobs 

in industrial areas are manufacturing or related jobs. They include a range of 

activities that service a regional catchment including inner Melbourne (e.g. 

wholesaling, printing, food production, etc). But these areas are changing as they 

transition away from manufacturing to a wider range of activities including wholesale 

trade, warehousing, household and business services. These areas complement 

traditional commercial areas by offering businesses more affordable rent and a 

variety of building types. Growth in other industrial and services highlight the 

important role that industrial areas are playing in supporting economic change in 

Moreland. 
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Changing industry profile of Industrial Areas 

Figure 21 Employment change in Industrial Areas by Broad Industry, 2015-2020 

 

Source: .id based on NIEIR SA2 employment estimates 

 
This trend is most apparent in the Brunswick Industrial Areas (MILS Category 1 and 

Category 2) with strong growth in Other Industrial (mostly transport), Other Services, 

Health, Education and Business Services. Manufacturing jobs fell by around 83, 

further illustrating the shift towards a more diverse range of employment sectors. 

 
Figure 22 Employment change in Brunswick Industrial Areas by broad industry, 2015-2020 

 
 
Source: .id based on NIEIR SA2 employment estimates  
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