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Executive summary 
Hilltops Council resolved to prepare an LGA-wide review of its rural and residential lands and engaged 

Elton Consulting to prepare a report of the findings. This Rural and Residential Lands Study (the Study) 

provides Council with the background information and analysis of the key land use planning issues that 

will need to be considered in the preparation of a comprehensive Local Environmental Plan (LEP). 

The population of the Hilltops LGA in 2016 was 18,753 people. There were 10,275 people living in Young, 

1,639 in Boorowa and 2,131 in Harden-Murrumburrah, with the balance of the population living in rural 

areas and villages. The population is forecast to grow by up to 1,950 people by 2036 and require up to 

1,200 dwellings. While the majority of these area expected to be in Young, there is also opportunity to 

realise population growth in the other towns of Harden-Murrumburrah and Boorowa as the region reaps 

the benefits of proximity to Canberra, strong growth in agriculture, particularly intensive agriculture 

including pig and poultry and the continued strong performance in cropping and horticulture. With over 

25% of the labour force employed in agriculture, it is critical that Council’s LEP and local planning 

framework promotes and protects the economic base; rather than inhibit it. 

In preparing a new LEP, Council needs to consider the legal and statutory policy framework. The South 

East and Tablelands Regional Plan (Regional Plan) is the NSW Government’s strategy for guiding land use 

planning decisions for the South East and Tablelands region to 2036. It outlines a 20-year vision to build 

sustainable communities by balancing opportunities for new homes and jobs with the protection of the 

region’s natural environment. Any local planning decisions need to be made in the context of, and be 

consistent with, the directions in the Regional Plan. 

In addition to the Regional Plan, there are a number of other policy considerations. Particular focus has 

been given to the rural and agricultural planning policy. The policy framework provides the basis for 

discussion, analysis and recommendations in this Study. 

The Study relies on a number of earlier land use studies prepared by the previous councils. Previous work 

and the subsequent Standard Instrument LEP provide a solid foundation on which this report has been 

based. Constraints and land suitability were also considered and provide guidance of key 

recommendations, particularly in the towns in terms of infrastructure. 

The key recommendations of the Study include: 

» The need to secure land for the expansion of the town of Young, as well as additional greenfield 

development opportunities in Harden. In Boorowa, there is a need for Council to work with 

landowners to realise the development potential of existing zoned land. 

» Rationalise the RU4 Primary Production Small Lots zone in Young and rezone part of the land in this 

zone to R5 Large Lot Residential to align with the Standard Instrument zones, objectives and land 

use tables. 

» Increase the minimum lot size in the RU4 zone to 24ha, consistent with the Young Shire Strategic 

Land Use Study Towards 2030, and review the areas currently with a 2ha minimum lot size. 

» Include additional provisions in the LEP to protect the intensive horticulture industry by reinforcing 

previous provisions related to the relationship between dwellings and the use of the land on lots in 

the RU4 zone. 

» Rezone certain land in Harden to R5 Large Lot Residential. 

» Increase the minimum lot size in the RU1 Primary Production zone to 200ha across the LGA and 

include provisions in the LEP to address the retention of existing dwelling entitlements and dwellings 

on existing lots. 
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» Consider options that will continue to provide for dwelling opportunities within the rural areas to 

support agriculture and provide housing diversity including: 

> Expanding the land use table to include detached dual occupancies 

> Include provisions that will preserve existing “dwelling entitlements” and minimum lot sizes 

created under the existing three LEPs 

> Include provisions in a comprehensive LEP that support the subdivision of land for agricultural 

lots of any size consistent with the Rural SEPP 

> Ensure that the comprehensive LEP provides for farm adjustments without the loss of dwelling 

entitlements  

» Consider additional provisions in the LEP to allow dwellings on undersized lots in the RU1 Primary 

Production zone on certain land around villages. 

» Review the minimum lot sizes in the Villages having regard to the access to reticulated services and 

the ability to accommodate on-site effluent management. 

At the end of the document, recommendations are provided in a table that aligns the actions and 

strategies to specific Directions in the Regional Plan. 

The Study provides Council with recommendations to inform the Local Strategic Planning Statement 

(LSPS) and review and consolidation of the three LEPs. It has been prepared in such a manner as to 

satisfy the requirements of a Local Housing Strategy and supports the Development Control Plan (DCP) 

and local policy and decision-making around land use. 
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1 Introduction  

1.1 Background and scope 

Hilltops Council was formed in May 2016 by the amalgamation of the former Young, Harden and Boorowa 

Councils. Hilltops Council resolved to prepare an LGA-wide review of its rural and residential lands and 

engaged Elton Consulting to undertake the study. 

This Rural and Residential Lands Study (the Study) will allow Council and stakeholders to undertake a 

refresh and review of existing policies and the planning framework in order to align better with the 

community and emerging trends and demands as part of a 20-year strategic direction. 

The Study primarily relates to rural and residential land and includes: 

» Rural land use zones RU1 Primary Production, RU4 Primary Production Small Lots (Young and 

Harden only) and RU5 Village.  

» Residential zones: R1 General Residential, R2 Low Density Residential (Boorowa only) and R5 Large 

Lot Residential. 

As an amalgamated LGA, particular consideration needs to be given to the historic approach to rural and 

residential planning by the former Young, Harden and Boorowa Councils in bringing together a new 

strategic planning direction for the whole of the LGA.  

The Study will facilitate the synthesisation and unification of the LGA’s three regions’ planning 

frameworks and aim to manage and balance land uses, current and future. It identifies needs for rural, 

rural residential and residential lands and management of potential land use conflicts. It considers 

impacts and opportunities with lot sizes, dwelling densities, environmental matters and community needs 

and values. 

The Study provides Council with recommendations to inform the Local Strategic Planning Statement 

(LSPS) and review and consolidation of the three Local Environmental Plans (LEPs). It also supports the 

Development Control Plan (DCP) and local policy and decision-making around land use. 

1.2 Structure of the document 

The structure of the document is driven by the statutory and policy requirements and the broad scope of 

the project covering both the residential, rural residential and rural land use issues. 

Section 1 Introduction: provides a general overview of the project including the scope of work and 

metholodogy. 

Section 2 Strategic Framework: provides the policy framework for the study including the relevant 

statutory considerations, the Regional Plan, State Environmental Planning Policy and other relevant 

government policy related to residential and rural land use decision making. 

Section 3 Population and Demographic Profile: identifies the key statistical data in the region 

relating to population, household and dwelling characteristics, population forecasts and employment. 

Section 4 Housing Demand and Supply: provides analysis of housing supply and demand for 

dwellings in the Hilltops LGA. 

Section 5 Constraints and Land Suitability: identifies land use constraints at the LGA level and in 

the three townships. 

Section 6 Residential Development: outlines the objectives and strategy for each of the townships 

including identification of opportunities for infill development and urban investigation areas. 
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Section 7 Rural Residential Development and small rural lots: addresses the RU4 Primary 

Production land and rural residential development around Young, and includes Villages. 

Part 8 Rural Development: considers the issues relating to rural development, particularly land use, 

lot and holding size and the relationship between dwellings and lot size.  

Part 9 Local Strategic Planning Statement: Provides the link between the Rural and Residential 

Land Study and Local Strategic Planning Statement including the Local Housing Strategy. 

Part 10 Strategy Actions and Recommendations: Consolidates the recommendations in a table 

including the relationship with Directions in the Regional Plan, high level strategies, actions 

implementation outcome, timeframe and responsibility.  

1.3 Methodology 

On being awarded the project, Elton Consulting attended a project inception meeting with Council in 

Harden on 24 September 2018 with Council staff. Following the inception meeting, Elton Consulting staff 

also visited Boorowa and Young towns to get a feeling for the residential land use, development activity 

and settlement patterns.  

Following the initial inception meeting, Elton commenced a review of the existing literature, in particular 

the previous local environmental studies undertaken across the three former LGAs to inform the LEPs. 

Other key background documentation included the South East and Tablelands Regional Plan, NSW Right 

to Farm Policy, relevant State Environmental Planning Policies including the draft Primary Production and 

Rural Lands Explanation of Intended Effect and Draft Intensive Livestock Agriculture Guidelines.  

Mapping data sets including the LEP layers, soils and land use, water catchment and biodiversity mapping 

were collated for the Hilltops LGA to inform a high-level constraints analysis. This information is 

incorporated into the Rural and Residential Lands Study. 

Having reviewed the local context, Elton Consulting held three stakeholder engagement sessions in 

Harden, Young and Boorowa on 23rd and 24th October 2018. The purpose of these sessions was to test 

some of the initial issues that were emerging from the background review. The sessions included a 

visioning exercise to understand the aspirations of those representing the community, business and 

industry for the region over the next twenty years. This was followed by a Strengths, Weaknesses, 

Opportunities and Threats analysis of the residential and rural land use in the LGA.  

Following the stakeholder engagement, Elton Consulting met with key Council staff on 7th November 

2018. This workshop focused on the constraints and opportunities to growth of residential land in 

Harden, Boorowa and Young.  

Consultation was undertaken with key government and agency stakeholders on 20th November 2018 as 

part of the engagement for the Economic Growth and Land Use Strategy also currently being undertaken 

by Hilltops Council. 

The project was undertaken in two stages: 

» Stage 1: Preparation of Key Issues Discussion Paper 

> Literature review including relevant legislative and policy context, mapping of land use and 

planning controls. 

> Rural land analysis including mapping of constraints, assessment of rural land supply, 

subdivision and lot size and impact on fragmentation, existing and potential land use conflict. 

> Residential and rural residential land analysis including identifying settlement patterns 

and lot sizes, categorising residential land use, identifying current land supply and developing 

principles.  

> Consultation with council officers, government agencies and key stakeholders.  
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The Key Issues Discussion Paper assisted in the initial discussion with the Council and State Government 

Agencies and provided direction and focus for the work undertaken in Stage 2. The Key Issues and 

response from stakeholders are attached in Appendix B. The Key Issues provide the focus for the 

recommendations of the Rural and Residential Lands Study. 

» Stage 2: Development of Study and Recommendations 

> Rural and Residential Lands Study identifying opportunities and recommendations for rural 

land, principles for determining suitability of land for development and subdivision, pipeline of 

housing supply, key locations for growth and high-level implementation plan. 

> Land use planning options developed in close consultation with Council. 

1.4 Description of the Hilltops region 

Hilltops LGA has an area of 714,040 hectares and is located in the Southern Tablelands of New South 

Wales (ProfileID, 2018). It is located around 300km south-west of Sydney. Boorowa is less than 120km 

north west of Canberra, with Harden 130km and Young just under 160km from Canberra (see Figure 1). 

Hilltops LGA is adjacent to the Upper Lachlan and Yass Valley local government areas and is within the 

South East and Tablelands Regional Plan region. 

The Main Southern Rail line traverses the area and is an important freight link along with the Hume 

Highway that links Sydney with Melbourne running along the southern part of the LGA. The Olympic 

Highway bisects the LGA on a north east – south west diagonal and the Mid-Western Highway traverses 

the northern part of the LGA. The Lachlan Valley Highway passes through Boorowa connecting the Hume 

Highway in the south with the Mid Western Highway at Cowra in the north.  

Young is identified as the strategic centre of the LGA.1 Harden-Murrumburrah and Boorowa townships are 

also principal settlements within the LGA and each represents the former central administration centre for 

the former LGAs. The townships are supported by villages of Galong, Jugiong, Wombat, Kingsvale, 

Koorawatha, Bribbaree, Monteagle, Bendick Murrell, Murringo, Frogmore, Rye Park, Rugby and Reids 

Flat. These villages and localities play an important role in both supporting rural communities and 

providing housing choice outside of the larger centres. 

Agricultural production is the predominant land use in the LGA, with a mix of grazing, broadacre cropping 

and mixed farming and horticulture. Young is known as the cherry capital of Australia. Hilltops is 

recognised as one of 14 wine regions in NSW, growing cool climate varieties. Agricultural land covers an 

area of approximately 6,727km2 of the LGA.2 Agriculture contributes $254 million to GDP significantly 

ahead of mining at $70 million and health care and social assistance at $56 million.3 

The Hilltops Council area estimated resident population for 2018 is 18,877. The population is forecast to 

grow to 19,922 by 2036, representing a population change of 5.54%. Over 70% of growth over this 

period is expected to occur in Young town.4 

                                                
 
1 South East and Tablelands Regional Plan, p.62. 

2 Harden Shire Land Use Study, 2016, Young Rural Lands Study, 2008 and ACT State of the Environment Report for Boorowa, 2004. 

3 Profile.id: Value added by industry sector: Hilltops Council area. 
4 Ibid. 
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Figure 1 Hilltops Context  
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2 Strategic Context  
The Environmental Planning and Assessment Act 1979 (EP&A Act) provides the statutory framework for 

land use planning in NSW. The objects of the EP&A Act are set out below and include promotion of the 

social and economic welfare of the community and a better environment through the proper 

management, development and conservation of the State’s natural resources, and promotion of the 

orderly and economic use of land. 

 

Recent changes to the legislation have strengthened the emphasis on strategic planning, reinforcing it as 

the basis of the NSW planning system. Strategic plans tell the story of a place: its background and 

history, its vision and aspirations for the future and plans to achieve these. 

The EP&A Act provides for plans at the regional level. Council has the local knowledge and expertise in 

strategic planning that is necessary to translate higher-order planning objectives in the Regional Plan into 

implementable plans at the local level. 

The State planning hierarchy is illustrated in Figure 2. 

 

The objects of this Act are as follows: 

» to promote the social and economic welfare of the community and a better 

environment by the proper management, development and conservation of the State’s 

natural and other resources 

» to facilitate ecologically sustainable development by integrating relevant economic, 

environmental and social considerations in decision-making about environmental 

planning and assessment 

» to promote the orderly and economic use and development of land 

» to promote the delivery and maintenance of affordable housing 

» to protect the environment, including the conservation of threatened and other species 

of native animals and plants, ecological communities and their habitats 

» to promote the sustainable management of built and cultural heritage (including 

Aboriginal cultural heritage) 

» to promote good design and amenity of the built environment 

» to promote the proper construction and maintenance of buildings, including the 

protection of the health and safety of their occupants 

» to promote the sharing of the responsibility for environmental planning and assessment 

between the different levels of government in the State 

» to provide increased opportunity for community participation in environmental planning 

and assessment. 
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Figure 2 State planning hierarchy 

 

Source: South East and Tablelands Regional Plan, 2036 

2.1 South East and Tablelands Regional Plan 
2036 

The South East and Tablelands Regional Plan (Regional Plan) came into force in July 2017. It is the NSW 

Government’s strategy for guiding land use planning decisions for the South East and Tablelands region 

to 2036. It outlines a 20-year vision to build sustainable communities by balancing opportunities for new 

homes and jobs with the protection of the region’s natural environment. Any local planning decisions 

need to be made in the context of and be consistent with the directions in the Regional Plan. 

The plan covers the council areas of Goulburn-Mulwaree, Wingecarribee, Eurobodalla, Bega Valley, 

Snowy Monaro, Queanbeyan-Palerang, Yass Valley, Hilltops and Upper Lachlan. 

The overarching vision for the plan is: 

‘A borderless region in Australia’s most geographically diverse natural environment with the 

nation’s capital at its heart.’ 

The significant role of the ACT in the region is acknowledged. Of the 45,450 additional people expected 

to populate the region by 2036, the majority will be within commuting distance from Canberra, and part 

of the Hilltops LGA is identified within the one-hour commute from Canberra. The ACT is recognised as 

both the primary driver of growth and the provider of employment and higher order services for most of 

the region. 
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Hilltops LGA is identified as a diverse agricultural and horticultural area that is known for its picturesque 

countryside and fresh produce. Agricultural production for the Hilltops LGA is estimated at $269 million.5 

Figure 3 South East and Tablelands 2036 

 

Source: South East and Tablelands Regional Plan 2036 

The Regional Plan includes 11 priorities for Hilltops LGA, with the following being particularly relevant to 

planning for rural land and villages (emphasis added): 

» Enhance community access to jobs, goods and services. 

» Address land management issues that could impact agricultural productivity and viability, 

including erosion, salinity, weed management, on-farm practices and management of the water 

table. 

» Grow and diversify the area’s agricultural base, including value-add activities, expansion into 

agricultural research and technology and access to national and international markets. 

» Capitalise on value-add opportunities in food processing with the growth of intensive farming 

industries. 

» Grow housing in Young, Boorowa and Harden. 

» Support the unique character of the region’s village and rural lifestyle. 

» Enhance the variety of housing options to cater for an ageing population. 

                                                
 
5 South East and Tablelands Regional Plan, p.62. 
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2.2 State Environmental Planning Policies 

A State Environmental Planning Policy (SEPP) is a land use planning policy prepared by the NSW 

Government for matters that are considered to be of State or regional environmental planning 

significance. A review program is currently being undertaken by the Department of Planning & 

Environment (DPE) underpinned by the Government’s commitment to simplify the NSW planning system 

and reduce complexity. The new State Environmental Planning Policy (Primary Production and Rural 

Development) 2019 PPRD SEPP and associated supporting documentation is a result of this review. 

The new framework provided by the PPRD SEPP simplifies the NSW planning system by consolidating, 

updating and repealing provisions in five former agriculture-themed SEPPs. It supports NSW’s agricultural 

sector, which is a major contributor to the success of the NSW economy, providing exports and jobs. 

The new framework: 

» removes unnecessary regulation to support small scale operators and encourage investment in 

primary production 

» assists in delivering NSW Government commitments in support of current and future farming 

practices, support during times of hardship, and management of land use conflict  

» supports primary industry and rural communities by making it easy to find and understand local 

planning provisions  

» supports sustainable agriculture, aquaculture and rural development by ensuring that appropriate 

levels of assessment are required in sensitive locations. 

In addition to the PPRD SEPP the package of reforms also considered key policy and planning initiatives 

that are directly relevant to the future of rural land use and the agricultural sector, including the NSW 

Right to Farm Policy, Regional Plan and industry development strategies. 

The framework introduces: 

» Updated rural planning and subdivision principles into Ministerial Direction 1.5 – Rural Lands.  

» New Guidelines for Intensive Livestock Agriculture Development; and  

» Inserts additional miscellaneous provisions into the Standard Instrument LEP which are compulsory 

provisions in the Young, Harden and Boorowa LEPs.  

These amendments are outlined below. 

2.2.1 Primary Production and Rural Development SEPP 
2019 

The PPRD SEPP 2019 came into force on 28 February 2019. The SEPP repeals State Environmental 

Planning Policy No 30—Intensive Agriculture, State Environmental Planning Policy No 52—Farm Dams 

and Other Works in Land and Water Management Plan Areas, State Environmental Planning Policy No 

62—Sustainable Aquaculture and State Environmental Planning Policy (Rural Lands) 2008.  

The aims of this Policy are as follows: 

(a)  to facilitate the orderly economic use and development of lands for primary 

production, 

(b)  to reduce land use conflict and sterilisation of rural land by balancing primary 

production, residential development and the protection of native vegetation, biodiversity and 

water resources, 

(c)  to identify State significant agricultural land for the purpose of ensuring the ongoing 

viability of agriculture on that land, having regard to social, economic and environmental 

considerations, 
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(d)  to simplify the regulatory process for smaller-scale low risk artificial waterbodies, and routine 

maintenance of artificial water supply or drainage, in irrigation areas and districts, and for routine 

and emergency work in irrigation areas and districts (not applicable in Hilltops) 

(e)  to encourage sustainable agriculture, including sustainable aquaculture, 

(f)  to require consideration of the effects of all proposed development in the State on oyster 

aquaculture, 

(g)  to identify aquaculture that is to be treated as designated development using a well-defined 

and concise development assessment regime based on environment risks associated with site 

and operational factors. 

Planning Guidelines – Intensive Livestock Agriculture Development 

As part of the PPRD SEPP package DPE have release Planning Guidelines – Intensive Livestock 

Agriculture. The new Guidelines provide a useful resource in considering the planning process for 

intensive livestock agriculture. 

The Guidelines intend to assist applicants and planning authorities to understand the assessment 

requirements for intensive livestock developments, such as feedlots, poultry farms and pig farms. 

The Guidelines also aim to improve certainty by making sure that appropriate levels of assessment and 

relevant approvals are identified. This will help realise local employment and economic opportunities and 

lead to improved environmental outcomes. In particular the document includes an extensive site selection 

checklist. The Draft Guidelines are accessible through the DPE website.6 

117 Directions – Rural Planning  

The Rural Planning and Subdivision Principles were a feature of the former Rural Lands SEPP and now 

appear in the s117 Directions issued by the Minister under the EP&A Act. Relocating the provisions from 

the policy to a direction will strengthen the operation of the principles. The s117 Direction in relation to 

Rural Lands also includes a new objective to give effect to the NSW Right to Farm Policy. The objectives 

of the Direction as: 

(a) protect the agricultural production value of rural land, 

(b) facilitate the orderly and economic use and development of rural lands for rural and 

related purposes, 

(c) assist in the proper management, development and protection of rural lands to 

promote the social, economic and environmental welfare of the State, 

(d) minimise the potential for land fragmentation and land use conflict in rural areas, 

particularly between residential and other rural land uses, 

(e) encourage sustainable land use practices and ensure the ongoing viability of 

agriculture on rural land 

(f) support the delivery of the actions outlined in the New South Wales Right to Farm 

Policy. 

Direction will apply to any planning proposal that affects land in a rural zone or changes the minimum lot 

size in a rural or environment protection zone. The Direction also requires a planning proposal to: 

(a) be consistent with any applicable strategic plan, including regional and district plans 

endorsed by the Secretary of the Department of Planning and Environment, and any applicable 

local strategic planning statement 

                                                

 
6 https://www.planning.nsw.gov.au/Policy-and-Legislation/State-Environmental-Planning-Policies-Review/Draft-Primary-Production-
SEPP 
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(b) consider the significance of agriculture and primary production to the State and 

rural communities 

(c) identify and protect environmental values, including but not limited to, maintaining 

biodiversity, the protection of native vegetation, cultural heritage, and the importance of water 

resources 

(d) consider the natural and physical constraints of the land, including but not limited to, 

topography, size, location, water availability and ground and soil conditions 

(e) promote opportunities for investment in productive, diversified, innovative and 

sustainable rural economic activities 

(f) support farmers in exercising their right to farm 

(g) prioritise efforts and consider measures to minimise the fragmentation of rural land 

and reduce the risk of land use conflict, particularly between residential land uses and other 

rural land uses  

(h) consider State significant agricultural land identified in State Environmental Planning 

Policy (Primary Production and Rural Development) 2019 for the purpose of ensuring the ongoing 

viability of this land 

(i) consider the social, economic and environmental interests of the community. 

The additional focus on agriculture is a key shift in the approach to planning for rural development in that 

the previous Rural SEPP included a much greater focus on rural living. There was a perception that the 

earlier policy was contradictory in its attempt to balance two incompatible land uses being rural living and 

agriculture. To lend additional authority to this new approach, the Direction also requires that a planning 

proposal demonstrate that it is consistent with the priority of minimising rural land fragmentation and 

land use conflict. 

Additional Miscellaneous provisions in the LEPs 

The final and immediately relevant change coming out of the new approach to primary production and 

rural development is the inclusion of three additional compulsory clauses in all of the LEPs giving effect to 

the PPRD SEPP. The additional clauses relate to: 

» subdivision of or dwellings on certain rural land the objective of which is minimising land use 

conflict, 

» intensive livestock agriculture to enable the appropriate environmental assessment of intensive 

livestock agriculture which is an industry in which the Hilltops Region has a competitive advantage, 

and  

» additional controls for aquaculture. 

As a result of the amendments, when considering an application for the erection of a dwelling or the 

subdivision of land, Council will have to consider: 

(a)  the existing uses and approved uses of land in the vicinity of the development, 

(b)  whether or not the development is likely to have a significant impact on land uses that, 

in the opinion of the consent authority, are likely to be preferred and the predominant land uses 

in the vicinity of the development, 

(c)  whether or not the development is likely to be incompatible with a use referred to in 

paragraph (a) or (b), 

(d)  any measures proposed by the applicant to avoid or minimise any incompatibility 

referred to in paragraph (c). 

The changes that have come about as a result of the new rural planning framework are effective 

immediately. Council will need to consider how these objectives are balanced in both the development 
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application process and through the strategic planning and LEP review of which Rural and Residential 

Lands Study is a part. 

2.3 NSW Agricultural Land Mapping 

There are a number of agricultural, soil and land mapping datasets used for strategic land use planning in 

NSW, with varying purpose, strengths and limitations.  

Historically, agricultural land use decisions have relied on the Soil Classification Mapping. This dataset and 

the Biophysical Strategic Agricultural Land (BSAL) mapping have been developed using biophysical data 

only such as soil, climate or topography. A more recent approach to agricultural land mapping is the 

mapping of Important Agricultural Land. 

Biophysical Strategic Agricultural Land  

Biophysical Strategic Agricultural Land (BSAL) Indicative Biophysical Strategic Agriculture Land maps were 

introduced in 2012. These maps identify the inherent land and water resources that are important on a 

national and state level for agriculture – particularly (but not exclusively) broadacre cropping across 

NSW. These lands intrinsically have the best quality soil and water resources, topography, are naturally 

capable of sustaining high levels of agricultural productivity and require minimal management practices to 

maintain this. BSAL is used for the purposes of assessing impacts from state significant mining and coal 

seam gas proposals, and is referenced in the Mining SEPP.7 

Important Agricultural Lands 

In April 2017, the Department of Primary Industries published A Method for Identifying Important 

Agricultural Lands in NSW. The guideline proposes a new methodology for mapping agricultural land. The 

development of Important Agricultural Land (IAL) maps will assist in: 

» the development of strategic plans to retail important food and fibre production lands, and  

» avoid land use conflicts and the associated community and environmental impacts, particularly in 

regions where competition for land is significant.8 

Delivery of Important Agricultural Lands mapping across the region is an action under the Regional Plan. 

2.4 NSW Right to Farm Policy 

In 2015 the NSW Government adopted the Right to Farm Policy. The policy is supported by the Regional 

Plan and has been given effect by the PPRD SEPP and amended 117 Directions outlined above. It outlines 

the need to ensure that adjoining land users recognise the legitimate right of farmers to carry out 

agricultural practices. 

The policy highlights the importance of planning for agricultural industry development and maintain 

access to agricultural resources including land. It emphasises the need for appropriate zoning and 

permissible land uses that are compatible with agricultural activities and supports local strategies that 

guide land use and minimise conflict. 

The Right to Farm policy brings together a collection of actions including: 

» reinforcing rights and responsibilities 

» establishing a baseline and ongoing monitoring and evaluation of land use conflicts 

                                                

 
7 Department of Industry, Agricultural Land Use Mapping Resources in NSW - User's guide, 2017 Prime Facts. 

8 http://www.dpi.nsw.gov.au/agriculture/lup/agriculture-industry-mapping/pub16-323-a-guideline-to-identifying-important-

agricultural-lands-in-nsw 
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» strengthening land use planning 

» ensuring ongoing reviews of relevant environmental planning instruments include consideration of 

options to ensure best land use outcomes and to minimise conflicts 

» improving education and awareness on management of land use conflicts 

» considering potential future legislative options, should additional Government intervention be 

required.9 

2.5 Maintaining Land for Agricultural Industries 

This policy document, prepared and adopted by the NSW Department of Primary Industries (DPI) 

provides direction to Industry and Investment staff and guidance to planning authorities and communities 

in developing and implementing environmental planning instruments relevant to agriculture or rural 

communities. These instruments include State Environmental Planning Policies, Regional Environmental 

Plans, LEPs and DCPs developed under the EP&A Act. 

The purpose of the policy it to provide certainty and security for agricultural enterprises over the long 

term and to enable those businesses to respond to future market, policy, technology and environmental 

change. The key elements of the policy are: 

» land with the best combination of soil, climate, topography and water for agricultural production is a 

limited resource in New South Wales and should be maintained for future generations;  

» agricultural land should not be alienated directly through lands being used for non-agricultural 

purposes and indirectly by incompatible developments on adjacent land restricting routine 

agricultural practices; and  

» agricultural industries are a fundamental asset to the state of NSW as they provide a long term 

means of providing employment, raw materials and fresh safe secure food while supporting regional 

communities.10 

2.6 Local Strategic Planning Statements  

Changes to the EP&A Act introduced in early 2018 recognise the critical role of councils in strategic 

planning for their local area and require all councils in NSW to prepare Local Strategic Planning 

Statements (LSPS). The LSPS will set out the 20-year vision for land use in the local area, the special 

character and values that are to be preserved and how change will be managed into the future. 

The statements will shape how the development controls in the LEP evolve over time to meet the 

community's needs, with the LEP the main tool to deliver the council and community’s plan. 

Identifying the strategic direction for development in rural areas, including the villages and smaller 

settlements will be important in the formulation of the LSPS over the coming 12 months. 

The statements must identify the planning priorities for an area and explain how these are to be 

delivered. They must also show how the council will monitor and report on how the priorities will be 

implemented. 

DPE have released guidelines for the preparation of LSPS.11 The LSPS will be a key part of the local 

strategic planning framework, linking NSW Government planning policy to local land use policy as 

illustrated below. 

                                                
 
9 http://www.dpi.nsw.gov.au/agriculture/lup/legislation-and-policy/right-to-farm-policy 
10 NSW Department of Primary Industries, Policy: Maintaining Land for agricultural industries, 2011. 

11 https://www.planning.nsw.gov.au/-/media/Files/DPE/Guidelines/local-strategic-planning-statements-guideline-for-councils-2018-

06-12.ashx?la=en 
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Figure 4 Local Strategic Planning Statement 

 

Source: Guidelines for the Preparation of LSPS, NSW Government 2018. 

2.7 Local Housing Strategies 

Opportunities to house the anticipated additional 1,045 people between now and 203612 will need to be 

addressed through the LSPS. 

Local Housing Strategies should be consistent with the Settlement Planning Principles in the Regional 

Plan, as follows. 

‘Local housing strategies focus on urban areas where residents can access services, jobs and transport. 

Some strategies will need to acknowledge connections to Canberra as a location for higher-order services 

and employment.  

Decisions around the most suitable locations for new housing must consider the compatibility of land 

uses, as well as the availability of road connections and service infrastructure. Other considerations 

include:   

» avoiding or mitigating the impacts of hazards, including the implications of climate change; 

» protecting areas with high environmental value and/or cultural heritage value and important 

biodiversity corridors; 

» identifying a sustainable water supply; 

» protecting the region’s water supply and the environmental qualities of rivers and streams; 

» considering the impact of aircraft noise; 

» protecting areas that contain important resources and minimising the potential for land use conflict; 

» protecting important agricultural land to capitalise on its potential to produce food and fibre now and 

in the future; and 

» identifying and designing new neighbourhoods so they are environmentally sustainable, socially 

inclusive, easy to get to, healthy and safe.’ 

Residential accommodation on rural land needs to be considered in the context of overall housing supply 

and diversity. In particular, the role that the villages and smaller settlements have in providing alternative 

and in many cases a more affordable housing option. Providing for housing in any area, urban or rural, 

                                                
 
12 https://forecast.id.com.au/hilltops  

https://forecast.id.com.au/hilltops


ELTON CONSULTING 

Hilltops Rural and Residential Study 20 
 

needs to include consideration of available infrastructure and access to services. Consolidation of 

residential accommodation is both more land and infrastructure efficient. 

There is a need to look at the interrelationship between housing and rural land in terms of the impact 

non-compatible residential land use has on the continuing operation of productive enterprises. 

2.8 Ministerial Directions  

Section 9.1 of the EP&A Act provides that any direction of the Minister is to be taken into account in the 

preparation of a planning proposal. As the Study will make recommendations to potentially inform a 

planning proposal to rezone land for urban development, the Study will be prepared having regard to the 

relevant Directions, outlined below. 

2.8.1 Employment and resources  

Rural zones 

The objective of the direction is to protect the agricultural production value of rural land. It applies when 

a planning authority prepares a planning proposal that will affect land within an existing or proposed rural 

zone.  

The direction requires the planning authority to: 

» not rezone land from a rural zone to a residential, business, industrial, village or tourist zone. 

» not contain provisions that will increase the permissible density of land within a rural zone (other 

than land within an existing town or village). 

Mining, petroleum production and extractive industries 

The objective of this direction is to ensure that the future extraction of State or regionally significant 

reserves of coal, other minerals, petroleum and extractive materials are not compromised by 

inappropriate development.  

This direction applies to all relevant planning authorities.  

This direction applies when a relevant planning authority prepares a planning proposal that would have 

the effect of: 

» prohibiting the mining of coal or other minerals, production of petroleum, or winning or obtaining of 

extractive materials. 

» restricting the potential development of resources of coal, other minerals, petroleum or extractive 

materials which are of State or regional significance by permitting a land use that is likely to be 

incompatible with such development. 

Rural lands 

The objectives of this direction are to protect the agricultural production value of rural land and facilitate 

the orderly and economic development of rural lands for rural and related purposes.  

This Direction is discussed above under the PPRD SEPP. 

2.8.2 Environment and heritage  

Heritage conservation 

The objective of this direction is to conserve items, areas, objects and places of environmental heritage 

significance and indigenous heritage significance.  
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It applies when a planning authority prepares a planning proposal which must contain provisions that 

facilitate the conservation of: 

» Items, places, buildings, works, relics, moveable objects or precincts of environmental heritage 

significance to an area, in relation to the historical, scientific, cultural, social, archaeological, 

architectural, natural or aesthetic value of the item, area, object or place, identified in a study of the 

environmental heritage of the area. 

» Aboriginal objects or Aboriginal places that are protected under the National Parks and Wildlife Act 

1974. 

» Aboriginal areas, Aboriginal objects, Aboriginal places or landscapes identified by an Aboriginal 

heritage survey prepared by or on behalf of an Aboriginal Land Council, Aboriginal body or public 

authority and provided to the relevant planning authority, which identifies the area, object, place or 

landscape as being of heritage significance to Aboriginal culture and people. 

2.8.3 Housing, infrastructure and urban development  

Residential zones 

The objectives of this direction are to: 

» encourage a variety and choice of housing types to provide for existing and future housing needs  

» make efficient use of existing infrastructure and services and ensure that new housing has 

appropriate access to infrastructure and services 

» minimise the impact of residential development on the environment and resource lands 

It applies when a planning authority prepares a planning proposal that will affect land within an existing 

or proposed residential zone or any other zone in which significant residential development is permitted 

or proposed to be permitted.  

This direction requires a planning proposal to: 

» include provisions that encourage the provision of housing that will: 

> broaden the choice of building types and locations available in the housing market 

> make more efficient use of existing infrastructure and services 

> reduce the consumption of land for housing and associated urban development on the urban 

fringe 

> be of good design. 

» in relation to land to which this direction applies: 

> contain a requirement that residential development is not permitted until land is adequately 

serviced (or arrangements satisfactory to the council, or other appropriate authority, have been 

made to service it) 

> not contain provisions which will reduce the permissible residential density of land. 

2.8.4 Hazard and risk  

Flood prone land 

The objectives of this direction are: 

» to ensure that development of flood prone land is consistent with the NSW Government’s Flood 

Prone Land Policy and the principles of the Floodplain Development Manual 2005. 
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» to ensure that the provisions of an LEP on flood prone land is commensurate with flood hazard and 

includes consideration of the potential flood impacts both on and off the subject land. 

This direction applies to all relevant planning authorities that are responsible for flood prone land within 

their Shire. This direction applies when a relevant planning authority prepares a planning proposal that 

creates, removes or alters a zone or a provision that affects flood prone land. 

Planning for bushfire protection 

The objectives of this direction are: 

» to protect life, property and the environment from bush fire hazards, by discouraging the 

establishment of incompatible land uses in bush fire prone areas 

» to encourage sound management of bush fire prone areas 

This direction applies to all Shires in which the responsible Council is required to prepare a bush fire 

prone land map, or, until such a map has been certified by the Commissioner of the NSW Rural Fire 

Service, a map referred to in Schedule 6 of that Act.  

This direction applies when a relevant planning authority prepares a planning proposal that will affect, or 

is in proximity to land mapped as bushfire prone land. 

Consideration of Ministerial Directions 

The Ministerial Directions will need to be fully addressed in any planning proposal. The Study will provide 

the evidence and analysis to enable the identification of land suitable for future residential development. 

2.9 Community Strategic Plan  

Hilltops Council’s vision in its Community Strategic Plan 2030 is to be: 

‘a thriving region offering a relaxed country lifestyle and diverse economy. We value and protect 

our friendly community spirit, pristine natural environment, and deep cultural heritage. There are 

strong connections between our community, environment, economy, infrastructure and Council, 

making the Hilltops region a vibrant place to live, work, invest and visit for all’. 

The Community Strategic Plan comprises five wellbeing pillars supported by objectives and strategies. 

The following strategies are particularly relevant to planning for rural land and villages. 

» Enable diverse, sustainable, adaptable and affordable housing options through effective land use 

planning and education 

» Respect and enhance the historic character of our Region and heritage value of our towns 

» Increase the accessibility and the ‘walkability’ of our towns and villages 

» Protect and enhance the natural beauty of the region 

» Put land use systems in place that enhances and protects biodiversity and natural heritage in 

balance with other considerations 

» Maintain and enhance the health of waterways 

» Support all sectors of the economy to maximise tourism and business opportunities through stronger 

alignment with representative groups 

» Work within our constraints to standardise the level of services offered between towns and villages 

» Valuing our love of a quiet country lifestyle and taking measures to protect it 

» Encourage sustainable farming that meets environmental best practices 
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» Support the development of sustainable agriculture that protects the environment, public health, 

human communities, and animal welfare 

» Protect and improve catchments across the Region by supporting relevant agencies 

» Undertake Council activities within a clear framework of legislative compliance, strategic planning, 

policies, risk management, procedures and service standards 

2.10 Hilltops Delivery and Operation Plan 
(2018/19-2020/21) 

Hilltops’ delivery program and operational plan links to the Community Strategic Plan to outline Council’s 

response and commitment to implementing the priorities and aspirations of the community. Actions the 

Council has committed to undertake in the three year timeframe relevant to this Study are: 

» Review housing and land supply for the new Hilltops Local Environment Plan (LEP) 

» Plan for a range of housing types, including increased medium density housing opportunities and 

adaptable housing in the review of the Local Environmental Plans and development Control Plans 

» Encourage sustainable population growth in order to maintain country lifestyle and community spirit 

» Ensure that areas of natural beauty and environmental significance in the Hilltops region are 

protected through appropriate zoning and development controls 

» Develop land use planning mechanisms that protect agricultural lands and prevents urban 

encroachment 

» Identify suitable sites for targeted agricultural development in conjunction with land use planning 

and development application processes 

2.11 Hilltops Economic Action Plan 

Hilltops Council’s economic strategic intent is that ‘Hilltops is a connected region, with both the local 

society and economy driven by a culture of innovation and collaboration, capitalising on our agricultural 

strength.’ 

Hilltops’ Economic Action Plan outlines the following actions with particular relevance to this Study: 

» Identify land (employment, commercial and residential) precincts required to accommodate the 

growth of the region including identified priority and developing industries 

» Ensure the land identified is zoned appropriately to accommodate the required growth priority and 

developing industries identified as specific to each town and village 

» Identify suitable sites for targeted agricultural uses and review/ amend the planning framework to 

ensure it supports these uses 

» Ensure the planning framework provides scope for the development of agritourism product across 

the region  

2.12 Local environmental plans 

Harden, Young and Boorowa gazetted their LEPs in 2011, 2010 and 2012 respectively. The LEPs all follow 

the Standard Instrument LEP Template, however, are inconsistent in the application of some standard 

clauses, zones and provisions. In particular the land use table for the RU1 Primary production vary in the 

permissibility of land uses between the three individual LEPs. There are similar variations in the 
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application of the R1 General Residential zone and the manner in which the minimum lot size (MLS) is 

applied across zones also varies significantly. 

Land use zones 

The current zones under the three LEPs are shown in Table 1 and illustrated in Figures 5-8. RU1 

Primary Production represents 95% of total land area across the Hilltops LGA. 

Table 1 Harden land use zones (Residential and Rural) 

 Young LGA Boorowa LGA Harden LGA 

Zone  Lot Size Lot Size Lot Size 

RU1 Primary 

Production  
170ha 40ha 40ha 

RU4 Primary 

Production Small Lots  
5000sqm – 24ha Does not use this zone 2ha – 15ha  

RU5 Village No MLS 2000sqm No MLS 

R1 General Residential No MLS 700sqm No MLS 

R2 Low Density 

residential 
Does not use this zone 4000sqm Does not use this zone 

R5 Large Lot 

Residential  
1ha 2ha 6000sqm – 3ha 

B2 Local Centre  Does not use this zone Limited 700sqm, 

remainder no MLS 
Does not use this zone 

B4 Mixed Use No MLS Does not use this zone No MLS 
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Figure 5 Hilltops current land use zones 
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Figure 6 Young township current land use zones 
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Figure 7 Boorowa township current land use zones 
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Figure 8 Harden township current land use zones 
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Current controls for subdivision of agricultural land 

Subdivision of rural land occurs as part of the normal business of running a farm. Farmers can subdivide 

their land to adapt their operations to take advantage of changing farming practices, emerging markets 

or facilitate succession planning. The planning system supports this by allowing for the subdivision of 

rural land for primary production purposes. In the case of the Young, Harden and Boorowa LEPs these 

provisions are in clause 4.2 of each instrument and provide: 

4.2   Rural subdivision 

(1)  The objective of this clause is to provide flexibility in the application of standards for 

subdivision in rural zones to allow land owners a greater chance to achieve the objectives for 

development in the relevant zone. 

(2)  This clause applies to the following rural zones: 

(a)  Zone RU1 Primary Production, 

(b)  Zone RU2 Rural Landscape, 

(c)  Zone RU4 Primary Production Small Lots, 

(d)  Zone RU6 Transition. 

Note. When this Plan was made it did not include Zone RU2 Rural Landscape or Zone RU6 

Transition (all Councils) and Zone RU4 Primary Production Small Lots (Boorowa only). 

(3)  Land in a zone to which this clause applies may, with development consent, be subdivided 

for the purpose of primary production to create a lot of a size that is less than the minimum size 

shown on the Lot Size Map in relation to that land. 

(4)  However, such a lot cannot be created if an existing dwelling would, as the result of the 

subdivision, be situated on the lot. 

(5)  A dwelling cannot be erected on such a lot. 

Note. A dwelling includes a rural worker’s dwelling. 

Subdivision of rural land can create pressure and expectations to allow new residential dwellings. 

Dwellings that are not associated with a farming operation can in some circumstances lead to land use 

conflicts, such as complaints about noise and odour from a neighbouring farm, particularly in the case of 

intensive agricultural activities.  

Fragmenting productive land into smaller lots with dwellings may also affect future opportunities for 

viable primary production activities and make it more difficult for existing holdings to grow. The 

additional clause introduced into all LEPs (as discussed above under PPRD SEPP) for subdivision of, or 

dwellings on, land is certain rural, residential and environment protection zones leads further support to 

the importance of minimising land use conflict between existing and proposed land uses. For the first 

time, the Council will need to consider the future land uses that are “likely to be preferred” and the 

“predominate land uses in the vicinity”.  

Minimum lot sizes for subdivision for the erection of a dwelling across the LGA are identified in Table 1 

(above). The minimum lot size in RU1 is 170ha in Young and 40ha in Harden and Boorowa. 

2.13 Existing land use studies 

The existing land use studies provide an important evidence base for the Rural and Residential Lands 

Study. A summary of the studies is included below with detailed consideration in Appendix A. 

https://www.legislation.nsw.gov.au/#/view/EPI/2010/404/maps
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Harden Shire Land Use Study, 2016 (Draft, not endorsed) 

In Hilltops, Harden is the only former council to have prepared a land use study since the introduction of 

the standard instrument LEP. The Harden Shire Land Use Study prepared in 2016 (draft Study) aims to 

guide the most appropriate zoning, land use, lot size and planning controls for the future sustainable 

management of the Harden’s rural and residential land resources. 

The draft Study involved consultation with stakeholders and government agencies. Analysis of housing 

supply and demand, demographics, constraints and the policy and strategic context informed the Study. 

Some key findings in the analysis were that: 

» existing zoned residential land was unlikely to be developed, 

» demand for large lot residential including dwellings on smaller lots outstripped demand by around 

60%, 

» Jugiong and Galong may see some demand due to business growth and development (Jugiong) and 

the limestone mine (Galong), 

» Wombat has the potential to grow and there may be demand for additional residential lots due to 

proximity to Young, 

» outside of Harden-Murrumburrah, limited services and facilities are available to service new 

residential development water supply was a key issue, 

» intensive animal production was increasing, and 

» zoning often did not accurately reflect current land use as a legacy of adopting the standard 

instrument LEP. 

The draft Study made a series of recommendations to rezone or back zone specific areas. In summary, 

the draft Study recommended areas for potential land release for residential and large lot residential in 

Wombat and Harden-Murrumburrah. In the case of Harden-Murrumburrah, the additional land for large 

lot residential was identified as a result of the recommendation to back zone existing large lot residential. 

The draft Study recommended considering amending Harden LEP 2011 to permit with consent detached 

dual occupancy developments as a use in the RU1 zone. This would allow two families to own a farm 

together as tenants in common sharing the work load but not houses. This would promote farm 

succession, allowing retiring farmers to remain close to the land. The forms of residential accommodation 

permissible on land zones RU1 vary across the three LEPs. Consistency in the land use tables is an issue 

for the current Study and is discussed further below. 

The draft Study recommended rationalising R5 minimum lot sizes to 1, 3 and 5ha. It also recommended 

considering amending the LEP to incorporate a clause to allow for lots no less than 20ha where land 

would be used for intensive livestock agriculture. Again, consistency is key and the recommendations in 

the draft Harden Study will need to be considered in the context of the broader piece of work currently 

underway.  

The Harden Study was not endorsed prior to the amalgamation. The Harden LEP has not been amended 

to reflect any of the recommendations of the Study. 

Young Strategy Plan Report, 2004 (David Richardson) 

This Strategy outlined an approach to where residential and rural residential growth should be directed in 

and around the town of Young in the short to medium term. It was prepared in response to a request 

from the then Department of Infrastructure, Planning and Natural Resources to allow it to consider two 

planning proposals. 

The Strategy found that there was considerable land available within the existing urban area in some 

specific locations, but that the operations of the abattoir was preventing conversion of a substantial area 
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of old orchards to residential development inside the residential zone, preventing upwards of 600 to 700 

residential lots from being developed. 

The strategy for growth proposed expanding residential development as an extension of the urban area 

immediately adjacent to the northwest boundary of the Urban Land LEP. It recommended containing 

residential and rural residential development within the current urban boundary to the south and south 

east. 

It commented on the small lot sizes on rural zones. In particular, it noted that the minimum area for 

subdivision in the former special horticultural rural zone 1(a3) of 4ha is far too low and unrealistic for 

cherry orcharding or any other horticultural enterprise and appears to cater for more rural residential 

lifestyle uses. It observed the land fragmentation process underway in rural areas immediately 

surrounding the urban areas, suggesting this was a result of the small minimum lot sizes in the LEP at 

the time. 

Young Rural Lands Study, 2008 

The Young Rural Lands Study includes rural land capability and suitability analysis (including villages) 

with recommendations for future development of rural lands. The Study involved extensive consultation 

with the community, agencies and landholders. 

Analysis of demographics, constraints, policy context, agricultural trends, subdivision potential and 

holdings informed the Study. The Study also involved analysis of the villages. Key findings from the 

analysis included that: 

» new dwellings approvals in Young averaged 29 per annum 

» farms were increasing in size 

» fragmentation of rural land was a key risk because the analysis revealed high potential for 

subdivision 

» minimum subdivision sizes were too low, and one implication was that the special horticulture zone 

was acting as a defacto rural residential zone 

» Murringo and Young were growing. Accommodating future residential growth in Young was a key 

issue, and future urban growth was constrained to the south, east and north by the abattoir and 

fragmented rural residential land. Growth in Murringo had placed pressure on infrastructure. 

» Utilities were a major constraint on growth in villages, as none of the villages had reticulated sewer 

and only two towns had reticulated water 

» Transport and quality of roads were key issues 

» Access to quality, reliable water was also a key issue 

The Study recommended adopting new minimum lot size for the erection of a new dwelling on rural land 

in the new LEP, which were subsequently adopted. 

To meet demand in Young, the Study recommended a number of areas for residential rezoning in the 

south east. It also recommended master planning areas close to the golf course although there is no 

evidence that this has occurred. It did not recommend changes to the abattoir development on the basis 

that new technology or investment may assist with odour control although the land immediately 

surrounding the site was included in the RU1 Primary Production zone to act as a buffer. It also identified 

potential investigation land west of Spring Creek in the existing 1(a3) zone. 

Some additional housing opportunities were identified in Bendick Murrell and Monteagle subject to further 

investigation. 

The Study indicated appropriate zoning for rural lands in an indicative zoning map. It did not make 

specific recommendations other than relating to MLS. However, it supported inclusion of sensitive land 

and water and biodiversity conservation as overlays. It also suggested a suite of interface strategies to 
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manage land use conflict, including use of zoning controls, buffers and Environmental Management 

Systems. 

Young Planning Proposal No 2 - RU4 Lands around Young and Murringo, May 2011 

This study was undertaken by Sue Haertsch Planning and David Lock Associates in response to concerns 

about optimum zone and minimum lot size requirements in the Young LEP 2010. The draft LEP exhibited 

proposed minimum lot sizes of 2 hectares and 24 hectares for the RU4 zone lands, however the final LEP 

reverted to minimum lot sizes that reflected the previous planning regime, applying a combination of 2 

and 4 hectare minimum areas across the Young study area. The Study made the following general 

recommendations: 

1. Council is encouraged to maintain the policy of not servicing rural living lots with reticulated water and 

sewer services. This is consistent with recommendations of previous studies, including the 2004 

Richardson report. 

2. Council is encouraged to continue the present policy of developer-based expenditure for roads and 

frontages where subdivision of RU4 zoned land is proposed, and for assisted contributions to collector 

roads within the RU4 zone through a contributions plan. 

3. In addition to recommendation 2 above, Council should identify existing and likely future collector 

roads in the RU4 zone under a Contributions Plan in order to minimise potential future financial risks. This 

is consistent with good planning. 

4. Council consider initiating a Rural Small Holdings field day or similar to promote a culture of innovation 

for land uses in the RU4 zone. 

In relation to Young, the Study canvassed three options for Young’s RU4 lands: ‘do nothing’, ‘protecting 

productive lands’, and ‘a range of lot sizes’. The ‘protecting productive lands’ approach – which gives 

priority to minimising fragmentation of productive land – was found to promote a preferable urban and 

peri-urban structure as well as better reflecting the underlying intention of the RU4 zone. This approach 

recommended: 

» Maintaining a combination of 2 hectare and 4 hectare minimum lot sizes in the north sector, 

recommending DCP controls to manage subdivision 

» Maintaining the 2 hectare minimum lot size on the western and north-western edge of the west 

sector, recommending DCP controls to manage subdivision and to ensure appropriate consideration 

of environmental constraints and agricultural suitability 

» Targeted subdivision to 2 hectares in locations close to the existing urban edge where agricultural 

potential is medium to low 

» Adopting a 24 hectare minimum lot size on the north eastern (contiguous with the existing minimum 

lot size to the north of Young) and south western fringes of the study area—due to high agricultural 

suitability and minimal fragmentation 

» Adopting a 12 hectare minimum lot size within middle ring areas 

In relation to Murringo, the Study recommended that the RU1 Primary Production zone and 170 hectare 

minimum lot size controls be retained over the Murringo study area. 

Boorowa Strategic Land Use Plan, 2006 

Boorowa prepared a Strategic Land Use Plan in 2006 which later informed the introduction of the 

Boorowa LEP 2012. The Plan was intended to guide development of each of the villages and rural areas 

of the Shire over a 20 to 30 year timeframe. 

Key points identified in consultation supporting the Plan included: 

» Need for industrial land to provide for future employment outside of agriculture 
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» Demand for rural residential in Boorowa driven by people migrating from larger centres like 

Canberra 

» Large supply of vacant residential lots and zoned residential land 

» Urban infill potential was limited by the need for larger sized lots in urban areas (the size of lots was 

not indicated in Plan) 

» Desire for more flexibility in size of rural allotments. 

» Need for improved road network and infrastructure capacity (particularly water) 

Potential growth areas were identified through this strategy—some of which were later introduced 

through the Boorowa LEP 2012. The Plan concluded that there was no justification for more rural living 

land, as the demand was untested and best provided for on the fringe of the Boorowa township. 

In relation to rural land, the Plan recommended the highest level of protection for land in southwest 

Boorowa, some level of protection to the balance of the land in the west particularly around 

watercourses, and less protection for land in the east other than small pockets. 

The contemporary policy context has evolved since the preparation of these studies. In particular, the 

South East and Tablelands Regional Plan 2036, the Rural Lands SEPP, the NSW Right to Farm Policy and 

the draft Intensive Livestock Agricultural Development Guidelines provide the State Government’s policy 

direction that will guide the recommendations of the Study. 
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3 Population and demographic 
profile 

In this population and demographics profile, ProfileID has been used wherever possible. This is 

supplemented with ABS data, particularly to illustrate historic trends for the former LGAs, or where 

certain data breakdowns were not available in ProfileID. ABS data was drawn from Census QuickStats 

data (2016) and ABS Time Series Profile (2016). 

3.1 Demographic Overview  

Current and historic population 

The population of the Hilltops LGA in 2017 was 18,753 people.13 As of 2016, there were 10,275 people 

living in Young, 1,639 in Boorowa and 2,131 in Harden-Murrumburrah, with the balance of the population 

living in rural areas and villages.14 In the ten years to 2016, the population of Hilltops LGA overall grew 

by 638 people. As can be seen in the 2001 to 2011 data, the historic trends illustrate population growth 

in Young, population decline in Harden and relatively stable population in Boorowa. 

Table 2 Hilltops historical population data  

 2001 2006 2011 2016 

Former Young LGA  11,274 11,984 12,236 Not available 

Former Harden LGA 3,731 3,582 3,584 Not available 

Former Boorowa LGA  2,324 2,294 2,399 Not available 

Total Hilltops LGA 17,329 17,860 18,219 18,498 

Source: ABS Time Series Profile 2016 

Age distribution 

Between 1991 and 2016, the age distribution of Hilltops LGA changed dramatically. In 1991 the 

population was predominantly younger and middle aged, with the largest 5 year age groups being those 

aged 0-4, 5-9 and 10-14. In 2016, the largest age groups were persons aged 5-9 years and 65-69 years, 

which accounted for 7.1% and 7.2% respectively. 

                                                
 
13 ProfileID, ABS ERP 2017. 
14 ProfileID, based on ABS Census of Population and Housing 2016. 

https://profile.id.com.au/hilltops
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Figure 9 Hilltops LGA population pyramid, 1991 

 

Source: ProfileID, Community Profile, 2016 

Figure 10 Hilltops LGA population pyramid, 2016 

 

Source: ProfileID, Community Profile, 2016 
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3.1.1 Household characteristics  

Household size  

In 2016, 30% of households in the Hilltops Council area contained only one person, compared with 

27.5% in Regional NSW, with the most dominant household size being 2 persons per household. 

Household size continues to fall across NSW, and while the % change in Young is comparable to that of 

Regional NSW, Harden-Murrumburrah has seen a more significant change. 

A function of an aging population, this trend will continue and with it a change in the dwelling needs of 

households. 

Table 3 Household Size (2001-2016) 

 2001 2006 2011 2016 % Change 

2001-2016 

Young  2.50 2.48 2.44 2.42 -4% 

Harden-Murrumburrah 2.38 2.30 2.19 2.16 -10% 

Boorowa 2.42 2.27 2.26 2.23 -8% 

Hilltops LGA 2.52 2.46 2.38 2.35 -8% 

Regional NSW  2.53 2.47 2.43 2.41 -4% 

NSW 2.64 2.58 2.59 2.61 -0.5% 

Source: ProfileID, Community Profile, 2016, compiling data from ABS Census of Population and Housing 2001 and 2016.  

Household type 

The following table shows that Young has a high proportion of families suggesting that they are more 

attracted to the amenities and infrastructure including schools. The proportion of families across the 

whole LGA as a total of household types is in decline. At the same time, there is a slight increase in lone 

person households across the LGA, and notably a slightly higher proportion of lone person households in 

the two smaller towns.  

Table 4 Household Type (2006-2016) 

 Young Harden-

Murrumburrah  
Boorowa Hilltops LGA 

 2016 Change 

since 

2006 

2016 Change 

since 

2006 

2016 Change 

since 

2006 

2016 Change 

since 

2006 

Family 63% -6% 59% -6% 59% -7% 62% -6% 

Lone 

person 
28% 2% 34% 2% 30% 0% 29% 2% 

Group 

Household 
3% 0% 2% 1% 1% 1% 2% 0% 

Other  6% 0% 5% 4% 8% 6% 7% -4% 

Note: Family includes couple with children, couple without children, single parent family, other family 
Source: ProfileID, Community Profile, 2016, compiling data from ABS, Census of Population and Housing 2006 and 2016.  

http://www.abs.gov.au/census
http://www.abs.gov.au/census
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All household types except for group homes are expected to increase between 2016 and 2036. The 

largest increase household types are couples without dependents (29.5%) and lone person household 

(34.5%). Corresponding with this trend, the average housing size in the Hilltops LGA is forecast to 

decrease from 2.35 in 2016 to 2.25 in 2036 (Forecast ID). 

Table 5 Forecast household types, 2016-2036 

Hilltops Council area 2016 2026 2036 Change between 

2016 and 2036 

Type Number % Number % Number % Number 

Couple families with 

dependents 
1,967 24.9 1,915 23.1 1,975 22.7 +8 

Couples without 

dependents 
2,330 29.5 2,475 29.9 2,565 29.4 +235 

Group households 180 2.3 170 2.1 174 2.0 -6 

Lone person 

households 
2,449 31.0 2,759 33.3 3,009 34.5 +560 

One parent family 825 10.5 825 10.0 843 9.7 +18 

Other families 140 1.8 144 1.7 151 1.7 +11 

Source: Forecast ID, 2017 

 

Home ownership 

In the Hilltops Council area, 66% of households were purchasing or fully owned their home, 20.9% were 

renting privately, and 2.5% were in social housing in 2016. The following table shows that more people 

in Young rent by comparison to the other settlements, where home ownership is higher.  

Table 6     Home ownership 2016 

 Young Harden-

Murrumburrah 
Boorowa Hilltops LGA 

Owned outright 35% 42% 42% 40% 

Owned with mortgage 27% 29% 24% 27% 

Rented 29% 18% 23% 24% 

Other or not stated 9% 11% 11% 9% 

Source: ProfileID, Community Profile, 2016, compiling data from ABS, Census of Population and Housing 2016.  

3.1.2 Dwelling Characteristics 

Dwelling Type 

Separate houses are by far the most common dwelling type in the Hilltops LGA. Other dwelling types, 

including semi-detached houses, terraces, townhouses and apartments represent a very small proportion 

of Council’s dwelling supply. The approvals data also indicates very limited development of new dual 

occupancy and multi dwelling housing in the LGA, the latter of which is almost exclusively in Young. 

http://www.abs.gov.au/census
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Figure 11 Dwelling Types in Hilltops LGA, 2016 

 

Source: ABS 2016 Census data  

Vacancy rates  

Young, Harden-Murrumburrah and Boorowa currently have relatively low dwelling vacancy rates. As of 

November 2018, Young township had a vacancy rate of 2.1 per cent or 35 properties. For the same 

period Harden-Murrumburrah a had a vacancy rate of 0.7 per cent or two properties and Boorowa 2.6% 

or nine properties. Vacancy rates across the Central Tablelands region are at 1.8%. 

In addition, the asking rent for houses has increased by 21.1% of the past three years in Young, 16.3% 

in Harden-Murrumburrah and 18% in Boorowa. Over the same period, the increase in the asking rent for 

units in Young was even stronger at 26.8%.15 This compares with an increase in rent for housing of 

14.5% in the Central Tablelands region over the same period. This is a good indication that demand is 

outstripping supply and in a strong market landlords can afford to increase prices in turn putting pressure 

on affordability. Improving the supply of housing will alleviate this pressure. 

3.2 Population forecast 

Initial consultation with Council staff, stakeholders and Council’s LEP Committee highlighted concerns 

about how the population projections have been applied and the accuracy of this data, particularly given 

the underlying assumptions are based on historic trends which may not be the most accurate basis for 

population forecasts for this area. The approach taken therefore is one in which a range of forecasts are 

identified. 

This section sets out three population forecasts, from DPE, Profile ID and a projection derived from 

historic dwelling approvals. The projections are set out in Table 7 to Table 9 and Figure 12. 

DPE’s low, medium and high series projections differ significantly for the Hilltops LGA. The low series 

anticipates that population in the LGA will decline, the medium series anticipates very gradual growth, 

and the high series projection anticipates a stronger growth rate of 0.3%. 

Profile ID population projections anticipate that the population will grow from 18,841 in 2016 to 19,922 

by 2036, or 0.27% growth per year, which is comparable to DPE’s high series growth rate. 

                                                

 
15 Source: sqmresearch.com.au 
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A third method for forecasting population is based on historic dwelling approvals. Over the last five years, 

based on development application data provided by Council, the Hilltops LGA has had an average 

dwelling approval of 70 dwellings per year. Adopting and extrapolating these dwelling approval trends 

and applying the population projection methodology used by Profile ID, the Hilltops LGA is anticipated to 

grow from 18,812 in 2016 to 20,765 in 2036, representing a growth rate of 0.52% per annum. The 

derived population based on dwelling approval trends exceeds both DPE’s highest scenario forecast and 

Profile ID’s forecast and as with any projection should be viewed with caution. 

This Study adopts the Profile ID population forecast. However, investigation areas have been identified 

that account for the higher projection under the dwelling approvals methodology. Council should monitor 

dwelling approvals so that if a higher dwelling demand persists, investigation areas can be released in a 

timely manner. 

Table 7     NSW Department of Planning & Environment population projections, 2011 
to 2036 

 2011  2016 2021 2026 2031 2036 Growth 

2011-
2036  

Total % 

change 

Annual 

% 
change  

Low 
Series  

18,800 19,050 19,050 18,800 18,400 17,850 -950 -5.1% -0.2% 

Main 
series 

18,800 19,150 19,300 19,350 19,250 19,050 250 1.4% 0.1% 

High 
series  

18,800 19,250 19,600 19,900 20,150 20,350 1,550 8.3% 0.3% 

Source: DPE 2016 

Table 8      Profile ID population projections, 2016 to 2036 

2016 2021 2026 2031 2036 Growth 

2016-
2036  

Total % 

change 

Annual % 

change 

18,841 18,938 19,174 19,514 19,922 1081 5.7% 0.29% 

Table 9     Population projection based on dwelling approval trends, 2016-2036 

 2016 2021 2026 2031 2036 Growth 

2016-

2036 

Total 

% 

change 

Annual 

% 

change 

Derived 

Population 
18,812 19,175 19,618 20,165 20,765 1953 10.4% 0.52% 

The following graph represents the population forecast range. 
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Figure 12 Population Projections  

 

Forecast ID also prepares sub-LGA population and household forecasts. The areas are: Boorowa and 

Surrounds, Harden-Murrumburrah, Rural Harden District, Rural Young-West, Young Central (refer Figure 

13 Forecast areas, Profile ID 

). The population and dwelling forecasts broken down by area are shown in Error! Reference source not 

found.10. 

Table 10   Forecast ID population projections, 2016 to 2036 

Forecast.id Area  2016  2021  2026  2031  2036  Growth 

2016-2036 

Young North  5,091 5,151 5,267 5,436 5,644 553 

Young South  5,376 5,466 5,597 5,757 5,907 531 

Rural Young - West  1,303 1,260 1,236 1,228 1,226 -77 

Harden - Murrumburrah  2,230 2,202 2,227 2,241 2,268 38 

Rural Harden District  1,386 1,365 1,317 1,301 1,285 -101 

Boorowa and Surrounds  3,455 3,494 3,530 3,552 3,592 137 

Total for Hilltops LGA  18,841 18,938 19,174 19,514 19,922 1,081 

Source: Forecast.id, 2017 
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Figure 13 Forecast areas, Profile ID 

 

 

Forecast age distribution 

The age profile of the Hilltops LGA is changing, as shown in Table 5 and Source: Forecast.id, 2017 

 

Figure 14. Forecast ID’s projected growth patterns suggest that the largest growth will be seen in those 

aged over 70. The age group between 30 to 39 is also expected to grow, with a corresponding growth in 

birth rate reflected in the growth in those aged under 4. Declines are anticipated in the population aged 

15-24 and 45-64. 

 

Table 11   Forecast age structure in 5-year age groups, 2016-2036 

Hilltops Council area - 

Total persons 
2016 2026 2036 Change 

between 
2016 and 

2036 

Age group (years) Number % Number % Number % Number 

Rural Young - West 

Young - North 

Young South 

Harden Murrumburrah 

Rural Harden 
District 

Boorowa and Surrounds 
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Hilltops Council area - 

Total persons 
2016 2026 2036 Change 

between 

2016 and 
2036 

0 to 4 1,177 6.2 1,199 6.3 1,221 6.1 +44 

5 to 9 1,331 7.1 1,258 6.6 1,287 6.5 -44 

10 to 14 1,230 6.5 1,228 6.4 1,281 6.4 +51 

15 to 19 1,177 6.2 1,099 5.7 1,099 5.5 -78 

20 to 24 950 5.0 873 4.6 896 4.5 -54 

25 to 29 884 4.7 869 4.5 885 4.4 +1 

30 to 34 898 4.8 899 4.7 928 4.7 +30 

35 to 39 986 5.2 981 5.1 1,031 5.2 +45 

40 to 44 1,092 5.8 1,063 5.5 1,113 5.6 +21 

45 to 49 1,169 6.2 1,091 5.7 1,133 5.7 -36 

50 to 54 1,296 6.9 1,152 6.0 1,173 5.9 -123 

55 to 59 1,296 6.9 1,214 6.3 1,205 6.1 -91 

60 to 64 1,256 6.7 1,312 6.8 1,263 6.3 +7 

65 to 69 1,354 7.2 1,316 6.9 1,312 6.6 -42 

70 to 74 993 5.3 1,221 6.4 1,310 6.6 +317 

75 to 79 760 4.0 1,091 5.7 1,126 5.7 +366 

80 to 84 494 2.6 708 3.7 878 4.4 +384 

85 and over 498 2.6 601 3.1 778 3.9 +280 

Total persons 18,841 100.0 19,174 100.0 19,922 100.0 +1,081 

Source: Forecast.id, 2017 
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Figure 14 Hilltops LGA projected population pyramid, 2036 

 

Source: ForecastID, Population and age structure, 2017 

At a sub-LGA level, some of the key trends in terms of age structure are: 

» The population aged over 70 is growing in all areas of the Hilltops LGA. 

» In the main, rural areas are likely to see a decrease in younger people (the 5-year age groups up to 

19), whereas the younger population in townships is growing. 

» In Boorowa and Surrounds, the largest increase in females (by 41) is forecast to be in ages 0 to 4, 

and account for 5.3% of the total females. 

» By 2026, in Boorowa and Surrounds the largest female 5-year age group is expected to be 55 to 59 

11 years. 

» In Harden-Murrumburrah the largest increase in males between 2016 and 2026 is forecast to be in 

ages 10 to 14, which is expected to increase by 24 to account for 6.5% of the total males. 

» In the Rural Harden district, the largest increase in males between 2016 and 2026 is forecast to be 

in ages 25 to 29, which is expected to increase by 22. 

» The largest increase in females in the Rural Harden district between 2016 and 2026 is forecast to be 

in ages 40 to 44, which is expected to increase by 23 and account for 6.7% of the total females. 

» In Young, the largest increase in females between 2016 and 2026 is forecast to be in ages 35 to 39, 

which is expected to increase by 23 and account for 6.8% of the total females. 

3.2.1 Dwelling forecasts 

Profile ID’s dwelling forecasts suggest that population growth will not be evenly dispersed throughout the 

LGA. While the LGA’s towns are projected to grow, rural populations will decrease over the period to 

2036. Growth in the Hilltops LGA has been and will continue to be driven by growth in the former Young 
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Shire. A significant proportion of urban growth is anticipated to occur in Young. These projections 

assume that average household size will continue to gradually decrease. 

Table 12   Dwelling forecast to 2036 

id Forecast Area  2011  2016  2021  2026  2031  2036  Growth 

2011-

2036 

Young North  2,189  2,261  2,347  2,440  2,543  2,648  459 

Young South  2,152  2,223  2,296  2,380  2,458  2,533  381 

Rural Young - West  669  677  688  703  718  733  64 

Harden - 

Murrumburrah  
1,052  1,069  1,087  1,107  1,127  1,147  95 

Rural Harden  758  765  772  778  784  789  31 

Boorowa and 

Surrounds  
1,866  1,910  1,945  1,976  2,006  2,036  170 

Total for Hilltops LGA  8,686  8,905  9,135  9,384  9,636  9,886  1,200 

Source: Forecast.id, 2017 

3.3 Employment  

The top performing industries in the Hilltops LGA are agriculture (21.7%), retail (11.4%) and health care 

(11.4%) (ABS Census 2016 Tablebuilder). The number of employed persons in Hilltops grew by 337 

persons over the last five years, with growth in agriculture and construction the most pronounced. Health 

care and mining also grew rapidly. Conversely, employment in retail declined by 11%. 

Table 13   Employment change by industry, Hilltops LGA 

Hilltops Council area Change in number 

of employed 
persons 

Percentage change 

in employed 
persons 

Agriculture, Forestry and Fishing 174 12.9 

Construction 141 48.5 

Health Care and Social Assistance 74 10.2 

Mining 41 141.4 

Administrative and Support Services 34 34.3 

Accommodation and Food Services 31 8.5 

Professional, Scientific and Technical Services 29 15.8 

Public Administration and Safety 28 9.3 

Other Services 25 10.1 

Transport, Postal and Warehousing 11 4.1 

Arts and Recreation Services 10 27.8 
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Hilltops Council area Change in number 

of employed 

persons 

Percentage change 

in employed 

persons 

Information Media and Telecommunications 5 16.1 

Rental, Hiring and Real Estate Services 4 7.0 

Financial and Insurance Services 2 1.4 

Industries with Employment Growth 609 - 

Electricity, Gas, Water and Waste Services 10 13.9 

Education and Training 15 -2.7 

Wholesale Trade 46 20.3 

Retail Trade 100 11.1 

Manufacturing 101 23.3 

Industries with Employment Decline 272 - 

Total employment change 337 5.3 

Source: Hilltops ABS Tablebuilder 2011 and 2016, Place of work 

Of the households that stated their incomes, 12.3% and 12.4% were the highest percentages of 

household income for 2016 in the Hilltops LGA, being the brackets of $400-$499 and $650-$799 per 

week. 

Figure 15 Household Income, Hilltops LGA 2016 

 

Source: ABS 2016 Census of Population and Housing  
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3.4 Key findings  

The population of Hilltops LGA is forecast to grow to 2036, this will be largely concentrated in the towns 

of Boorowa, Harden and Young, with Young increasing its role as the regional centre.  

The population is expected to increase by between 250 and 1,953 to 20,265 (derived figure based on 

dwelling approvals). The rate of population change will be dependent upon a range of factors that 

influence growth. These include the continued development of value-add and intensive agricultural 

enterprises and diversification into tourism, health and aged care and professional services enabled by 

technological advances. Such advances allow remote work across a broad range of industries, making it 

economically viable for young people to stay/and or return to the LGA to raise families and then age in 

place. Proximity to Canberra, particularly from the south-eastern parts of the LGA coupled with 

improvements in transport and communications is likely to result in additional migration into the LGA 

from tree changers. Changes in the way we do business, acceptance of the mobile workplace and 

continued pressure in terms of housing affordability in the metropolitan areas may also influence 

migration into the region. 

This Study needs to respond to community expectations and requirements for the provision of residential 

housing stock and infrastructure, taking into account changing demographics such as: 

» An increase in lone person households and declining household sizes 

» Dwelling demand will be highest in Young 

» The population is ageing in all areas across the LGA 

» A growing younger population in townships 

» Expected change in household types presents a mismatch with existing supply 
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4 Housing Demand and Supply 

4.1 Housing Supply 

A common misconception is that if land is zoned, vacant and undeveloped that is available for immediate 

development. In practice, particularly in regional areas, this is rarely the case. Historically zoned land 

results in a ‘disconnect’ between the amount of zoned land and lots available on the market. 

Land that is rezoned for residential development may not necessarily be delivered to the market. This 

could be due to a variety of reasons. In the case of Young, contributing factors include historic land use 

planning decisions to subdivide land on the fringe of the urban area without the need for services, 

particularly sewer. This has led to significant fragmentation of otherwise suitable land. In the case of 

Boorowa and Harden-Murrumburrah, available land tends to be infill, under the ownership of owners not 

interested in development or in locations that make extension of infrastructure costly and inefficient.  

The adequacy of land release is therefore crucial for the supply of housing. From first principles the 

supply of housing directly impacts the price of housing. A constrained supply of land will drive up 

landowner expectations making site assembly a high risk and high resource activity for developers. This 

ultimately increases the cost of development.  

Ensuring that the supply of land is adequate to meet demand, particularly in circumstances where growth 

is slow involves: 

» Strategic identification of opportunity areas based on high level constraints analysis 

» the identification of residential land development opportunities in circumstances where the land 

owner is a willing participant  

» ensuring that the site is in sync with the existing urban development footprint, that is, not 

leapfrogging land 

» providing a planning framework that will ensure that land is developed in a coordinated and orderly 

manner, that is via a concept plan or structure plan 

» determining the impact of growth on local infrastructure and providing a mechanism to deliver it. 

Land development in smaller regional communities is a “slow burn”. Developers are typically local 

builders or families invested in the community and need to be prepared to carry the cost of development 

over an extended period.  

The availability of ready to develop residential lots is limited, relying on infill development, that is land 

that is already zoned residential but not developed to its full serviced potential so can still be further 

subdivided or is an existing vacant serviced lot. There are significant areas of zoned residential land in all 

three of the towns (see Table 14 for R1 General Residential current lot size analysis). However, as 

raised during the initial consultation, much of this land, while zoned is considered unavailable for 

development.  

Generally, the minimum residential lot size for the erection of a dwelling is 650-700sqm either as defined 

by the LEP as is the case in Boorowa or through local planning controls, for example the Young DCP. 

Despite the minimum lot sizes, the average residential lot sizes range from 1,667sqm in Harden to 

4,532sqm in Boorowa with Young somewhere in between at 2,278sqm. This is a very strong indication, 

particularly in Boorowa and Young that there is significant capacity for further subdivision. This is 

discussed in more detail in the Residential Land Analysis section of the Study. 
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Table 14   R1 General Residential current lot size analysis 

R1 General 

Residential 

Total area 

(sqm) 

Number of 

lots 

Average lot 

size (sqm) 

No. Lots 

>2000sqm 

Minimum lot 

size (LEP) 

Former 

Boorowa LGA 
4,001,771  883 4,532  340 700sqm 

Former 

Harden LGA 
1,999,165  1,199 1,667  256 None stated 

Former Young 

LGA 
8,010,400  3,516 2,278  570 None stated* 

* The Young DCP 2011 specifies an average lot size of 700sqm and a minimum lot size of 650sqm. 

Young  

Young has a healthy pipeline for new residential land coming onto the market with subdivision occurring 

west of Templemore and Binalong Streets in the south and south west, Forsythe Avenue and Jordan 

Place in the north east and in the north west off Henry Lawson Drive.  

There is sufficient land zone R1 General residential in Young to satisfy the forecast demand in the long 

term, however, much of this is unlikely to reach the market because it has been allowed to develop 

without being connected to reticulated sewer. This is particularly evident in the south of Young around 

Willawong Street and Kingsvale Road (this is discussed further in Section 6). The size of these lots, 

coupled with the fact that dwellings have been constructed on them means that in order to redevelop, it 

is likely that the developer would need to amalgamate land to achieve a parcel large enough to deliver a 

break-even yield factoring in both the price of land with existing (often large) dwellings and the costs of 

services.  

There are 570 R1 General residential lots in Young that have an area greater than 2,000sqm. If these 

were serviced and subdivided in two, there would be a total of 1140 lots. Assuming take up rate of 

serviced lots is 45 lots per year, which is around twice the current take up rate of 22 lots per year, there 

would be sufficient land supply for at least 25 years.  

In addition to the R1 General residential zoned land, there is significant supply of rural residential land 

within 2-10km of Young as a result of historic and current planning controls.  

The experience in Young in the past has highlighted the difficulty facing Council in terms of managing the 

delivery of general residential land when there is a low-cost option for developers to provide un-serviced 

large lot and rural residential land for housing within 5-10km of Young in the R5 and RU4 zones. These 

circumstances, coupled with the flat market means that there is little incentive for a developer to deliver 

standard residential lots.  

The Strategy Plan Report for Young, prepared by David Richardson in 2004 raised concerns as to the 

fragmentation of rural land immediately surrounding Young which was being compounded by the 

minimum lot sizes being too small to support viable agricultural production. This position was reinforced 

by the Young Rural Lands Study, 2008 undertaken by Booth and Associates. However, despite the 

conclusions drawn in the Booth report, and the Young Shire Strategic Landuse Study Towards 2030 

which highlighted the demand for residential land being for serviced residential lots less than 1000sqm, 

there remains a significant area of land within the RU4 Primary Production Small Lots zone that has 

retained the minimum lot size of 2-4ha ringing the entire town and significantly limiting the opportunity 

for any further expansion of the general residential areas. 

Therefore, despite almost two decades of research, investigation and recommendations highlighting the 

demand for general residential land opportunities and predicting the issues that would likely result from 

the continued fragmentation of land on the fringe of Young, the problem persists. 
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Harden-Murrumburrah 

Harden does not benefit from pipeline of newly created or anticipated fully serviced residential land for 

immediate development.  

However, like Young, there is a significant amount of land zoned R1 General residential in Harden-

Murrumburrah with approximately 10% of residentially zoned land undeveloped. This land is typically on 

the fringe of the town or adjacent to the highway. Holding analysis, which involves identifying the area of 

land held or owned by a single landowner (refer to map in Appendix C), indicates that a proportion of 

undeveloped land is held by adjoining properties. 

In Harden there are 256 lots with an area greater than 2000sqm. Again, like Young, if these were each 

serviced and subdivided into two, producing 512 lots, there would be sufficient land to accommodate 10-

12 lots per year (four times the current take up rate) for the next 40-50 years. This is an unlikely 

scenario. During the initial stakeholder engagement, the issue of whether a young family, couple or 

single person moving to Harden for employment or a tree change would be attracted to an infill lot was 

considered. Generally, it was felt that this might not be the type of vacant lot that would necessarily be 

attractive, depending on the existing adjoining development.  

One of the principles that prevent excessive additional residential land being rezoned when an area has 

an existing supply, is that it undermines that existing market. Given that the vacant residential land in 

Harden is typically infill (noting the distinction between vacant versus land that is available for immediate 

development above), providing an alternative site could provide choice rather than direct competition. 

While zoning land will not necessarily lead to development, providing a greenfield site for a serviced 

urban release area will, at least, ensure that if there is demand it can be accommodated in a new 

subdivision.  

In addition to the residential zoned land, the Harden LEP identified a minimum lot size of between 2.5ha 

and 5ha applying land zoned RU1 Primary production on either side of Burley Griffin Way west of 

Murrumburrah. Collectively these areas provide sufficient land to meet the likely future demand for this 

form of development based on historic growth rates. This is discussed further in section 6. 

Boorowa 

Like Harden, Boorowa does not enjoy a new subdivision in the R1 General residential zone ready for a 

dwelling. 

Like both Harden-Murrumburrah and Young, Boorowa has a healthy supply of zoned residential land. In 

the case of Boorowa this is in large titles and single ownership particularly in the eastern part of the 

town. Residential fragmentation, as discussed in the case of Young, does not occur in Boorowa.  

In Boorowa there are over 340 R1 General residential lots with an area greater than 2,000sqm and like 

the other two towns discussed above, this will provide more than adequate supply without the need for 

any further rezoning of land. If these lots were serviced and subdivided into two, producing 680 lots, this 

land supply would be sufficient to accommodate this would accommodate 10-12 lots per year (again 

around four times the current take up rate) for the next 55 to 70 years. The bigger issue for Boorowa is 

the feasibility of development, in particular the cost of extended infrastructure given the very low 

dwelling approvals. 

In addition to large areas of R1 General residential zoned land, Boorowa was originally surveyed on a grid 

and like Harden, some blocks are dissected by laneways. Residential lots are large, typically between 

600sqm and up to 2,000sqm. Like Harden-Murrumburrah, there is vacant land is scattered throughout 

the existing urban area. There opportunity for development at the rear of existing larger lots. Despite 

provisions in the current LEP that allow infill in the form of dual occupancy and secondary dwellings, this 

has not been utilised. However, as is the case in Young and Harden, infill opportunities only provide part 

of the market.  
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Despite general residential land being available for development, recent dwelling activity in Boorowa has 

been in the low-density residential zone on Farm St where the minimum lot size is 4,000sqm. Again, 

there is sufficient land in this precinct to enable this form of development to continue without the need to 

rezone more land. 

Key Findings 

Need for serviced lots, concentrated in urban areas 

» While there is a sufficient supply of residentially zoned land, it needs to reach the market as serviced 

residential lots available for development across a range of lot sizes. 

» Supply is mostly in large un-serviced blocks and the key to maintaining a pipeline of supply is to 

unlock this land through the delivery of water and sewer infrastructure where it currently does not 

exist 

» If Hilltops is looking to promote growth within the region, Council must be proactive in the 

identification and delivery of land to meet that demand as and when it eventuates. Supply needs to 

be maintained to accommodate the general demand. New lots need to be concentrated in an urban 

release area that can be readily, if not viably serviced. 

Housing to suit changing demographics 

» The demographic data indicates that households are getting smaller and that there will continue to 

be an increase in older people as a proportion of the population. 

» Households are getting smaller, the population is getting older and the traditional 3-4 bedroom 

house is unlikely to suit the majority of this emerging market. 

» The opportunity for infill development is there, however, the market for this form of housing is 

limited. Feedback from a local real estate agent suggests that this is not a housing typology that is 

in demand.16 Whether this is a function of lack of supply is unknown. 

» Hilltops Council will need to provide a variety of housing to accommodate growth and the anticipated 

change in demographic characteristics of the community. 

» Appropriate housing needs to be provided for the ageing population, smaller families and young 

professionals or first home buyers looking for an alternative to the standard 3 - 4 bedroom 

residential dwelling 

» Smaller dwellings enable entry to the market for lower income groups and support the retention of 

young people as they transition from living at home. This dwelling type also suits older people 

transitioning from the family home. 

» It is recommended that more compact forms of housing be accommodated primarily in the existing 

urban area of the Young township with access and proximity to health care, services and businesses. 

                                                

 
16 Pers Comms Justin Fleming 18 December 2018. 



ELTON CONSULTING 

Hilltops Rural and Residential Study 51 
 

4.2 Housing Demand  

Demand for housing can be defined as “the quantity of housing that households are willing and able to 

buy or rent”17. The drivers of demand have been identified by Housing NSW as: 

» The rate at which households are formed; 

» Prices of housing in the local and competing markets; 

» The perceived advantages of the local area in terms of access to a range of goods and services; 

» The particular tastes or preferences of consumers; and  

» The economic circumstances of the households of the local housing market. 

Hilltops’ economic base centres around the agricultural and supporting industries with the largest 

residential workforce being engaged in agriculture (25%).  

To understand the demand factors, the Study has considered two methods to estimate future dwelling 

demand: population projections and dwellings approvals. The population projections are discussed in part 

3 above and assume a range for scenarios. In terms of land use planning, the key is to provide sufficient 

land available to respond to the actual growth over time. We have assumed a high growth scenario of an 

additional 1,950 people over the period to 2036.  

Monitoring residential development and subdivision activity will assist in anticipating demand. 

Dwelling Approvals  

There were significant challenges in obtaining and analysing dwelling approval data. Each of the former 

LGA’s recorded and collected data differently, with the approach to data collection also changing from 

year to year, possibly due to the reporting requirements of the Department of Planning and Environment. 

Much of the data initially received was highly aggregated and did not allow analysis based on location. 

Some of the data described development applications, but did not identify whether new dwellings were 

produced. This made it impossible to identify dwelling approval trends over time and based on location. 

Once we received data identifying development applications by lot and DP, we were able to analyse the 

land use zones and present dwelling approval trends by zone and location. In some cases, the lot and DP 

provided by Council were not able to be identified and were excluded from trends analysis. 

The amalgamation of the three LGAs has made collating data into a comparable form difficult and only 6 

years of dwellings approval data has been made available. This information is useful and Council is aware 

that ongoing monitoring of dwellings approval data will continue to inform planning decisions moving 

forward.  

In the 6 years of dwellings data to the end of 2018, Council and private certifiers issued approvals for 

402 dwellings. Of these 359 were single detached dwellings, 24 were multi dwelling housing units and 19 

were secondary dwellings. The R1 General Residential zone in Young accounted for 33% of all dwellings, 

ahead of Harden and Boorowa with 4%.  

The Young RU4 Primary Production Small Lots zone represented 34 or 8% of the total dwellings 

approved in the period. The rural zones in the three LGAs all contributed to the dwelling growth, in 

particular Harden which saw 52 of the 82 dwellings approved under the Harden LEP RU1 Primary 

Production outstrip development in all of the other zones combined, accounting for 63% of dwellings in 

the former LGA in the six years to 2018. There was a similar trend in Boorowa and Young with 32% and 

33% of new dwellings going into the rural areas respectively. Across the Hilltops LGA, 29% or almost one 

in three new dwellings is being developed on rural land (see map of dwelling approvals in Appendix C).  

                                                

 
17 Housing NSW, Sustainable Communities: Home for All, 2005. 
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Approvals for multi-dwelling housing accounted for only 6% dwellings over the same period, all of which 

were in Young.  

Historically the Hilltops LGA has had an average dwelling approval of 70.5 per year between 2013 and 

2018. The year by year dwelling approvals are shown in Table 15. Tables 16 and 17 illustrate provide 

analysis of dwelling approvals by location and land use zone. 

Table 15  Historic dwelling approval 

 2013 2014 2015 2016 2017 2018 Total  Average 

per year  

Total 

Dwellings  
70 65 71 86 64 46 402 70.5 

Source: Hilltops Council raw data, extrapolated by Elton Consulting.  

Table 16 Dwelling approvals by LEP Zones 2013-2018 

 Young LEP Boorowa LEP Harden 

LEP 
Total 

R1 General Residential 133 17 18 170 

R2 Low Density Residential - 5 - 13 

R5 Large Lot Residential 5 - 8 13 

RU4 Primary Production 

Small Lots 
34 - 2 36 

RU1 Primary Production  45 21 52 118 

RU5 Village  21 2 - 23 

Other/unspecified 14 21 2 37 

Total 254 66 76 402 

Source: Hilltops Council raw data, extrapolated by Elton Consulting. Total dwellings include single and secondary dwellings and 
multi dwelling housing 
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Table 17 Dwelling approvals by village and land use zone 

Village Zone 

unknown 
(assume 

rural) 

E3 

Environmental 
Living 

RU1 

Primary 
Production 

RU4 Primary 

Production 
Small Lot 

RU5 

Village 
Total 

Koorawatha 6 1 2  5 14 

Bendick 

Murrell 
1    2 3 

Bribbaree 1     1 

Milvale   1   1 

Monteagle 2  2  3 7 

Murringo 3  6 2 8 19 

Rugby 1     1 

Rye Park 1  1  3 5 

Frogmore 2  2   4 

Galong 1  0   1 

Jugiong 1  9  2 12 

Wombat   10   10 

Total 19 1 33 2 23 78 

Source: Hilltops Council raw data, extrapolated by Elton Consulting. Total dwellings includes secondary dwellings and multi dwelling 
housing 

Around two thirds of dwelling activity in Village locales was on land zoned other than RU5 Village. It is 

these areas in which Council continues to field applications for dwellings with accompanying Clause 4.6 

Variations. Clause 4.6 is a provision in all three LEPs that allows Council as the consent authority to 

consider a variation to a development standard provided that the proponent can justify the variations.  

The objectives of this clause are as follows: 

a. to provide an appropriate degree of flexibility in applying certain development standards to 

particular development, 

b. to achieve better outcomes for and from development by allowing flexibility in particular 

circumstances. 

The clause is used to vary the minimum lot size (either 170 ha or 40 ha) in the RU1 Primary Production 

zone to enable a dwelling to be erected on an existing undersized allotment. The variation has to 

demonstrate: 

a. that compliance with the development standard is unreasonable or unnecessary in the 

circumstances of the case, and 

b. that there are sufficient environmental planning grounds to justify contravening the 

development standard. 

Such a variation needs the concurrence of the Secretary of the Department of Planning and Environment. 

In circumstances where these applications are made adjacent to a village or urban area Council has 

tended to support the variation. None the less, Council is required to report instances of the application 

of clause 4.6 to the Department. Since 2010, 24 development applications have sought to vary 
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development standards. Just over half of the applications were in the former Young LGA, a third in the 

former Harden LGA and the remainder in former Boorowa LGA. Most applications related to rural zones 

and the extent of variations ranged up to 98%. 

This issue, together with the opportunity to consider more consistent and transparent mechanisms to 

enable land adjacent to Villages and towns to be consider for lifestyle development, was discussed briefly 

at the consultation session undertaken in November 2018 with the agencies. Should Council and the 

community continue to consider this as a reasonable response to providing housing choice and diversity, 

it should be addressed in a more constructive manner in planning instruments, rather than ad hoc 

reliance on Clause 4.6. 

Rents and property sales prices 

As of 30 November 2018, the median house sale price for the three main towns ranged from $287,000 in 

Boorowa to $192,500 in Harden. Median rent was also similar across the three towns varying by only $20 

between Harden at $250 for a three-bedroom house to Young, the highest at $270 for a similar property. 

A recent newspaper article has identified Young as the second-cheapest place to rent a house in NSW, 

also noting that rental prices have increased 8% over the past 5 years.18 

Notwithstanding that prices appear to be low, when considering household income in these locations it is 

clear that these rents are not affordable. Median weekly household income in the Hilltops LGA is below 

that of NSW at $862 in Young, $889 in Boorowa and $827 in Harden-Murrumburrah, compared with 

$1,486 in NSW. Based on the rental prices below, households on low to moderate incomes are spending 

close to or slightly more than 30% of income if they are renting. Where low to moderate households are 

spending more than 30% of income on rent or mortgage repayments, they are considered to be in 

housing stress.  

                                                
 
18 Razachi, T, ‘The top 10 cheapest towns in regional NSW To rent a house: Domain data’, https://www.domain.com.au/news/top-
10-cheapest-nsw-regional-towns-to-rent-a-house-domain-data-794172/ 

https://www.domain.com.au/news/top-10-cheapest-nsw-regional-towns-to-rent-a-house-domain-data-794172/
https://www.domain.com.au/news/top-10-cheapest-nsw-regional-towns-to-rent-a-house-domain-data-794172/
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Table 18 Median property price of House 

Young  

Rent Buy 

$270 PW $280,000 

2 BR 3 BR 4 BR 2 BR 3 BR 4 BR 

$240 PW $270 PW $320 PW $220,000 $250,750 $365,000 

Harden-Murrumburrah  

Rent Buy 

$240 PW $192,500 

2 BR 3 BR 4 BR 2 BR 3 BR 4 BR 

- $250 pw - - $190,000  

Boorowa 

Rent Buy 

$260 PW $287,500 

2 BR 3 BR 4 BR 2 BR 3 BR 4 BR 

- $260 PW - - - - 

Data supplied by realestate.com.au 

There is no data available for Harden and Boorowa, likely to be a reflection on the limited number of 

multi dwelling properties in these towns. Even Young has very limited multi-dwelling housing stock. With 

only 17 additional multi dwelling housing units approved in four application since 2013, the pipeline is 

limited. The prices for Young are identified below. 

Table 19 Median property price of Unit  

Young  

Rent Buy 

$200 PW $191,000 

1 BR 2 BR 3 BR 1 BR 2 BR 3 BR 

$160 PW $210 PW - - $186,000 - 

Data supplied by and realestate.com.au 

The data above is supported by feedback from local real estate agents and stakeholders during the initial 

consultation sessions who suggest that quality rental accommodation, particularly in Harden, is difficult to 

secure. 

To date Hilltops LGA’s housing supply has mainly been provided in Young with some growth experienced 

in Boorowa and Harden-Murrumburrah. This trend is expected to continue.  

The majority of recent growth has been through residential development in Young (see above Table 

16). These new subdivisions have typically provided R1 General Residential zoned land with lot sizes of 

between 700sqm to 1000sqm. There is also evidence of strong growth in larger lots that are not 
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connected to reticulated sewer. The market responded well to these releases driving demand for 

additional land as the currently zoned land nears full utilisation. 

Currently zoned land is not being fully utilised as large unserviced lots are being subdivided at the 

expense of providing serviced residential lots. This market has been supplied by both the R1 General 

Residential zone, particularly in the south of Young where larger lots have been allowed to be subdivided 

without connecting to reticulated sewer and also the R5 Low Density Residential zone. The RU4 zone in 

Young has been subject to pressure for rural residential development despite the premise of the zone 

being for the provision of smaller agricultural lots for orchards19. 

The evidence gathered in the development of the Study supports the demand for general residential land 

for development.  

Social housing waiting times 

There is evidence of significant demand for public housing in the LGA. The following data has been 

obtained from the NSW Department of Family and Community Services for Hilltops. Boorowa, in 

particular has an exceedingly long wait time for social housing with an expected waiting time of more 

than 10 years for a three bedroom property. 

Table 20 Applicants on the housing register 

 Young  Harden-

Murrumburrah  
Boorowa Total 

General 75 1 6 82 

Priority 5 1 0 6 

Source: NSW Family & Community Services 2018 

Young has the largest number of residents awaiting public housing with 75 people on the general register 

and 5 on the priority register. The figures suggest that Young has a relatively diverse stock of public 

housing however is also under the most stress for public housing demand in the area.  

The figures above would suggest that Harden-Murrumburrah have low stock of public housing, with no 1 

bed or 4+ bed available. Harden is the least burdened by public housing stress out of the three towns in 

the Hilltops Council area.  

The Boorowa figures suggest the public housing stock in the area is poor, with 2-bedroom properties 

being the most readily available at 2 to 5 years wait. Currently Boorowa has 6 people waiting on the 

general register with no priority residents at all.  

This means that there is a demand for public housing that is not being met, which is particularly 

pronounced in Boorowa. Council does not have significant capacity to influence this issue, as social 

housing is delivered and maintained by State Government. Council may have an opportunity to provide 

housing directly using its own land or assets. 

Table 21 Waiting times for public housing  

 Young Harden-

Murrumburrah 
Boorowa 

Expected waiting time for 

studio/1-bedroom property 
2 to 5 years N/A 10+ years 

                                                
 
19 Sue Haertsch Planning and David Lock Associates, May 2011, Young Planning Proposal No2 RU4 Lands around Young and 
Murringo. 
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 Young Harden-

Murrumburrah 
Boorowa 

Expected waiting time for 

2-bedroom property 
2 to 5 years Up to 2 years 2 to 5 years 

Expected waiting time for 

3-bedroom property 
Up to 2 years Up to 2 years 10+ years 

Expected waiting time for 

4+ bedroom property 
2 to 5 years N/A N/A 

Source: NSW Family & Community Services 2018 

Housing for Particular Needs 

In the 2016 Census, a total of 6.2% of the Hilltops LGA was identified as requiring assistance. The largest 

cohort were elderly persons over aged 85 and over, which comprised 48.8% of the group. In 2016, 1,885 

respondents (over the age of 15) provided unpaid assistance to someone with a disability. The highest 

proportion (440) being females in the 55-64 years category. 

Not only are there a large cohort aged over 86 requiring assistance, there are many requiring assistance 

aged over 70 whose needs may increase in the coming decades. These figures indicate the need for new 

housing stock to be designed for adaptability and accessibility. There is also likely a need to retrofit 

existing homes, as older residents in regional areas may not have many options to downsize. 
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Table 22 Hilltops Council persons need for assistance with core activities by age 

 2016 2011 Change 

Assistance 

needed by 

age group 
(years) 

Number % of 

total 

age 
group 

Regional 

NSW % 
Number % of 

total 

age 
group 

Regional 

NSW % 

2011 to 

2016 

0 to 4 13 1.2 1.3 15 1.2 1.1 -2 

5 to 9 37 2.8 3.8 30 2.5 3.0 +7 

10 to 19 75 3.2 3.6 73 2.9 2.6 +2 

20 to 59 311 3.7 3.6 304 3.7 3.2 +7 

60 to 64 78 6.2 7.0 96 7.1 7.3 -18 

65 to 69 97 7.0 7.9 83 7.9 7.7 +14 

70 to 74 100 9.8 9.6 82 9.3 9.6 +18 

75 to 79 95 12.6 14.1 78 12.6 14.8 +17 

80 to 84 105 21.0 23.1 121 22.8 24.7 -16 

85 and 

over 
245 47.1 43.8 217 48.8 48.3 +27 

Total 

persons 

needing 
assistance 

1,155 6.2 6.3 1,099 6.0 5.8 +55 

Source: Community Profiles ABS Census Data  

4.3 Consultation with Real Estate Agents 

A number of local real-estate agents provided input into the current housing market.  

The major drawcards for the region include country lifestyle and affordable housing. The region has seen 

an increase in demand from Canberra as people become more willing to commute for work. However, the 

demand is not coming from any particular demographic, for example we heard that there has been an 

increase in university graduates moving into the region to find work.  

The product demanded is equally as diverse as the demographic profile. According to one real estate 

agent, generally there was demand for lot sizes ranging from 800sqm – 2,000sqm within the price range 

of $170,000 to $250,000. Older people and retirees are seeking smaller, more manageable properties 

closer to areas with amenities including cafes and medical services. However, there is still negligible 

interest in apartment or compact living.  

There is also demand in Harden for vacant lots to be developed into rental accommodation. Flemings 

have indicated two transport companies within Harden require staff to live in the area which has proved 

challenging given the lack of rental accommodation available. This has left each company looking to build 

rental accommodation rather than wait for existing stock to become available.  
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4.4 Key findings 

If Hilltops is looking to promote growth within the region, Council must be proactive in the identification 

and delivery of land to meet that demand as and when it eventuates. Supply needs to be maintained to 

accommodate the general demand. New lots need to be concentrated in an urban release area that can 

be readily, if not viably serviced. 

In terms of demand, the region is delivering, on average just in excess of 70 dwellings per year, the 

majority of which are in Young. As the largest centre, this trend is expected to continue.  

The other key findings in terms of demand include: 

» There is a lack of social housing across all three towns with waiting times up to 2 years in Harden-

Murrumburrah and over two in Young and Boorowa. 

» There appears to be limited availability of multi-dwelling housing, particularly in Harden-

Murrumburrah and Boorowa. 

» The majority of growth has been in residential development in Young. 

» The acceptance of un-service lots in the R1 General residential areas in Young has provided housing 

to meet demand but at the expense of smaller serviced and more affordable lots. 

» Demand for residential dwellings is also being met by small rural lots adjacent to Young and for 

which there is reasonable demand. 

» Older people and retirees are seeking smaller lots (700sqm) closer to amenities. 
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5 Constraints and land suitability  
Environmental and physical constraints analysis was undertaken using GIS with data sourced from 

Hilltops Council to identify high level constraints in the context of the LGA. This section highlights the 

various constraints to the development of land for residential development whether in the urban, rural 

residential or rural context, noting that rural land fragmentation and land use conflict is driven by the co-

location of incompatible land uses. 

In the first instance the key constraints have been identified at an LGA wide level providing an overall 

context. These constraints were also considered in more detail in considering the opportunities for 

expansion of residential areas of Young, Boorowa and Harden-Murrumburrah, villages and the suitability 

of land for rural residential development. 

The key constraints considered include: 

» Land and soil capability  

» Bushfire Hazard  

» Water catchments 

» High environmental value  

The key constraints are discussed briefly below. Full size A4 Constraints Maps are provided in 

Appendix C.  

There are other attributes mapped in the various LEPs that provide guidance and additional matters for 

consideration in considering the development of a particular parcel of land, for example salinity and 

groundwater vulnerability. 

5.1 Land and soil capability  

Land capability is the inherent physical capacity of the land to sustain a range of land uses and 

management practices in the long term without degradation to soil, land, air and water resources.20 

The Classification System includes soils Classes 1-8 where Class 1 is the most productive land and Class 8 

the least. In this region the former Young LGA is predominately Class 3, Harden dominated by Class 3 in 

the north and 4 and 5 to the south and Boorowa a combination of Class 5 on the more conducive 

agricultural land and 6 and 7 on the hilly and vegetated slopes (refer to Table 23 below).  

Table 23 Land Soil Capability Classifications 

Town Land Soil Capability Class 

Young Class 3 Moderate limitations, Class 4 Moderate to severe limitations 

Harden Class 3 Moderate limitations, Class 4 Moderate to severe limitations, Class 5 

Severe limitations  

Boorowa Class 4 Moderate to severe limitations 

                                                
 
20 https://www.environment.nsw.gov.au/-/media/OEH/Corporate-Site/Documents/Land-and-soil/land-soil-capability-assessment-
scheme-120394.pd 
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Class 3 Moderate limitations 

Class 3 land has limitations that must be managed to prevent soil and land degradation. However, the 

limitations can be overcome by a range of widely available and readily implemented land management 

practices. Included are sloping lands (3–10%) with slopes longer than 500m that will require earthworks 

to control runoff and erosion if used for regular cultivation. 

Also included are lands that can be subject to wind erosion when cultivated and left bare. It is important 

to minimise soil disturbance, maintain stubble cover and maintain good organic matter levels. This class 

includes other soils with acidification and soil structure limitations that are sufficient to require the 

application of specific management practices. 

Class 4 Moderate to severe limitations 

Class 4 land has moderate to severe limitations for some land uses that need to be consciously managed 

to prevent soil and land degradation. The limitations can be overcome by specialised management 
practices with high levels of knowledge, expertise, inputs, investment and technology. This class includes 

sloping lands (10–20% slope). 

Class 5 Severe limitations 

Class 5 land has severe limitations for high impact land management uses such as cropping. There are 

few management practices generally available to overcome these limitations. However, highly specialised 

land management practices can overcome some limitations for high value crops or products. This land is 

generally more suitable for grazing with some limitations or very occasional cultivation for pasture 

establishment.  

Class 5 land includes sloping lands (10–20% slope) with highly erodible soils and/or significant existing 

soil erosion, or land that will be subject to wind erosion when cultivated and left bare. Other limitations 

include shallow soils, stoniness, climatic limitations, acidification, potential for structure decline and 

salinity hazards. 

There is an obvious correlation between Land and soil capability and land use with the dryland cropping 

and grazing prevalent in the west and southern parts of the LGA aligning with the class 3 and 4 and the 

grazing land in the west typically occupying the more limited soils.  
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Figure 16 Land and soil capability 
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5.2 Bushfire Hazard  

In planning for the use of land for residential purposes either in the rural or urban context, it is important to 

take into account the potential threat from bushfire. Bushfire hazard can be a major constraint to future 

residential development given the likelihood for bushfire risks.  

Although the larger Hilltops LGA area is affected by bushfire prone land the towns within Hilltops are largely 

unaffected by Bushfire Prone land. As evident in the mapping provided, the bushfire prone land is generally 

land that is vegetated with greater slopes. 

Bushfire hazard is comprised of typology of vegetation and proximity of urban environment. The RFS 

categorises vegetation into three groups being  

Category 1 – High Risk 

Category 2 – Low Risk 

Category 3 – Medium Risk 

The Rural Fire Service has conducted a review and has released a new Planning for Bushfire Protection 2018, 

which will come into effect in mid-2019. New bushfire mapping is also expected imminently, which is 

anticipated to change large areas of the LGA to grassland. There is limited guidance available regarding the 

implications for residential development from this change. 

The Boorowa LEP 2012 provides a specific clause relating to the Carinya Estate, clause 6.9, with an objective 

to ensure that location of dwellings and other development on the land is appropriate having regard to the 

management of bush fire risk and biodiversity protection. The clause provides that: 

Development consent must not be granted to development on land to which this clause applies 

unless: 

(a)  the development is consistent with any development control plan that applies to the land, and 

(b)  the consent authority is satisfied that: 

(i)  the development will be protected by a bushfire asset protection zone, 

(ii)  the development will not substantially impact on the flora and fauna of the site. 

While this provision is currently exclusive to Carinya, ensuring that development is located having regard to 

bushfire hazard is relevant across the LGA. 

Figure 17 demonstrates the mapping of Bushfire prone vegetation categories 1 and 2, as well as including 

vegetation buffers where identified by Council. Figure 17 shows portions of the LGA identified as vegetation 

category 1 being of “high” risk. The mapping identifies constraints to urban development to the north, east 

and central localities of the council area on slopes and in areas that are well vegetated.  

Although bushfire hazards can be mitigated through vegetation management, it is noted that the same 

bushfire hazards provide valuable biodiversity within the region. 
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Figure 17 Bushfire Hazard and Water Catchments 
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5.3 High Environmental Value 

The main objective of identifying sensitive biodiversity is to maintain terrestrial biodiversity by protecting 

native fauna and flora whilst encouraging the conservation of habitats. Biodiversity has already been 

recognised by Council as a significant constraint to development as identified in the three LEPs: 

» Harden LEP – Natural Resources Biodiversity Map 

» Young - Natural Resources Sensitivity Biodiversity Map 

» Boorowa – Terrestrial Biodiversity Map 

Biodiversity has been reinforced by the Regional Plan which includes mapping of High Environmental Value 

(HEV) land. The HEV layer is amongst the mapping datasets available through the NSW Government SEED 

database (SEED).  

The HEV data proceeds earlier environmental datasets and should now form the basis for the Biodiversity 

Map layer in the Comprehensive LEP.  

The HEV map sets out the values of particular significance that are given some level of statutory protection 

or assessment under existing legislation, regulation, policy or inter-governmental agreement including 

biodiversity, vegetation, soil and water resources.  

The nature of the urban areas of the towns and villages in such that much of the significant vegetation has 

been removed to accommodate buildings and infrastructure.  HEV land is, therefore, more likely to be an 

issue in undeveloped areas and non-urban zones.   

Areas adjacent to the town of Young are highly constrained by HEV. Further development outside of the 

existing zoned urban lands will require further biodiversity investigations to ready the site for urban release 

which may have impacts on the cost of development and the biodiversity value of Young as a whole.  

Harden has the least amount of HEV evident within the township and surrounds. However, some of the 

larger lots surrounding the town are significantly affected by HEV.  

Boorowa is semi-surrounded by HEV to the north of the town and is significantly affected by HEV throughout 

the other surrounding parcels of land. Land constrained by HEV will require further investigation to make the 

land suitable for development, resulting in added cost to development and possible timing delays.  

The size of holdings in rural zones often provides the opportunity to build dwellings and rural infrastructure 

on land so as to avoid areas identified as HEV. 
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Figure 18 Young High Environmental Value 

 

Figure 19 Harden High Environmental Value 
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Figure 20 Boorowa High Environmental Value 

 

5.4 Attributes Mapped in LEPs 

In addition, specific attributes, limitations or constraints for certain land are included in the current LEPs as 

local provisions either with mapping data to support them. While the intention of the provisions is generally 

consistent between the three LEPs, there is an opportunity to rationalise and update these for consistency 

across the entire LGA. Further, OEH, DPI Water and DPE have undertaken work to update and improve both 

the written provisions and mapping associated with those such that there is greater consistency across the 

state. These attributes are identified in Table 24. 

Table 24 Attributes identified in the current LEP provisions 

Attribute/LEP Provision  Maps 

Biodiversity  

Generally, the objectives are similar across the three LEPs, the data set used for the mapping varies. The 
High Environmental Value Map could now replace the three data sets for consistency 

Young  6.5 Biodiversity “Areas of High Biodiversity” on the Natural 

Resources Sensitivity Biodiversity Map. 

Harden  6.2 Biodiversity protection “Significant Vegetation” on the Natural 

Resources Biodiversity Map. 

Boorowa  6.3 Terrestrial biodiversity  

 

 “High Conservation Value Vegetation” on 

the Terrestrial Biodiversity Map. 

https://www.legislation.nsw.gov.au/#/view/EPI/2010/404/maps
https://www.legislation.nsw.gov.au/#/view/EPI/2010/404/maps
https://www.legislation.nsw.gov.au/#/view/EPI/2011/79/maps
https://www.legislation.nsw.gov.au/#/view/EPI/2011/79/maps
https://www.legislation.nsw.gov.au/#/view/EPI/2012/252/maps
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Attribute/LEP Provision  Maps 

Land/Salinity 

In Young this applies to the protection of soil resources including protecting land subject to soil salinity, 
however in Boorowa and Harden the clause relates specifically to salinity 

Young   6.3 Land  “Sensitive Land Areas” on the Natural Resources 
Sensitivity Land Map. 

Harden   6.6 Salinity “Dryland Salinity” on the Natural Resources Land 
Map. 

Boorowa 6.6 Salinity “Saline Land” on the Salinity Map. 

Water  

In Young the objective of this clause is to maintain the hydrological functions of riparian land, waterways 

and aquifers which includes both riparian corridoes and groundwater. In Harden and Boorowa riparian 
land and groundwater vulnerability are separate provisions   

Young  6.4 Water  “Riparian Corridor” or “Groundwater 

Vulnerability” on the Natural Resources 

Sensitivity Water Map. 

Harden 6.3 Riparian land and 

watercourses 

6.4 Groundwater vulnerability 

Land situated within a watercourse, or within 40 

metres of the top of the bank of any 

watercourse, identified on the Natural Resources 
Water Map 

“Groundwater Vulnerability” on the Natural 

Resources Water Map. 

Boorowa 6.4 Groundwater vulnerability 

6.5 Riparian land and 

watercourses 

 

 “Groundwater vulnerable” on the Groundwater 

Vulnerability Map. 

 “Riparian Land and Watercourses” on 
the Riparian Lands and Watercourses Map, 

Drinking Water Catchments  

Boorowa includes an additional local provision to protect the drinking water catchment. Neither of the 
other two LEP include these controls 

Boorowa 6.5A Protection of water quality 

in drinking water catchments 

 “Drinking Water Catchment” on the Drinking 

Water Catchment Map. 

Environmentally sensitive land 

Boorowa has additional provisions specific to land at Carinya Estate. The objective of the clause is to 
manage bush fire risk and biodiversity protection  

Boorowa 6.9   Development on land 

known as Carinya Estate 

“Environmentally Sensitive Land” on 

the Environmentally Sensitive Land Map 

Source: Extrapolated from the three LEPs via the NSW Legislation website https://www.legislation.nsw.gov.au/ 

https://www.legislation.nsw.gov.au/#/view/EPI/2010/404/maps
https://www.legislation.nsw.gov.au/#/view/EPI/2010/404/maps
https://www.legislation.nsw.gov.au/#/view/EPI/2011/79/maps
https://www.legislation.nsw.gov.au/#/view/EPI/2011/79/maps
https://www.legislation.nsw.gov.au/#/view/EPI/2012/252/maps
https://www.legislation.nsw.gov.au/#/view/EPI/2010/404/maps
https://www.legislation.nsw.gov.au/#/view/EPI/2010/404/maps
https://www.legislation.nsw.gov.au/#/view/EPI/2011/79/maps
https://www.legislation.nsw.gov.au/#/view/EPI/2011/79/maps
https://www.legislation.nsw.gov.au/#/view/EPI/2011/79/maps
https://www.legislation.nsw.gov.au/#/view/EPI/2011/79/maps
https://www.legislation.nsw.gov.au/#/view/EPI/2012/252/maps
https://www.legislation.nsw.gov.au/#/view/EPI/2012/252/maps
https://www.legislation.nsw.gov.au/#/view/EPI/2012/252/maps
https://www.legislation.nsw.gov.au/#/view/EPI/2012/252/maps
https://www.legislation.nsw.gov.au/#/view/EPI/2012/252/maps
https://www.legislation.nsw.gov.au/#/view/EPI/2012/252/maps
https://www.legislation.nsw.gov.au/
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5.5 Infrastructure Considerations for residential 
development  

In considering land that may be suitable for the expansion of the existing residential footprint the availability 

of essential services in particular water and sewer are critical.  

5.5.1 Water Supply 

Bulk water is supplied to Hilltops Council by Goldenfields Water County Council for distribution to residents in 

the LGA including the main towns of Young and Harden. Originally the South West Tablelands Water Supply 

Scheme, it was constructed by Public Works between 1929 and 1936. Hilltops is supplied from the Jugiong 

scheme via a series of pumps and reservoirs. Boorowa has its own treated water supply operated by Council. 

Goldenfields Water has an extraction licence and water treatment facilities on the Murrumbidgee River 

downstream of Burrinjuck Dam at Jugiong. 

The villages of Koorawatha and Bendick Murrell are supplied with water from Cowra Shire, however, Hilltops 

Council is responsible for NSW Health Water Quality testing in these villages. Jugiong, Galong, Kingsvale, 

Prunevale and Wombat are also supplied with reticulated water from Goldenfields Water.21 

The communities of Bribbaree, Monteagle, Rugby, Rye Park, Reids Flat and Frogmore are without a 

reticulated potable water supply and rely on rainwater and/or groundwater bores for water supply. 

Water supply for the three townships is shown in Figures 21-23 below. 

                                                

 
21 Public Works Advisory, Hilltops Council – Integrated Water Cycle Management Issues Paper (Draft V2) dated June 2018. 
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Figure 21 Young Water Supply 

 

Figure 22 Harden Water Supply 
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Figure 23 Boorowa Water Supply 

 

Young Distribution  

Bulk water coming from the Jugiong rising main is supplied to Young via Goldenfields Water reservoirs being 

Black Range (3.4 ML) and Young Terminal Storage (32 ML). 

Only a small portion of Young to the south receives water directly from Black Range Reservoir. These areas 

are: Normoyle Crescent, Thornell Road, Backcreek Road (partial), Normans Road, Windermere Street, 

Settlers Place, Gold Circuit, Tadros Avenue and Bailes Crescent.  

From the Young Terminal Storage, water is reticulated to approximately 75% of Young consumers prior to 

entering the McGregor and Old Young Reservoirs, which are sometimes referred to as “Town Reservoirs” as 

these are the only reservoirs in the town area.  

The Town Reservoirs are two connected reservoirs with a combined capacity of 10 ML. Council owns and is 

responsible for the Town Reservoirs and reticulation system that distributes to customers within the Young 

Township. Council manages and operates a chlorine booster facility at the Town Reservoirs to maintain 

disinfection residual in the Young Township.  

To provide sufficient supply pressure, the Young Terminal Storage must be kept at 90% capacity. 

Harden-Murrumburrah Distribution  

Bulk water is delivered to Harden-Murrumburrah via the Harden offtake rising main feeding both the 

Demondrille (1.67 ML) and Bobbara St (2.97 ML) reservoirs, built in 1982 and 1933 respectively. Water is re-

chlorinated in both of these reservoirs, and water is gravity supplied to the town of Harden-Murrumburrah, 

servicing approximately 2,200 customers. Demondrille reservoir zone covers the west side of town 
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(Murrumburrah) while Bobbara zone covers the east side of town (Harden) – the two networks are not 

hydraulically connected anymore as it was causing water quality and pressure issues.22 

Boorowa Water Supply Scheme  

Council operates a treated water supply scheme at the town of Boorowa. This is the only water supply 

scheme that was operated by the former Boorowa Council. The Boorowa scheme draws water from the 

Boorowa Dam 1km west of the town on the confluence of Boorowa River and Castles Creek. An intake 

structure withdraws raw water from the weir and a pump station (2.5 ML/day capacity) transfers the water 

to a Boorowa WTP which is owned and operated by Hilltops Council. Two bores provide a backup water 

supply during period of severe drought or high turbidity. Council has a licence to extract 349 ML/year from 

the Boorowa Dam and 50 ML from the two bores. 

The Boorowa WTP was built in 1994 with a design capacity of 3 ML/day. Treated water from the WTP is 

pumped to a 0.9 ML reservoir from where water gravitates to the town through approximately 25 km of 

reticulation piping. Council reportedly operates the large storage tank at between 100% volume and 79% 

volume.  

Due to the lack of emergency storage and age of the current 0.9ML reservoir, Council has proposed the 

construction of a new 2 ML reservoir to provide supply reliability and with adequate pressure. 

5.5.2 Sewerage Supply 

The Draft NSW Public Works Advisory Integrated Water Cycle Management Strategy (2017) has also 

identified the sewerage capabilities within the LGA outlining the current systems within Young, Harden and 

Boorowa. Refer to Figures 24 to 26 below. 

The sewerage system in Young generally follows the street layout however there are a large number of 

fringe residential lots currently un-serviced by reticulated sewerage. The topography in Young provides an 

ongoing constraint to the extension of sewer and there are a number of Sewerage Pump Stations scattered 

throughout the town. The problem has been exacerbated by the fragmentation of residentially zoned land 

into larger lots with onsite waste water treatment systems. These larger lots can be found on the fringe of 

the existing residential area in every direction. Re-subdivision of these parcels is unlikely to be viable in the 

current housing market where demand is not strong and the return on investment for residential 

development low. While this form of development has provided more land onto the market, it is 

unsustainable because it is form of subdivision requires a lot of land area and this is a finite resource, 

particularly around Young. 

The Harden system generally follows the street and lot layout much like Young. However, there are a 

number of lots within the Harden town centre which are currently un-serviced. Again, for development to be 

efficient, larger parcels need to be protected from ad hoc subdivision to ensure that suitable land is retained 

for the medium to long term provision of serviced residential lots.  

The Boorowa sewerage system follows a generally ad hoc layout. The system does not currently reach a 

number of lots within the town and does not demonstrate a considered approach to residential growth in the 

area. Again, development has been driven by large lots un-serviced by sewer. Without Council to drive the 

extension of essential infrastructure, the release of serviced residential land will remain limited. 

                                                

 
22 Public Works Advisory, Hilltops Council – Integrated Water Cycle Management Issues Paper (Draft V2) dated June 2018. 
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5.5.3 Urban Stormwater  

Council manages the urban stormwater systems in the towns of Young, Harden-Murrumburrah and Boorowa.  

In Young, urban stormwater flows into the Upper Burrangong Creek or other smaller local creeks. Council 

has estimated the volume of urban runoff from Young township to be 7,800 ML/year. In Boorowa, urban 

stormwater flows into either the Boorowa River or Ryans Creek. The Harden-Murrumburrah stormwater 

urban catchment drains to the Murrumbidgee River via the Murrimboola Creek, Connaughtmans Creek, 

Cunningham Creek, and Jugiong Creek. 23 

Council has undertaken some measures to reduce the amount of pollution entering the waterways. In Young, 

Council has installed two gross pollutant traps and a sediment basin was also constructed in the old gold 

diggings. In Boorowa, Council has installed stormwater pollution control structures at various points in the 

system to capture solid wastes prior to river discharge. 

Flood Studies  

Floodplain Risk Management Studies and Plans have been completed and adopted for both Young and 

Boorowa township through the NSW Floodplain Management Program. Flood mapping is available for Young 

township, although not included in the LEP. The three LEPs all include provisions dealing with flood planning 

although only Harden LEP 2011 includes a flood planning map covering the extent of the 1:100 ARI (average 

recurrent interval) flood event on the Murrumbidgee River at Jugiong. Without the flood mapping available, 

determining the flood planning level to satisfy the LEP provisions is the responsibility of the developer. 

Council recently received additional funding to undertake a combined flood study and floodplain risk 

management study for the town of Harden-Murrumburrah. The Currawong Creek and Murrimboola Creek 

have significant catchments which during times of high intensity rainfall, overtop the banks and impact upon 

dwellings and businesses in the Murrumburrah township. 

                                                

 
23 Public Works Advisory, Hilltops Council – Integrated Water Cycle Management Issues Paper (Draft V2) dated June 2018. 
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Figure 24 Young Constraints 

 

Figure 25 Harden Constraints 
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Figure 26 Boorowa Constraints 

 

5.6 Renewable Energy   

The rising costs of electricity and concerns about the impact of greenhouse gas emissions from coal burning 

energy generation systems continue to impact government policy at a national and State level. As a result, 

there is continued interest in more renewable forms of energy generation. 

Wind energy 

Over the past decade, NSW has seen an increasing number of Wind Farm applications. Wind energy projects 

are typically State Significant Development (SSD) and DPE have published a Wind Energy Guideline (2016).  

Since 2009 there have been five SSD applications for wind farms in the Hilltops, on the eastern boarder of 

the former Boorowa and Harden LGAs. These are as follows: 

» Rye Park—approved May 2017, 109 turbines (Boorowa) 

» Rugby—withdrawn  

» Birrema—withdrawn  

» Bango—approved May 2018, 71 turbines (Harden) 

» Yass Valley Wind Farm—approved March 2016, modification approved December 2018, 124 turbines 

(Harden) 

Across regions with established wind farms there are community concerns about negative health impacts to 

people who live near wind turbines and negative impacts on farm practises, so land use conflict is becoming 
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a significant issue. The developments themselves, unlike solar energy, have limited impact on agricultural 

land. 

Solar Energy 

Australia has the highest average solar radiation per square metre of any continent in the world. NSW has an 

abundance of excellent solar resources and established electricity infrastructure that, along with declining 

technology costs, makes it an attractive location for solar energy development.24 The solar energy sector is 

rapidly expanding across NSW. In December 2018 DPE release a Large-Scale Solar Energy Guideline for 

comment. The guideline will provide the community, industry and applicants with general guidance on the 

planning framework for the assessment and determination of solar energy projects under the EP&A Act25. 

The guidelines include the identification of key site constraints that need to be considered in the location of 

solar energy development. In particular, the guideline includes the following: 

Agriculture – important agricultural lands, including Biophysical Strategic Agricultural Land (BSAL), irrigated 

cropping land, and land and soil capability classes 1, 2 and 3. Consideration should also be given to any 

significant fragmentation or displacement of existing agricultural industries and any cumulative impacts of 

multiple developments. 

Solar power generation has potential as a future rural land use in the LGA and the maps to assess the 

relative potential of this industry for the LGA are included in the Figure 27 below. 

                                                
 
24 https://www.planning.nsw.gov.au/-/media/Files/DPE/Guidelines/large-scale-solar-energy-guideline-2018-12-11.ashx?la=en 
25 Ibid. 
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Figure 27 Solar Exposure  

 

Source: http://www.bom.gov.au/jsp/ncc/climate_averages/solar-exposure/index.jsp 

5.7 Key findings 

In terms of constraints the following issues are key: 

» Consideration of key environmental and physical constraints is important in determining the suitability 

for land for development. Further development outside of the existing zoned urban lands will require 

further biodiversity investigations to ready the site for urban release which may have impacts on the 

cost of development and the biodiversity value of Young as a whole. 

» Developers are often responsible for the extension of services and infrastructure; however, Council will 

be burdened with the ongoing maintenance burden of a running cost of these services. The most 

efficient servicing arrangement is therefore an important consideration.  

» Water – council needs to consider the capacity of existing mains infrastructure, the pressure that can be 

delivered, and identification of land that cannot be readily serviced to improve the efficiency and return 

on investment. 

» Sewer – typically development has been permitted with on-site sewer where the sewer infrastructure is 

not available. This has led to dwellings on large residential lots with onsite effluent disposal. Re-

subdivision of these areas at a later date may be cost prohibitive if a developer has to extend 

infrastructure for only a few lots. 

Hilltops region 

http://www.bom.gov.au/jsp/ncc/climate_averages/solar-exposure/index.jsp
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» Council already operates a number of sewer pumping stations at considerable cost and future pumping 

stations should be located to maximise their capacity. 
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6 Residential development  

6.1 Objectives 

These objectives provide a clear position for the evaluation and recommendation of growth in the townships 

of Young, Harden-Murrumburrah and Boorowa that will deliver sustainable economic, social and 

environmental outcomes for the community in the supply of housing. 

» Provide a supply of residentially zoned land suitable for timely development to meet current and future 

needs of the Hilltops LGA 

» Provide a diversity of choice in residential land and dwelling types in a range of appropriate locations 

responsive to the demographic needs of the Hilltops LGA  

» Provide flexibility in the LEP and DCPs for high quality urban design outcomes that respond to the 

individual circumstance of each of the three townships and are consistent with the Design Guide for Rural 

Areas published by the Office of the Government Architect 

» Ensure growth occurs in a contiguous and logical manner 

» Future development is to strengthen the efficient use of existing infrastructure, services and transport 

networks 

» Manage future residential development, particularly at the residential/agricultural and the residential/ 

industrial interfaces to avoid or minimise conflict between land uses  

» Provide for development that will complement and reinforce existing and future settlement structure, 

character and uses and allow for the creation of legible and integrated growth  

» Provide and support opportunities for urban intensification through infill development, particularly where 

opportunities exist to better utilise existing water and sewer infrastructure 

» Residential development is to avoid areas of High Environmental Value 

» Establish clear and logical physical boundaries for the containment of urban development and limit 

fragmentation of land adjoining the urban area that will prevent long term expansion of the town  
The following section deal with the unique circumstances of each individual town and while every attempt 

has been made to consider issues and opportunities in a consistent manner, the historic development pattern 

and current planning controls requires a more bespoke approach.  
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6.2 Young  

Young will need to accommodate the majority of the anticipated residential growth to 2036. As noted in the 

dwelling approvals data below, of the 254 dwellings approved under the Young LEP in the 6 years to 2018, 

52% were in the serviced residential zone equating to an average of 22 per year.  

The R5 Large lot residential zone represents a significant area of land to the south of Young, however, only 

2% of dwellings were in this area during the period.  This is likely to be a function of the fact that much of 

this land has existing dwellings.  Despite a minimum lot size that allows further subdivision, there is no 

evidence that this is occurring.  

The RU4 Primary Production Small Lots zone also contributed significantly to the dwelling yields to 2018. This 

is a function of both the availability of rural residential land (RU4 operates in residential as much as rural 

manner) and the proximity to the town itself. In the 6 years to 2018 13% of dwellings approved were in the 

RU4 zone. This will likely continue to inhibit the residential growth of Young as the delivery of un-serviced 

lots to the market does not require the same level of infrastructure investment; water and sewer, as is the 

case for residential land.  

Almost one in five dwellings for the period were approved in the RU1 Primary Production zone. 

Table 25 Dwelling approvals by Young LEP Zones 2013-2018 

 R1 

General 

Residenti
al 

R5 Large 

Lot 

Residenti
al 

RU4 

Primary 

Productio
n Small 

Lots 

RU1 

Primary 

Productio
n 

RU5 

Village 

Other/un

specified 
Total 

No. of Dwellings  133 5 34 45 21 14 254 

% of total under 
Young LEP 

52% 2% 13% 19% 8% 6% 100% 

Source: Hilltops Council raw data, extrapolated by Elton Consulting.  

If Young continues to grow at the current rate an additional 396 serviced residential lots will be required in 

the R1 General Residential zone between now and 2036. If there was an increase in the proportion of 

households looking for residential lots, rather than rural and rural residential land for housing, this could be 

higher. Allowing for an increase in the proportion of dwelling on serviced land, based on the change in 

demographic driving change in demand, this could be significantly higher. In either case, it currently relies 

solely on the appetite of select individual land owners to develop their already zoned land. 

Existing zoned residential land  

Existing residential land supply in Young is significant in terms of area, with undeveloped infill opportunities – 

that is, land already zoned R1 General Residential but yet to be developed to its serviced potential (700-

1000sqm lots) – amounting to over 250ha. At a 50% efficiency rate having regard to existing lots and 

dwellings and assuming 8 lots per hectare in a strong market this could provide 1,400 lots. 

One of the weaknesses in the current LEP planning controls for residential land in Young is the absence of a 

minimum lot size for residential lots coupled with controls preventing residentially zoned land from being 

subdivided and developed without connection to sewer infrastructure (Note: the DCP includes a minimum lot 

size for residential land of 650sqm with an average of 700sqm). The existing fragmentation of land zoned R1 
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General Residential zone means that re-subdivision in an orderly and economically feasible manner is difficult 

given the acquisition that would be required to facilitate the development of serviced residential lots and the 

cost of the extension of sewer, in particular is prohibitive for individual developers.  

The orderly and efficient development of land identified already zoned R1 General residential is extremely 

difficult. There has been some subdivision of land in the south of the town where the parent parcel has been 

of a size sufficient to create small numbers of residential lots, for example off Binalong Street. However, 

much of the land through this area is unlikely to reach the market because it has been allowed to develop 

without being connected to reticulated sewer. This is particularly evident around Willawong Street and 

Kingsvale Road (Refer Figure 28 below). All of the land in the image below is zoned R1 General residential 

with the ability to subdivide to 650sqm with an average of 700sqm.  

There is an additional 178ha area of zoned residential land in the area east of Petticoat Lane, across to 

Willawong Street and Kingsvale Road to the Blayney Demondrille Railway corridor. The lots that have been 

created are large enough to accommodate onsite effluent eliminating the need to connect to sewer. 

Typically, these lots have then had dwellings constructed in the centre. This is referred to as residential 

fragmentation. These lots themselves are large enough to be re-subdivided if and when infrastructure 

becomes available, but the feasibility of extended services coupled with the existing building envelope in the 

centre of the lot and a flat residential market make the proposition of re-subdivision unlikely.  

The general infill areas south of Young may continue to provide opportunities for dwellings in 

an ad hoc manner, however, this land is unlikely to be able to provide for the long-term growth 

of Young. 
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Figure 28 Residential land fragmentation 

 

Source: SixMaps 2019  

The Young LEP does not utilise an Urban Release Area (URA) provision which, if adopted would require that 

no subdivision could occur unless a DCP and structure plan was in place to ensure that the development 

occurred in an orderly and efficient manner. The absence of planning controls, either through an URA, 

essential services provision in the Young LEP or local Council policy requiring dwellings on residential land to 

be connected to reticulated water and sewer make it difficult plan for the efficient delivery of infrastructure.  

Boorowa applies the R2 Low Density Residential zone to some land in the town identified for larger but fully 

serviced residential lots. The use of the zone makes a distinction between the R1 General Residential zone in 

terms of lands use and lot size. While neither Young, nor Harden LEPs include the R2 Low Density Residential 

zone, it could be considered in areas where the character and constraints will continue to differentiate a 

particular area from higher urban densities.  

Key Greenfield Sites  

In considering land already zoned there are sites that have been considered as “Key Greenfield Sites”. This 

consists of at least some larger land holdings, already zoned R1 General Residential in single ownership. The 

sites are located north and north west of Young and have to potential to deliver up to anywhere from 348 

serviced residential lots based on historic efficiency and yields of 8 lots per ha to 285 lots at a rate of 12 lots 

per ha. However, the difficulty remains that there is no concept or structure plan in the DCP and therefore, 

no sequencing of infrastructure, identification of open space or road layout or definitive yields.  
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Key Greenfield Site A 

Part of the land identified as Key Greenfield Site A in Figure 29 below (refer also to the Urban Expansion 

Opportunities Map Figure 31) is in part already the subject of two significant development applications for 

subdivision to create 91 residential lots with lot sizes ranging from 700sqm to 1329sqm as well as approved 

subdivision applications for a further 5 lots would deliver 96 lots in the short term. At a rate of 22 lots per 

annum this would provide over 4 years supply of land in the R1 General residential zone in Young.  

The balance of land within Key Greenfield Site A could provide a further 190 lots or 8.6 years supply.  

Key Greenfield Site B 

Key Greenfield Site B west of Elizabeth Street in Figure 30 below (refer also to the Urban Expansion 

Opportunities Map Figure 31) has an area of approximately 33ha. This area is much less constrained in 

terms of topography, drainage and vegetation, however, it is developed for orchards and consideration of the 

abattoir also required. If developed for serviced residential lots, this area could conservatively (8 lots per ha) 

deliver a further 264 residential lots or 12 years of supply of residential land at anticipated growth rates.  

However, the historic subdivision pattern, coupled with the R1 General Residential zoning could see the 

current landowner simply transfer the individual titles without further subdivision. There are 18 individual 

lots, with areas of 6500-7,000sqm would have the ability to construct a dwelling.  

Excluding these smaller parcels from the yield calculation, the balance of this areas, which is currently under 

orchards, is 20ha bounded by Elizabeth Street, Orchard Street and Taylor Road with the potential for 160 lots 

or 7 years supply of residential development. Efficiencies could be as much as 75% across these parcels 

given the limited constraints, regularity in shape of the holding and existing access. Good master planning 

here could see between 160-213 lots or up to 9.7 years supply. If the site could achieve 12 lots per ha this 

could increase to between 240-319 lots or up to 14.5 years supply of land at current take up rates of 22 

dwellings per year. 

 

Table 26 Key Greenfield Site Yields 

Young  No. Lots Sum of 

Area ha 

(gross)* 

Actual 

Planned/A

pproved 
Yield 

Potential 

Yield @ 8 

lots per ha 
75% 

efficiency 

Potential 

Yield @ 12 

lots per ha 
75% 

efficiency 

Years 

Supply# 

Site A 21 61.5 96 190^ - 13 

Site B 31 35.8 18 160 213 13.4-14.4 

*total area of land, does not account for constraints 

#assuming all of the new dwellings occur here  

^based on the balance of the land remaining excluding lots that area subject to current or imminent DAs 

 

Restricting the construction of dwellings on the existing lots should be encouraged, however, without specific 

controls in the Young LEP, for example an essential services provision this is difficult. A provision such as 

essential services would require Council to be satisfied that services such as water and sewer are provided or 

can be made available prior to approval of the development.  

Sites A and B combined, coupled with the existing pipeline of land, would satisfy the next 29-30 years of 

residential growth in Young depending on the policy approach in terms of allowing existing titles to realise 
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dwellings. Taking the more aggressive demand scenario, for example assuming that the current activity in 

the RU4 zone is allocated to serviced residential land and the annual dwelling approvals moved to 28 per 

year, theses area alone would provide 23 years of supply.  

For these areas to be successfully delivered the market alone may not be sufficient, especially with 

competition from the RU4 Primary Production zone and other infill development. Council may be proactive in 

the preparation of a concept plan and development controls to provide certainty in terms of the development 

outcome for land owners and the wider community and ensure efficient infrastructure deliver and ongoing 

maintenance. Alternatively, the sites could be identified in the LEP as Urban Release Areas requiring a DCP to 

be prepared prior to any further subdivision.  

Figure 29 Key Greenfield Site A 

 
Source: Six Maps 2018  
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Figure 30 Key Greenfield Site B 

 

Source: Six Maps 2018 

Urban Investigation Areas 

The failings of the historic planning controls to adequately preserve sufficient land for urban expansion are 

clear. Providing for the growth of the residential area of Young beyond the current zoned areas and their 

limitations, Council needs to ensure that suitable land is preserved. Having regard to the high-level 

constraints, including the existing extent of fragmentation, two sites have been identified as being suitable 

for consideration for future urban release areas. These sites are indicated in Figure 31 and described below. 

Option A is located to the north east of Young, west of Isaacs Road and an extension of the existing General 

Residential area. Constraints to development of this land are limited, predominately fragmentation and 

balancing the potential for the continued use of the land for agriculture verses urban development. 

Option B is located to the north east of Young between Allandale Road and Henry Lawson Way. The 

opportunity existing to extent the current R1 General Residential zone. 

The main constraints to this area are drainage and existing biodiversity through the Allandale Gully. The 

existing lot sizes through this area vary from 21 ha to 3-3.5 ha and all have existing dwellings. Any structure 

plan would need to address these issues. 

Both of these options include at least some parcels of land that have remained in larger holdings, likely as a 

result of the current use for agriculture. 

Medium Density Housing 

This is a form of development that is seeing some increase, based on recent development activity; 8% of 

dwellings approved in Young urban area in the past 6 years have been units. The opportunity to provide for 

medium density housing in the existing urban area is limited by the existing town structure. The current 

planning provisions allow for both dual occupancy and multi-unit development. This could be best addressed 

Opportunity for 18 
additional dwellings on 

existing lots on existing 
titles east of Taylor 
Street  
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by Council being proactive in providing incentives in the DCP to facilitate development. Reduced carparking, 

setbacks and private open space provisions could all be considered, however need to be accompanies by 

local character and amenity considerations. 

Providing specific controls for the development of dual occupancies, both attached and detached in the R1 

General Rural zone through specific subdivision controls in the LEP and development guidelines in the DCP 

should be considered. This would simplify the development process for this form of development and may 

assist in promoting this land use and in doing so address both housing diversity and delivering a small format 

product to a market saturated by single detached dwellings.  

The introduction by the Department of Planning and Environmental of a Low-Rise Medium Density Code for 

dual occupancy development in a manner similar to complying development for detached dwellings will 

speed up the approval process. The application of the code will be linked to, among other criteria, minimum 

lot sizes. This is a form of development traditionally managed through a development application and merit 

assessment which includes the opportunity for comment by adjoining land owners. 

Being aware of and prepared for any changes to the approval process for dual occupancy and multi-dwelling 

housing will be important, in order to provide location-appropriate development for the LGA (rather than 

applying the metropolitan model in a regional area). 

Residential Development in the Town Centre 

The Young town centre is ill defined by the application of a broad B4 Mixed Use zone. This zone allows for a 

range of uses but is typically applied as a predominately residential zone with retail and commercial 

development.  

The Young main street is vibrant and maintaining the integrity of the retail and commercial function of this 

area is important. While Young has not experienced pressure for residential development in the main street, 

consideration should be given to use of a B2 Local Centre or B3 Commercial Core zone, which could, for 

example coincide with the Heritage Conservation Area and limit residential development. The balance of the 

existing B4 Mixed Use zone could then, either via the LEP or DCP controls include specific objectives for 

medium density, walkable development close to the town centre.  

The role and importance of the local town centres are addressed in more detail in the Draft Economic Growth 

and Land Use Strategy. 
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B2 Local Centre  

This zone is generally intended for centres that provide a range of commercial, civic, cultural 

and residential uses that typically service a wider catchment than a neighbourhood centre. This 

zone provides for residential accommodation in the form of ‘shop top housing,’ and other uses 

such as ‘educational establishments,’ ‘entertainment facilities,’ ‘function centres,’ ‘information 

and education facilities,’ ‘office premises,’ and ‘tourist and visitor accommodation.’ Such a mix 

of uses will increase walking, cycling and public transport options for more people by making 

more activities available in one location. It is expected that this will be the most appropriate 

zone for most local and town centres across NSW. 

B3 Commercial Core  

This zone is for major centres that provide a wide range of uses including large-scale retail, 

office, businesses, entertainment and community uses directly linked to major transport routes. 

These centres are intended to meet the needs of a wider region as well as those of the local 

community. The zone should be applied in major metropolitan or regional centres only where 

the focus is on the provision of employment and services. In some areas inclusion of higher 

density residential accommodation that would activate the area outside of working hours, may 

be appropriate depending on the scale, role and location of the commercial core. Land which is 

zoned Commercial Core might be surrounded by other business zones such as Mixed Use (zone 

B4) or Business Development (zone B5) where a variety of supporting uses provide a transition 

from the major centre. 

B4 Mixed Use  

This zone is generally used where a wide range of land uses are to be encouraged, including 

commercial, residential, tourist and visitor and community uses. The residential development 

component in this zone can form an important element in revitalising and sustaining the area, 

and increasing housing diversity close to Commercial Cores and major transport routes. 

Source: Department of Planning Practice Note PN 11-002 
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Figure 31 Urban Expansion Opportunities - Young 
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6.3 Harden-Murrumburrah  

Harden-Murrumburrah currently has sufficient capacity to meet the expected demand for housing through 

the development of existing zoned residential land. While there is land available it is spread throughout the 

town rather than in any particular development front. There is the opportunity to compliment this land supply 

with the provision of greenfield development opportunity sites to provide the potential for orderly and 

economically feasible land releases. 

As noted in the dwelling approvals data below, of the dwellings approved under the Harden LEP in the 6 

years to 2018, only 23% were in the serviced residential zone equating to an average of 3 per year.  

The town includes R5 Large Lot Residential zoned land and these lots resulted in 20% of the share of 

dwellings in the period.  

Of particular note is that the strongest residential growth in Harden was in the RU1 Primary Production zone 

which saw 63% of new dwellings approved in the period. 

Table 27 Dwelling approvals by Harden LEP Zones 2013-2018 

 R1 General 
Residential 

R5 Large 
Lot 
Residential 

RU4 
Primary 
Production 

Small Lots 

RU1 
Primary 
Production 

RU5 
Village 

Other/ 

unspecified 

Total 

No. of Dwellings  18 16 2 52 - 2 82 

% of total under 

Harden LEP 
23% 20% >1% 63% 0% >1% 100%

* 

Source: Hilltops Council raw data, extrapolated by Elton Consulting. * Note: Does not add to 100% due to rounding 

Determining with any degree of accuracy the likely growth scenarios for Harden-Murrumburrah is 

challenging. In order for the town to realise residential growth, changes will need to be made to the current 

planning framework. Like Young, Harden LEP does not include a minimum lot size for residential 

development in the R1 General Residential zone. Historically, lots in Harden-Murrumburrah are large, 

although more recent subdivision, for example in Gibson Avenue, reflects a contemporary lot size and 

configuration. The minimum lot size should be reflected in the LEP at 700sqm.  

An option to consider is reducing the opportunity for residential development in the RU1 Primary Production 

zone and at the same time providing for an increase in serviced residential development, retain the 

opportunity for rural residential development (that is lots in the 2-5ha range close to town), consider 

provisions to better promote infill development on existing serviced lots and identify land for greenfield 

serviced residential lots. 

Existing zoned residential land  

Existing residential land supply in Harden-Murrumburrah is significant in terms of area with undeveloped 

greenfield opportunities, that is, land already zoned R1 General Residential but yet to be developed to its 

serviced potential (700-1000sqm lots). These areas are varied and include; 

» 256 lots that are larger than 2000sqm therefore could be subdivided into two;  

» larger residential holdings where multiple titles are in single ownership and are considered as large lot 

residential holdings rather than town lots; and  
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» land that is currently zoned R1 General residential but used for an alternative but compatible purpose 

such a school, hospital, church or club. 

In reality much of this land is unlikely to be further developed given ownership, existing land use as noted 

above and a flat market for residential infill development. Further, feedback from the initial stakeholder 

engagement supported the assumption that existing infill lots do not provide an adequate supply in the 

context that new residents to town are looking for an opportunity to build in a new subdivision.  

The grid of Harden-Murrumburrah includes large blocks dissected by laneways (refer Figure 32). The 

position of dwellings at the front of long, narrow lots provides land and opportunity for development for dual 

occupancy with access to rear lanes. In a strong growth market, controls could be put in place to widen 

laneways and allow a secondary frontage, however the reality is that in the absence of such growth pressure 

this is not feasible. This is evident by the fact that this form of development currently exists and has not 

been taken up by the market.  

Figure 32 Typical Block Layout in Harden 

 

Source: Six Maps  

There remains, however the opportunity for residential development fronting laneways in circumstances 

where the landowner is willing to contribute to the road infrastructure and Council could consider minimum 

engineering standards, for example narrow carriageways, one-way traffic and grass swales. In developing 

controls, or maintaining those currently in place to support laneway development, Council will need to 

consider the existing character of the area and provide guidelines on elements including, building setbacks, 
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maintaining private open space between the dwellings with dual frontages and the impact the development 

could have on amenity. Such controls could be incorporated in the DCP.  

Boorowa applies the R2 Low Density Residential zone to some land in the town identified for larger but fully 

serviced residential lots. The use of the zone makes a distinction between the R1 General Residential zone in 

terms of lands use. While neither Young, nor Harden LEPs include the R2 Low Density Residential zone, it 

should be considered in areas where the character and constraints will continue to differentiate a particular 

area from higher urban densities. 

Key Greenfield Sites  

The general infill areas may continue to provide opportunities for dwellings in an ad hoc manner, however, in 

considering land already zoned a “Key Greenfield Site” has been identified. This consists of at least some 

larger land holdings, already zoned R1 General Residential. The site has the potential to deliver up to 132 

serviced residential lots based on 75% efficiency and yields of 8 lots per ha to 198 lots at a rate of 12 lots 

per ha.  

Table 28 Key Greenfield Site Yields 

Harden  No. Lots Sum of 

Area ha 

(gross) 

Actual 

Planned/A

pproved 
Yield 

Potential 

Yield  @ 8 

lots per ha 
75% 

efficiency 

Potential 

Yield  @ 12 

lots per ha 
75% 

efficiency 

Years 

Supply# 

Site A 21 22 30 132 198 44-66 

#at 6 lots per annuum  

 

Key Greenfield Site  

Key Greenfield Site A is land that is currently zoned R1 General residential. The 22ha site is located south of 

Swift Street and wraps around the southern side of the hospital. The land has some existing residential and 

intensive agriculture. Part of the land is also serviced and water and sewer infrastructure could be made 

available to the site. 

The site is already divided by a number of individual titles, consistent with the original town survey. All of 

these lots are 1500sqm and could currently be developed with houses. This would yield 20 dwellings on lots 

west of Jugiong Road and another 10 to the east. At this size the lots are twice the size of lots in other areas 

of Harden, for example the re-subdivision on Parkview Crescent at the eastern end of Swift Street, and 

Gibson Avenue around the High School where lots are between 650-800sqm. This would suggest that there 

is the potential for greater yields than the existing land title arrangement would provide.  

Considering the entire zoned area and with an efficiency rate of 75% having regard to the existing 

infrastructure and dwellings, the area could yield up to 132 lots. Increasing the number of lots to 12 per ha 

this would see up to 198 lots. At current levels of growth in Harden-Murrumburrah at 3-6 dwellings per year 

this site has the potential to satisfy the next 22-44 years at the low density of 8 lots per ha or between 33-66 

years if the site realised 12 lots per ha. 
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Figure 33 Key Greenfield Site A  

 
Source: Six Maps  

Urban Investigation Areas 

Two areas have been identified to provide an opportunity for additional serviced residential land. Any 

expansion of the serviced development area should include consideration of the efficiency that comes with 

smaller lots but this needs to be balanced with the existing residential character.  

Harden-Murrumburrah has been developed on a grid and extension of the settlement should address the 

established grid pattern and retain elements such as the wide streets and laneways. Applying this principle to 

the proposed investigation areas, and given the existing title configuration, providing a high-level structure 

plan and street layout as a basis for a DCP is recommended prior to any subdivision or development of these 

areas. 

The Draft report prepared by GHD for Harden in 2016 (but not adopted by Council) made a number of 

recommendations in terms of land use zoning for Harden-Murrumburrah. In relation to the Expansion of the 

R1 General Residential zone to the east we are in agreement. This site, Option A (refer to the Urban 

Expansion Opportunities Map in Figure 36) provides an opportunity that is both contiguous with the existing 

urban footprint and in a single title. 

This site is approximately 26ha and at 75% efficiency and 8 lots per ha could yield 156 lots and at 12 lots per 

ha this would be 234 lots. Increasing the lot size to 2,000sqm would yield 97.5 lots. This is consistent with 

the land immediately west on Bundarbo Street is zoned R1 General Residential with existing lots sizes 

average around 2,000sqm, although not an efficient use of infrastructure.  

Option B, on the western side of Jugiong Road, is currently under agricultural production. The 54ha site 

could again provide an opportunity for a general residential release area with the potential for up to 330 lots 

at 8 lots per ha and 495 lots at a more urban density of 12 lots per hectare. This site is proximate to an 
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existing sewer pump station and in determining the net developable area, consideration will need to be given 

to odour impacts in the southern part of the area identified. 

One of the most significant hurdles to realising development in smaller towns in the land ownership pattern. 

Often, development will only process in circumstances where the land owner is either a willing developer, or 

prepared to on-sell that site. Too often, the value attributed to land identified as having some potential for 

residential development is inflated, risking the viability of the project altogether. Identification of land in at a 

strategic level, but falling short of proceeding in the immediate term with a rezoning, can dampen 

speculation in the market. The strategy sets the site up, providing in principle support and the development 

is responsible for rezoning and developing the land. This approach can afford Council the opportunity to 

identify a number of sites for urban investigation based on sound strategic planning without saturating the 

market with zoned land or risking zoning land that will never be developed. Council needs, however to 

prevent large lot residential development to occur in the area in a manner that would sterilise the land from 

realising greater densities in the future. 

Medium Density Housing 

This is a form of development is lacking within only 0.4% (3) of the 707 dwellings identified as medium or 

high density, in 2016 ABS data compared to 9% in Hilltops Council area. Like Young, the opportunity to 

provide for medium density housing in the existing urban area is limited by the existing town structure and 

the strength of the market. The current planning provisions allow for both dual occupancy and multi-unit 

development, however there is currently no evidence in the recent dwelling’s approvals data that either of 

these housing typologies are being taken up. This could be best addressed by Council being proactive in 

providing incentives in the DCP to facilitate development. Reduced carparking, setbacks and private open 

space provisions could all be considered, however, any consideration of development controls for either dual 

occupancy or multi dwelling housing also needs to consider the existing character of the town and amenity of 

adjoining properties. 

Providing specific controls for the development of dual occupancies, both attached and detached in the R1 

General Rural zone through specific subdivision controls in the LEP and development guidelines in the DCP as 

a mechanism of simplifying the development process for this form of development may assist in promoting 

this land use and in doing so address both housing diversity and delivering a small format product to a 

market saturated by single detached dwellings. 

Residential Development in the Town Centre 

The town centre is ill defined by the application of a broad B4 Mixed Use zone. This zone allows for a range 

of uses including residential development but is typically applied as a predominately residential zone with 

retail and commercial development.  

Defining the main streets of both Murrumburrah and Harden to maintain the integrity of the retail and 

commercial function of these areas is important and with vacancies in the main street of Harden, ensuring 

that these sites are able to be retains for future and continued retail and commercial use is important in 

protecting the integrity of the town centre. To achieve this, Council could consider a more appropriate Local 

Centre zone in Harden and a Neighbourhood Centre zone in Murrumburrah. The zone objectives and land 

use table can be tailored to meet the need and land use intention of the two distinct precincts and to provide 

the hierarchy of a primary centre in Harden and a secondary centre in Murrumburrah. Individual character 

statements, urban design and development objectives can be further articulated in a DCP.  
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Large Lot Residential zone  

Harden LEP includes the R5 Large Lot Residential zone. The objectives of the zone are (emphasis added): 

» To provide residential housing in a rural setting while preserving, and minimising impacts on, 

environmentally sensitive locations and scenic quality. 

» To ensure that large residential lots do not hinder the proper and orderly development of 

urban areas in the future. 

» To ensure that development in the area does not unreasonably increase the demand for public services 

or public facilities. 

» To minimise conflict between land uses within this zone and land uses within adjoining zones. 

In the first instance these lots hug the General Residential land on three sides of the town, and with 

minimum lot sizes ranging from 6000sqm to 3.5ha they significantly hinder the proper and orderly 

development of urban areas in the future. As has been experienced in Young, once fragmented for large lots, 

land becomes very difficult to re-subdivide, therefore hindering development in the future. 

The draft GHD report made recommendations for the expansion of the R5 zone, particularly west on land 

currently zoned RU1 Primary Production. The rationale relates to the fact that this area is both already 

subdivided into a number of individual land titles and the current LEP, while it zones the land RU1 Primary 

Production, the actual minimum lot size ranges from 2.5 ha to 5 ha.  

B2 Local Centre  

This zone is generally intended for centres that provide a range of commercial, civic, cultural and 

residential uses that typically service a wider catchment than a neighbourhood centre. This zone 

provides for residential accommodation in the form of ‘shop top housing,’ and other uses such as 

‘educational establishments,’ ‘entertainment facilities,’ ‘function centres,’ ‘information and 

education facilities,’ ‘office premises,’ and ‘tourist and visitor accommodation.’ Such a mix of uses 

will increase walking, cycling and public transport options for more people by making more 

activities available in one location. It is expected that this will be the most appropriate zone for 

most local and town centres across NSW. 

B1 Neighbourhood Centre  

The zone is for neighbourhood centres that include small-scale convenience retail premises 

(‘neighbourhood shops’), ‘business premises,’ ‘medical centres’ and community uses that serve 

the day-to-day needs of residents in easy walking distance. ‘Shop top housing ‘is permitted in the 

zone, and other mixed use development may be considered appropriate. This zone should not be 

used for single ‘neighbourhood shops,’ as these can generally be permitted within the residential 

zones. In areas where there is increasing housing density and demand for local retail and 

business services, a B2 or B4 zone should be considered instead of a B1 zone to cater for 

expansion. 

Source: Department of Planning Practice Note PN 11-002 
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Figure 34 Extract Harden LEP Lot Size Map  

 
Source: NSW Legislation Harden LEP 2011 Map Sheet LSZ_001C 

The draft GHD report proposed amending lot sizes from between 1ha and 5ha. These recommendations 

support the opportunity for each existing title to retain a dwelling as permissible development. While the 

variation in the minimum lot size is not supported, and promoting development adjacent to the railway 

corridor is problematic due of noise, there is merit in extending this zone as indicated in the figure above. A 

2ha lot is typically a sufficient size to allow for on-site septic or waste water disposal. A minimum is just that 

and would not prevent lager lifestyle lots being created. Providing a MLS of 2ha in the 60 ha area outlined in 

red above would yield a further 22 lots in this locality. Rather than rely on existing titles, this would require 

either consolidation and re-subdivision to achieve orderly layout for the development.  

In considering the expansion of the R5, the additional land will provide sufficient supply in the long term 

based on dwelling approvals data and in a location that support the logical extension of the urban area. 

Should this land be exhausted, land north of Back Demondrille Road and south of the site identified in Figure 

35 above could be considered. 

The objectives of the RU1 Primary Production are inconsistent with the current minimum lot sizes at this 

location. Amending the existing RU1 zone and minimum lot sizes from 3.5 ha, 4 ha and 5 ha here to 2 ha 

across the whole should also be considered. 

The other site that has been considered as part of an extension of the R5 zone is on the eastern side of the 

town, currently zoned RU4 Primary Production Small Lots. The use of this zone in the context of Harden LEP 

is difficult to rationalise. As in the case for the RU1 Primary Production zone west of Murrumburrah, the 

objectives of the RU4 Primary Production Small Lots zone seem inconsistent with the minimum lot size of 

2ha. The entire area could be rezoned to R5 Large Lot Residential to better align the existing minimum lot 

size and the land use. Regardless of the actual land use zone any development within the area will need to 

have regard to the industrial area and controls should be incorporated into a DCP to include these measures. 

Include in R5 zone, 
minimum Lot size 2ha 
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Figure 35 Extract Harden LEP Lot Size Map  

 

Source: NSW Legislation Harden LEP 2011 Map Sheet LSZ_001E 

As is evident by the dwelling approvals, rural land in Harden is under significant pressure from residential 

development. Whether this is a function of insufficient land being available in the urban area, individual 

landowners subdividing land for children as part of succession planning, land owners realising assets to 

recover debt, lack of suitable rural lifestyle lots or a combination of all of these is unclear.  

Rather than limiting the opportunity for dwellings to specific area an alternative may be to look at the 

opportunities to provide lifestyle development (large lot residential) close to the town as a compromise for 

considering an increase in the minimum lot size for dwellings in the RU1 Primary Production zone. This is 

discussed further in sections 7 and 8. 

 

Land currently zoned RU4 
Primary Production Small 
Lots 
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Figure 36 Urban Expansion Opportunities Harden-Murrumburrah 
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6.4 Boorowa  

In general terms the existing structure of Boorowa in relation to the application of land use zones and 

accompanying land uses is sound. The challenge is a flat growth rate coupled with the cost of augmenting 

water and sewer infrastructure to service existing zoned land. The following section provides broad 

comments as to these challenges. 

Boorowa has evolved to accommodate a range of housing typologies and lot sizes. Like the other two towns, 

Boorowa currently has sufficient capacity to meet the expected demand for housing through infill 

development (refer also section 4). The Boorowa LEP is the most recently published of the three instruments 

having been gazetted in June 2012. As discussed in Section 4, at this time the LEP rezoned a significant area 

of land in the R1 General Residential zone and included a minimum lot size of 4,000sqm to the R2 Low 

Density Residential zone. 

As noted in the dwelling approvals data below, of the dwellings approved under the Boorowa LEP in the 6 

years to 2018, only 26% were in the serviced residential zone equating to an average of 2.8 per year, similar 

to the experience in Harden.  

Despite historically low growth, there is over 400ha of land zoned R1 General Residential in Boorowa. The 

majority (340ha) of this is held in 340 parcels with an average area of 10ha. The oversupply of R1 land 

includes land that is constrained, in particular the land around the reservoir and another significant area of 

land in the south west adjacent to the railway line which has poor drainage and limiting the suitability of the 

land for development. 

Even assuming a scenario where all of the historic future dwelling growth (based on historic data and 

population projections) was accommodated in the town of Boorowa, there is sufficient land zoned in Key 

Greenfield Site A alone (see below) to accommodate this growth to 2036 and beyond.  

However, given historic trends in terms of where the dwellings have been approved (i.e. larger lots and rural 

land) and the examples of other LGAs that are within 1-2 hours of a major metropolitan centre, growth 

pressure from tree changers and those looking for a country lifestyle will likely continue. Both Boorowa and 

Harden will need to consider how to achieve a balance between the competing residential and agricultural 

land uses in the existing RU1 Primary production zone. 

Despite the minimum lot size of 4,000sqm in the R2 Low Density Residential zone, no additional subdivision 

has occurred in the zone since the introduction of the 2012 LEP.  

Assuming that the “other/unspecified” approvals were in the rural zone, 64% of new dwellings occurred in 

this zone. Again, this is consistent with the findings in Harden and whether a function of lack of suitable land 

in the residential area and availability of rural land for use as residential development is unclear. 

Table 29 Dwelling approvals by Boorowa LEP Zones 2013-2018 

 R1 General 

Residential 

R2 Low 

Density 

Residential  

R5 Large 

Lot 

Residential 

RU1 

Primary 

Production 

RU5 

Village 
Other/ 

unspecifie
d 

Total 

No. of Dwellings  17 5 - 21 - 21^ 66 

% of total under 

Boorowa LEP 
26% 8% 0% 32% 0% 32% 100%

* 

Source: Hilltops Council raw data, extrapolated by Elton Consulting. Notes: ^Assumed to be RU1 Primary Production *Does not add to 
100% due to rounding 
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Key Greenfield Sites 

There are three Key Greenfield Sites that have been identified based on the existing zoning. The 2012 LEP 

rezoned a large area of rural land on the eastern side of Boorowa on the southern side of Rye Park Road. 

This 50ha area is constrained in terms of servicing in that a portion would have water pressure issues. It also 

extends to the waste depot and again providing a buffer to this facility would remove part of the developable 

land. A detailed site investigation could see the removal of the buffer areas from the R1 General Residential 

zone. Assuming that by accounting for the constraints would result in a reduction of developable area to 

50ha, 75% efficiency at 8 lots per ha the site could supply 210 residential lots. Without considering any of 

the other infill and fringe land zoned residential, this would likely satisfy all of the residential land needs in 

Boorowa in the long term. 

Figure 37 Key Greenfield Site A 

 

Source: Six Maps 

There are two other Key Greenfield Sites. Site B has some potential to development around the existing 

dwelling, although this will not occur without the will of the landowner (refer below Urban Expansion 

Opportunities Map in Figure 40). Access to reticulated water and sewer at this location favours this site and 

it could achieve a yield of 30-40 lots depending of lot size and efficiency. 

Additional 
buffer to 

Waste Depot 

Required 
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Figure 38 Key Greenfield Site B 

 

Source: Six Maps 

Key Greenfield Site C is a significant area of vacant, zoned residential land on the approach to Boorowa from 

Yass on the Lachlan Valley Way. This site is divided into a number of titles, not representative of a 

contemporary subdivision. In order for development to proceed at this site, the essential services provision of 

the Boorowa LEP require Council to be satisfied that it can be adequately serviced. The site is also physically 

separated from the main part of the town and outside the area contemplated by the Development Servicing 

Plan. The high ground water vulnerability in this area limits the potential for on-site effluent management. 

The cost of extending infrastructure having regard to the rate of growth mean that this land is unlikely to be 

developed in the short term.  



ELTON CONSULTING 

Hilltops Rural and Residential Study 101 
 

Figure 39 Key Greenfield Site C 

 

Source: Six Maps 

As is the case in the other towns, the cost of servicing, especially sewer, can impact development feasibility 

and be a disincentive to growth. It remains the most likely inhibiting factor to the release of residential land. 

Council has a role in assisting developers with understanding the costs of development servicing and 

highlighting the increase in development yield and land efficiency. 

Table 30 Key Greenfield Site Yields 

Boorowa No. Lots Sum of 

Area ha 
(gross) 

Actual 

Planned/A
pproved 

Yield 

Potential 

Yield @ 8 
lots per ha 

75% 

efficiency 

Potential 

Yield @ 12 
lots per ha 

75% 

efficiency 

Years 

Supply# 

Site A 4 50 - 300 450 75-112 

Site B 3 7 - 42 63 10-15 

Site C 40 39 - 234 380 58-95 

#at 4 lots per annuum  

Medium Density Housing  

Like Harden, Boorowa has experienced little multi dwelling and dual occupancy development despite 

provision in the LEP that allow this type of development. Again, as in the other towns, providing incentives, 

highlighting the opportunity for dual occupancy in particular could improve these outcomes. There was a 

comment made during the stakeholder consultation by one of the participants in Boorowa that they 
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understood that dual occupancy development was not permissible. Dispelling myths and providing clearer 

guidance on the planning controls could lead to more engagement with the planning.  

Providing specific controls for the development of dual occupancies, both attached and detached in the R1 

General Rural zone through specific subdivision controls in the LEP and development guidelines in the DCP as 

a mechanism of simplifying the development process for this form of development may assist in promoting 

this land use and in doing so address both housing diversity and delivering a small format product to a 

market saturated by single detached dwellings. 

Low Density Residential zone 

Boorowa includes a R2 Low Density Residential zone in the LEP, a zone not applied in the Harden or Young 

urban areas. The R2 Low Density Residential zone has seen a significant proportion of residential 

development in the past 10 years and the LEP includes the opportunity for further expansion under the 

current controls although whether this development will realise the minimum lot size of 4000sqm is unclear 

and seems unlikely given the development of 1ha lots that has occurred.  

The existing lots are serviced with water and sewer and the area, south of Dillon Streets has developed a 

particular character and amenity that could be challenged if further subdivision were to occur here. There 

were five dwellings in the period approved in this zone which is the largest concentration of residential 

development.  

The function and lot size in the R2 zone in Boorowa is distinctly different from that of the R5 Large Lot 

Residential zone, with a much more urban focus (than rural residential). Retaining the zone will allow Council 

to continue to manage development that is suitable in scale and compatible with residential land uses. The 

zone distinction will also allow specific development guidelines to be development, including character and 

amenity objectives to ensure that any new development is consistent with the existing area. 
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Figure 40 Urban Expansion Opportunities – Boorowa 
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6.5 Recommendations for residential development 

Young 

» In relation to Key Greenfield Sites: 

> Prepare a concept plan for Key Greenfield Sites A and B and development controls to provide 

certainty for landowners and the wider community; or 

> Identify Key Greenfield Sites A and B in the LEP as Urban Release Areas requiring a DCP to be 

prepared prior to any further subdivision 

» Identify Option A and B as urban investigation areas in accordance with the Urban Expansion 

Opportunities Map and provide a high-level concept plan and street layout as a basis for a DCP, prior to 

any subdivision or development: 

> Option A is located to the north east of Young, west of Isaacs Road and an extension of the 

existing General Residential area. 

> Option B is located to the north east of Young between Allandale Road and Henry Lawson Way. 

The opportunity existing to extent the current R1 General Residential zone. 

General 

» Provide specific controls for the development of attached and detached dual occupancies in the R1 

General Rural zone through specific subdivision controls in the LEP and development guidelines in the 

DCP, as a mechanism of simplifying the development process 

» Consider the introduction of a minimum lot size for residential land for single dwellings of 700sqm 

consistent with the long standing DCP 

» Consider the suitability of the R2 Low Density Residential zone on land in the south of Young, current R1 

General Residential but developed at low density 

» Review the existing dual occupancy and medium density housing subdivision and development 

approvals to determine a suitable minimum lot size this use having regard to the medium density 

housing code 

» Review blanket use of B4 Mixed Use zone in the Young town centre, in conjunction with the Economic 

Growth and Land Use Strategy. Consider introducing B2 Local Centre or B3 Commercial Core zone for 

parts together with appropriate LEP and DCP controls.  

» Monitor dwelling approvals and land supply, including demand of medium density housing 

» Monitor the development of RU4 land for predominantly residential purposes 

» Include an essential services provision is the LEP to allow council to be satisfied that new development 

can be adequately  

Harden-Murrumburrah 

» In relation to the Key Greenfield Site A, work with current landholders regarding potential development 

» Identify urban investigation areas in accordance with the Harden-Murrumburrah Structure Plan for 

Residential Growth and provide a high-level concept plan and street layout as a basis for a DCP, prior to 

any subdivision or development 
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» Consider the introduction of a minimum lot size for residential land of 700sqm consistent with Young 

and Boorowa  

» Consider providing incentives to encourage dual occupancy and multi-unit development, such as 

reduced carparking, setbacks and private open space 

» Review blanket use of B4 Mixed Use zone in the Harden town centre, consider introducing B2 Local 

Centre for Harden and B1 Neighbourhood Centre zone for Murrumburrah together with appropriate LEP 

objectives and land use permissibility. Individual character statements, urban design and development 

objectives can be further articulated in a DCP 

» Consider extending R5 zone as indicated in Urban Expansion Opportunities Map  

» Consider amending the existing RU1 zone to R5 and minimum lot sizes from 3.5 ha, 4 ha and 5 ha to 2 

ha as indicated in Urban Expansion Opportunities Map  

» Consider rezoning the RU4 Primary Production Small Lots zone indicated on the Urban Expansion 

Opportunities Map to R5 Large Lot Residential 

Boorowa 

» Work with the landowners to development a concept plan and service delivery strategy on the Key 

Greenfield Site on Rye Park Road and provide a high-level concept plan and street layout as a basis for a 

DCP, prior to any subdivision or development. Consider an Urban Release area provision in the LEP to 

achieve this 

» Work with the landowners of key greenfield sites to develop these sites for residential development in 

the short term 

» Provide guidance and education on planning controls to encourage multi-dwelling and dual occupancy 

development 

» Provide specific controls for the development of attached and detached dual occupancies in the R1 

General Rural zone through specific subdivision controls in the LEP and development guidelines in the 

DCP, as a mechanism of simplifying the development process 

» Consider the area of land zoned for R1 General Residential development and rezoning land that is no 

longer considered viable or suitable for serviced development in the long term  
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7 Rural residential development 
and small rural lots 

Rural residential development is defined as any land that is un-serviced where the primary use of the 

land is residential. In the case of the Hilltops LGA this includes most land outside the serviced urban 

areas in the following zones: 

» R2 Low Density Residential; 

» R5 Large Lot Residential; 

» RU5 Village; and 

» RU4 Primary Production small lots.  

Given the way in which the minimum lot size and zoning interact, in some instances rural residential 

development occurs on land zoned RU1 Primary Production, for example immediately west of Harden. 

The role that the rural area plays in providing residential accommodation is considered in more detail in 

the context of rural land in Section 8. 

7.1 Primary Production Small Lots – Young  

The town of Young is surrounded in all directions by the RU4 Primary Production Small Lots zone. The 

zone covers 19,997ha of land. There are 2,989 existing lots which vary in size and land use, including 

extensive agriculture, orchards and rural residential development. 

The diversity of the zone is in part as a result of it being an amalgamation of a number of previous land 

use zones under the Young Rural LEP 1993 (Rural LEP). Developed over the decade to 1993, the Rural 

LEP included specific small holding zones as identified in the Table 22 below. 

Table 31 Young LEP 1993 – Small Holding Zones 

Zone  Primary Purpose/Zone objective Minimum Lot Size  

1(a2) Horticulture  Protect the potential of land for prune 

orcharding  
10ha 

1(a3) Special Horticulture  Protect the potential of land for cherry 

orcharding  
4ha 

1(c1) Rural Residential  

 

Provide small holdings on land suitable 

for rural residential use in conjunction 

with agricultural use 

2ha 

1(c2) Special Rural Residential Provide for rural residential development 

on land not considered as prime 
agricultural land  

0.6ha 

Source: Sue Haertsch Planning and David Lock Associates, 2011, Young Planning Proposal No 2 – RU4 Lands around Young and 
Murringo. 
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In relation to the historic application of 4ha as a minimum lot size for the 1(a3) zone, the Young Land 

Use Study Report prepared by Booth Associates and GHD Pty Ltd in 2008 (Booth Report) to review the 

Rural LEP states that: 

Historical information provided by NSW DPI indicates the 4ha minimum lot size for the Rural 1(a3) 

zone was originally set by the Council in 1985. No information was obtained to suggest this area was 

a historical number or level in 1985. At that time (1985) the NSW Department of Agriculture had 

recommended the following minimum lot sizes: 

» For the majority of the Shire 120ha; 

» For the area immediately surrounding Young (essentially the area zoned Rural 1(a3)) a 

minimum lot size of 12ha; 

» For the area surrounding Maimuru and Wirrimah 16ha; and 

» There was also provision for a small 4ha zone in the area immediately west and north-west of 

the town and smaller lot sizes for rural residential close into town. 

The minimum subdivision size was for the land use, rather than a dwelling, and the Rural LEP included a 

requirement that if a dwelling were to be erected it would be subject to the applicant being able to satisfy 

Council that the use of the dwelling was ancillary and subsidiary to the use of the lot for the purpose for 

which it was created.26 

The Booth Report also made the observation in relation to the application of the 1993 Rural LEP that the 

zone objectives and minimum lot sizes allowed for land to be subdivided with minimal tests in terms of 

the suitability of the lot being created stating that “it is possible the current instrument (1993 LEP) has 

allowed the potential for inappropriate fragmentation”. This sentiment echoed the 2004 Strategy Plan 

Report, prepared by David Richardson Environmental Planning, which had earlier concluded that the 

Rural Lands LEP zone objectives were unintentionally encouraging fragmentation and as a result 

threatening the long-term productive use of agricultural land around Young.27  

A change in the EP&A Act saw the introduction of the Standard Instrument (Local Environmental Plans) 

Order 2006 (SILEP) which provides a standard template for all LEPs in NSW. Where previously, Councils 

could tailor LEPs and land use zones to suit the individual needs of the particular area, the SILEP 

introduced standard planning instruments across NSW. Existing land use zones then needed to be 

accommodated within the standard zones with corresponding standard objectives as provided by the 

SILEP. In the case of rural zones there are only three options under the SILEP: Rural Landscape, Primary 

Production or Primary Production Small Lots. 

The other notable change introduced by the SILEP was Minimum Lot Size Maps. Up to that point, the lot 

size was connected to a zone, in other words: one zone, one lot size. This accounts, at least in part, for 

the different zones for cherries and prunes. However, unlike the previous subdivision controls, the SILEP 

provided a distinct and automatic link between subdivision and the right to erect a dwelling. Rather than 

being able to link dwellings to the use of the land as had been the case in the Rural LEP, the new 

controls used Lot Size Maps to control dwellings. The consequence was a numerical test for a dwelling on 

a particular lot rather than considering the purpose for which the lot was created as had previously been 

the case. 

The Booth Report identified the impact that encroachment of rural residential development was having, 

particularly in the 1(a3) zone where the lot size was only 4ha. The report notes that: 

                                                
 
26 Booth Associates and GHD Pty LTD, 2008, Young Rural Lands Study Report.  
27 David Richardson Environmental Planning, 2004, Strategy Plan report for the Town of Young. 
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Fragmentation of land use occurring in particular in the 1(a3) zone where orchards have been 

converted into 4 ha rural residential subdivisions; and  

Less evidence of land use fragmentation occurring in the 1(a2) which has a minimum lot size of 

10ha. 

The report made a number of recommendations for Young Council to consider in the 2010 LEP including 

the adoption of a 25ha minimum lot size for horticulture and viticulture activities. 

The recommendations of the Booth Report were considered by Council as part of the Young Shire 

Strategic Land Use Study Towards 2030 which bought more detailed urban and rural studies together to 

inform the new LEP. This overarching Study, prepared by Council recommended a 24ha minimum lot size 

for the land around Young. 

A draft LEP was prepared and exhibited in 2009 which provided a conversion of the former horticulture 

and special horticulture and rural residential zone and special rural residential zones into the best fit 

SILEP zone categories. The exhibited draft LEP (refer Figures 41 and 42) generally reflected the 

recommendations of the Young Shire Strategic Land Use Study Towards 2030 with a 2ha and 24ha 

minimum lot size and zone pattern that included the application of both the RU4 Rural Small Holdings 

and RU1 Primary production zones around Young. Despite this, the final plan reverted to the previous 

regime, at least in terms of subdivision controls. All of the land around Young was zoned RU4 Rural Small 

Holdings with a 2ha and 4ha minimum lot size. 
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Figure 41 Draft LEP Zones as exhibited in 2009 

 
Source: Sue Haertsch Planning and David Lock Associates, 2011, Young Planning Proposal No 2 – RU4 Lands around Young and 

Murringo. 
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Figure 42 Draft LEP Lot Sizes as exhibited in 2009 

 
Source: Sue Haertsch Planning and David Lock Associates, 2011, Young Planning Proposal No 2 – RU4 Lands around Young and 

Murringo. 

 

Young Planning Proposal No 2 – RU4 Lands around Young and 
Murringo 2011 

The planning proposal was prepared in response to submissions received during the initial exhibition of 

LEP 2010 in 2009. Prepared by Sue Haertsch and David Lock Associates, it related to the RU4 Primary 

Production Small Lots land around Young addressing the previous work undertaken by both Richardson in 

2004 and Booth in 2008. The Planning Proposal report included rural living and agricultural suitability, 

previous development and subdivision activity and potential for land use conflict. The report clearly 

identified those areas more suited to rural residential being immediately adjacent to the town.  

During this process and following the publication of the new LEP in 2010, an amendment to the SILEP 

changed the name and objectives of the RU4 zone. DPE issued a Practice Note describing the use of the 

RU4 zone, the extract is included below. 
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The report provided three options and Council supported Option B, the key feature of which included: 

» The status quo in the North sector is maintained where the existing combination of 2 hectare and 

4 hectare minimum lot sizes will continue to apply. DCP controls should be developed to manage 

subdivision, allowing for future infill while retaining potential for urban growth/expansion. 

» The status quo is maintained on the western and north‐western edge of the West sector where the 

existing 2 hectare minimum lot size will continue to apply. This area is predominantly of medium to 

low agricultural suitability and is subject to various environmental constraints. DCP controls should 

be developed to ensure subdivisions are appropriately designed to respect the environmental 

constraints and the agricultural suitability mapping. 

» Targeted subdivision to 2 hectares is indicated in locations close to the existing urban edge where 

the agricultural potential is medium to low. These relatively small rural holdings may in part satisfy 

the demand for rural living. 

» A 24 hectare minimum lot size is proposed for land on the north eastern and south western fringes 

of the study area. These areas contain land which is predominantly of high agricultural suitability 

and are not significantly affected by fragmentation. 

» A 12 hectare minimum lot size is proposed within the middle ring areas. 

RU4 Primary Production Small Lots  

This zone (previously named Rural Small Holdings) is for land which is to be used for commercial 

primary industry production, including emerging primary industries and agricultural uses that operate on 

smaller rural holdings. 

In 2011, the name of the zone was changed to clarify that it is a rural zone for agricultural uses, not a 

pseudo-residential zone. The objectives of the zone have been changed to encourage employment 

opportunities in relation to primary production on small lots and to minimise fragmentation and alienation of 

resource lands important for food security. The changed zone name, modified core zone objectives and 

additional mandated permissible uses (‘intensive plant agriculture’ and ‘plant nursery’) better reflect the intent 

of the zone – being an agricultural industry/food production focus and not a rural residential lifestyle zone. 

Source: Department of Planning Practice Note PN 11-002 
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Figure 43 Option B Lot Size Recommendations  

 
Source: Sue Haertsch Planning and David Lock Associates, 2011, Young Planning Proposal No 2 – RU4 Lands around Young and 

Murringo. 

Subsequent amendments were made to the Lot Size Maps in relation to the RU4 Primary Production zone 

generally consistent with the Option B as shown in the Figure 43 above. However, no amendments were 

made to the zone map which still showed the entire 19,997ha area as RU4 Primary Production Small Lots.  

Given the recommendations for rural residential development and a minimum lot size of 2ha, the 

application of the more suitable/relevant Large Lot residential zone would have been consistent with the 

Practice Note. 

The current version of the land use zones and lot sizes for Young is shown in Figures 44 and 45, 

below. 
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Figure 44 LEP 2010 Land Zoning Map  

 

Figure 45 Lot Size RU4 zone around Young  
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7.1.1 Lot Size Analysis  

As noted in the background review and previous land use studies, the land immediately surrounding 

Young is highly fragmented due in part to the subdivision of land for horticulture under previous planning 

instruments. 

The following Table 32 provides the breakdown of the existing lot sizes in the RU4 Primary Production 

zone. As is evident in the statistics, over half of the lots are less that 5ha and 95% less than 20ha. The 

potential for continued increase in dwellings in the zone without intervention is significant. 

Table 32 Lot Size in RU4 zone – Young  

Lot size range 
(ha) 

No. of Lots % of total  Area (ha) % of total  

<1 637 21% 330 2% 

1-5 1524 51% 4811 24% 

5-20 653 22% 6509 33% 

20-40 110 4% 2871 14% 

40-100 48 2% 2909 15% 

100-170 12 0% 1449 7% 

170-200 4 0% 765 4% 

Over 200 1 0% 353 2% 

 2989 100%* 19997 100%* 

Note: *may not add to 100% due to rounding. 

The Planning Proposal No2 Report relied on population assumptions based on the Booth Report from 

2008 and made assumptions based on the number of lots created, rather than trends in actual dwellings 

approvals. This resulted in an inflated assumption as to the demand for land in the RU4 zone. That is not 

to say that demand for dwellings in this zone is not strong; dwelling approvals for Young LGA in the 6 

years to 2018 saw 18% or almost 1 in 5 being approved in the RU4 zone around Young. 

The analysis in the 2011 report found that of the 9,394.4ha of land in the RU4 zone, 1,875.3 ha was used 

for residential purposes. It observed that the number of new lots created by subdivision during 2009 

(with 185 lots created in 22 applications) could be related to pending uncertainty about the proposed 

Draft LEP changes. 

Figure 46 below shows the spatial distribution of the data presented in the above table. It illustrates 

that there is no real pattern to the distribution of lots, particularly in the 1-5 ha range which are scattered 

throughout the zone. 
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Figure 46 Lot Size  

 
Source: Elton Consulting  

 

There remains a significant amount of land still available for residential development, both lots that have 

been approved but not developed; and potential development, particularly in the western extent of the 

RU4 zone east of Stony Creek and south of Milvale Road. The 550ha in this area with a current 2ha 

minimum lot size alone could yield over 200 lots if the current minimum lot size remains in play. 

 
RU4 Zone shown hatched  

Area A  

Area B 

Area C 

Area A – MLS 2ha, limited 
fragmentation, could remain RU4 

with an increase in MLS to 12ha Area B & C – MLS 2ha, some 
existing fragmentation. Should 

be protected for future urban 

purposes. Increase MLS to 12ha 
to prevent further subdivision. 
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In considering the actual lot size pattern and the LEP 2010 Lot Size Map, it is difficult to support either 

the current zone or lot size in three areas in particular (refer Figure 46 above): 

Area A: This area has experienced the least amount of fragmentation of all the land with a current 2ha 

minimum lot size. Council should consider whether this is the best planning outcome for this land or 

whether it should be RU1 with a corresponding minimum lot size. 

Area B: This area has been identified in land use Studies since 2004 as a potential area for residential 

expansion and the current work supports this. Continuing to allow land here to be subdivided into 2ha 

lots will severely limit the viability of this land for urban purposes and could result in a situation similar to 

that experienced in the R1 General residential zone around Kingsvale Road. 

Area C: This is the only area identified as R5 Large Lot Residential on the northern side of Young. Again, 

providing for 1ha lots here will stifle any future expansion of the town in this direction. The opportunity 

for the logical expansion of the urban area of Young is already limited and this land should not be 

allowed to be further subdivided until such time as it is required for serviced residential development. 

7.1.2 Large Lot Residential zone – Young  

The SILEP provides for rural residential development in the R5 Large Lot Residential zone. This is land 

that is predominately used for residential, rather than agricultural purposes (refer extract from DPE 

Practice Note below). The zone is applied extensively along the southern urban fringe of Young and in 

the north east, south of the Olympic Way Young (refer above Figure 45 Land Zoning Map) and has a 

minimum lot size of 1ha.  

Development for the purpose of dwellings in this zone around Young in the 6 years to 2018 has been 

negligible. It is unclear whether this is a function of the cost of extending sewer to these areas or the 

suitability of a 1ha lot for on-site septic systems, with 2ha being a more suitable lot size. 

Analysis of lot sizes in the R5 zone indicates that the majority are in the 1-5ha range. In the absence of 

reticulated sewer, a more suitable minimum lot size in this zone is 2ha. 

 

 

 

R5 Large Lot Residential  

This zone is intended to cater for development that provides for residential housing in a rural setting, 

often adjacent to towns or metropolitan areas. The allocation of large lot residential land should be justified by 

council’s housing/ settlement strategy prepared in accordance with planning principles set out in regional and 

subregional strategies, s.117 directions and relevant SEPPs.  

Access to reticulated sewerage and water systems should be considered when determining appropriate 

minimum lot sizes. Lot sizes can be varied within the zone depending on the servicing availability and other 

factors such as topography, native vegetation characteristics and surrounding agricultural land uses. 

Source: Department of Planning Practice Note PN 11-002 
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7.2 Statutory requirements for subdivision and 
dwellings 

The objectives of the RU4 Primary Production Small Lots zone prescribed in the LEP are: 

» To enable sustainable primary industry and other compatible land uses. 

» To encourage and promote diversity and employment opportunities in relation to primary industry 

enterprises, particularly those that require smaller lots or that are more intensive in nature. 

» To minimise conflict between land uses within this zone and land uses within adjoining zones. 

As it is a rural zone the following Rural Subdivision Principles in clause 8 of the Rural SEPP apply to any 

rezoning application or any application for subdivision or a dwelling.  

(a)  the minimisation of rural land fragmentation, 

(b)  the minimisation of rural land use conflicts, particularly between residential land uses and 

other rural land uses, 

(c)  the consideration of the nature of existing agricultural holdings and the existing and planned 

future supply of rural residential land when considering lot sizes for rural lands, 

(d)  the consideration of the natural and physical constraints and opportunities of land, 

(e)  ensuring that planning for dwelling opportunities takes account of those constraints. 

In addition, the SEPP includes matters that applications should address and Council must consider before 

a determination as to whether a development should proceed. These are: 

(1)  This clause applies to land in a rural zone, a rural residential zone or an environment 

protection zone. 

(2)  A consent authority must take into account the matters specified in subclause (3) when 

considering whether to grant consent to development on land to which this clause applies for any 

of the following purposes: 

(a)  subdivision of land proposed to be used for the purposes of a dwelling, 

(b)  erection of a dwelling. 

(3)  The following matters are to be taken into account: 

(a)  the existing uses and approved uses of land in the vicinity of the development, 

(b)  whether or not the development is likely to have a significant impact on land uses 

that, in the opinion of the consent authority, are likely to be preferred and the 

predominant land uses in the vicinity of the development, 

(c)  whether or not the development is likely to be incompatible with a use referred to in 

paragraph (a) or (b), 

(d)  if the land is not situated within a rural residential zone, whether or not the 

development is likely to be incompatible with a use on land within an adjoining rural 

residential zone, 

(e)  any measures proposed by the applicant to avoid or minimise any incompatibility 

referred to in paragraph (c) or (d). 
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7.3 Protection of agriculture  

Historically, the intention of the land use controls applying around Young was that it should be preserved 

for horticulture use; specifically prunes and cherries. Dwellings were only intended to be allowed in 

circumstances where they could be demonstrated to be ancillary to the agricultural use of the land. 

As expressed later in Section 8, Young is known as the cherry capital of Australia and produces 38% of 

the cherries in NSW28 contributing $8.3 million. Protection of this industry from incompatible land use is 

paramount. 

Unfortunately, a series of land use planning decisions has resulted in the general expectation that RU4 

land is rural residential with the predominant use of it for that purpose. 

The Booth Report provides a detailed economic analysis of viable farm sizes and recommended a 

minimum lot size of 25ha for horticulture or viticulture.  This was subsequently amended to 24ha in the 

Young Shire Strategic Land Use Study Towards 2030. The subsequent Planning Proposal, in the view of 

the Elton Project team, was too heavily weighted towards lifestyle development and reliant on subdivision 

approvals rather than dwellings. It failed to provide sufficient evidence to support a minimum lot size of 

less than 24ha. The fragmentation that has been cited consistently since 2004 remains evident. 

If Council were to consider increasing the minimum lot size in the RU4 zones, there is the opportunity to 

do so and protect existing “dwelling entitlements”. There are multiple opportunities on lots that have 

been created since 2009 to support any genuine demand for rural residential development. 

The LEP provides the most effective mechanism that Council has to ensure that all development occurs in 

an orderly manner and minimises land use conflict and contributes to the economic, social and 

environmental sustainability of the region. 

Land use zones, objectives and land use tables, together with minimum lot sizes should provide clear 

guidance as to the expected outcomes for particular land. In a legitimate RU4 zone, dwellings should only 

be permitted in circumstances where they are ancillary to the use of the land for productive agriculture. 

In order to facilitate this, the LEP should include provisions that provide criteria for assessment of 

development applications for dwellings (refer example in box below).  

 

                                                

 
28 https://economy.id.com.au/hilltops/value-of-agriculture 
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7.4 Rural residential land  

The three LEPs use a combination of zoning and minimum lot size to enable rural residential 

development. 

Zoning allows the objectives and land use table to explicitly address the particular forms of development 

that are anticipated providing council, the community and landowners of a reasonable degree of certainty 

as to what can be expected. Zoning is coupled with a minimum lot size that reflects and accommodates 

that anticipated land use. 

The RU1 Primary Production and RU4 Primary Production Small Lots zones have objectives focused on 

sustainable primary industry rather than rural residential development. Allowing small lot sizes in 

these zones by way of a Lot Size Map sends a conflicting message as to the intention and can 

be in direct contradiction with the zone objectives. 

A minimum lot size of less than 2-5ha in close proximity to a main town, as is the case in Young and the 

western edge of Harden-Murrumburrah, will generally attract a residential land use. It is difficult to 

rationalise the application of a minimum lot size of 2-5ha in a RU1 Primary production zone or even the 

RU4 Primary production small lots zone where the objectives include encouraging sustainable primary 

industry and compatible land uses and minimising the fragmentation and alienation of resource lands. 

Land use conflict between residential and non-residential land use is well documented. 

The Standard Instrument LEP provides specific zones for land that will have a predominately residential 

land use. The areas around the towns where Council is of the view that a minimum lot size of less than 

2-5ha should be appropriately zoned to recognise, encourage and support this use as a viable alternative 

to a serviced lot in town and to support housing diversity. It should be very clear to adjoining land 

owners that residential land uses in these areas are the dominate use and any other legitimate land use, 

including agriculture, should respect that. 

The Right to Farm Policy is described in Section 2 and highlights the importance of planning for 

agricultural industry development and maintain access to agricultural resources including land, but is also 

recognises the right of other legitimate land uses to exist unhindered and this includes residential 

development. 

The Important Agriculture Land Mapping that has been undertaken to date by the Department of Primary 

Industries in the Central West and Riverina Murry makes reference to the fragmentation of agricultural 

Dwelling houses in Zone RU4 Primary Production Small Lots  

(1)  The objective of this clause is to ensure that dwelling houses are erected only where they support the 
permitted agricultural use of the land. 

(2)  Development consent must not be granted for the erection of a dwelling house on land in Zone RU4 
Primary Production Small Lots unless the consent authority is satisfied that: 

(a)  the land is being used, or is intended to be used, for the purpose of horticulture, and 

(b)  the dwelling house will be required to support the carrying out of horticulture, and 

(c)  the dwelling house is not likely to cause any land use conflict with existing agricultural uses being 
undertaken on neighbouring properties in the zone, and 

(d)  services for the supply of water and electricity to support that agricultural use are available or 
adequate arrangements have been made to make them available when required. 
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land for rural residential or lifestyle development as a key factor to avoid as a key threat to sustainable 

agriculture. While this mapping is yet to be undertaken for the Hilltops region, Council should be mindful 

that similar strategic recommendations are likely. 

Again, a combination of zoning, land use tables and lot sizes, including specific provisions that improve 

the efficiency of land if and when it can be serviced while at the same time providing the opportunity for 

a range of lot sizes is key. Further, as discussed in Section 6, fragmentation of land on the urban fringe 

into lots less than 2ha limit the opportunity for the orderly and efficient growth if those urban areas. The 

smaller land parcels and multiple ownership add to the cost of developing new release areas. 

Additional provisions should be included in LEPs to support the orderly development of all land that has 

the potential for a dwelling, particularly on smaller lots. These include specific reference to particular 

zones in Part 4 of the LEP dealing with principle development standards for both subdivision and 

dwellings. This may include provisions such as the ability to create a lot less than the minimum (for 

example 1ha, 4000sqm etc) in circumstances where the lot can be connected to reticulated water and 

sewer or the erection of dwellings on certain land. Other local provisions are available to Council to assist 

in the management and regulation of rural residential land uses including the essential services provision. 

The Harden LEP includes an extended version of this local provision as expressed in the box below. 

 

Essential services  

(1)  This clause applies to land in Zone RU4 Primary Production Small Lots and Zone R5 Large Lot 

Residential. 

(2)  Development consent must not be granted to development on land to which this clause applies 

unless the consent authority is satisfied that any of the following services that are essential for the 

proposed development are available or that adequate arrangements have been made to make them 

available when required: 

(a)  the supply of water, 

(b)  the supply of electricity, 

(c)  the disposal and management of sewage, 

(d)  stormwater drainage or on-site conservation, 

(e)  suitable road access. 

(3)  This clause does not apply to development for the following purposes: 

(a)  providing, extending, augmenting, maintaining or repairing any public utility infrastructure, 

(b)  the subdivision of land that is more than 800 metres from any public sewer main or is 

intended only to: 

(i)  enlarge the area of an existing lot, or 

(ii)  rectify any encroachment on an existing lot, or 

(iii)  open a new road. 



ELTON CONSULTING 

      121 
 

 

All of these provisions should be supported by specific controls in the DCP dealing with subdivision and 

dwellings to assist the applicant and community to understand the intention of particular controls or 

desired outcomes in specific areas. 

7.5 Villages  

The villages play an important role in the LGA in terms of providing opportunities not only for housing but 

fostering social interaction and a sense of community. Villages function as a meeting place, particularly 

when community infrastructure such as a hall, bushfire shed, pub and schools exist. 

There are thirteen villages of various sizes across the amalgamated LGA. These are shown in the table 

and figure below. 

Table 33 Villages 

Former Young Former Boorowa Former Harden 

Koorawatha Rugby Jugiong 

Bendick Murrell Rye Park Galong 

Bribbaree Reid’s Flat Wombat 

Murringo Frogmore Kingsvale 

Monteagle   
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Figure 47 Hilltops villages 

 

Previous investigations have been undertaken into the land use and development of villages in the 2008 

Young Rural Lands Study Report by Booth Associates and GHD Pty Ltd, Planning Proposal No2 Report 

prepared by Sue Haertsch Planning and David Lock Associates (Murringo only), Draft Harden Shire 

Council Land Use Study 2016 prepared by GHD Pty Ltd (not adopted by Council) and the Boorowa Shire 

Strategic Land Use Plan 2006 prepared by Habitat Planning.  

Minimum Lot Sizes 

The minimum lot size varies between the villages and within the individual villages themselves. A key 

determining factor is the ability to manage on-site effluent. Some villages have no minimum lot size in 

the RU5 Village zone as is the case for villages in the Young and Harden LEPs, for example Murringo, 

Wombat and Jugiong. Some have a minimum lot size of 2,000sqm, being the villages falling under the 

Boorowa LEP, for example Rye Park. The planning controls for the villages are reflected in table below. 

The minimum lot size relates to the subdivision of land for the purpose of a dwelling and a development 

standard for the erection of a dwelling on an existing lot. In the case of the villages, the land is typically 

divided into a number of historic titles which occurred when the village itself was gazetted. Modern 

zoning and lot size controls attempt to rationalise the existing titles with the current requirements for the 

provision of water and sewer. While some of the villages enjoy reticulated water, the majority rely on 

rainwater for a potable supply and bore water for non-potable use. 
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Table 34 Planning Controls and other information 

Village  Land use zone Minimum lot 

size 

Reticulated 

water 

Reticulated 

sewer 

Koorawatha RU5 No MLS Yes (Cowra Shire) None 

Bendick Murrell RU5 No MLS Yes (Cowra Shire) None 

Bribbaree RU5 No MLS None None 

Murringo RU5 No MLS Yes (Goldenfields) None 

Monteagle RU5 No MLS None None 

Rugby RU5 2000sqm None None 

Rye Park RU5 2000sqm None None 

Reid’s Flat RU5 2000sqm None None 

Frogmore RU5 2000sqm None None 

Jugiong RU5 

R5 

No MLS 

1-2ha 

Yes (Goldenfields) None 

Galong RU5 

R5 

No MLS 

1-2ha 

Yes (Goldenfields) None 

Wombat RU5 

R5 

No MLS 

10-50ha 

Yes (Goldenfields) None 

Kingsvale R5 1ha Yes (Goldenfields) None 

The determining factor in relation to the minimum area for the erection of a dwelling is the ability of the 

site to accommodate on site effluent disposal. 

Dwelling Activity  

Dwelling approvals in villages are provided in Section 4. The analysis indicates that 19% or 77 of the 402 

dwellings approved between 2016 and 2018 were in and around villages. Some villages performed better 

than others as a function of the existing size, location and services provided. Character and amenity can 

also play a part in attracting additional development in villages. The villages that saw most development 

activity were Murringo and Koorawatha, in the RU5 Village zone. Jugiong and Wombat also experienced 

development activity in the RU1 Primary Production zone. 

Planning for growth in villages 

The best practice planning approach to identification of land for residential development is to look at 

constraints and concentrate new development in a single area. Concentrating development in a single 

area also reduces the risks of land use conflict and provides certainty for the community and landowners 

in terms of the expected future land use. This is extremely important in the identification of land for 

additional urban release areas where in addition to land use constraints, consideration needs to be given 

the servicing and infrastructure. 
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Villages and smaller settlements are not subject to the same development pressure as larger towns. At 

the same time, ensuring land availability in and around villages provides an opportunity for diversity of 

housing and accommodation options for those engaged in agriculture. 

The two biggest challenges in strategic planning for villages is the lack of or very slow growth and land 

ownership. The market does not drive development in a village in the way it does in the city. Zoning land 

for development will not necessarily provide that particular landowner with a catalyst for development. 

While it is important to protect the land resources around villages, the lot analysis shows a higher 

number of existing small land titles to be a common immediately surrounding villages. This is evident in 

looking at the LEP zone map extracts for each of the villages in Table 35 below. Given the proximity of 

these type of lots to the village, dwelling application for these lots would generally need to be 

accompanied by a statement addressing Clause 4.6. 

Clause 4.6 

Clause 4.6 is a mandatory provision appearing in all planning instruments. The intention of the clause is 

to provide flexibility to the application of development standards in circumstance where the applicant can 

justify that complying with the standard would be unreasonable or unnecessary. The standard that is 

varied is the minimum lot size. 

The clause is included below. Relying on the clause is uncertain and application can be inconsistent. 

Further, the clause only allows for a variation of the standard, in the RU1 zone, of 10%. Council has 

delegation to approve variations, however, it is still required to keep a record and report to DPE. 

A better approach would be to include specific provisions in the LEP. Such a provision would legitimise 

dwellings close to villages on rural land in certain circumstances, where lots would otherwise not meet 

the minimum for dwellings. This would continue to provide for growth in villages, and address the current 

practice of using clause 4.6. This is also discussed in Section 8 in relation to opportunities for dwellings 

on rural land. 

Parameters would need to be developed, for example that the lot: 

» has to be within a particular distance from an RU5 Village or R5 Large Lot Residential zone 

» is of a particular size 

» is not part of a larger farm 

In assessing the suitability of this land for a dwelling, constraints such as adjoining land use, biodiversity, 

flooding, slope and suitability of the soil to support on site sewer would be part of the DA assessment. A 

provision similar to that described in Section 8.5.2 would need be included in the LEP. Council could 

provide general guidelines in a DCP to assist applicants in determining the suitability of a site and matters 

that need to be addressed in a DA.  
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Clause 4.6 Exceptions to development standards 

(1)  The objectives of this clause are as follows: 

(a)  to provide an appropriate degree of flexibility in applying certain development standards to 
particular development, 

(b)  to achieve better outcomes for and from development by allowing flexibility in particular 
circumstances. 

(2)  Development consent may, subject to this clause, be granted for development even though the 
development would contravene a development standard imposed by this or any other environmental 

planning instrument. However, this clause does not apply to a development standard that is expressly 
excluded from the operation of this clause. 

(3)  Development consent must not be granted for development that contravenes a development 
standard unless the consent authority has considered a written request from the applicant that seeks to 
justify the contravention of the development standard by demonstrating: 

(a)  that compliance with the development standard is unreasonable or unnecessary in the 
circumstances of the case, and 

(b)  that there are sufficient environmental planning grounds to justify contravening the 
development standard. 

(4)  Development consent must not be granted for development that contravenes a development 
standard unless: 

(a)  the consent authority is satisfied that: 

(i)  the applicant’s written request has adequately addressed the matters required to be 
demonstrated by subclause (3), and 

(ii)  the proposed development will be in the public interest because it is consistent with 
the objectives of the particular standard and the objectives for development within the 
zone in which the development is proposed to be carried out, and 

(b)  the concurrence of the Secretary has been obtained. 

(5)  In deciding whether to grant concurrence, the Secretary must consider: 

(a)  whether contravention of the development standard raises any matter of significance for 
State or regional environmental planning, and 

(b)  the public benefit of maintaining the development standard, and 

(c)  any other matters required to be taken into consideration by the Secretary before granting 
concurrence. 

(6)  Development consent must not be granted under this clause for a subdivision of land in Zone RU1 
Primary Production, Zone RU2 Rural Landscape, Zone RU3 Forestry, Zone RU4 Primary Production Small 
Lots, Zone RU6 Transition, Zone R5 Large Lot Residential, Zone E2 Environmental Conservation, Zone E3 
Environmental Management or Zone E4 Environmental Living if: 

(a)  the subdivision will result in 2 or more lots of less than the minimum area specified for such 
lots by a development standard, or 

(b)  the subdivision will result in at least one lot that is less than 90% of the minimum area 
specified for such a lot by a development standard. 
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Groundwater investigations 

Council should undertake groundwater investigation to inform lot sizes or suitability for onsite effluent to 

encourage development in villages. It is recommended that the investigation should focus on villages 

that: 

» Are close to townships 

» Are located on major roads 

» Have seen recent development activity 

» Have reticulated water 

» Have a primary school 

Based on the commentary on villages below and analysis of recent development application activity, this 

Study suggests that the groundwater investigations should focus on Koorawatha, Murringo, Jugiong and 

Wombat.’ 

Table 35 Villages  

Jugiong 

 

 

 

Jugiong is a village along the Murrumbidgee River, just 

off the Hume Highway at the southern border of the 

Hilltops LGA. It is around 39km north-east of Gundagai 
and 63km west of Yass, and approximately a 1.5 hour 

drive from Canberra. The Hume Highway bypassed 

Jugiong in 1995. Jugiong State Suburb29 had a 
population of 222 in the 2016 Census (ABS). The 

population decreased from 303 in 2011. 

Jugiong has a church, a pub, a service station and a 
café, a range of community facilities and a public 

school. The village is growing as a tourist attraction, 
with its well-known café and bakery offering, and has 

a few options for accommodation. Jugiong also has a 

number of local heritage items. 

The village is zoned RU5 and R5, with no MLS in the 
RU5 zone and MLS ranging from 1-2ha in the R5 zone.  

Lot sizes in the RU5 area range from 1,000 to 

2,000sqm. In the R5 area lot sizes range from 
5,000sqm to 4ha. There are many vacant lots in the 

village. Parts of the village closer to the river are 
impacted by flooding, including parts of the RU5 zoned 

land. Much of the land is relatively steep and can only 

be developed for very low density residential. 

Jugiong sources its water from Murrumbidgee River 

and treats it at the Jugiong Water Treatment Plant, 

through the Goldenfields Water Scheme. Jugiong’s 

                                                
 
29 Populations in this section of the report are drawn from corresponding State Suburb statistical areas in ABS, the boundaries for 
which are not the same as the zoned village area. 
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drinking water quality is at risk from septic overflows 

and high river events. 

Galong 

 

Galong is located 21km east of Harden and 

approximately a 1 hour drive from Canberra. It is 
within Galong state suburb, which had a population of 

224 in 2016 (ABS). The population declined from 338 
in 2011 to the 2016 population. 

Galong has a number of local heritage items, including 

the St Clement’s Retreat and Conference Centre and 

former monastery north of the village centre and the 
Galong railway station. 

The village is zoned RU5 and R5, with no MLS applying 

in the RU5 area and minimum lot sizes of 1-2ha in the 
R5 zone.  

Lot sizes are typically around 1,000sqm in the RU5 

zone, with some larger 2,000sqm lots around Browne 
and Ryan Streets. R5 lots are 1-2ha. Many lots in the 

village are held in common ownership. There are 
scattered vacant lots remaining in the village. 

The whole village is identified as groundwater 

vulnerable, and the eastern parts of the village are 

sensitive due to dryland salinity. 

Wombat 

 

Wombat is located 20km north-west of Harden on the 

Olympic Highway. Its population in 2016 was 225 
people, a slight decrease from 247 people in 2011 

(ABS). 

Wombat village is bisected by Olympic Highway as well 
as a heavily vegetated area north of Olympic Highway. 

Wombat has some retail activity, a number of 
community facilities, a public school and a pub. 

Wombat village has a few local heritage items, 

including the school. Wombat is adjacent to 
horticultural uses including cherry orcharding. 

The village is zoned RU5 and R5, with no MLS applying 

in the RU5 area and minimum lot sizes of 10-50ha in 
the R5 zone. 

Lots range from 1,000 to 2,000sqm in the RU5 area, 

and from 7,000 to 4.5ha in the R5 zone. There are 
many irregular shaped lots in Wombat. 

The whole village is identified as groundwater 

vulnerable, and significant vegetation exists 

throughout the village. 
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Kingsvale 

 

Kingsvale is a small village in the former Harden LGA 

that is soldiers settlement. It is located approximately 

13km north of Murrumba and Harden and 14km south 
of Young.  

Kingsvale is one of the LGA’s smallest villages and has 

an approximate area of 96,000sqm. The Village 
consists of residential accommodation and vacant land. 

The village has no commercial, social, or retail 

activities. The nearest retail centre to Kingsvale is 
Murrumburrah, 13kms to the south. Kingsvale train 

station has been closed since 1975. 

Kingsvale village is zoned R5 and has a minimum lot 
size of 1 ha. It is the only town in the former Harden 

LGA to be zoned R5. 

The village has a number of undeveloped lots as a 
result of land owners building on adjacent lots.  

Kingsvale has three local heritage items. An area of 

highland salinity is identified to the north of the village 
however, does not affect the residential area of the 

village. Two sites of high biodiversity value have been 

mapped within Kingsvale and are both heavily 
vegetated.  

Kingsvale is one of very few portions of the former 

Harden LGA not mapped as having groundwater 
vulnerability. 

Reticulated water is available from the Goldenfields 

Water Scheme, but the village does not have a 
reticulated sewerage system. 

Rugby 

 

Rugby is located on Rugby Road around 40km east of 
Boorowa. The village is within the state suburb of 

Rugby, which has a population of 73 people (ABS 

2016). 

The village has no commercial activities, however it 
has a community hall and a church. Its public school 

has closed. 

The village is zoned RU5 with a MLS of 2000sqm. 

It contains around 75 lots in the village, ranging from 
around 1,700sqm to 2,000sqm. Many of the lots are 

held in common ownership. There are many vacant 
lots within the southern part of the village with 

opportunities for infill development, however many of 

these do not have road access. 

Parts of the village are identified as having high 

conservation value vegetation. Five Mile Creek runs 

along the northern end of the village. 
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There is no sewerage system, and potable water is 

sourced from the creek, wells or roof collection and 
storage of rainwater. Lots will need to be consolidated 

or grouped to provide sufficient area for onsite tanks. 

Rye Park 

 

Rye Park is located on Gunning Road, 23km west of 

the Boorowa township and around 45km north of Yass. 
Rye Park is in the state suburb of Rye Park, which has 

a population of 258 people and 126 dwellings (ABS 

2016). 

The village has no commercial activity, but it retains a 
public school, a community hall, a post office and 

three churches. 

The village is zoned RU5, with a MLS of 2,000sqm.  

There are approximately 180 lots of around 1,800 to 
2,000sqm. Most of the lots are held in common 

ownership, with only around 5% of the lots owned in 
isolation of adjoining land. There are many vacant lots 

within the town with opportunities for infill, although 
lots would need to be released by existing owners for 

redevelopment. 

Parts of the village are identified as having high 

conservation value vegetation. Most of the northern 
half of the village is identified as groundwater 

vulnerable. The Pudman Creek is north east of the 
village. 

There is no sewerage system and water is sourced via 

private arrangements from the Pudman Creek.  

Reids Flat 

 

Reids Flat is located on Reids Flat Road approximately 

55km northeast of the Boorowa township on the 

eastern boundary of the Hilltops LGA. The village is 
located in the state suburb of Reids Flat, which has a 

population of 85 people (ABS 2016). 

The village has a community hall and a number of 
churches. Its public school closed in 2014. 

Reids Flat has around 70 lots. Most are around 

2,000sqm. Ownership is much more diversified than in 
other villages in the former Boorowa LGA. There are 

several vacant lots, although some are highly 
vegetated. 

The village is zoned RU5, with a MLS of 2,000sqm. 

Development in the village is highly constrained by the 

floodplain of Lachlan River to the East and Grahams 
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Creek to the west. Much of the village has high 

conservation values and is groundwater vulnerable. 

The village does not have reticulated water supply or 
sewerage system.  

Frogmore 

 

Frogmore is a small village located at the intersection 

of Frogmore Road and Sheilas Lane, approximately 

30km north of Boorowa. It is located within the state 
suburb of Frogmore, which has a population of 132 

people (ABS 2016). 

Frogmore was home to two copper mines in the 
1800s, mining has not occurred since 1907.  

The village contains a small number of residences, a 

general store and community hall. 

The village is zoned RU5 with a MLS of 2000sqm.  

It contains 48 small lots of around 1,300 to 2,100sqm. 
Most of these lots are held in groups of two or three. 

There are a number of vacant lots within the village, 

some of these sites are identified as having high 
conservation value. The RU5 zone has also been 

applied to part of three larger lots west of Frogmore 
Road. 

The village does not have reticulated water supply or 

sewerage system. 

Koorawatha 

 

Koorawatha is located on the Olympic Highway 

between Cowra and Young, approximately 40km from 

Young. At the 2016 census, Kooratha had a population 
of 286 and 157 dwellings (ABS 2016, urban locality of 

Koorawatha). 

The village is bisected by the Olympic Highway and 
contains areas of high biodiversity, particularly to the 

riparian corridor along the Bang Bang Creek and to the 

south. The north and eastern portions of the village 
are groundwater vulnerable. 

Koorawatha has a limited range of retail, community, 

and sporting facilities and a public primary school. 

Koorawatha has a number of local heritage items, 
including the former post office, the war memorial 

park and a number of churches and schools. 

The village is zoned RU5 and has no MLS. 

Lot sizes range from around 500sqm to 1ha. There are 
a number of vacant lots within the village, providing 

opportunities for infill development. 
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Koorawatha has an ageing population with a trend 

towards retirees and less skilled workers. 

The village does not have reticulated sewerage 
system. It has reticulated town water via Cowra Shire. 

Bendick Murrell 

 

Bendick Murrell is located on Bendick Murrell Road, 

just off the Olympic Highway, around 25km from 

Young. The state suburb of Bendick Murrell had a 
population of 155 as at 2016 (ABS). 

The village has a pub, a recreation ground which hosts 

equestrian events, a former golf club house and tennis 
club house and a community hall. Its primary school 

closed in 2011. 

Wambanumba Creek and Murringo Creek run to the 

south east of the village. Parts of the village, including 
around these creeks, are identified as areas of high 

biodiversity. There are four heritage items in the 
village: the Memorial Hall, cemetery, Anglican Church 

and Grain Elevator.  

The village is zoned RU5 and has no minimum lot size.  

Lots are concentrated around Bendick Murrell Road 
and Wirrimah Road. Lots vary in size, ranging from 

700sqm to 1.5 hectares. There is a significant supply 
of around 65 vacant lots. 

The population is ageing. 

The village does not have a reticulated sewerage 

system. It has reticulated town water via Cowra Shire. 

Bribbaree 

 

Bribbaree is located on Bribbaree Road, around 50km 

from Young and on the northern border of the Hilltops 

LGA. It is a small rural service centre with an 
estimated resident population of 50 people (2008). It 

is also well utilised by around 200 rural landholders. It 
is within the state suburb of Bribbaree, which had a 

population of 141 in 2016 (ABS). The population of 

Bribbaree is ageing.  

The village has a range of community facilities, a pub, 

a bowling club, a primary school, and a visiting health 

clinic. There are a number of local heritage items in 
the village including a number of churches, a home, 

the war memorial and the recreation ground. 

The village is zoned RU5 and has no MLS. 

Lot sizes in the heart of the village closer to the former 
train station are around 2,000sqm. The remainder of 

the RU5 zoned village area is identified as having high 
biodiversity value.  
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The village does not have reticulated water supply or 

sewerage system. Bribbaree has a town dam which 
provides limited amounts of untreated water for non-

potable use, however supply is under pressure as the 
dam is close to running out and there is increasing 

reliance on bore water. 

Murringo 

 

Murringo is located on Murringo Gap Road, around 

25km east of Young. Murringo receives through traffic 

from Boorowa to Young, including heavy trucks and 
tourists. It has an estimated population of 70 (2008). 

The population of the state suburb of Murringo was 
365 in 2016 (ABS). 

The village has some general stores and a couple of 

other retail facilities, a visitor information centre, some 
sporting facilities, community facilities, and primary 

school. There are a number of local heritage items 

including schools, churches, stores and the Old Plough 
Inn. 

The village is zoned RU5 and has no MLS. 

Lot sizes range from 2,000 to 6,000sqm around the 

village centre, with larger lots to the south and north 
of the centre. 

The village is experiencing growth to the north west in 

the R5 zone and in the south east in the RU1 zone, 
which is putting pressure on existing infrastructure. 

Large parts of the village are also highly constrained 
with high biodiversity values, sensitive land areas and 

groundwater vulnerability. A riparian corridor also runs 

along the Murringo Cree, west of Murringo Road. 

The village does not have reticulated water supply or 
sewerage system. 

Monteagle 

 

Monteagle is located approximately 20km north of 

Young. Its population was estimated as 100 in 2008. 

In the 2016 Census, the population of the state suburb 
of Monteagle was 208. The population of Monteagle is 

ageing and there are few children in the village. 

The village has a primary school, a small playground 

and tennis courts and a church. It does not have any 
commercial or retail activities. There are two local 

heritage items in the village. 

The village is zoned RU5 and has no minimum lot size.  

Lot sizes around Scenic Road and near the school are 
around widely 2,000sqm. West of Bendles Lane there 

are larger lots up 100ha. 

In the residential part of the village with smaller lots 
there are some vacant lots, however most are heavily 
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vegetated. Most of the village is identified as having 

high biodiversity values and/or sensitive land areas. A 
riparian corridor also runs to the east of the residential 

area.  

The village does not have reticulated water supply or 
sewerage system. 

7.6 Recommendations 

The following recommendations address the matters discussed above and offer a balance between 

protecting one of the most significant agricultural industries in the region and providing a sufficient 

supply of rural residential lots. 

» The RU4 zone should only apply to land where the primary purpose is agricultural production 

(horticulture). 

» The RU4 zone should have a corresponding minimum lot size of 24ha to ensure the long-term 

sustainability of the orchard industry in Young consistent with the Booth Report. 

» Land that is considered suitable for or where the primary purpose is rural residential development 

should be more accurately zoned R5 Large Lot Residential consistent with the DPE Practice Note for 

the application of zones. This would apply to those areas where then minimum lot size is equal to or 

less than 2ha on the current lot size map. 

» The minimum lot size for the R5 Large Lot Residential zone should be reviewed to determine the 

impact of changing the minimum lot size to 2ha and including a provision if the LEP that allows for 

subdivision less than the minimum lot size is particular areas or under particular circumstances via a 

specific provision in the LEP. 

» Consider the suitability of the 2ha minimum lot size and zoning of land south of Milvale Road, and in 

the north of Young on Henry Lawson Way adjoining the R1 General Residential zone and south of 

the Olympic Way as shown on in Figure 48 below. 

Figure 48 Lot Size Amendments  

 

Area A – Consider 
Rationalisation of the 

zone to RU4, MLS 

25ha and Part R5, MLS 
2ha in this area 

Areas B & C – Protect for future 

urban expansion, increase MLS to 

prevent further subdivision 
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» Council to undertake groundwater investigation to inform lot sizes and suitability for onsite effluent, 

focusing on villages with access to the townships via major roads and reticulated water that have 

seen recent development activity. Another suggested criterion is that the village has a primary 

school and review the minimum lot sizes in the Villages accordingly. 

» Council to include provisions to allow a dwelling on any existing lot with an area of at least 5ha, that 

has sealed road frontage and is within (Council to determine distance and it may vary depending on 

the village) of land in a RU5 Village zone or R5 Large Lot Residential zone applied to an existing 

village. Council to provide general guidelines in a DCP to assist applications in determining suitability 

of the site and matters to be addressed in a DA. 
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8 Rural Land  
For the purpose of the rural land analysis, rural land refers to those areas across the LGA zoned RU1 

Primary Production and RU4 Primary Production Small Lots. The latter is predominately located around 

the town of Young on land under horticulture, however the majority of rural land is zoned RU1 Primary 

Production. 

The zone covers most kinds of commercial primary industry production, including extensive agriculture, 

intensive livestock and plant agriculture, horticulture, forestry, mining and extractive industries. 

8.1 Importance of Agriculture  

The importance of agriculture to the region is well documented in previous land use studies. The towns 

and villages in the Hilltops LGA continue to support agriculture as the dominant industry in the region. 

Agriculture is the largest employer by industry in the LGA, employing 25.3% of the workforce in 2017/18; 

up from 22.1% in 2012/13. It also occupies the greatest land area covering over 7,000 square 

kilometres. Rural land is used mainly for grazing and cropping (over 90%) with orcharding a significant 

industry in terms of the contribution it makes to both the LGA and as a proportion of the NSW GDP. 

The total value of agriculture in the LGA is $388,811,861. Dominating in terms of value is livestock 

slaughtering at $141,498,151, followed by wool $58,413,252, cereal crops $56,653,595 and other 

broadacre crops $39,604,164. Fruit contributes $12,361,173.30 The following table provides a summary of 

the key commodities by value. 

Table 36 Value of agricultural production 

Commodity Value ($) Share (%) NSW % Hilltops 

Council 
area as a 

% of NSW 

Cereal crops (predominantly 

wheat) 
56,653,595 16.7 23.1 1.9 

Other broadacre crops 

(predominately canola) 
39,604,164 11.7 15.3 2.0 

Nurseries & cut flowers 547,276 0.2 2.3 0.2 

Crops for Hay 8,281,748 2.4 2.5 2.5 

Vegetables 801,496 0.2 3.2 0.2 

Grapes (wine and table) 1,591,275 0.5 1.6 0.8 

Other fruit 12,361,173 3.6 2.1 4.5 

Wool 58,413,252 17.2 7.2 6.2 

                                                
 
30 https://economy.id.com.au/hilltops/value-of-agriculture Note: data sourced from Australian Bureau of Statistics, Value of 
Agricultural Commodities Produced, Australia, 2015-16 . Cat. No. 7503.0 

https://economy.id.com.au/hilltops/value-of-agriculture
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Commodity Value ($) Share (%) NSW % Hilltops 

Council 

area as a 
% of NSW 

Milk 1,777,054 0.5 4.5 0.3 

Eggs 17,282,676 5.1 2.0 6.7 

Livestock slaughterings 141,498,151 41.8 33.6 3.2 

Agriculture - Total Value 338,811,861 100.0 100.0 2.6 

Source: https://economy.id.com.au/hilltops/value-of-agriculture 

Young is known as the cherry capital of Australia and produces 38% of cherries in NSW (as a % of total 

value). In terms of individual commodities as a percentage of value to NSW the region also produces 

33% other stone fruit, 7.8% apricots, 16.5% pigs (livestock slaughtering), 7.9% of the total NSW canola 

crop and 6.7% of the state’s egg production.31 Therefore, while broadacre agriculture including livestock 

production is significant in terms of the total contribution to the region and the land area required, stone 

fruit, intensive livestock and egg production are critical in terms of importance of the these industries in 

NSW as a whole. 

8.2 Drivers and trends  

All industries, households and businesses are subject to constant change. Governments are unable to 

avoid inevitable change. Agriculture is no different to the secondary, tertiary and services sectors of our 

economy. The drivers of change are many and varied in social, environmental, political, cultural and 

commercial contexts. There are trends in industries which provide an insight as to the future direction of 

those industries and component businesses which may be experienced throughout our communities and 

agriculture. 

In the agricultural industry in the region and across NSW and Australia, these trends include but are not 

limited to: 

» The need to increase scale and intensity of operations to respond to the declining terms of trade; 

» Declining numbers of livestock and increase in intensity of cropping on farms; 

» Increase in intensive agriculture, particularly pigs for slaughter and poultry including egg production;  

» Increasing reliance on off‐farm income; 

» Reduced availability of labour and the substitution with machinery and use of contractors in lieu of 

the reduced labour pool;  

» Reduction in the number of farming businesses and an increase in the adoption of commercial 

management techniques within agribusiness and the supply chain; and  

» An increase in the proportion of residential dwellings on rural land. 

                                                

 
31 Ibid. 

https://economy.id.com.au/hilltops/value-of-agriculture
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8.3 Land use  

The Australian Bureau of Agricultural and Resource Economics and Sciences (ABARES) is the research 

arm of the Australian Government Department of Agriculture and Water Resources. It produces a range 

of data to support and inform decision-making and agricultural and land economics policy. ABARES 

provides land use data across Australia. The dominant land uses in the Hilltops LGA are grazing and 

modified pasture and dryland cropping (refer Figure 50) this is a function of the land capability to 

support this form of broad acre agriculture. Modified pastoral lands account for only 9.24% of land use 

through Australia but over 75% of the Hilltops LGA.  

The productivity of the agricultural land is reflected in the value of agriculture to the region, which was 

$0.92 billion as at June 2018.  

Agricultural land use is a function of soil type and land capability, climate and access to water. The land 

use data is supported by and is consistent with the regional agricultural production data.  

Observations from the Land Use map are: 

» The predominant land use is grazing (modified pastures); 

» Dryland cropping is dominant in the western portion of the LGA and corresponds with the land and 

soil capability map in Section 5; 

» Irrigated horticulture is heavily concentrated around Young, typically orchards; 

» Urban and intensive uses are concentrated around the urban settlements and in the case of Young 

conflict with horticulture. 
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Figure 49 Land use 
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Current land use within Hilltops LGA has been defined by ABS Agricultural Census Data for 2016 which is 

summarised in the table below. 

Table 37 Land Use Summary Hilltops LGA 

Land Use  Ha Proportion 

Dryland cropping 155474 17% 

Dryland horticulture 426 >1% 

Grazing and modified pastures 674229 72% 

Intensive animal and plant product 180 >1% 

Irrigated horticulture 4355 >1% 

Land in transition 751 >1% 

Minimal use 21702 2% 

Mining and waste 336 >1% 

Urban and intensive uses 17530 2% 

Nature conservation 3837 >1% 

Plantation forestry 4494 1% 

Rural residential and farm infrastructure 2350 >1% 

Total 938262 100%* 

Notes: *not 100% due to rounding 

8.4 Lot and Holding Size Analysis  

The issue of rural subdivision has plagued rural councils even pre-dating the introduction of the EP&A Act 

in 1979. As is observed from the data presented below, the rural areas of Hilltops LGA have undergone 

significant subdivision. There are over 36,000 individual lots in the Hilltops LGA. The smaller lots, that is 

less than 5ha are in and around the towns and villages. The lots greater than 5ha represent 45% of the 

total number of lots in the LGA. Of these 73% are between 5 and 40ha. Conversely, this means that 27% 

of existing lots have an area greater than 40ha and which this there are 974 individual lots that exceed 

170ha. This itself is not necessarily an issue. 

The problem arises when an application is made for the erection of a dwelling on an existing lot or land is 

subdivided for the erection of a dwelling, creating potential conflicts with adjoining rural practice. The 

smaller the rural lot size, the greater the potential for land use conflict because the less opportunity there 

is to provide a suitable buffer between the uses. 

8.4.1 Holding size and distribution  

To ascertain the spatial distribution of land holdings in the LGA, particularly in the RU1 Primary 

Production zone in the Hilltops LGA, Council’s rating database was interpreted to create a land holdings 
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map (refer Figure 49 below and Appendix C). For the purposes of the assessment, a holding is a lot or 

number of lots rated as a single property. 

Despite the RU4 zone in Young, all holdings <5ha were assumed to be predominately residential. 

As is evident in the Holding Map, there is no correlation between the minimum lot size for the erection of 

a dwelling in the RU1 Primary Production zone, and actual farm size. That is, despite having minimum lot 

sizes of 170ha and 40ha for subdivision for the erection of a dwelling in the RU1 zones, farms are 

typically much larger than that. This being the case, Council is in a strong position to make positive 

changes to protect the long-term sustainability of agriculture in the region by acknowledging this and 

using it as a catalyst for increasing the minimum lot size for subdivision for a dwelling in these areas. 
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Figure 50 Land Holdings Map 
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Figure 51 Lot Size Map 
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The following table shows the relationship between Lot Size and Holding Size of all lots and holdings 

greater than 40ha. Over 50% of all lots and 40% of holdings are already less than 20ha. At the other 

end of the scale, 4% of lots but 26% of holdings are greater than 200ha. 

The holding pattern does not discriminate by rural lot size, that is, it is apparent from the mapping 

data that despite the smaller minimum lot size for dwellings in the former Boorowa and Harden LGAs, 

this is not reflected in farm size and even lot size. This reinforces the disconnect between the use of 

agricultural land for agriculture and the use of agricultural land for the erection of a dwelling or a 

lifestyle lot. The red, orange and yellow tones are the smaller lot sizes, heavily concentrated closer to 

the towns and villages. 

There is no evidence in the holding analysis that changing the minimum lot size for the 

erection of a dwelling in the rural zone would impact the ongoing viability of the use of 

the land for agriculture. Indeed, the lot size figure indicates a greater proportion of lots over 

200ha occurring in the former Harden and Boorowa LGAs where the minimum lot size for a dwelling 

is only 40ha. 

It is acknowledged that a farm that is a collective of a number of titles can be advantageous 

providing an opportunity for flexibility in finance and asset division as part of farm management. For 

example, individual titles can be mortgaged separately or held under a different ownership structure. 

Further, nothing in the land use controls prevent rationalisation of property boundaries, farm 

adjustments of consolidation of a neighbouring title or part thereof to increase the holding size taking 

advantage of economies of scale.  

Table 38 Lot and Holding Size Hilltops LGA 

Size (ha) Lots  % of total lots  Holdings % of total 

holdings  

<1-20 10,385 55% 1,688 40% 

20-40 3,275 17% 354 8% 

40-100 2,993 16% 653 15% 

100-170 1,162 6% 357 8% 

170-200 171 1% 109 3% 

Over 200 803 4% 1,130 26% 

Total 18,789 100% 4,291 100% 

Source: Compiled by Elton Consulting using data supplied by Hilltops Council. Note: Includes rated properties and therefore 
some environmental zoned and as well as land in the RU4 zone. 

8.4.2 Housing opportunities and dwelling entitlement 

The rural zone in the Hilltops LGA provides industry and employment as well as diversity of lifestyle 

and residential opportunities. However, the majority of dwellings approved in the region in the past 6 

years have been in rural zones, increasing the potential for land use conflict 

While selling off part of the family farm is seen as an option for some rural landowners, feedback 

during the initial stakeholder engagement was mixed on this issue. Some advocated to preserve 

agricultural land to make it easier for future generations to continue to participate in the industry. 

Others felt that dwellings, in particular creating a title as part of succession planning on smaller lots, 

should be considered.  
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In considering the trend for dwellings to be provided on rural land and the impact that this may have 

on agriculture as an industry, it was necessary to understand the nature of properties and dwellings 

already existing.  

Using the 2016 ABS data, coupled with holding analysis, the total number of private dwellings in the 

Hilltops LGA was 8,902. In the combined area of Young, Central Boorowa and Harden-Murrumburrah 

there were 6,438 dwellings, leaving 2,464 in the remaining rural, peri-urban and village areas. As a 

guide, this would mean that around 1,830 of all rural holdings remain vacant. Therefore, there is the 

potential to realise at least 1,830 additional dwellings on holdings alone without and further 

subdivision. 

Dwelling entitlements  

A “dwelling entitlement” is a colloquial term that refers to the ability of an applicant or landowner to 

lodge a development application for assessment of a request to build a dwelling. As with any merit 

assessment, there is no guarantee that any development application will automatically lead to an 

approval to build. 

Where the minimum lot size is equal to or greater than the development standard for the relevant 

zone, a “dwelling entitlement” is assumed to exist. This is not, however, the case where the lot is less 

than the minimum lot size prescribed in the relevant LEP.  

In considering an application for the erection of a dwelling, the consent authority, Council, must 

consider the objectives of the zone. In the case of the RU1 zones these include: 

Objectives of the RU1 zone in the three LEPs: 

» To encourage sustainable primary industry production by maintaining and enhancing the natural 

resource base. (All) 

» To encourage diversity in primary industry enterprises and systems appropriate for the area. (All) 

» To minimise the fragmentation and alienation of resource lands. (All) 

» To minimise conflict between land uses within this zone and land uses within adjoining zones. 

(All) 

» To encourage the development of non-agricultural land uses that are compatible with the 

character of the zone (Young and Harden only) 

» To encourage development that is in accordance with sound management and land capability 

practices, and that takes into account the natural resources of the locality (Boorowa only) 

» To support rural communities (Boorowa only) 

Additional provisions have been inserted into the three LEPs following the commencement of the new 

PPRD SEPP in February. The new clause outlines the matters to be taken into consideration when 

determining whether to grant development consent for both subdivision for the purpose of a dwelling 

or the erection of a dwelling in any rural zone. These provisions were previously contained in the 

former Rural Lands SEPP 2008. 
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Saving dwelling entitlements when subdivision provisions change 

One of the issues raised in the initial stakeholder engagement was the loss of dwelling entitlements 

should minimum lot sizes for subdivision change. Council can consider incorporating mechanisms into 

LEPs that could save existing entitlements either for a certain period of time using sunset provisions 

or in perpetuity though specific provisions relating to existing holdings. 

These provisions would complement standard clause 4.2 Rural subdivision provisions. An example of 

the application of these types of provisions has been extracted from the Mid-Western Regional LEP 

2012 (refer below). The clause was drafted to: 

» Save existing 40ha lots that, prior to the preparation of the LEP would have had a dwelling 

entitlement under the previous LEP; 

5.16 Subdivision of, or dwellings on, land in certain rural, 
residential or environmental protection zones  

(1)  The objective of this clause is to minimise potential land use conflict between existing and proposed development 

on land in the rural, residential or environment protection zones concerned (particularly between residential land uses 

and other rural land uses). 

(2)  This clause applies to land in the following zones: 

(a)  Zone RU1 Primary Production, 

(b)  Zone RU2 Rural Landscape, 

(c)  Zone RU3 Forestry, 

(d)  Zone RU4 Primary Production Small Lots, 

(e)  Zone RU6 Transition, 

(f)  Zone R5 Large Lot Residential, 

(g)  Zone E2 Environmental Conservation, 

(h)  Zone E3 Environmental Management, 

(i)  Zone E4 Environmental Living. 

(3)  A consent authority must take into account the matters specified in subclause (4) in determining whether to grant 

development consent to development on land to which this clause applies for either of the following purposes: 

(a)  subdivision of land proposed to be used for the purposes of a dwelling, 

(b)  erection of a dwelling. 

(4)  The following matters are to be taken into account: 

(a)  the existing uses and approved uses of land in the vicinity of the development, 

(b)  whether or not the development is likely to have a significant impact on land uses that, in the opinion of 

the consent authority, are likely to be preferred and the predominant land uses in the vicinity of the 

development, 

(c)  whether or not the development is likely to be incompatible with a use referred to in paragraph (a) or 

(b), 

(d)  any measures proposed by the applicant to avoid or minimise any incompatibility referred to in 

paragraph (c). 
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» Save a lot, including a former concessional lot that would have had a dwelling entitlement prior 

to the plan commencing; 

» Include provisions to allow a dwelling on any existing lot with an area of at least 5ha, that has 

sealed road frontage and is within 500m of land in a RU5 Village zone; and  

» Provisions that save dwelling entitlements on lots greater than 5ha on Large Lot Residential 

Zones.  

The provision includes a definition for the various forms of “holding” and refers to the repealed LEPs 

that would have allowed the dwellings. 

The example is intended to highlight the opportunity Hilltops Council has to work with DPE to tailor 

provisions to suit the needs of the local area.  

In considering the approach to better protecting the productive agricultural land resource Council 

should also consider the impact that such changes may have on existing holdings to provide a 

compromise between long terms strategic outcomes and protecting the shorter-term opportunities for 

rationalisation of farm assets that exists under the current controls. 

The application of provisions relating to the subdivision for the erection of a dwelling in the RU1 

Primary Production zone could be amended without necessarily losing any dwelling entitlements that 

are existing under the various three LEPs. This would address one of the key concerns that 

accompany a proposed increase in minimum lot size. 

Further, extending a provision such as the example below to land within a specified distance of the 

villages and the RU4 Primary Production Small Lots zone if Council considered reverting the land 

around Young back to focus on orchards and the use for agriculture, rather than continuing the ad 

hoc rural residential encroachment, would similarly draw a line in the sand in terms of recognising 

subdivision development and entitlements created to date but preventing further fragmentation (refer 

Section 7). 
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Extract Mid-Western Regional LEP 2012 Clause 4.2A 

Erection of dwelling houses and dual occupancies on land in certain zones 

(1)  The objectives of this clause are as follows: 

(a)  to minimise unplanned rural residential development, 

(b)  to enable the replacement of lawfully erected dwelling houses in rural and environmental protection zones, 

(c)  to control rural residential density affected by historical subdivision patterns in Zone R5 Large Lot Residential. 

(2)  This clause applies to land in the following zones: (a)  Zone RU1 Primary Production, (b)  Zone RU4 Primary 

Production Small Lots, (c)  Zone RU5 Village, (d)  Zone R5 Large Lot Residential, (e)  Zone E3 Environmental 

Management. 

(3)  Development consent must not be granted for the erection of a dwelling house or dual occupancy on land in a 

zone to which this clause applies, and on which no dwelling house or dual occupancy has been erected, unless the 

land: 

(a)  is a lot that is at least the minimum lot size shown on the Lot Size Map in relation to that land, or 

(b)  is a lot or holding that existed before this Plan commenced and on which the erection of a dwelling 

house or dual occupancy was permissible immediately before that commencement, or 

(c)  is a lot resulting from a subdivision for which development consent (or equivalent) was granted 

before this Plan commenced and on which the erection of a dwelling house or dual occupancy would have been 

permissible if the plan of subdivision had been registered before that commencement, or 

(d)  is an existing holding that is not within Zone R5 Large Lot Residential, or 

(e)  would have been a lot or a holding referred to in paragraphs (a)–(d) had it not been affected by: 

(i)  a minor realignment of its boundaries that did not create an additional lot, or 

(ii)  a subdivision creating or widening a public road or public reserve or for another public purpose, or 

(f)  is, in the case of land within 500 metres of land within Zone RU5 Village, a lot that has an area of at least 5 

hectares, that has a sealed road frontage and that is connected to the sealed road network, or 

(g)  is a holding within Zone R5 Large Lot Residential that has an area of at least 5 hectares, that has all 

weather access, including all weather vehicular access, to which adequate services provided by public utility 

undertakings are available and that is suitable for the on-site disposal of domestic wastewater, or 

(h)  is a former holding, or 

(i)  is a former rural lot that has an area of at least 40 hectares. 

 (4)  Development consent may be granted for the erection of a dwelling house or dual occupancy on land to which 

this clause applies if there is a lawfully erected dwelling house on the land and the dwelling house to be erected is 

intended only to replace the existing dwelling house. 

(5)  In this clause  

existing holding means land that: 

(a)  was a holding on the relevant date, and 

(b)  is a holding at the time the application for development consent referred to in subclause (3) is lodged, whether or 

not there has been a change in the ownership of the holding since the relevant date, and includes any other land 

adjoining that land acquired by the owner since the relevant date. 

former holding means land: 

(a)  that was a holding on 9 August 2012, and 

(b)  that is a holding at the time the application for development consent referred to in subclause (3) is lodged, 

whether or not there has been a change in ownership of the holding since 9 August 2012, and 

(c)  that is at least the minimum lot size applicable under the environmental planning instrument that applied to the 

land immediately before the commencement of this Plan. 
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Subdivision for agricultural purposes 

The three LEPs allow the subdivision of land for the purpose of primary production to create a lot less 

than the minimum lot size so long as the lot when created does not contain an existing house and a 

house cannot be erected on such a lot.  These provisions are mandated in the Standard Instrument 

LEP and will remain in place.  

The benefit of this clause is that land owners seeking to expand their operation of farm can acquire 

additional land and retain the house on the remainder of the property, provided the existing house is 

on a lot that meets the minimum lot size. 

Vacant lots in the Primary Production zone  

Of the 18,789 individual lots in the RU1 Primary Production zone, is it estimated that over 16,000 do 

not contain a dwelling.  

While there has not been the opportunity for a detailed analysis of vacancies and actual opportunities 

for dwellings, it highlights the existing fragmentation of the rural land.  

In Harden, for example, there are currently more than 2,200 individual lots that are greater than 

40ha all of which have to potential for a dwelling even without any further subdivision. This means 

that, without any reference back to Council for a subdivision application, these individuals titles with 

an area greater than 40ha could each have an individual dwelling either as Complying Development 

or through a Development Application lodged with Council.  

Dual occupancy, secondary dwellings and rural workers 
accommodation 

The argument to retain minimum subdivision provisions on rural land often goes to the need to 

provide additional housing for farm labour; family or otherwise.  

In addition to single detached dwellings, Table 39 below identified 4 other forms of residential 

accommodation that are currently, or could be considered in the RU1 zones.  

Extract Mid-Western Regional LEP 20112 Clause 4.2A Cont. 

former rural lot means a lot: 

(a)  located in the former Mudgee, Rylstone or Merriwa local government areas, and 

(b)  that was created prior to the commencement of this Plan, and 

(c)  on which the erection of a dwelling house was permissible immediately before that commencement, and 

(d)  that is in Zone RU1 Primary Production, and 

(e)  in respect of land in the former Mudgee local government area—that was held in separate ownership from any 

adjoining land on 11 February 1985. 

holding means all adjoining land, even if separated by a road or railway, held by the same person or persons. 

Note. The owner in whose ownership all the land is at the time the application is lodged need not be the same person as 

the owner in whose ownership all the land was on the stated date. 

relevant date means: 

(a)  in relation to land marked “Mudgee” on the Former LEP Boundaries Map—29 November 1967, or 

(b)  in relation to land marked “Merriwa” on the Former LEP Boundaries Map—18 April 1975, or 

(c)  in relation to land marked “Cudgegong” on the Former LEP Boundaries Map—24 November 1967, or 

(d)  in relation to land marked “Rylstone” on the Former LEP Boundaries Map—31 July 1970. 
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Table 39 Alternative Housing permissibility in RU1 zones 

Land Use  Young LEP Harden LEP Boorowa LEP 

Secondary dwelling  Permitted with 

consent 

Permitted with 

consent 

Permitted with 

consent 

Rural workers 

dwelling  

Permitted with 

consent 

Permitted with 

consent  
Prohibited 

Dual Occupancy 

(attached) 
Prohibited Prohibited Prohibited 

Dual Occupancy 

(detached) 

Permitted with 

consent 
Prohibited Prohibited 

Secondary Dwellings  

Permitted in all the LEPs, secondary dwellings provide an alternative form of accommodation. The 

additional criteria described below are different and a single LEP for Hilltops will need to resolve the 

standards such that they are consistent.  

Previously known or referred to as “granny flats”, Secondary dwelling means a self-contained dwelling 

that: 

(a)  is established in conjunction with another dwelling (the principal dwelling), and 

(b)  is on the same lot of land as the principal dwelling, and 

(c)  is located within, or is attached to, or is separate from, the principal dwelling. 

Clause 5.4 in each of the respective LEPs includes additional criteria for secondary dwellings as 

follows: 

The total floor area of the dwelling (excluding any area used for parking) must not exceed whichever 

of the following is the greater: 

Young and Boorowa 

(a)  60 square metres, 

(b)  25% of the total floor area of the principal dwelling. 

Harden  

(a)  60 square metres, 

(b)  67% of the total floor area of the principal dwelling.  

These development standards should be consistent across the LGA. 

Rural workers dwellings  

Rural workers dwellings are currently a permissible use in both Young and Harden LEPs, but not 

Boorowa. The intention is that rural workers dwellings provide accommodation for those legitimately 

engaged in agriculture on the subject property. In the dwelling approvals data only two applications 

were referred to as rural workers dwellings. 

Rural worker’s dwelling means a building or place that is additional to a dwelling house on the same 

lot and that is used predominantly as a place of residence by persons employed, whether on a long-

term or short-term basis, for the purpose of agriculture or a rural industry on that land. 

Compliance with the intention of the land use is impossible once the dwelling is erected. They are 

more likely to function like a detached dual occupancy.  
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Again, Council will need to provide consistency. Given the similarity to dual occupancy development, 

allowing the latter and removing the rural workers dwellings altogether could be a better solution, 

particularly given the issues around compliance.  

Dual Occupancy  

Dual occupancy provisions have replaced traditional rural workers dwelling provisions in numerous 

planning instruments for the reason outlined above. At present only attached dual occupancy is 

permissible in Council’s LEPs. Dual occupancy on rural land needs to occur on a single title. For the 

subdivision of dual occupancy to occur in rural zones both lots would need to satisfy the minimum lot 

size. 

Dual occupancy means a dual occupancy (attached) or a dual occupancy (detached). 

Dual occupancy (attached) means 2 dwellings on one lot of land that are attached to each other, but 

does not include a secondary dwelling. 

Dual occupancy (detached) means 2 detached dwellings on one lot of land, but does not include a 

secondary dwelling. 

Again, consistency will need to be considered. 

Should Council look to review minimum lot sizes for dwellings in rural zones, expanding the land use 

tables to include dual occupancy as a form of housing could be presented as a compromise to 

address the argument about housing diversity, succession planning and rural land as supplying and 

alternative residential accommodation option.  

8.4.3 Succession Planning  

What is Succession Planning? 

Succession planning in the rural context involves consideration of the future of the family farm. 

Family farms can be distinguished from corporate farming by the emotional attachment to farm which 

may have remained in the same family for several generations. In terms of property ownership, 

family farms are different from other types of homes because they are sources of income through the 

occupation of farming (i.e. home and work are one and the same) and this has implications for 

intergenerational relations32.  

Succession planning involves the following elements: 

» Consideration of the land asset as distinguished from the business asset. This can be difficult 

where a son or daughter is involved in running the business over an extended period prior to the 

famer stepping away altogether.  

» Timing and nature of retirement. Many farmers only semi-retire remaining involved in the 

business for an extended period of time. 

» The equitable treatment of non-farming children in the consideration of asset distribution. 

» The need to continue to maintain the farm as a business throughout the transition period. Poorly 

planning succession planning can lead to conflict within a family which in turn can have impacts 

of the productivity of the business. 

                                                
 

32 Hicks, John; Sappey, Richard; Basu, Parikshit; Keogh, Deirdre; and Gupta, Rakesh, Succession Planning in Australian 

Farming, Australasian Accounting, Business and Finance Journal, 6(4), 2012, 94-110. 

 



ELTON CONSULTING 

      151 
 

 

» Financial needs of the retiring farmer, including accommodation and on-going support. 

Effective succession planning involves consideration of the retiring farmer as well as both farming and 

non-faming children. It is complex and requires good communication, planning and a long lead 

time33. Anecdotal evidence provided via the Farm Succession Forum in 200534 supports the 

hypothesis that failures in succession planning, for example communication breakdown and litigation, 

result in significant and direct financial loss to both farming families and agricultural productivity more 

broadly.  

The traditional method of intergeneration transfer; the farm being handed to the eldest son; are long 

past. Challenges for family farming businesses include consideration of farm viability, security for both 

farming and non-farming siblings and the fair distribution of assets. The ability to fragment land to 

create small lots with no basis in productive agriculture is not an element of succession planning. 

Further, without the ability to continue to connect the smaller lot to the on-going operation of the 

farm means that, when circumstances change, the smaller lot can be sold as a standalone lot with 

limited long-term viability as a productive farm. 

Land Use Planning and Succession Planning 

Land use planning for rural land does not typically consider succession planning despite it often being 

cited in relation to the debate over minimum lot sizes. There is no evidence that increasing minimum 

lot sizes is at the detriment of future farmers. Rather, evidence would suggest that the opposite is 

true. 

Significant changes in the industry over the past half century, including the impact of a global market 

and efficiencies linked to economies of scale have made larger farms more economically viable than 

smaller ones and subsequently, there is evidence that average farm sizes across Australia continue to 

increase35. 

As noted above, the opportunity for land assets to be subdivided is not a documented feature of 

succession planning. Fragmenting a farm to create a smaller lot for the sole purpose of allowing a 

dwelling to be erected on the basis that either the retiring farmer or child taking over the property 

needs a land title is a short-term solution. It may satisfy the immediate needs of the individual 

involved at that point in time, however, there is not guarantee that the land will continue to be 

managed as part of the farm. Circumstances change and lot the original intention of which was to 

provide for a family member, can be sold to anyone whether relate or not. This is not a feature of 

succession planning in any contemporary literature reviewed for this study. 

There is the additional consideration of what happens when there are multiple siblings seeking 

individual land title. Further, how is this managed with the next generation of the farming family? 

How many times can or should a property be subdivided and sold in small pieces and what is the 

longer-term impact of this for agricultural productivity into the future? 

In the case of Hilltops, the size of holdings in the LGA is a key indicator of farm size. Despite this, 

minimum lot sizes (MLS) for dwellings (40ha in the Harden and Boorowa LEPs and 170ha in Young 

LEP) are significantly less than holding sizes.  

However, on closer inspection, it is clear that the pressure for rural lifestyle lots is evident closer to 

the towns and villages. In these areas, lots closer to towns and villages are much smaller.  

                                                

 
33 Beattie, A. (2014) Succession Planning – the dos and don’ts of family succession. https://grdc.com.au/resources-and-
publications/grdc-update-papers/tab-content/grdc-update-papers/2014/08/research-update 
34 Rural Law Online (2010) Farm Succession Planning Forum Report. Published at http://gwydirshire.com/wp-
content/uploads/2010/01/FarmSuccessionPlanningForumReport.pdf 
35 ABS, Social Trends – 2003, cited in Rural Law Online, Farm Succession Planning Forum Report 2005. 
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While it may be argued that there is no direct relationship between MLS and farm sizes across the 

majority of the LGA at present, left unabated the pressure from those seeking a rural lifestyle will 

likely result in further fragmentation in the future.  

In order to protect the agricultural base of the region, Council needs to consider a more strategic 

approach to MLS.  The dwelling statistics are already indicating that, as a proportion of the total 

number of dwellings being approved, the figures are significant in the rural zones.  In both Young and 

Boorowa 32% of dwellings approved between 2013 and 2018 were in the rural zones (excluding 

Village zones), for Harden tis was 62%. 

The Rural SEPP provides for subdivision for the purposes of agriculture. This policy supports farmers 

in the amalgamation of properties without the burden of the additional value associated with having 

to purchase land with or with the opportunity to erect a dwelling.  

The proximity of the LGA to Canberra, continuing improvements in connectivity in terms of both 

transport and telecommunications, technological advances and trends toward more mobile workplace 

arrangements and government policy in relation to decentralisation are all likely to be factors in 

driving more people into the region. The land use planning framework should be positioned to protect 

the agricultural sector from the unintended consequences of rural lifestyle development as a result of 

fragmentation of rural land misrepresented as necessary for succession planning. 

8.4.4 Minimum lot sizes in adjoining LGAs  

The minimum lot sizes for rural land in adjoining LGAs vary significantly. In some circumstances, like 

Temora, they are historic carry over from former Interim Development Orders, and in others, like 

Weddin, they have evolved to accommodate modern farming practices or to protect rural land from 

fragmentation. While considering the comparison is interesting, it has limited use in informing the 

decision making in terms of what will best support the economic development and growth outcomes 

in Hilltops.  

Table 40 Lot Sizes in Adjoining LGAs 

LGA/LEP Minimum Lot Size (ha) 

Cowra 100 

Weddin 400 

Temora 40 

Cootamundra 200 

Yass 40-80 

 

8.4.5 Minimum lot size in the Primary Production zones  

The approach to minimum lot sizes for rural land is varied. Historically, minimum lot sizes did not 

discriminate between the land use and subdivision. Contemporary controls in planning instruments, 

including the Standard Instrument LEP clauses provide for the distinction between subdivision for 

agriculture and the minimum size of a lot for a dwelling. 

The matter of lot sizes has been addressed in the numerous studies. The most recent was the GHD 

report for Harden Shire that states the following: 
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In the past, government agencies recommended approaches for agricultural land that were 

linked to economic viability of a family farming operation. This method was found to be 

unsuitable due to changes in agriculture in the past 10 years. This “changing face of 

agriculture” was discussed in various sections above with the changes including farm 

amalgamations to take advantage of economies of scale, increased reliance on leasing and 

share-farming to achieve the necessary scale, and increased reliance on non-farm income to 

maintain a “viable” income for farming families. 

The same report goes on to calculate the break-even farm size in Harden to be 450ha for mixed 

livestock and cropping, given the land use across the LGA, this is likely to be similar for both Young 

and Boorowa. There is little denying that if viability were the key determining factor to minimum lot 

size for agriculture, lot sizes would be much larger.  

The approach for determining minimum lot size in the Harden report used a multi-criteria analysis. 

Criteria included relevant principles of the (former) Rural SEPP as well as more subjective criteria such 

as the precedence from surrounding shires and feedback from consultation. Unweighted scores 

between 1-10 were given to a range of minimum lot sizes of 20 ha, 40 ha, 100 ha and 200ha. 

Weighting was 1, 1.5 or 2. A copy of the multi-criteria analysis as presented by GHD for Harden has 

been attached in Appendix D. The overall finding was that the existing minimum lot size of 40ha 

meets the combined criteria, but that a 10% better outcome would be achieved with an increase to 

200 ha. Despite the findings, the report stopped short of making a recommendation to increase the 

lot size. 

It is difficult to determine whether both the unweighted score and weighting itself was subjective or 

objective. For example, taking the criteria derived from the rural subdivision principles in the (former) 

Rural SEPP, we would suggest that “loss and fragmentation of agricultural land from unsuitable 

settlement” should have been “minimisation of rural land fragmentation” and that at 40 ha 

unweighted would achieve a 5 rather than an 8, and weighting would be 2. Similarly, “environmental 

impacts of rural settlement minimised” and “avoiding land use conflict” should have been given raw 

scores of 5 and 6 respectively for 40ha lots and weighted at 1.5. Changing only these three criteria 

would have resulted in the 40 ha lot size “failing” the analysis test giving it decline in outcomes.  

The multi-criteria analysis has been run again by Elton Consulting with the inclusion of a 200+ MLS 

added because of the evidence of actual holding size outlined in this study. The Rural SEPP has been 

superseded by the new rural planning framework and 9.1 Directions for Rural Land, however the 

principles applied generally align with the objectives of the Direction so for consistency the GDH 

Criteria remained unchanged.  We maintained 40ha as the benchmark. We did, however, refine the 

scoring from a 1-10 to 1 to 5 where 1 was least likely and five most likely to achieve the outcome. 

Our findings were very different than those of GHD in that an increase in the MLS beyond 200ha 

would result in an 86% better outcome than 40ha. These results are in Appendix D.  

There is no definitive evidence to suggest that to continue to be a viable rural enterprise farms need 

to be getting smaller. In the preparation of this report, and in particular the investigation of the role 

of succession planning, Elton Consulting could see no evidence that continuing to accept the 

fragmentation of rural land for dwellings would lead to better long-term outcomes in agricultural 

productivity.  

8.5 Rural land development principles 

The Regional Plan includes specific priorities for Hilltops in relation to increase the value of agriculture 

to: 

» Address land management issues that could impact agricultural productivity and viability, 

including erosion, salinity, weed management, on-farm practices and management of the water 

table. 
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» Grow and diversify the area’s agricultural base, including value-add activities, expansion 

into agricultural research and technology and access to national and international markets. 

» Capitalise on value-add opportunities in food processing with the growth of intensive farming 

industries. 

The DPI have a policy for maintaining land for agricultural industries that recommends that 

environmental planning instruments are structured to: 

(a) promote the continued use of agricultural land for commercial agricultural 

purposes, where that form of land use is sustainable in the long term; 

(b) avoid land use conflicts; 

(c) protect natural resources used by agriculture; 

(d) protect other values associated with agricultural land that are of importance to local 

communities, such as heritage and visual amenity; 

(e) provide for a diversity of agriculture enterprises, including specialised agricultural 

developments, through strategically planned locations to enhance the scope for agricultural 

investment in rural areas; and 

(f) allow for value adding and integration of agricultural industries into regional 

economies. 

Having regard to the objective to continue to use agricultural land for commercial agricultural 

activities, coupled with the existing lot and holding analysis and little evidence that sound succession 

planning should include fragmenting business assets Council, pursuing a broad increase in the 

minimum lot size would have a positive impact in the long term. 

In the short term, individuals may hold a view that they are disadvantaged by such a change. Despite 

the fact that every application for a dwelling and every rural subdivision, regardless as to whether the 

minimum lot size is achieved, requires a merit assessment and consideration of the wider 

environmental, social and economic impacts of that development. Dwelling on rural land are not 

automatic. However, in practice, if you can achieve a minimum lot size the application will proceed. 

That being the case, Council should consider a range of interim measures or concessions that will 

allow those impacted in the short term to realise any potential they may have. This might be through 

consideration of dwellings on certain rural land within close proximity to existing settlements, 

mapping existing holdings and allowing development to continue for a specified period of time, 

consolidating existing lots within holdings and adjustment of boundaries or other savings provisions. 

8.6 Recommendations to the RU1 Primary 
Production zone 

Based on the rural land analysis it is recommended that Council consider the following in more detail 

when undertaking the LEP review: 

» Increasing the minimum lot size for subdivision across the Hilltops LGA in the RU1 Primary 

Production zone to 200ha consistent with current land use. 

» Consider options that will continue to provide for dwelling opportunities within the rural areas to 

support agriculture and provide housing diversity including: 

> Expanding the land use table to include detached dual occupancies 

> Include provisions that will preserve existing “dwelling entitlements” and minimum lot sizes 

created under the existing three LEPs, see example in the Mid-Western Regional LEP 2012 
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> Include provisions in a comprehensive LEP that support the subdivision of land for 

agricultural lots of any size without a dwelling 

> Ensure that the comprehensive LEP provide for farm adjustments without the loss of 

dwelling entitlements  

> Allow dwellings to be erected on land in the RU1 zone that is within a certain distance of a 

village be it an R5 large Lot Residential or RU5 Village zone provide certain predetermined 

criteria are met, for example sealed road access, sites that avoid High Environmental Value 

land. This could be achieved by provision in the LEP and accompanies by more detailed 

guidelines for assessment in a DCP. 
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9 Local Strategic Planning 
Statements  

The Local Strategic Planning Statement (LSPS) will build on the Council’s vision in the Community 

Strategic Plan and be framed as a 20 year vision for land use in the Hilltops LGA. The LSPS will give 

effect to the South East and Tablelands Regional Plan. The key findings and recommendations of the 

Rural and Rural Residential Land Use Study will, therefore, support the preparation of the LSPS.  

DPE have prepared a Local Strategic Planning Statements Guideline for Council (2018) that includes a 

process for the preparation of the LSPS comprising four stages being: 

» Scoping 

» Testing  

» Finalisation 

» Implementation 

Each of the stages involves alignment with other strategic planning activities, for example the 

Economic Growth and Land Use Strategy and LEP Review and infrastructure plans such as water and 

sewer Development Servicing Plans.  

The preparation of the Rural and Residential Land Study is part of the initial Scoping phase, although 

will overlap in part the Testing phase of the process particularly through the consultation proposed as 

the Draft Rural and Residential Lands Study moves through the community consultation process.  

9.1 Local Housing Strategy  

As noted in Section 2, a local Housing Strategy is required to establish Council’s vision for providing 

housing and link to the South East and Tablelands Regional Plan housing objectives and support the 

LSPS. 

DPE has prepared a Guideline and Template for the preparation of Local Housing Strategies. Given 

the focus of the Rural and Residential Lands Study on housing, the structure used in the preparation 

of the Study and information provided generally aligns with the intention of the DPE Guideline and 

Template including the identification of the demographic and housing context of the LGA, supply and 

demand, opportunities and constraints and identification of areas with development capacity. Section 

6 in particular includes specific objectives for residential development and includes maps providing 

areas for housing growth in the three towns as well as an approach to continue to provide housing 

diversity in rural areas and villages in Sections 7 and 8. 

The relevant actions have been included in a table is Section 10. 

9.1.1 Initial Findings  

The Study considers the need for clear Structure Plans for each of the three main townships that 

clearly articulate the desired future residential growth. 

In Young, the priority is to secure the next release of greenfield land for residential development. 

Ensuring that local planning controls and development is sufficiently flexible to ensure the ongoing 

delivery of a diverse range of dwelling typologies is also important in providing for growth.  

The opportunity to introduce changes to the application of certain land use zones and permissible 

uses in the LEP is also available.  
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This applies equally to Harden and Boorowa where it is important for there to be some land available 

for greenfield residential development rather than total reliance on in-fill despite the perceived 

demand. Council needs to be in a position to act on housing and growth opportunities should they 

present themselves through clear direction in Structure Plans. 

In addition to the residential development in the towns, identification for future rural residential land 

within close proximity to the existing settlements, as well as the continued expansion of villages using 

specific local provisions in the LEP will continue to ensure diversity in housing and choice is 

maintained. 

The importance and sustainability of the agricultural industry in the region is paramount to the 

continued growth of the LGA. As identified in Sections 7 and 8, the protection of agricultural land 

from fragmentation for residential purposes is key. 

It is important that growth in agriculture is supported by land use provisions to enable the subdivision 

of land for agricultural purposes despite the minimum lot size. It is equally critical that enterprises are 

allowed to grow without friction between agricultural and non-agricultural land uses. To this end, 

reducing the potential for unrelated residential land uses to interfere with the operational 

requirements of and growth of rural enterprises remains important.  

The identification and continued protection of the horticulture, including orchards and viticulture in 

the land immediately around Young from rural residential development will be critical. Given the 

number of existing lots created in this area in the past two decade, changing the lot size and zone 

and at the same time preserving legitimate dwelling entitlements can be achieved with minimal 

impact. Changes such as this will also be important if Council is to redirect growth back into the town 

of Young. 

Increasing the minimum lot size for new subdivisions that allow the erection of a dwelling in the rural 

zone will provide an increased level of protection for agriculture. In making such a decision, Council 

should consider including mechanisms in the comprehensive LEP that preserve existing dwelling 

entitlements as discussed in Section 8. 

9.2 LSPS Vision  

Based on the information, analysis and findings of the Rural and Residential Land Study, the 

overarching strategic vision for rural and residential land would include: 

Residential areas– orderly and efficient economic growth of the existing towns with a focus on 

providing a concept plan for key sites to assist developers provide lots to the market and maintain a 

strong supply of serviced land 

Villages – promote the role of villages in both providing diversity in the housing market and 

supporting local communities enabling growth by providing additional opportunities for dwellings on 

land in and around existing settlements 

Rural residential land - continue to recognise the role this form of residential development has in 

housing supply while at the same time ensuring that it is not competing with productive orchards, 

horticulture and other legitimate agricultural land uses and avoids areas that should be preserved for 

long-term general residential development.  

Rural areas – provide a range of land use controls to accommodate the sustainable growth of 

agricultural as an industry, protect rural land from fragmentation for non-agricultural purposes and 

provide for dwellings in areas compatible with other rural uses. 

The legal requirements for an LSPS outlined in section 3.9 of the EP&A Act include:  

(a) Context - the basis for strategic planning in the area, having regard to economic, social 

and environmental matters  
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(b) Planning priorities - the planning priorities for the area that are consistent with any 

strategic plan applying to the area and (subject to any such strategic plan) any applicable 

community strategic plan under section 402 of the Local Government Act  

(c) Actions - the actions required for achieving those planning priorities  

(d) Implementation - the basis on which the council is to monitor and report on the 

implementation of those actions. 

The Strategies and Recommendations in Section 10 have been presented in a manner so as to be 

readily incorporated into Council’s LSPS.  

9.3 Implementing the LSPS 

Local Environmental Plan 

Local Environmental Plans (LEPs) guide planning decisions for local government areas. They do this 

through zoning and development controls, which provide a framework for the way land can be used. 

LEPs are the main planning tool to shape the future of communities and also ensure local 

development is done appropriately. 

A Planning Proposal is the document that explains the intended effect of a Local Environmental Plan 

and sets out the justification for making the plan.  

Council proposed to consolidate the three LEPs into a single Environmental Planning Instrument. This 

will require consultation with the community, particularly in regard to rationalisation of land use 

tables, subdivision provisions, dwellings and proposed amendments to specific land or zones. 

The recommendations in the Rural and Residential Land Use Study are for consideration. The three 

existing LEPs can only be amended or consolidated by a Planning Proposal.  

Once adopted by Council, the Study will form part of the evidence that will be required to prepare a 

planning proposal for a comprehensive LEP. DPE have prepared guidelines under section 3.33 of the 

EP&A Act to assist in the preparation of Planning Proposals.  

Development Control Plan  

In addition to an amendment to the LEPs, Council can consider a range of other mechanisms to 

enhance, encourage and promote the objective of the Rural and Residential Lands Study and the 

delivery of a range of housing including Development Control Plan (DCP). 

Working in tandem with a Comprehensive LEP, the DCP can be reviewed to consider the inclusion of 

additional controls for example setbacks, private open space requirements, subdivision controls and 

servicing requirements in certain areas on the LGA. The any land rezoned for residential development 

should be accompanied by a DCP prior to the subdivision of land. The comprehensive LEP could 

consider applying urban release area provisions to undeveloped Key Infill Sites as well as any 

investigation areas proposed to be rezoned. 

Adaptable Housing Policy 

In response to the changing demographic and principle of aging in place, Council could consider the 

introduction of adaptable residential accommodation guidelines in the DCP or local policy. Adaptable 

accommodation is a dwelling that is able to respond effectively to these needs without requiring 

costly and energy intensive alterations. Development controls such as minimum targets for adaptable 

housing in in multi-dwelling housing development could be introduced. This could encourage older 

people to relocate to smaller dwellings and age in place. 
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Seniors Housing and Housing for People with a Disability  

The Seniors Housing SEPP permits housing or seniors and people with a disability in all residential and 

business zones. Such housing is defined in the SEPP as: 

Seniors housing is residential accommodation that is, or is intended to be, used permanently for 

seniors or people with a disability consisting of: 

(a)  a residential care facility, or 

(b)  a hostel, or 

(c)  a group of self-contained dwellings, or 

(d)  a combination of these. 

but does not include a hospital. 

There are no specific areas that have been identified as more suitable for seniors housing. The SEPP 

provides sufficient guidance to developer to assist is finding suitable sites. The application of the 

policy could be promoted by Council via the web site as a mechanism to deliver a housing product 

that is better suited to older people. 
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Strategy Actions and Recommendations  
Notes: The Overarching Policy Directions Correspond to the relevant Directions of the South East and Tablelands Regional Plan (e. SETRP Direction 24) and 

the reference is made after the direction is cited. This has been done to provide direct correlation between the SETRP and the Strategy. 

The Strategy is overarching and it has a corresponding Action or series of Actions. It draws from the assessment and recommendations in Part 1. 

Implementation Outcomes provides a simply measure of the success in delivery of the Action 

Timeframe is in Short term 12 months, Medium 1-5 years, Long 5-10 years plus. Timeframes may vary as priorities change in response to growth 

Responsibility, predominately Council but some Actions require collaboration 

Direction A Deliver greater housing supply and choice (SETRP Direction 24) 

Strategy  Action  Implementation Outcome Timeframe Responsibility  

A-1 provide a pipeline of housing supply 

opportunities on investigation areas in 
the three townships of Young, Boorowa 

and Harden 

A-1-1 confirm the prepared areas 

for long term urban expansion 
through the adoption of Town 

Structure Plan for each of the 
towns 

 

Land identified for release 

subject to demand 
Short 

 

Council/DPE 

A-2 Provide a for a range of housing 

typologies to suit the demands of the 

changing demographic of the current 
population and the incoming population. 

A-2-1 Review the current Land use 

tables for the R1 General 

Residential across the three LEPs 
to provide consistency and reflect 

the expectation of residents. 

A2-2 Include minimum lot size of 
700sqm for R1 General Residential 

zones across the LGA and consider 

including essential services 
provisions into the LEP to ensure 

that land within the R1 zone is 

Community have more 

certainty as to the likelihood 

of the type of development in 
their street 

Minimum lot sizes are clearly 

articulated  

Expectations as to efficient 
servicing and infrastructure 

are clear 

Improved governance in land 
use planning   

Short 

 

Council/DPE 
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connected to water and sewer 

where available 

A2-3 Encourage infill development 

by providing clear advice as to the 
interpretation of planning “rules” 

through information sheets and 
via council’s web site  

A2-4 provide assistance to 

landowners looking to build 
dwellings in Villages to ensure that 

land can accommodate onsite 

effluent 

 

A-3 Ensure that planning controls 

provide opportunity for housing for older 
people. 

A-3-1 Amend the DCP to include 

controls for adaptable housing in 
the R1 zones. 

A-3-2 Highlight the provisions of 

the SEPP Housing for Seniors and 
People with a Disability through 

Councils website. 

DCP revised and commenced  Medium Council  

 

Direction B Focus housing growth in locations that maximise infrastructure and services (SETRP Direction 25) 

Strategy  Action  Implementation Outcome Timeframe  Responsibility  

B-1 Provide suitable Urban Release Areas 

that can be readily serviced and 

infrastructure accommodated into a local 
contributions plan as part of the planning 

process for the Structure Plans 

 

B 1-1 Identify areas that are in 

sequence and suitable for 

rezoning for residential 
development in Young 

B1-2 Extend the urban footprint 

via zoning of additional residential 
land into areas that are readily 

A development footprint that 

demonstrates sequential 

release of land 

Short Council/Commun

ity/Landowners 
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Strategy  Action  Implementation Outcome Timeframe  Responsibility  

accessible and can be connected 

to existing infrastructure 

B2 Ensure Social and Community 

Infrastructure is available to meet the 

needs of the incoming population  

B2-1 Review Community 

Plans/Strategies and prepare 

Recreation Plans to support the 
delivery of infrastructure to new 

development 

B2-2 Review the Local 
Contributions Plan  

Local Infrastructure delivered 

by the developer and 

apportioned to new 
development with no cost to 

the community. 

Plan complete and updated  

 

Short Council 

B3 Maximise the efficiency of hard 

Infrastructure (water, sewer, roads and 
drainage) 

B3-1 Ensure that Development 

Servicing Plans are up to date 

B3-2 Provide flexibility in the 
Planning Controls to encourage 

infill development in suitable 
locations identified in a DCP 

B3-3 Review Council’s planning 

resources and update/create 
information sheets or on-line 

resources to assist all developers 

understand the controls 

Up to date DPS 

Increase in infill development 

Local Contribution Plan reflects 
additional demand and local 

infrastructure delivery 

Medium  Council / 

Goldenfields 
Water 

B4 Provide sufficient opportunity for new 

greenfield residential development 
opportunities  

B4-1 Prepare a Planning Proposal 

to provide additional opportunities 
for low density residential 

development in Young and 
Harden consistent with the Rural 

and Residential Land Study as 
part of a Comprehensive LEP 

B4-2 Work with landowners in 

Boorowa to unlock existing 

residentially zoned land for 
development by addressing 

opportunities for servicing  

Additional land identified for 

greenfield development in 
Young and Harden 

Land already zoned is 

unlocked for development 
through servicing and 

infrastructure strategies  

Medium Council/Landown

ers  
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B5 Support the growth of Villages  B5-1 Consider including provisions 
in the LEP that will allow 

dwellings on certain rural land 

adjacent to villages despite the 
MLS  

Reduction in clause 4.6 
applications  

Additional dwellings around 

villages 

Medium Council  

Direction C: Deliver more opportunities for affordable housing (SETRP Direction 27) 

Strategy  Action  Implementation Outcome Timeframe Responsibility  

C1 Facilitate affordable housing  C1-1 Retain planning controls in 

the LEP that allow a range of 

residential accommodation across 
residential zones. 

C1-2 Prepare an affordable 

housing strategy 

C1-3 Promote the Affordable 
rental housing SEPP through the 

Council’s website 

C1-5 Ensure development is 

readily able to be connected to 
services and devoid of high value 

biodiversity thereby reducing the 
cost of development. 

C1-6 Retain planning controls that 

encourage the delivery of one and 
two bedroom dwellings  

Ready supply of land to the 

market to meet demand. 

A range of housing types 

available. 

Increase in the housing 
supply available with should 

result in a reduction in wait 
times for rental 

accommodation. 

Medium Council  
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Direction C: Manage Rural Lifestyles (SETRP Direction 28) 

Strategy  Action  Implementation Outcome Timeframe Responsibility  

D1 facilitate rural-residential and lifestyle 

development in suitable locations  

D1-1 Adopt objectives of the 

Study for the locating of rural 

lifestyle development close to 
existing settlements and 

incorporate into planning controls 
(DCP or local policy) 

D1-2 Identify the opportunities for 

future rural residential and rural 
lifestyle development in suitable 

locations close to the towns and 

villages and outside areas that are 
environmentally constrained as 

identified in the Study 

Areas identified with 

corresponding guidelines to 

facilitate development in the 
short term and medium term  

On-Going  Council/ 

Developer/ 

Landowner 

 

Direction D: Build socially inclusive, safe and healthy communities (SETRP Direction 22) 

Strategy  Action  Implementation Outcome Timeframe Responsibility  

D1 Deliver well planned suburbs and 

communities  

D1-1 Include Neighbourhood 

Planning Principles in the 
consideration of the future 

development of Urban Release 

Areas under the Planning Proposal 

D1-2 Council take a lead in 

preparing Neighbourhood 

Structure Plans and development 
concept plans for Urban Release 

Areas 

D1-3 Consider connectivity, 
walking and cycling when 

preparing DCPs and assessing 

Urban Release Areas 

identified with corresponding 
guidelines to facilitate 

development in the short 

term. 

Greenfield housing developed 

in a co-ordinated and efficient 

manner. 

On-Going  Council/ 

Developer/ 

Landowner 
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Strategy  Action  Implementation Outcome Timeframe Responsibility  

development applications for new 

subdivisions 

 

D2 Support adaptable housing  D2-1 Amend the DCP to include 

adaptable and liveable housing 

targets and controls   

DCP amended to reflect 

adaptable and liveable 

housing 

Short  Council  

D3 Promote Sustainable Communities  D3-1 Support sustainability 

principles in the DCP  

D3-2 Include energy efficiency and 

sustainable design principles into 

DCPs 

DCP amended to reflect 

sustainability principles  
Short Council  

 

Direction E: Manage rural lifestyles (SETRP Direction 28) 

Strategy  Action  Implementation Outcome Timeframe Responsibility  

E1 Support the strategic location of 

lifestyle development  

 

E1-1 Develop criteria for rezoning 

applications including a set of 

development principles that can be 
applied to future Planning 

Proposals. 

 

Criteria adopted in Local 

Strategic Planning Statement 

and being applied. 

Short  Council /DPE 

 

Direction F: Protect important agricultural land (SETRP Direction 8) 

Strategy  Action  Implementation Outcome Timeframe Responsibility  

F1 Support Important Agricultural Land 

Mapping  

F 1-1 Work with Department of 

Primary Industry to support the 

preparation of important 
agricultural land mapping for the 

Residential development 

subdivision in rural areas for 

residential dwellings excludes, 

Medium  Council/ DPI Ag 
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Strategy  Action  Implementation Outcome Timeframe Responsibility  

South East and Tablelands 

Regional Plan area.  

 

 

where practical, important 

agricultural land  

 

F2 Manage incompatible land use 

activities on the urban fringe of the 
townships 

F1-1 Consider the implementation 

of buffers; natural and built to 
protect productive agricultural land 

from the impact of residential 

development in urban and rural 
zones  

F-2 Reduce fragmentation for rural 

land by retaining suitable MLS and 
the RU1 Primary Production zone 

with a large minimum lot size 

F-3 Consider increasing the MLS 
for land in the RU4 zone around 

Young to 24ha and include 

provisions in the LEP that link 
dwelling to agricultural land use to 

prevent rural lifestyle 
encroachment into agricultural 

land  

F-4 Rezone land currently in the 
RU4 zone with a MLS of 2ha to R5 

to better align with the objectives 

and Land Use Table and DPE 
Practice Note for rural residential 

development 

F-5 Review the MLS of R5 zones in 
north Young to ensure that these 

areas can provide for the long 
term expansion of the township 

Reduction in land use conflict 

complaints 

Further fragmentation around 
Young is minimised 

Larger RU4 lots are retained 

for horticulture 

Clear link between rural 
residential development as a 

land use and minimum lot 

size 

Reduction in the complexity 

of planning controls 

 

On-Going  Council/Landown

ers/Developers  
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Strategy  Action  Implementation Outcome Timeframe Responsibility  

F-6 Rezone land on the east and 

western edges of Harden to R5 

and MLS 2ha to reduce 
complexity, and provide for 

growth 

F3 Reduce Long Term Fragmentation of 

Agricultural Land  

F3-1 Provide a MLS for land zoned 

RU1 Primary Production of 200ha 
consistent with current land use 

patterns  

F3-2 Consider provisions in the 
LEP to allow subdivision of land for 

agriculture consistent with the 

Rural SEPP 

F3-3 Consider including provisions 
in the LEP to preserve existing 

dwelling entitlements  

F3-4 Provide opportunities in the 
LEP to allow dwellings to be 

developed within close proximity 
to Villages 

 

Lot size is increased  

Existing dwelling entitlements 

are retained 

Increase in development in 
and around villages 

Medium Council/DPE 

 

Direction G: Protect important environmental assets and Enhance biodiversity connections (SETRP Directions 14 & 15) 

Strategy  Action  Implementation Outcome Timeframe Responsibility  

H1 Protect Biodiversity  H1-2 Identify land with high 

biodiversity value in the study area  

H1-1 Avoid urban development in 
identified biodiversity corridors 

Future urban land excludes 

land with high environmental 
value.  

Biodiversity corridors avoided 

Short  Council /LLS/OEH 
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Harden Shire Land Use 

Study, April 2016 

The aim of the study is to 

guide the most appropriate 
zoning, land use, lot size 

and planning controls for 
the future sustainable 

management of the 

Harden Local Government 
Area’s (LGA) rural and 

residential land resources. 

 

Note: no consideration of 
industrial 

Demographics: 

Population of 3,600 (ABS, 2012), similar to 2006 but 
representing a total 4.2% decline against 2001.  

Largest population groups are 55-64, 45-54, 5-14 and 65-74. 

Percentages of older age groups (over 55) are increasing while 
younger age groups (under 4) are decreasing. 

Towns/villages: 

Harden-Murrumburrah 

Galong (338 residents, 2011) 

Jugiong (303 residents, 2011) 

Wombat (247 residents, 2011) 

Housing: 

1,693 dwellings, of which 1,435 were occupied (2011). 

Lone person households are increasing. Average household size 
is decreasing.  

Predominant form of housing is detached dwellings on large 

(700-1,000sqm) lots. 

Between 2005 and 2015, 80% of dwellings approved were large 
lot residential or rural dwellings on small lots in close proximity to 

town. During the same period, the majority of lots approved 
were in RU1 on predominantly smaller lots.  

Assume demand for large lot residential including dwellings on 

smaller lots outstrips demand for residential land by ~60%. 

Projections: 

DPE anticipates annual reduction of 0.7% to 2031. 

Council adopts population projections based on a methodology 
based on dwellings approvals and decreasing occupancy rates to 

assume to 2036: 

 Additional 

Dwellings 

Additional 

Population 

Residential 46-57 77-101 

Large lot 

residential 
180-223 296-391 

Employment: 

Agriculture represents 29% of workforce. Ratio of total in labour 

force to not in labour force is decreasing. 

Land: 

Land use: 95% agricultural production 

Intensive animal production set to increase. 

RESIDENTIAL / RURAL RESIDENTIAL 

 Actual Resi Assumed 
Resi inc. 

constraints 

Actual 
large lot 

resi 

Assumed 
large lot 

resi inc. 

constraints 

Residential/rural residential 

Issues (from Key Issues Paper) 

» No DCP for the LGA 

» Demand for large lot residential 

» Need for a settlement hierarchy particularly for rural residential. 

Question of whether to support growth or consolidation. 

» Need to forge retail hierarchy by way of appropriate zonings in 
the new LEP. 

> Harden needs to reaffirm its role and function, noting its 

historic character. 

> Wombat has the potential to grow and there may be 
demand for additional residential lots as people relocate 

there due to proximity to Young and cheaper housing 

prices. 

> Jugiong may see demand for business growth and 

development to accommodate visitors. 

> Galong may face population growth with the limestone mine 

in the area. 

» Limited provision of different housing types restricts housing 

choice. 

» Small population and limited workforce reduce ability to attract 

major employment generating industries. 

» Existing zoned residential land unlikely to be developed 

» Outside of Harden-Murrumburrah, limited services and facilities 

available to service future residential development. Water 

supply for new resi a key issue. 

Constraints: 

» Environmental constraints—flora and fauna 

» Land ownership—availability of sites in private ownership 

» Withholding issues—potentially for future expansion or 

buffering 

» Best use of land—significant amount of land in resi/large lot 
resi is not used for living purposes 

» Unsuitable location 

» Low market appeal—topography, poor access, prevailing winds, 

proximity to land use conflicts 

» Development costs 

» Zoning 

» Capacity of local roads 

Rural 

Issues: 

» Current zoning doesn’t accurately reflect current land use—

legacy issue from conversion LEP 

» Competing uses for rural land by other industries 

» Land uses rely on and influence natural and cultural resources 

» Climate variability 

Strategies: 

(a) Ensure agriculture is given priority in planning and decision 
making. 

(b) Encourage a wide variety of agricultural activities within the 

agricultural zones, and also recognise the potential for value adding 
opportunities for processing and marketing local produce. 

(c) Encourage the development of intensive agricultural industries 

where they can be serviced with necessary infrastructure and in 
appropriate locations to avoid land use conflicts, ensure biosecurity 

and avoid land degradation. 

a) Ensure planning policy facilitates the establishment of new 
businesses based on the competitive advantages of the LGA, 

including providing access to major access routes, land and 

separation distances from adjoining land uses. 

(a) Encourage greater flexibility in rural zones to encourage the 

processing of local agricultural products, tourist accommodation and 

facilities and other forms of value-adding through the use of 
performance-based policies, while at the same time protecting natural 

resources and avoiding land degradation. 

Residential/rural residential actions: 

» Harden: 

> Increase MLS of RU5 to 15ha to minimise development given 
poor access and the need for a buffer 

> Backzone existing R5 zoned land north of town and south of 

railway to RU4 with MLS of 15ha to minimise future 
development given proximity to agricultural land and need for a 

buffer 

> Backzone existing R1 zoned land south of town, west of 
Jugiong Rd and south of Scott St to RU1 given limitations of 

the land 

> Backzone existing R5 zoned land south of town to RU4 with a 
MLS of 15 to minimise future development given proximity to 

agricultural land and need for a buffer 

> Consider rezoning RU1 land north east of town to RU4 with 

MLS of 15ha to minimise land use conflict 

> Consider rezoning existing RU1 zoned land with MLS of 4 ha 

east of town to R5 in recognition of suitability for large lot 

residential 

> Rezone existing RU1 land south-west of down to R5 with a MLS 
of 5ha 

> Consider rezoning existing RU1 north-west of town to R5 with 

an MLS of 1ha 

> Consider rezoning existing RU1 land west of town to R5 with a 
MLS of 3ha in recognition of defacto rural resi living  

> Consider rezoning existing RU1 land east of town to R1 

> Consider rezoning existing RU1 land north-west of town to R5 

with a MLS of 5ha 

> Consider rezoning the existing RU4 land north-east of town to 

R5 with a MLS of 2ha 

» Wombat: 
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Harden 

Murrumburra

h 

271ha 27ha 201ha 38ha 

Jugiong 64ha 15ha 63ha 3.5ha 

Wombat  44ha 7ha 60ha 11ha 

Galong 47ha 2.8ha 48ha 29ha 

TOTAL  52ha  82ha 

RURAL 

» Lot analysis of RU1 reveals that of a total 5,514 lots, 24% of 

lots are less than 1ha and account for 0.3% of area of the 
LGA. 32% of lots are 15-40ha and represent 22% of the area 

of the LGA. 

» Holdings analysis of RU1 reveals that of a total 1,493 
holdings, 24% are less than 1ha, 15% are 1-5ha, and 12% 

are 15-40ha and 80-200ha.  

Extractive industries: 

» Large and significant gold occurrences in Cullinga in the far 
west—exploration licences 

» Small resource adjacent to historic Harden Gold Mine. 

» Significant industrial mineral resource at Galong limestone 

mine and Black Range Quartzite mine—mining lease and 
exploration licences 

» Construction materials at Northridge Quarry and Tegra 

Quarries. 

» Increasing demand for intensive livestock enterprises, with a 

dwelling entitlement to allow a manager to supervise 24/7 

» Smaller farms’ reliance on non-farm income 

» Extractive industries compete with agriculture for land use 

» Land under 5ha tends to be used for grazing and should be 
rural resi rather than agriculture. 

» Fragmentation by pressure from rural lifestyle or on-farm living. 

» Appropriateness of 40ha MLS for RU1 

» Too many different MLS within the R5 zone (6000sqm, 1, 2, 

2.5, 3, 3.5, 5ha) 

» Agricultural value adding opportunities are available however 

issues in rail infrastructure hamper the ability to transport 

produce 

Constraints: 

» Bushfire--small areas of bushfire along northern boundary of 

LGA and unmanaged grassland 

» Erosion—vulnerable land occurs in the south of the LGA and 

potential for bank erosion of all streams on the alluvial flood 
plans in the LGA 

» Flooding—major issue around Jugiong 

» Contaminated land—19 sites 

» Water supply—generally ok as water is sourced from 
Murrumbidgee River, treated at Jugiong and supplied via 

pipeline to Harden, Cootamundra, Young, and other smaller 

villages/communities. There is a reticulation system to rural 
properties. 

» Waterways 

» Native vegetation and biodiversity—need to protect remaining 

vegetation and revegetate riparian zones and promote 
Landcare and Rivercare on private lands. 

» Noxious weeds 

» Heritage—103 Aboriginal sites.  

» Protection of rail corridor (disused, but protect in case it 

reopens in the future) 

*Note: Infrastructure constraints not likely to be an issue with 
respect to future development. 

 

> Backzone existing R5 land west of town to RU4 with a MLS of 

15ha to minimise development given land constraints 

> Consider rezoning existing RU1 land south of the town to RU5 
and R5 

> Consider rezoning RU1 land east of the town to R5 

> Consider zoning existing RU1 land north of town to R5 

» Jugiong: 

> Consider rezoning existing RU1 land bordered by Taafe, Hume 

Streets and Hume Highway to R5 with 1ha MLS 

> Consider zoning existing RU5 and R5 land fronting Riverside 
Drive to B4 

> Consider zoning existing R5 land fronting Riverside Drive to 

RU5 to encourage a range of non-residential uses given 
flooding susceptibility 

Rural 

» General: 

> Where intensive agriculture or forestry is located adjacent to 

large lot residential, resi or village zones, consider use of RU4 
as a buffer 

> Use controls in LEP and DCP to manage agricultural activities 

> Consider amending Harden LEP 2011 to permit with consent 

detached dual occupancy developments as a use in the RU1 
zone. This would allow two families to own a farm together as 

tenants in common sharing the work load but not houses and 
can be used to promote farm succession, allowing retiring 

farmers to remain close to the land. 

> Prevent land uses near existing and future mineral resources 

» Harden: 

> Increase MLS of RU4 to 15ha to minimise future development 

> Backzone existing R5 land north of town to RU4 with MLS of 
15ha 

> Back zone existing R1 land south of town to RU1 

> Back zone existing R5 land south of town to RU4 with MLS of 

15ha 

> Consider rezoning RU1 zoned land north east of town to RU4 
with MLS of 15ha 

> Back zone existing IN1 zoned land north of town to RU1 

» Wombat: 

> Back zone existing R5 zoned land west of town to RU4 with 
MLS of 15ha 

MLS 

» Rationalise R5 MLS to 1, 3, 5ha 

» Consider amending LEP to incorporate a clause to allow for lots no 

less than 20ha where land would be used for intensive livestock ag 

» Retain 40ha MLS for a subdivision for the purposes of a dwelling 
on all RU1 
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Young Rural Lands 

Study, 2008 

The Rural Lands Study 

includes rural land 
capability and suitability 

analysis (including villages) 
with recommendations for 

future development of 

rural lands. 

Demographics: 

11,984 people lived in the Shire in 2006, comprising 7,141 urban 
population and 7,141 rural area population. 

Growth trends: 

» 1996-2001, +0.44% pa (from 11,046 to 11,300 persons) 

» 2001-2006, +0.84% pa (from 11,300 to 11,774 persons) 

The Department of Planning anticipates that the population will 
be relatively static over the next 20 years, growing from 11,990 

in 2006 to 12,110 in 2031. Council noted that the Department’s 

figures don’t account for city to country migration (e.g. to 
Koorawatha). 

Trend towards older population and smaller household sizes. 

Villages (Phil see section 10 for village profiles): 

Principal settlement: Young urban area PLUS Young (state 
suburb) and Burrangong (state suburb) to make up the Young 

greater urban area. 

Villages: Koorawatha, Bribbaree (State suburb), Monteagle, 

Bendick Murrell (State suburb of Crowther) Murringo (State 
suburb). 

Housing: 

At 2006 there were 5,190 dwellings, comprising 3,161 urban 

(Young Township) dwellings and 1,819 rural area dwellings. 
Growth in rural area dwellings was higher between 2001 and 

2006 than urban dwellings. Council’s project team believed that 
the growth in rural areas was representative of movement of 

families into rural residential properties in Greater Young. 

Land: 

Rural 

Rural area: 2,682.2km2 or 99.6% of the Shire. 

» Of the total 221,500ha categorised in the Young Shire Rates 
database (83% of the Shire) 

> Rural 1(a): 84% with lots averaging ~60ha 

> Rural 1(a2): 4% with lots averaging ~40ha 

> Rural 1(a3): 3.5% with lots averaging ~7.5ha 

» Subdivision analysis reveals that there is a lot of potential to 
subdivide in every zone except for Rural A. 

» Lot and holding analysis shows that there are 4,687 lots 

compared with 1,342 holdings. Averaging holding sizes are: 

> Rural 1(a1): 300ha 

> Rural 1(a2): 52ha 

> Rural 1(a3): 14ha 

Trend towards farms getting larger. 

Rural/residential 

Urban area (Young): 11.5km2. The urban area/peri-urban fringe 

extends between 4-10km to the west, north and east of the 

township due to horticultural and rural-resi zones with various 
dwelling entitlements. 

Rural 

Key issues: 

» Land use conflict due to wine grapes and high sensitivity to 

chemicals 

» Fragmentation of rural land is a risk because there is a high 

potential for subdivision (based on subdivision analysis) 

» Need for rural industrial zoning to support village areas 

» Infrastructure constraints especially existing sewer 

infrastructure mains 

» Minimum subdivision sizes too low. One implication of this is 
that the Special Horticulture zone in part is acting as a defacto 

rural residential zone. 

» Agricultural terms of trade and commercial return 

» Climate and climate change 

» Emphasis of rural zones is not on agricultural use, rather it 
encourages rural residential type uses 

» Biosecurity and buffer zones for various agricultural activities 

» Transport infrastructure and quality of roads 

Access to quality, reliable water. 

Constraints: 

» Salinity 

» Soil acidity and sodicity 

» Water logging and soil erosion 

» Transport infrastructure 

» Water supply/access (note this is a licensing issue as well as 
land use) 

Villages 

Key issues: 

» Accommodating future residential growth of Young. Future 

urban growth is constrained. Residential development limited 
through fragmented rural residential land to the south and east 

and to the north by the abattoir. 

» Mismatch in Young’s housing stock and needs of future 
population 

» Only Koorawatha and Bendick Murrell have reticulated town 

water (via Cowra Shire). 

» Bribbaree has a town dam which provides limited amounts of 
untreated water for non-potable use but its supply is under 

constant threat. 

» Ageing/stagnant population in Bendick Murrell, Monteagle, 
Bribbaree. 

» Growth in Murringo and pressure on infrastructure as a result. 

Need for separation of industrial, commercial and residential 

Constraints: 

» Utilities: None of the villages have reticulated sewer, only two 
have reticulated water. 

» Lack of direct highway access in Bendick Murrell. 

Principles 

» Agricultural land should be protected and inappropriate 
fragmentation should be prevented 

» Agricultural zoning and development controls should be flexible 

» The villages need to be supported 

» A choice needs to be made between residential growth or rural 
residential growth. 

» Existing land development entitlements should be retained 

wherever possible. 

Strategies: 

Adopt two MLS for the erection of a new dwelling in the new LEP: 

» 170ha for general/mixed broadacre farms 

» 25ha for horticultural and viticultural 

» No specific MLS for intensive animal development. Proposals 
should be submitted with a Property Development Plan. 

Rural residential strategies, particularly around Young 

» Combine south east A and C zones and zone R5 to satisfy some 

demand for rural residential land. MLS of 4000sqm is 
recommended. 

» Current Rural A zone bordering western edge creek line should be 

changed to E4 as a buffer area between town and creek. 

» Current southern most Rural A zone to be rezoned to R1. 

» Maintain existing abattoir embargoes on development. 

» Existing 1(c1) Rural Residential zone should change to R5 with an 

MLS of 2ha 

» Existing 1(c2) should change to R5. No change to MLS. 

Village growth strategies 

» In Koorawatha, Bendick Murrell, Monteagle, Murringo and 
Bribbaree, the strategies focus on investment in infrastructure, 

community building and economic development. 

» Some additional housing opportunities are identified in Bendick 
Murrell and Monteagle to encourage population growth subject to 

further investigations. Recommends large lot or rural resi of 

7500sqm to 1ha depending on soil capacity. 

» Potential for Maimuru locality to develop as a rural settlement 
area. 

Urban Growth strategies for Young (additional to above) 

» Consider rezoning land west of the golf course from 1(a3) and 

1(c1) to residential with appropriate buffers / master planning. 

» Consider master planning land north of the golf course subject to 

abattoir buffer zones. 

» Lands east and west of the abattoir could become available with 

new technology or investment in odour control. 

» Delay servicing and use higher minimum allotment sizes to ensure 

inappropriate infrastructure or leap-frog development or undue 

fragmentation to not occur. 



ELTON CONSULTING 

Hilltops Rural and Residential Study  
 

Strategy document Background / data Key Issues / Constraints Strategies / Actions  

New dwellings approvals in Young township averaging 29p.a.  

Analysis shows there is sufficient capacity in Koorawatha, 

Bendick Murrell and Murringo for medium term growth (10yrs). 

Employment: 

Agricultural and manufacturing industry represents 45% of all 
industry output in the Shire (NIEIR, 2003). It uses 91% of the 

Shire’s land area. 

» Poor condition of roads 

» Pressure on existing infrastructure in Murringo 

» 120ha of land west of Spring Creek in existing 1(a3) zone south 

west of Young could provide future residential and urban 
development. Groundwater vulnerability can be managed. 

» Include sensitive land and water maps and biodiversity 

conservation as overlays in future LEP. 

 

 

Boorowa Local 

Environmental Study, 
October 2010 

Undertakes an 

environmental assessment 
of each site proposed to be 

upzoned in the new LEP, 

with a particular focus on 
land that is vacant for 

which the change in zone 
type will facilitate its 

development or future use. 

Note: Based on direction in 
Boorowa Shire Strategic 

Land Use Plan 2007 (draft 

below) 

The study considered 12 sites. Of these, no land use change was 

proposed for 6 of the sites. 6 sites around the Boorowa township 
were proposed to be changed from rural to either: 

» industrial in part (IN1) 

» urban residential (R1) 

» urban industrial (IN1) 

» rural living (RU4) 

» rural residential (R2) 

» urban village (RU5) 

Some of the sites include prime agricultural land. 

The most productive agricultural land is south-west of the 
Boorowa township. This area is also quite fragmented. 

Average farm size of 800ha (2006), consisting of a number of 

lots. 

» Existing and future viability of agriculture across the Shire, as 

the prosperity of the Shire is heavily influenced by the state of 
its agriculture sector. 

» Flexibility to adjust farming practices and farm sizes to suit 

changing conditions. 

» Ensuring sufficient opportunities for rural living and residential 
development to reduce pressure for subdivision in genuine 

agricultural lands. 

» Succession planning and ensuring suitable transition for retiring 
farmers to stay in the Shire while passing their property to 

younger generations or selling their larger holdings. 

» Supports 40ha MLS, noting that the majority of allotments are 

already below the MLS proposed under the draft LEP (40ha) or are 
not able to be subdivided (under 80ha). 40ha MLS will enable 

continuation of farming practices prevalent within the Shire and 

the creation of smaller rural living in designated areas. 

» Location of smaller rural allotments has been determined based on 

proximity to Boorowa and existing smallholding areas. 

» Supports the identification of environmental sensitivity in the new 

LEP, while noting that it increases the onus on farmers and 
Council in some circumstances. 

 

Boorowa Strategic Land 

Use Plan, 2006 

Guides future development 
of the each of the villages 

and rural areas of the Shire 
over a 20-30 year 

timeframe. Areas were 

selected based on having 
opportunities for future 

growth and least affected 
by constraints. 

Demographics: 

Estimated resident population of 2,579 (ABS, 2005). Small but 

steady net decline in population since 1986. Between 1996 and 
2001, the net population loss was from the Boorowa township 

rather than rural areas. Shire adopted the position that 
population will remain constant for the foreseeable future. 

Population is ageing and it was anticipated that by 2031, 43% of 

the population would be over 60 years. 

Towns/villages: 

Principal settlement: Boorowa. 

Smaller villages: Frogmore, Rye Park, Rugby, Reids Flat, 
Wyangala, Darby’s Falls. 

Housing: 

1,263 private dwellings as at 2001 (ABS). Nearly all new 
dwellings between 1996 and 2001 were built in rural areas. 

Vacancy rate of 1 in 4 private dwellings (ABS, 2001). Lower 

vacancy rate in the Boorowa township. 

10 public housing dwellings. 

Predominant housing type is single detached, and around ¾ of 
the Shire owns or are in the process of purchasing their dwelling. 

Marginal decrease in household size between 1991 and 2001, 

from 2.6 to 2.5. 

Assumed rate of 10 new dwellings per year (p.23). 

Notes unmet demand for large lot residential (p.44-45). Also 
notes demand for rural living is not known because supply has 

not been available (p.50). 

Key Issues 

» Need for an industrial area in Boorowa to provide for future 

employment outside of agriculture 

» Protection of productive agricultural land form fragmentation or 
incompatible land uses 

» Demand for rural residential in Boorowa driven by people 

moving there from larger centres like Canberra and the need 
for it to be sustainable 

» Potential for infill development exists but is limited by the need 

for larger sized lots in urban areas 

» Large supply of vacant residential lots and zoned residential 
land 

» Need to improve commercial town centre in Boorowa and 

provide growth potential 

» Limited employment opportunities 

» Desire for more flexibility in size of rural allotments 

» Stable or declining population and reduced viability of schools 
and community services 

» Need for improved road network to improve accessibility and 

stimulate future growth 

» Heritage preservation in Boorowa, villages and rural areas 

» Infrastructure capacity (particularly water) and ability to cope 
with future growth 

» Lack of public transport and declining public health services 

» Environmental issues and land capability in rural areas – salinity 

problems and requirement for re-vegetation of areas 

Villages 

» Boorowa: 

> Rural small holdings: Areas to the northeast of Boorowa across 

the Boorowa River and around the base of Canemumbola Hill 
extending down Brial Road are considered to have potential. 

> Rural residential: southern fringe of township. 

> Residential: New residential opportunity east of Long St 

between Rye Pak Rd and Dillon St. Considered necessary 
despite significant infill opportunities because of difficulties of 

subdivision and re-subdivision in existing urban area. 

> Commercial: Consolidate commercial facilities in Boorowa in 
Marsden Street 

> Industrial: Land to the east of Boorowa 

> Open space/recreation: Maintain open space centred at Ryans 

Creek 

» Frogmore 

> Do not extend village zone beyond applying appropriate zoning 
to recognise existing development. 

> Permit lower density of residential development on the balance 

of the land to incentivise consolidation. 

» Rugby 

> Do not extend village. 

» Rye Park 

> Do not extend village. 
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Strategy document Background / data Key Issues / Constraints Strategies / Actions  

» Only the Boorowa township has reticulated water supply and 

a reticulated sewerage system. 

 

 

Key constraints: 

» Quality agricultural land 

» Flooding 

» Bushfire—noting that most of the villages are separated from 

high bush fire risk. Some risks in Rugby and Wyangala. 

» Water supply / infrastructure 

» Salinity risk round Boorowa township as well as the more 

elevated parts of the Shire along the eastern boundary’ 

» Risk of erosion 

Poor state of native vegetation. Remaining native vegetation is 
mainly dry forests and rocky ridgelines. 

> Do not create opportunities for rural small holdings south of the 

village due to agricultural value and lack of actual demand. 

» Reid’s Flat 

> Do not extend village. 

» Wyangala Dam Area 

> Does not support intensification of land use in the area for non-
agricultural activities. 

> Development for recreational activities should be taken within 

the existing Wyangala township. 

Rural 

» Land in southwest Boorowa should be afforded the highest 

protection from non-agricultural uses in the shire. 

» The balance of the land in the western half of the Shire, 

particularly land along watercourses, should be afforded some 
level of protection. 

» Land in the east requires less protection for agriculture but there 

are pockets of better land. 

There is no justification for more rural living land, as demand is 
untested and is best provided for on the fringe of the Boorowa 

township. 
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B Identification of Key Issues 
The issues relating to the planning and management of rural lands have changed little in the past 20 

years and many have been picked up in the previous work in Young, Harden and Boorowa Councils. The 

issue identification process for this Draft Key Issues Discussion Paper relies on the body of work 

previously undertaken in the former LGAs together with more contemporary legislation and policy as 

identified above. 

The following section includes identification and an explanation of each of the issues followed by a few 

comments and relevant feedback from initial consultation. The issues summarised below will inform the 

focus of the study and recommendations for planning policy.  

The issues should also form part of the discussion with the community and stakeholders as Council 

moves into the next phase of preparing LSPS and consolidating the LEPs. 

B-1 Community and character 

The rural character of the Hilltops region and its settlements is important to those who reside here. This 

was evident in the visioning exercise undertaken as part of the initial stakeholder engagement where 

participants imagined a community in 2038 that was vibrant but not too big that the character of the area 

was eroded.  

B-1-1 Aging population and changing demographic profile  

The Australian population is getting older and the trend is heightened in rural areas, where the 

population is aging at a rate greater than that of the NSW state average. Between 2016 and 2026, the 

age structure forecasts for the Hilltops Council area indicate a 1.4% decrease in population under 

working age, a 20.4% increase in population of retirement age, and a 4.1% decrease in population of 

working age. With this change will come an increase in pressure to provide infrastructure and services to 

meet the needs of older people. This is already evident in Hilltops with the health care and social 

assistance industry experiencing a five-year growth of 43.2% in 2016-17.  

Over 20% of the working population in Hilltops are employed in the agricultural industry. As the current 

population reaches retirement age, Hilltops may be faced with a reduced labour market both to sustain 

the existing agricultural industry and fill roles that will be created by growth in the services and aged care 

industry.  

In addition to an aging population, Hilltops has experienced a change in the demographic profile of the 

community. Households are getting smaller and this trend is set to continue. In 2016 the average 

household size was 2.35, yet only 9% of dwellings in 2016 were medium or high density. This is 

compared with 17% for Regional NSW.  

With change in household occupancy and structure comes the need to accommodate diversity in housing 

choice and typology. Consideration also needs to be given to the existing and future dwellings. Planning 

policy should facilitate a range of housing types to suit the current and future demographic. Housing 

should be adaptable to accommodate aging in place enabling people to stay in their homes longer and 

remain in their community. 

The proximity of the region to Canberra is a key strength of the region, particularly for tree changers for 

those wanting to balance country life with career in a major city during the week. This poses a risk in 

terms of fragmentation of rural land, but more importantly a lack of understanding of farming and rights 

of farmers to continue to operate their business.  
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Again, providing a range of housing and lifestyle options including policy that addresses issues such as 

adaptable housing, providing housing for older people and a range of housing products will assist in 

attracting both people and employment. 

 

B-2 Rural Land  

B-2-1 Land use conflict 

Land use conflict occurs when a land use or activity is incompatible with the views, expectations and/or 

values of other people living in the area. This is highlighted in peri-urban fringe areas of towns and 

villages. An unresolved dispute can have an impact on health and community wellbeing. 

Changes in rural land use, increase in number of non-farmers and hence lack of understanding of farming 

practices can create tension between neighbouring landowners both having the right to enjoy their land. 

Conflict can also occur between farming businesses, and becomes a particular problem for those 

developing or continuing an intensive agricultural land use activity in close proximity to any dwelling not 

related to the development.  

A key outcome of land use policy is to minimise the potential land use conflicts, both through planning 

policy and land use decisions that reflect the part accumulation of knowledge. 

 

B-2-2 Pressure for fragmentation of land and land use 
change  

The largest threat is in relation to the continuing pressure for development for lifestyle and residential 

uses on rural land, particularly within close proximity to Young in land zoned RU4 Primary Production 

Small Lots. A change in land use of this nature transfers the land on which the development relates from 

productive to non-productive agricultural land.  

 

What we heard 

» Planning needs to include a range of lot sizes to attract younger people and young families 

looking for bigger blocks (than in Canberra) to the towns  

» Farms need be able to have more than one dwelling to support succession planning and 

intergenerational farming 

» New residents and “tree changers” are looking for 4-5ha blocks 

» Mixed views on the population projections and demographic profiles with many participants 

reporting growth in the number of younger people and families moving in to the area  

» Projections are based on historic data planning should be flexible to accommodate a higher 

growth scenario 
 

 

What we heard 

» Some intensive agricultural pursuits have been thwarted by newer residential land uses 

encroaching. New residents moving in should respect the existing industry and rights of farmers 

» Identification of areas suitable for intensive agriculture would be useful 

» The protection of the water catchment is important 
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Agriculture is the most significant industry in the Hilltops LGA and protection of agricultural land from 

fragmentation is critical to the long-term sustainability of the industry. At the same time, the industry 

needs to be responsive to change and accommodate value–adding and compatible land uses on rural 

land. 

Identification and protection of Important Agricultural Land36 and Biophysical Strategic Agricultural Land 

from land fragmentation will be important for the continued productivity of those areas. 

Fragmentation also occurs in response to advancement in industry and changes in technology whereby a 

smaller lot is sufficient of the rural enterprise. 

The interface between the three LEPs in terms of minimum lot size is likely to be an issue and further 

investigation will be required to determine the approach to this transition from 40ha to 170ha, 

particularly when there is a disconnect between the size of agricultural holdings and the minimum lot size 

for a dwelling.  

Rationalisation of land use tables needs to be considered so that land uses are consistent across the RU1 

zones. 

 

B-2-3 Subdivision and rural lot size 

Rural subdivision is in two forms. It is subdivision to create a lot for the purposes of agriculture, or 

subdivision that will include the erection of a dwelling on the land. The former is generally supported by 

the Rural Lands SEPP, however, in practice the desire for an “agricultural lot” without a dwelling 

entitlement is uncommon. 

Changing face of agriculture, reduced or fluctuating commodity markets and an imperative to get big to 

remain financially sustainable are all putting pressure on rural land. It is more and more common to rely 

on secondary or off farm income. 

The argument that intergenerational and succession planning relies on the ability to create additional 

opportunities for dwellings (with land title) on rural land needs to be fully explored. Land owners need to 

be made aware of the alternative options available for ongoing management of rural land including 

secondary dwellings and subdivision to create agricultural lots.  

Farm Size Analysis undertaken as part of the Young Rural Land Use Strategy demonstrated that the 

minimum size mixed farm that could support a single-family unit was 625ha and grazing was 1,125ha. 

With an off farm income of $30,000 the area dropped to 305ha for a mixed farm and 490ha for grazing 

on improved pastures. Despite the research, the MLS for RU1 land in Young was adopted at 170ha. 

Analysis undertaken in the Draft Harden Rural and Residential Lands Study indicated that 39% of rural 

holdings were over 40 ha and that these occupied approximately 96% of the total area zoned RU1. This 

demonstrates a clear disconnect between the MLS for subdivision of rural land for the erection of a 

dwelling and the scale on which farms are being operated. 

                                                

 
36 DPI Agriculture are in the process of preparing Important Agriculture Land Mapping across NSW as a recommendation of the 
Regional Plans. 

 

What we heard 

» Comments in relation to minimum lot sizes were mixed. Some stakeholders were concerned 

about the number of small lots (40ha) being created and the impact on their own farming 

operation with some many potential neighbours.  At the same time, having an opportunity to 

subdivision was a form of superannuation 

» Education and managing the expectation of tree changers is important   
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B-2-4 Infrastructure and servicing 

In general terms people who live on rural land do not enjoy the same access to services and facilities as 

those in urban areas. This includes roads, garbage services, open space and recreations and social 

infrastructure, hospitals, health and community services. 

Consideration needs to be given to the demand and cost that remote rural dwellings will place on the 

current and future delivery of services. 

Reliable mobile telephone and access to high speed internet are also important and improvements in 

connectivity may also impact on the demand for lifestyle lots and tree changers realise the opportunity 

for working remotely. 

 

B-2-5 The importance of farming to the economy  

Cereal crops, wool, and sheep and lamb production are the top three contributors to agricultural 

production in the LGA contributing $65.5m, $44.0m and $33.9m respectively.37 A key deliverable of the 

Regional Plan is the protection of important agricultural land. 

Council needs to consider rural land, not as individual parcels or holdings but as part of a larger picture in 

which Hilltops has a key role both in production and also the back end of the supply chain: storage, 

processing and transport with easy access to markets. The Regional Plan includes actions to both map 

important agricultural land and also develop profiles of the leading agricultural industries to guide suture 

investment decisions. 

Recognising the regional competitive advantage and ensuring that the planning framework is sufficiently 

flexible to respond to emerging opportunities is important. 

 

                                                
 
37 NSW Department of Planning and Environment 2017 South East and Tablelands Regional Plan, Sydney. 

 

What we heard 

» 40ha is too large for a residential holding and they should be able to create smaller lots (eg 10 

ha) for a dwelling keeping the agricultural land in a larger holding 

» Other than for intensive agriculture, there was no argument that either 170ha or 40ha provided 

a viable agricultural holding on which to make a living. 
 

 

What we heard 

» Telecommunications services are poor 

» The road network cannot accommodate larger trucks impacting on the cost of freight and 

getting produce to market 
 

 

What we heard 

» The opening up of the Canberra Airport to freight is an opportunity for the region 

» The existing main road network provide good linkages to markets 
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B-2-6 Tourism 

Tourism is an important contributor to the local economy. Rural tourism uses are currently 

accommodated in the LEPs, however, can often be difficult to define or categorise in the definitions. 

Compatible tourism operators have significant potential to assist in diversification and value-adding of 

rural enterprises. However, while contributing to the economy, rural tourism, particularly tourist 

accommodation can be incompatible with traditional rural land uses and needs to be considered with 

care.  

 

 

B-2-7 Climate variability and climate change 

The CSIRO State of the Climate 2016 report suggests that: 

» Australia’s climate has warmed, with around a 1 °C increase in both mean surface air temperature 

and surrounding sea surface temperature since 1910. 

» The duration, frequency and intensity of extreme heat events have increased across large parts of 

Australia. 

» The number of days per year over 35 °C has increased in recent decades.38 

Any future changes in climate will impact on rural land and how we manage it. Changes in weather 

patterns, rainfall, storm frequency and severity, flooding and average temperature will affect the way we 

plan for rural communities. 

 

B-2-8 Natural environment  

While there are significant areas of biodiversity values, mush of the rural land in the LGA has been 

cleared.  

The Office or Environment and Heritage has mapped potential high environmental value areas including 

groundwater dependent habitats.  

Local land use policy needs to consider the actions in the Regional Plan in the protection of 

environmental value assets through the LEPs. 

                                                
 
38 https://www.csiro.au/en/Research/OandA/Areas/Assessing-our-climate/State-of-the-Climate-2016/Australias-changing-climate 

 

What we heard 

» The food and wine industry is growing in the region but there have been difficulties in the 

planning approval for cellar door premises 

» Young is known as the Cherry Capital of Australia and there is an opportunity to leverage off 

this reputation 

» Smaller towns have potential to attract more visitors and Jugiong is an example of success 
 

 

What we heard 

» Differing views on climate change but that seasonal variability will impact production 
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The Hilltops LGA is divided in two main water catchments; the former Harden LGA is in the 

Murrumbidgee River Catchment and former Young and Boorowa LGAs in the Lachlan River Catchment. 

Harden-Murrumburrah and Young are supplied with potable water from the Goldenfields Water County 

Council drawing water from the Murrumbidgee River at Jugiong. Land use planning should address 

measures to ensure the ongoing protection of the water catchment. 

 

 

 

B-3 Residential Land  

B-3-1 Infrastructure and servicing  

Council currently operates only one water supply scheme; the Boorowa water supply scheme. Young, 

Harden-Murrumburrah and several smaller villages in the former Harden LGA are supplied by Goldenfields 

Water County Council (GWCC), however Council is still responsible for the reservoirs and reticulation in 

these areas.  

Council operates three sewerage schemes, in Young, Harden-Murrumburrah and Boorowa. The other 

smaller rural villages, and other rural residential properties are serviced by on-site sewerage 

management systems. 

Public Works have undertaken some work to identify the water and sewer demand across the Hilltops 

LGA to 2036 and Council will need to understand the capacity within the systems and establish a level of 

service for users. 

The initial investigation by Public Works highlighted a potential issue for on-site sewerage management 

systems at Murringo, Koorawatha, Bendick Murrell, Rye Park, Wombat and Jugiong given the size on lots 

under the current LEPs and proximity to water courses and/or the capacity of the soil to accommodate 

the system. 

 

 

B-3-2 Residential land supply  

All three of the towns have a significant supply of R1 General Residential land already zoned. However, a 

combination of historic planning controls, subdivision patterns and access to services are preventing land 

becoming available for development into standard residential lots (700sqm). While infill development can 

 

What we heard 

» Protection of the drinking water catchment from high polluting uses, including intensive 

piggeries is critical  
 

 

What we heard 

» Concerns about the capacity of infrastructure and long-term security of water 

» Providing sewer in Young, in particular to some areas already zoned residential is difficult due to 

the distance from mains and SPSs 

» Water pressure is an issue in Harden and Boorowa meaning that some areas of serviced land 

can’t be developed  
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be relied upon to provide some land to the market for housing, ensuring the availability of land for urban 

release, particularly in Young in the medium to long term is critical. 

Fragmentation of R1 land in Young into lot sizes that do not require connection to sewer has resulted in a 

significant reduction of vacant moderately sized holdings, for example greater than 5ha, that could be 

feasibly developed. Further complicating the market, the RU4 Primary Production Small Lots zone around 

Young, is equally fragmented and now operating as an area for rural lifestyle lots, rather than strictly 

horticulture as once intended. 

Consideration should be given to the current land supply in the three towns, not simply as a function of 

how much land is zoned R1 and vacant, but the practical opportunity that this land will be brought to the 

market. 

Finally, consideration may need to be given to reluctant land owners who are custodians of land zoned 

R1 but are not willing to deliver the land to the market. 

 

 

B-3-3 Existing planning controls  

The existing planning controls in the residential zones are different for the three LEPs. This includes the 

Land Use Tables describing the range of permissible land uses and also the minimum lot sizes (see Table 

1). While variation to the MLS could be considered depending on the town and the historic subdivision 

pattern, the zone itself and list of permissible uses should be consistent. 

There may also be the opportunity to consider adopting a broader range of residential zones to 

accommodate differences in the land use tables, for example, a Low-Density Residential zone may be 

better suited to parts of the existing residential area of Harden-Murrumburrah with its traditionally larger 

lots.  

Young and Harden R1 General Residential zones do not have a minimum lot size and in Young, 

development standards for subdivision are managed via the Development Control Plan. 

 

 

B-3-4 Residential development in business zones  

The Boorowa LEP includes a B2 Local Centre zone for the town centre. The objectives of this zone are 

explicitly to provide a range of retail, business, entertainment and community uses and to reinforce the 

role of the Boorowa commercial centre. Residential accommodation, other than shop top housing is 

prohibited.  

 

What we heard 

» Infill development, that is building a house in an existing established street, is not necessarily 

what the market is looking for 

» Young people moving to Hilltops want large residential lots in new subdivisions 

» Planning controls do not support the redevelopment of rear lanes or allow dual occupancy 

development  
 

 

What we heard 

» Planning controls are confusing and difficult to follow  
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Conversely, Young and Harden LEPs use a B4 Mixed Use zone, the intention of which is less focused on 

the integrity of the commercial area and more about integration of compatible land uses. All forms of 

residential accommodation are permissible with consent. This may be more of an issue in Young, where 

the importance of retaining a strong commercial area for uses other than residential development is a key 

element in ensuring the long-term viability of the prime trade area. 
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D GHD multi-criteria analysis for 
lot size 

  



Hilltops MLS multi-criteria analysis - RU1 

 
 Weighting Minimum Lot Size (ha) 

Criteria  20 40 100 200 200

+ 

Loss and fragmentation of 
agricultural land from unsuitable 
settlement minimised - a 

 
1 2 3 4 5 

1.5 1.5 3 4.5 6 7.5 

 
Avoid land use conflict - b 

 1 2 4 5 5 

1.5 1.5 3 6 7.5 7.5 

Agricultural land valued for its 
agricultural potential 

 
1 1 4 5 5 

1 1 1 4 5 5 

 

Critical mass of farms maintained 

 
1 1 2 3 5 

1 1 1 2 3 5 

Social and economic cost of providing 
services and infrastructure for a 
dispersed rural settlement not shared by 
the wider community - c, e 

 
1 1 3 3 3 

1.5 1.5 1.5 4.5 4.5 4.5 

Protection of natural resources (eg land, 
groundwater) - d 

 
3 3 4 4 4 

1.5 4.5 4.5 6 6 6 

Environmental impacts of rural 
settlement minimised - d, e 

 
1 1 4 5 5 

1 1 1 4 5 5 

Agriculture can respond to variability in 
climate, commodity prices and 
externalities 

 
1 1 2 3 5 

1 1 1 2 3 5 

 

New entrants to farming 

 
1 1 3 4 5 

1 1 1 3 4 5 

 

Precedence from surrounding shires 

 3 3 4 4 1 

1 3 3 4 4 1 

 

Feedback from consultation 

 
3 3 3 2 1 

2 6 6 6 4 2 

Total - unweighted 

Percent change to existing 40 ha MLS 

 
17 25 36 42 44 

 -32% 0% 44% 68% 76% 

Total - weighted 

Percent change to existing 40 ha MLS 

 
23 28 46 52 53 

 -18% 0% 64% 86% 89% 

a - e: represent the relevant principle in the Former Rural SEPP.  These principles generally align with the 
objectives of the new Ministerial Directions for Rural Land. Scoring 1-5 with 1 being least likely to achieve 

objectives and 5 being most likely.   

  



Hilltops MLS multi-criteria analysis scoring justification 

 

Criteria Justification  

Loss and fragmentation of agricultural 
land from unsuitable settlement 
minimised 

Score: MLS greater than 100ha is likely to reduce the 
risk of the loss and fragmentation of agricultural land.  
There is already evidence of significant fragmentation 
of land titles (as opposed to holdings which are much 
larger)  

Weighting: This criterion considered to be very 
important in protecting agricultural land thus a ‘1.5’ 
weighting 

Avoid land use conflict Score: Land use conflict is a function of incompatible 
land uses typically residential and non-residential 
although can also occur in different agricultural 
activities, particularly between intensive and extensive 
agriculture. 

Weighting: This criterion considered to be very 
important in protecting agricultural land thus a ‘1.5’ 
weighting 

Agricultural land valued for its 
agricultural potential 

 

Score: The protection of agricultural land for 
agriculture is a key policy position of government.  All 
of the work undertaken to date on Important 
Agricultural Land Mapping includes objectives to 
protect the agricultural land resources. 

Weighting: Very important, however, weighting have 
been maintained for consistency.  A weighting of ‘2’ 
would not have changes the outcome in terms of 
ranking of MLS. 

Critical mass of farms maintained Score: Smaller farms are likely to limit broadacre 
cropping expansion which is increasingly reliant on 
larger equipment. This will reduce grain and oilseed 
production below critical mass to sustain certain 
infrastructure, eg silos, rail. 

Weighting: Very important, however, weighting have 
been maintained for consistency.  A weighting of ‘2’ 
would not have changes the outcome in terms of 
ranking of MLS. 

Social and economic cost of providing 
services and infrastructure for a 
dispersed rural settlement not shared 
by the wider community. 

 

Score: Problems of dispersed rural settlement will 
continue given the number of lots already existing in 
the rural zones. It is not only the demand on roads and 
waste but also community services like providing 
community health to rural residents. This becomes 
even more critical as the population ages and older 
rural residents become less mobile and travelling long 
distance to town is challenging. The carbon footprint of 
individual households is increased because of the 
distance that have to be travelled for basic services; 
health and education as well as work.  

Weighting: This criterion is included in the former 
Rural SEPP as a general rural principle although not 
within the subdivision principles. Council considers this 
to be a high priority and is therefore assigned a 
weighting of ‘1.5’. 

Protection of natural resources (eg 
land, groundwater) 

Score: Limited variability as natural resource 
management extension work has provided natural 
resource awareness and community impetus (eg 



 Landcare) to farmers regardless of property size. 
However, larger properties are more likely to 
accommodate environmental protection of land 
resources. 

Weighting: Included in the former Rural SEPP as a 
principle and important for the continued natural 
resource sustainability essential to the future of 
agriculture, thus a weighting of ‘1.5’. 

Environmental impacts of rural 
settlement minimised 

Score: Smaller areas expected to have more negative 

environmental impacts due to increased percentage of 

land used for infrastructure (house, sheds, yards etc). 

The environmental impact extends to the broader 

impacts as noted above in relation to carbon footprint. 

Weighting: Included as a former Rural SEPP principle 
however weighting by GHD of ‘1’ retained. 

Agriculture can respond to variability 
in climate, commodity prices and 
externalities 

Score: Despite the ‘changing face of farming’ enabling 

income from a variety of sources beyond the actual 

farm, farms will continue to face a cost:price ‘squeeze’. 

Smaller farms will be less resilient and thus have a 

lower score. Even larger holdings can find adaptation 

difficult. 

Weighting: This criterion is not included as a Rural 
SEPP. A weighting of ‘1’ is assigned as response to 
changes is important to the continued viability of 
agriculture but such response will depend on individual 
managerial expertise and opportunities to value add. 

New entrants to farming Score: Smaller areas will be more affordable for new 

entrants but less likely to be farmed.  Smaller lots with 

dwelling “entitlements increase the cost associated 

with amalgamation of farms.  

Weighting: Not included as a Rural SEPP principle. A 
weighting of ‘1’ assigned. 

Precedence from surrounding shires Score: Both Young and Cootamundra have a higher 

MLS, while Yass has variable MLS depending on 

locations. This should not be a consideration. 

Weighting: This criterion is not included as a Rural 
SEPP principle but is assigned a weighting of ‘1’ 
because of the useful guidance from surrounding 
shires. 

Feedback from consultation Score: Initial stakeholder consultation during this 

land use study was mixed with those objecting to 

neighbours opportunistically subdividing land into 

smaller lots because it made farming difficult and 

increasing the potential for conflict.  Other valued the 

ability to create smaller lots for family members but 

there was no real agreement of what that size was. 

Weighting: This criterion is not included as a Rural 
SEPP principle but is assigned a weighting of ‘2’ 
because of the importance placed on local consultation 
that is particularly in favour of ensuring the protection 
of agricultural land. 

 



Harden MLS multi-criteria analysis - RU1

Weighting Minimum Lot Size (ha)
Criteria 20 40 100 200
Loss and fragmentation of agricultural
land from unsuitable settlement
minimised - a

5 8 10 10

1.5 7.5 12 15 15

Avoid land use conflict - b
5 8 10 10

1.5 7.5 12 15 15

Agricultural land valued for its agricultural
potential

5 9 9 10

1 5 9 9 10

Critical mass of farms maintained
5 8 9 10

1 5 8 9 10

Social and economic cost of providing
services and infrastructure for a dispersed
rural settlement not shared by the wider
community - c, e

5 8 9 10

1.5 7.5 12 13.5 15

Protection of natural resources (eg land,
groundwater) - d

5 8 10 10

1.5 7.5 12 15 15

Environmental impacts of rural settlement
minimised - d, e

5 9 10 10

1 5 9 10 10

Agriculture can respond to variability in
climate, commodity prices and
externalities

5 7 9 10

1 5 7 9 10

New entrants to farming
8 10 10 9

1 8 10 10 9

Precedence from surrounding shires
7 9 10 10

1 7 9 10 10

Feedback from consultation
5 10 5 5

2 10 20 10 10

Total - unweighted 60 94 101 104
Percent change to existing 40 ha MLS -36% 0 7% 11%

Total - weighted 75 120 126 129
Percent change to existing 40 ha MLS -38% 0% 5% 8%

a - e: represent the relevant principle in the Rural SEPP



Harden MLS multi-criteria analysis scoring justification

Criteria Justification

Loss and fragmentation of
agricultural land from unsuitable
settlement minimised

Score: 100 and 200 ha MLS are likely to reduce the risk of
the loss and fragmentation of agricultural land although
there is no evidence that the current 40 ha MLS has caused
loss and fragmentation. 20 ha MLS has greater potential to
result in fragmentation as this size is also unattractive for
leasing and sharefarming.

Weighting: This criterion considered to be very important
in protecting agricultural land thus a 1.5 weighting.

Avoid land use conflict Score: Scores are on a sliding scale with both 20 and 40
ha less than 100 and 200 ha.

Weighting: This criterion considered to be very important
in protecting agricultural land thus a 1.5 weighting.

Agricultural land valued for its
agricultural potential

Score: Based on information in the Rural Lands Discussion
Paper that 150 ha deters rural residential speculation.
Therefore only 200 ha MLS has maximum raw score of 10.
A dwelling entitlement on the lower MLS sizes potentially
places more emphasis on amenity value compared to
productive value and these therefore have lower scores,
although it is recognised that the 40 and 100 ha MLS sizes
are sufficient to encourage productive agriculture.

Weighting: Although considered to be important for the
protection of agricultural land, this criterion is not
specifically included with the Rural SEPP principles and is
therefore assigned a weighting of ‘1’.

Critical mass of farms maintained Score: Smaller farms are likely to limit broadacre cropping
expansion which is increasingly reliant on larger equipment.
This could reduce grain and oilseed production below
critical mass to sustain certain infrastructure, eg silos, rail.

Weighting: Although considered to be important for the
protection of broadacre farming in the Shire, this criterion is
not specifically included with the Rural SEPP principles and
is therefore assigned a weighting of ‘1’.

Social and economic cost of
providing services and
infrastructure for a dispersed
rural settlement not shared by the
wider community.

Score: Although the problems of dispersed rural settlement
are largely covered by removal of Concessional lots and
strategic planning for rural residential areas, scores for
smaller MLS are reduced because of an expectation by
owners of enhanced services on smaller blocks.

Weighting: This criterion is included in the Rural SEPP as
a general rural principle although not within the subdivision
principles. Council considers this to be a high priority and is
therefore assigned a weighting of ‘1.5’.

Protection of natural resources
(eg land, groundwater)

Score: No difference as natural resource management
extension work has provided natural resource awareness
and community impetus (eg Landcare) to farmers
regardless of property size.

Weighting: Included as a Rural SEPP principle and
important for the continued natural resource sustainability
essential to the future of agriculture, thus a weighting of



Criteria Justification
‘1.5’.

Environmental impacts of rural
settlement minimised

Score: Smaller areas expected to have slightly more
negative environmental impacts due to increased
percentage of land used for infrastructure (house, sheds,
yards etc).

Weighting: Included as a Rural SEPP principle so
weighting of ‘1’ but does not warrant increased weighting.

Agriculture can respond to
variability in climate, commodity
prices and externalities

Score: Despite the ‘changing face of farming’ enabling
income from a variety of sources beyond the actual farm,
farms will continue to face a cost:price ‘squeeze’. Smaller
farms will be less resilient and thus have a lower score.

Weighting: This criterion is not included as a Rural SEPP.
A weighting of ‘1’ is assigned as response to changes is
important to the continued viability of agriculture but such
response will depend on individual managerial expertise.

New entrants to farming Score: Smaller areas will be more affordable for new
entrants and therefore 40 ha and 100 ha MLS have higher
scores, although 20ha is considered to be too small. It
should be noted that new entrants have the option of not
purchasing land as leasing, contracting and sharefarming is
increasingly available.

Weighting: Not included as a Rural SEPP principle. A
weighting of ‘1’ assigned.

Precedence from surrounding
shires

Score: Both Young and Cootamundra have a higher MLS,
while Yass has variable MLS depending on locations.
Because the majority of surrounding shires have higher
MLS, 100 ha and 200 ha are scored more highly.

Weighting: This criterion is not included as a Rural SEPP
principle but is assigned a weighting of ‘1’ because of the
useful guidance from surrounding shires.

Feedback from consultation Score: Consultation during this land use study was strongly
in favour of retention of the status quo.

Weighting: This criterion is not included as a Rural SEPP
principle but is assigned a weighting of ‘2’ because of the
importance placed on local consultation that is particularly
in favour of ensuring the protection of agricultural land.
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