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EXECUTIVE SUMMARY 

The Economic Growth and Land Use Strategy for the Hilltops local government area (LGA), will assist Council in examining 
the current economic structure of the Hilltops region and identifying the opportunities for expansion and diversification, 
which will feed into the preparation of the Hilltops Local Strategic Planning Statement (LSPS) and Local Environmental 
Plan (LEP).  Council have undertaken to develop the LEP by 2020.   

The Preliminary Findings Report for the Hilltops region (11 January 2019), provided a comprehensive overview of the 
initial analysis and consultation conducted, identifying preliminary issues, opportunities and constraints for future 
economic and employment growth of the Hilltops region.  That paper should be read in conjunction with this Strategic 
Directions and Recommendations Report, which takes those preliminary findings and outlines the strategic directions, 
policies and recommendations for informing the preparation of the LSPS and LEP in respect of facilitating economic 
development of the Hilltops region. 

SUMMARY OF KEY GROWTH OPPORTUNITIES 

The two largest value-adding industries to the Hilltops GRP are agriculture and mining ($254m and $70m respectively1, 
June 2016-17)2. Key opportunities in these industries include: 

• Mining extraction; 

• Value-adding in the agricultural industry (such as meat production and packaging, production of wool products, 
and production of wheat-based goods);  

• Agricultural related tourism (such as wineries and paddock to plate restaurants); and 

• Agricultural and mining related education. 

The table below forecasts economic and employment growth potential in selected industries.  The greatest opportunities 
for increased GRP are agricultural intensification, agricultural value-adding, and mining extraction.  The biggest 
opportunities for employment growth are agricultural value-adding and agricultural-related tourism. 

Key Growth Opportunities by Industry Division 

Industry 
Economic Growth 

Potential 
Employment Growth Potential 

Agricultural Production Moderate - high Low - moderate 

Agricultural Value-Adding High High 

Mining Extraction High Low 

Mining Value-Adding Moderate Low 

Tourism (build around rural/agriculture amenity) Moderate High 

Tourism Moderate Moderate 

Tertiary Education Moderate Low 

Source: ABS Tablebuilder, Foresight Partners 
 
CONSTRAINTS 

The primary constraints to agricultural value-adding and mining extraction opportunities are: 

1. Ensuring sufficient water supply; 

2. Freight transport capacity and costs; 

3. Lack of targeted tertiary education; and  

4. Lack of processing facilities in Hilltops. 

                                                                 
1 .id: Hilltops: value-added by industry. 
2 Value-added is defined as the dollar amount by which the value of a good in increased at each stage of its production, 
excluding initial costs. 
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Secondary constraints include: 

1. Maintaining retail viability3; 

2. Tourism impact of iconic attractions to stimulate tourism; 

3. Access to markets; 

4. Availability of serviced land; 

5. Emerging climate change risks; and 

6. Environmental constraints. 

Overcoming the four primary constraints will allow Hilltops to pursue the identified growth opportunities, which will 
stimulate growth and naturally address many secondary constraints. Therefore, in order to grow the economy 
sustainably, Hilltops needs to focus on addressing water, transportation, education and processing. 
 
STRATEGIC DIRECTIONS AND RECOMMENDATIONS 

The LSPS and LEP should provide opportunities for development to occur within the key industries identified in this 
report, by promoting a flexible and responsive approach to considering development in these areas, particularly where 
innovation can be demonstrated.  Wholesale zoning of additional land is not recommended, as this will not necessarily 
stimulate economic growth.  In fact, this could potentially curtail growth if land is pre-emptively zoned in an inappropriate 
location, preventing other development from occurring within the LGA, which may have strong planning merit.  A 
proactive position is necessary, whereby Council promotes an open and considered approach to any development that 
can demonstrate it will have a positive effect on economic and employment prospects for Hilltops (provided all planning 
and other technical constraints and issues can be addressed satisfactorily).    

This Strategic Directions and Recommendations Report provides a series of recommendations and policies for Council’s 
consideration, to potentially incorporate/apply when preparing the LSPS and the LEP.  It includes short, medium and long 
term recommendations.  

Other measures which could assist in facilitating the realisation of economic growth opportunities within the region have 
also been identified for Council’s consideration.  

The primary strategic directions and recommendations are as follows: 

  

                                                                 
3 Retail is defined as the sale of goods and services for use or consumption and therefore includes the food and beverage 
facilities. 



Hilltops Council Economic Growth and Land Use Strategy  
Strategic Directions and Recommendations Report  

 

0853 – 14 March 2019  – V3 

 

NO. STRATEGIC DIRECTION/RECOMMENDATION 

LSPS/LEP-BASED RECOMMENDATIONS 

1.  The drafting of the LSPS vision and planning priorities is to identify agriculture and mining as two key value-
adding industries for the Hilltops LGA which will be a mainstay of the economy over the next 20 years.  
Associated opportunities including mining extraction, value-adding in the agricultural industry, agricultural-
related tourism and agricultural and mining related education and innovation in these areas, provides local 
employment and/or learning opportunities for the community, with Hilltops providing a place for young 
people to live, work and raise future generations.  

2.  A. The drafting of the LSPS vision and planning priorities is to acknowledge the importance of facilitating 
population-serving industries such as retail, health care and education through appropriate zoning and 
infrastructure provision. 

B. The drafting of the LSPS vision and planning priorities is to acknowledge that the intent for Young is to 
serve as the LGA’s primary regional centre, supported by the local centres of Harden-Murrumburrah and 
Boorowa.  Supporting mapping could be developed to indicate this in a hierarchy of centres. 

C. Differentiation between the development controls applicable for Young versus any other Local Centre 
zone within the LGA, could be explored through the development of specific provisions to potentially be 
applied at an LEP or DCP level (as appropriate), in terms of elements such as building heights, FSR/plot 
ratio, density of any permitted residential development etc. 

3.  Map 4 - Potential Protein Precinct and Agricultural Intensification Areas should be included in the LSPS as a 
strategic, spatial representation of the areas where Council may encourage a concentration of intensive 
agricultural production opportunities within the region, in keeping with its promotion/branding as a region of 
outstanding agricultural products and opportunities.  Approval for further intensive agriculture uses is not to 
be to the detriment of compromising any environmental or other physical constraints which exist within the 
area, or on a particular site. 

4.  A. The drafting of the LSPS is to incorporate statements about the need to be responsive to the rural 
development industry in terms of allowing for innovative approaches to agriculture, mining, tourism and 
other value-adding uses which could promote the economic growth of the region.  This could be subject 
to demonstrating that:  

a. the use will have an economic benefit to the LGA; and  

b. the use is capable of addressing key constraints; and  

c. potential amenity impacts can be satisfactorily mitigated; and 

d. the use is capable of being adequately serviced and is not out-of-sequence*; and 

e. the use contributes to the consolidation of a Protein Precinct/Agricultural Intensification Precinct 
(i.e. is located within areas identified as such in Map 4), in establishing the branding and 
promotion of the Hilltops LGA as the agricultural heart of the region. 

*”not out-of-sequence” means not resulting in unreasonable costs for extending infrastructure and/or not 
being located in isolation from those areas that already have provision of services, or which are more easily 
able to be serviced, relative to its location to existing infrastructure. 

B. In facilitating the above, Council is to develop information packages to assist developers in guiding them 
on where Council wishes intensive agricultural development to be concentrated and what factors need to 
be considered in terms of key, such as:  

a. addressing any constraints (soils, flooding, waterways, slope, bushfire hazards, vegetation etc.); 

b. ensuring that there are no adverse impacts on surrounding amenity, particularly established 
communities and residents; 

c. suitable access to infrastructure or the ability to provide sufficient infrastructure to service the 
development, particularly  including water, electricity and gas; 

d. access to key transport networks such as road and rail;  

e. demonstrated synergies with existing agricultural industries within the surrounding area; 
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NO. STRATEGIC DIRECTION/RECOMMENDATION 

f. proven economic benefits to the LGA in terms of employment opportunities and utilisation of 
local companies and resources where possible. 

Any existing information already produced and published by the NSW State government should be 
incorporated within these information packages. 

5.  Council review the land use table for the RU1 - Primary Production zone of the new LEP, such that all uses may 
potentially be considered, except those which are specifically listed as prohibited development.  Council 
should ensure that no use is listed as prohibited development in the new LEP which is currently permitted 
within the existing LEPs which apply to the Hilltops LGA (i.e. Young LEP, Boorowa LEP and Harden-
Murrumburrah LEP).   

6.  Council to ground truth the extent of the Business zones of each centre as part of drafting the new LEP 
mapping, in considering the following:   

A. The B2 – Local Centre zone be applied to the core of the Young town centre, to be surrounded by the 
current B4 – Mixed Use zone extent for Young (as per Map 5 – Proposed Zoning - Young). 

B. The B2 – Local Centre zone be applied to the current B4 – Mixed Use zone extent for Harden (as per Map 
6 – Proposed Zoning – Harden-Murrumburrah), with land to the south of Albury Street and north of 
Albury Street to the immediate west of the Harden B2 centre, to remain zoned as B4 (as per Map 6 – 
Proposed Zoning – Harden-Murrumburrah).  

C. The current B4 - Mixed Use zone extent remain for Murrumburrah (as per Map 6 – Proposed Zoning – 
Harden-Murrumburrah).  Council could consider specifically mentioning neighbourhood shops, 
neighbourhood supermarket and highway service centre within the Permitted with Consent use table of 
the new LEP, if these types of uses are desired.   

D. The current B2 – Local Centre zone extent should remain for Boorowa, with land to the east of Market 
Street which is currently zoned B2, to be reviewed as part of the preparation of the new LEP to reflect the 
uses and their setting in the open space and recreation area (as per Map 7 – Proposed Zoning – Boorowa).  
There are a number of options that could be explored, including the continuation of the B2 – Local Centre 
zone; application of the B4 – Mixed Use zone; or rezoning to the RE1 – Public Recreation zone.  

E. The current B6 and B7 zone extents within the Hilltops LGA remain unchanged (as per current zoning 
maps).  Council could consider allowing more industrial uses to be Permitted with Consent in the new LEP 
for both of these zones, if these types of uses are desired. 

7.  A. The drafting of the LSPS is to incorporate statements to adopt a flexible and responsive approach in 
allowing the private sector to drive the delivery of any additional industrial land needs, based on the 
specific requirements and needs of the bespoke industries to be developed.  

This could be subject to the industrial development demonstrating that:  

a. It will have an economic benefit to the LGA; and  

b. The use demonstrates that it does not have a detrimental or adverse effect on the designated 
industrial areas/precincts already zoned/identified for these purposes within the Hilltops LGA; 

c. It is an appropriate use for the area in which it is proposed to be located, and the land is best suited 
to meeting the specific needs of the industrial development proposed; and 

d. It is capable of addressing key constraints; and  

e. Potential amenity impacts can be satisfactorily managed; and 

f. The use is capable of being adequately serviced and is not out-of-sequence*; and/or 

B. Council to consider opportunities to develop industrial land, by either purchasing appropriately zoned 
land or utilising existing appropriately zoned landholdings for this purpose. 

*”not out-of-sequence” means not resulting in unreasonable costs for extending infrastructure and/or not 
being located in isolation from those areas that already have provision of services, or which are more easily 
able to be serviced, relative to its location to existing infrastructure.    

8.  A. In facilitating further tourism opportunities in the Hilltops LGA, the drafting of the new LEP should ensure 
that planning provisions continue to allow for: 

a. additional visitor facilities in the Jugiong village centre as demand warrants, including a visitor 
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information centre, motel and camping accommodation, retail, food and beverage outlets, and visitor 
attractions; and  

b. farm-stays and small-scale ancillary visitor facilities on agricultural land. 

More detailed planning provisions may be included within the drafting of the DCP if necessary.   

B. The development of guidelines should be considered to assist with the facilitation of tourism-related uses 
through the planning framework. 

9.  Council to confirm the current environmental constraints that are mapped in the LEP’s and though other maps 
and confirm their extent and currency, when preparing the new LSPS and LEP.  This will help ensure that any 
policy and planning decisions do not inadvertently jeopardise environmental values of the region. 

OTHER RECOMMENDATIONS 

10.  It is recommended that Council resolve its policy position with respect to future water supply, through 
completion of the Integrated Water Cycle Strategy which is currently being finalised.  The findings of the 
Strategy will influence where future development intensification could more easily occur within the Hilltops 
LGA and will need to be considered in drafting the new LSPS/LEP. 

11.  The Freight and Transport Study contains a series of recommendations and actions which have been selected 
based on their capacity to contribute to respond to the strategic needs and achievement of the vision and 
goals for the region’s freight and transport needs.  This separate study should be referred to with respect to 
the specific recommendations and actions, regarding freight and transport for the Hilltops LGA. 

12.  In conjunction with the Canberra Region Joint Organisation, it is recommended that an investigation is 
undertaken of the costs and benefits of providing additional courses at the TAFE institution in the Hilltops LGA, 
including; 

• In conjunction with major local industries, identify the types of education and training for which there 
is most opportunity and need within the Hilltops LGA; 

• Target courses directly related to local agriculture and related trades; 

• Investigate potential for courses related to local mining; 

• Utilise existing TAFE and CSIRO facilities; and 

• Consider a new tertiary facility only if there is sufficient sustained demand that cannot be 
accommodated on existing TAFE and CSIRO sites. 

It is recommended that consideration is given to courses at the TAFE institution in Young that will serve the 
existing major industries of the LGA. Additional courses should focus on agriculture, mining and 
complementary trades.  

 

Potential Additional Courses at Existing TAFE Institution in Young 

Agriculture Mining Trade Other 

• Agricultural Sciences 

• Horticultural Sciences 

• Wine Sciences 

• Soil Science 

• Geology 

• Hydrogeology 

• Mineralogy 
 

• Welding  

• Carpentry 

• Mechanical Engineering 
 

• Veterinary Science 

Source: Foresight Partners, NCEconomics.  

13.  Recommendations on options for expanding processing capacity within the Hilltops region include: 

A. Expanding existing facilities.  Development requirements are more likely to be met if already established. 

B. Avoiding potential discharge to river tributaries critical to downstream regions and populations.  
Development applications in the Eastern part of Hilltops LGA outside of the relevant catchment may have 
less impact on downstream sensitive receiving environments. 

C. Seek to take advantage of short and medium upgrades to road and rail infrastructure. 
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D. Consider investigating for the purpose of developing a co-operative for processing and logistics facilities 
to service all producers. 

E. Maintain the buffers around the existing facilities that can protect them from encroachment of sensitive 
uses (eg residential).   

F. Develop information package on livestock processing and the DA and site requirements, in partnership 
with relevant State Departments. 

14.  It is recommended that a Hilltops tourism strategy be developed and include the following initial priorities: 

A. Facilitate the growth of Jugiong as a daytrip and overnight destination for regional residents and 
interstate traffic on the Hume Highway.  As it currently accounts for a large proportion of visitors to 
Hilltops, Jugiong should be exploited as a visitor Gateway to the LGA and a venue to sell the LGA’s other 
attractions and major events.   

B. In conjunction with major local industries, investigate opportunities for value-adding to existing 
established agricultural industries through agri-tourism.   

C. Investigate whether a single geographic location can be designated as a focus for cherry industry value-
added production, agri-tourism and the annual cherry festival.  As related visitation will be seasonal and 
potentially volatile, a remote location is unlikely to sustain ancillary accommodation and retail facilities, 
and therefore the preferred location is in Young where demand can be met by existing local outlets.   

15.  It is recommended that the agri-tourism node and related retail facilities are integrated with an existing town 
centre to generate mutual support and improve retail sustainability. 

16.  Council to adopt a flexible and responsive approach in allowing the private sector to drive the delivery of any 
additional industrial land needs, based on the specific requirements and needs of the bespoke industries to be 
developed.  Such land must be adequately serviced, to allow industrial development to proceed in a timely 
manner.   

17.  In partnership with the agricultural sector, Council to investigate opportunities for undertaking further 
research and/or a case study to establish adaptation strategies for climate change to ensure the region can 
maintain its competitive advantages and take advantage of future opportunities. 

18.  Council to consider contributing to a business plan for expansion of the relevant/targeted industries including 
agriculture, mining, tourism, education and other population-serving uses such as retail, health care etc. that 
demonstrates to investors and other industry stakeholders that Council will support expansion through 
relevant planning provisions and then seek to develop a specific case study.  

19.  Council to consider providing land to initiate tourism development, and planning provisions to encourage and 
direct new tourism initiatives as and where desired. 

20.  Develop a brand for Hilltops, which builds upon the existing agricultural base for the LGA and achieves a 
concentrated or critical mass of land uses and industries associated with the primary production values of the 
region. 

21.  Consider incentives packages for key industries/uses Council is seeking to encourage within the region, 
including agriculture, mining, tourism, education and other population-serving uses such as retail, health care 
etc.  This could be a combination of:  

A. a targeted marketing program campaign to attract certain uses/businesses to the region; 

B. ongoing business and other support to developers seeking to develop in the region;  

C. improved development assessment processes and timeframes for determining applications, in keeping 
with any State government initiatives in this regard (e.g. potential for online DA processing); and 

D. potential financial incentives(Council policy would need to be established in this regard). 

22.  Through ongoing consultation with established local industries and the business community in terms of 
agriculture, mining, retail, health care, education and tourism, identify the most significant short-term and 
current opportunities for expansion and/or value adding, and the resources and strategies needed to achieve 
it.  Identified priorities and opportunities are to be monitored to gauge progress. 
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It is evident that the development of a new LSPS and LEP is not the only measure required to effectively facilitate 
economic development and growth within the Hilltops region.  A broader approach is needed to provide a clear line of 
sight as to what Council’s policy intent is regarding economic development opportunities for certain industries, supported 
by the range of measures to be implemented to facilitate this.  Drafting a LSPS and new LEP, while foundational, is 
unlikely to be sufficient to achieve the outcomes Council are seeking in providing for enhanced economic development of 
the region as a whole.  

The strategic directions and recommendations outlined provide direction for the preparation of the LSPS and LEP, in 
seeking to facilitate economic growth for the region.  It also provides a number of other recommendations for Council’s 
consideration, in taking an holistic approach to stimulating economic growth for the Hilltops LGA. 
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1 INTRODUCTION 

The Economic Growth and Land Use Strategy for the Hilltops local government area (LGA) will assist Council in examining 
the current economic structure of the Hilltops area and identifying the opportunities for expansion and diversification, 
which will feed into the preparation of the Hilltops Local Strategic Planning Statement (LSPS), Local Environmental Plan 
(LEP) and economic development initiatives.  Council have undertaken to develop the LEP by 2020.   

The previous Preliminary Findings Report for the Hilltops region (11 January 2019), provided a comprehensive overview of 
the initial analysis and consultation conducted, identifying preliminary issues, opportunities and constraints for future 
economic and employment growth of the Hilltops region.  That paper should be read in conjunction with this Strategic 
Directions and Recommendations Report, which takes those preliminary findings and outlines the strategic directions, 
policies and recommendations for informing the preparation of the LSPS and LEP in respect of facilitating economic 
development of the Hilltops region.  

This Strategic Directions Report addresses:  

1. Strategy Purpose 

2. Background Context 

3. Previous Reporting 

4. Opportunities and Constraints 

5. Further Stakeholder Consultation 

6. Informing Drafting of Planning Instruments 

7. Strategic Directions and Recommendations 

A series of strategic directions and recommendations for implementation both within the future preparation of the 
Hilltops LEP and the Local Strategic Planning Statement and for Council’s consideration outside this process are provided.    
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2 STRATEGY PURPOSE 

The purpose and objectives of the Economic Growth and Land Use Strategy are to: 

• gain a realistic understanding of the current economic/commercial structure, operations and capacity of the 
Hilltops Local Government Area;  

• identify realistic and viable opportunities for economic growth and expansion of the Hilltops economy, including 
strategies or approaches that focus on the ongoing operation of the villages in the LGA;  

• establish a viable hierarchy of commercial activities in the LGA that addresses the historical development 
realities and establishes a clear framework for ongoing and longer-term investment in the townships;  

• identify agricultural investment opportunities;  

• identify the location and infrastructure requirements for targeted industries;  

• provide guidance as to the location of any such future opportunities to inform zoning and mapping outcomes for 
a new Hilltops Local Environmental Plan;  

• spatially locate the most appropriate areas for the identified economic opportunities and available capacity; and  

• make recommendations for the land use planning framework to accommodate the growth opportunities of 
existing and emerging industries in the Hilltops region that can be implemented in the short, medium and long 
term, with specific focus on the Hilltops Local Strategic Planning Statement (LSPS) and Hilltops Local 
Environmental Plan (LEP).  
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3 BACKGROUND CONTEXT 

The Hilltops Local Government Area (LGA) is located in the Southern Tablelands of New South Wales, about 350 
kilometres south-west of Sydney and 140 kilometres north-west of the Canberra CBD.  The LGA has a total land area of 
7,140 square kilometres, housing a population of 18,753 in a total of 8,835 dwellings.  Population density is 0.03 persons 
per hectare and average household size is 2.35 persons.  The LGA has three main townships, Young, Boorowa and Harden 
– Murrumburrah, and numerous smaller villages of Bendick Murrell, Bribbaree, Frogmore, Galong, Jugiong, Kingsvale, 
Koorawatha, Monteagle, Murringo, Reids Flat, Rugby, Rye Park and Wombat.  Figure 1 indicates the extent of the Hilltops 
LGA, whilst Figure 2 indicates the Hilltops LGA in the context of its proximity to Canberra and Sydney. 

 

Figure 1 – Hilltops LGA Study Area (Source: Hilltops Council, 2018) 

 
The Hilltops Council was formed in May 2016 by the amalgamation of Young, Harden and Boorowa councils.  The current 
population is forecast to grow to over 30,000 residents by 20324.  Main road transport routes are the Hume and Olympic 
Highways, Burley Griffin and Lachlan Valley Ways and the Melbourne-Sydney railway line.  The Hume Highway is the 
busiest interstate road freight corridor in Australia, which provides direct road networks to major cities.  Canberra and 
Sydney are the closest airports with international flights.  

The study area for the purposes of the Economic Growth and Land Use Strategy is focused around the three main 
townships and their reliant villages.  For the purpose of the report, data has been further defined in primary Urban 
Centres and Localities (UCLs). These areas include the Young UCL, Boorowa UCL and the Harden-Murrumburrah UCL. 
Collectively these UCLs have been defined as the urban areas and all other areas within Hilltops are jointly defined as non-
urban areas. 

                                                                 
4 Hilltops Council: .id adopted population projections. 
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Figure 2 – Hilltops LGA and Surrounding Major Cities (Source: PSA Consulting) 

 

3.1 Land Use 
The Hilltops region is primarily comprised of rural land uses, with the main townships also comprising a mix of residential, 
retail, commercial and industrial areas.  Residential development is largely centred around the main towns and also 
comprises some rural residential areas which have the potential to encroach on rural lands.  The three main townships 
also comprise industrial areas, which are generally located to the west of the town centre in Young; the north north-east 
of Harden-Murrumburrah; and the north-east and south-west of Boorowa.  The town centres of Young, Boorowa and 
Harden-Murrumburrah  each contain a range of predominantly commercial and retail uses. 

The current land use zoning is generally reflective of current land uses and aspirations for the future. Map 1 indicates the 
current land use zoning for the Hilltops LGA.  All current  zoning maps for the LGA and the main townships can be found in 
Appendix 1. 
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Map 1 – Land Use for Hilltops LGA (Source: PSA Consulting)
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4 PREVIOUS REPORTING 

4.1 Economic Analysis 
The Preliminary Findings Report (11 January 2019) identified the current economic structure, including a review of all 
relevant data and information.  That report should be read in conjunction with this report.  The previous economic 
analysis addressed the relative economic strengths and weaknesses of the region and identified opportunities for 
economic growth of the Hilltops LGA, which are addressed below: 

4.2 Key Drivers and Opportunities 

4.2.1 Tourism 

The Hilltops LGA has potential for tourism growth by building on existing primary industries.  Tourism growth 
opportunities are primarily in value-adding in the agricultural production process, which may include:  

• Wine production and tasting facilities that educate and guide tourists through the manufacturing process; 

• Paddock to plate restaurants; and 

• Open wool production factories that allow tourists to see how wool is produced and purchase wool products. 
Flow-on benefits from increased tourism include growth in retail, accommodation and food services, and construction 
industries. 

4.2.2 Retail 

Growth in the Hilltops retail industry is highly dependent on two factors, being population and tourism. Retail trade in 
Hilltops is currently limited by the size of the local market in each community. Online retailing has a small impact on the 
industry as it primarily competes for comparison goods such as apparel, homewares, media, and health and beauty 
products. Convenience goods and services in Hilltops are highly dependent on local market growth. The resident 
population is forecast to grow by 0.4% per year to 2036, therefore any major growth in the retail industry is more likely to 
result from growth in tourism.  

Table 1 presents a breakdown of employment in the Hilltops LGA retail industry. Whilst supermarket/grocery stores 
remain the top retail employer, pharmaceutical and other store-based retailing further broke down into smaller divisions, 
leaving department stores and car retailing as the second and third largest employment divisions. 

Table 1: Distribution of Primary Retail Employment Divisions in Hilltops LGA 

Primary Retail Divisions 
Number 

employed in 
Hilltops 

% 

Supermarket and Grocery Stores 212 26.5 

Department Stores 71 8.9 

Car Retailing 63 7.9 

Pharmaceutical, Cosmetic and Toiletry Goods Retailing 53 6.6 

Clothing Retailing 50 6.3 

Fuel Retailing 42 5.3 

Retail Trade, nfd 37 4.6 

Other Store-Based Retailing 33 4.1 

Fresh Meat, Fish and Poultry Retailing 25 3.1 

Hardware and Building Supplies Retailing 22 2.8 

Motor Vehicle Parts Retailing 19 2.4 

Floor Coverings Retailing 18 2.3 

Furniture Retailing 16 2.0 

Electrical, Electronic and Gas Appliance Retailing 15 1.9 

Other Specialised Food Retailing 14 1.8 

Tyre Retailing 14 1.8 
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Liquor Retailing 13 1.6 

Antique and Used Goods Retailing 11 1.4 

Fruit and Vegetable Retailing 9 1.1 

Manchester and Other Textile Goods Retailing 8 1.0 

Total 745 93.2 

Source: ABS Census 2016 Tablebuilder POW. Does not include ‘inadequately described’, ‘not stated’ or ‘not 
applicable’ work industries or occupations. Nfd: not further defined. Divisions that take up less than 1% of 
employment in the retail industry in Hilltops LGA are not shown but are still counted. 
 

4.2.3 Mining 

The mining industry makes the second highest contribution to Hilltops’ GRP, despite providing only 1.1% of employment 
within the LGA5. Growth opportunities for the mining industry lie in increased mining extraction and value-adding, 
however employment growth is projected to remain low due to the limited employment demand within the industry.  
Development of additional mining extraction sites is restrained by an undersupply of water in the LGA.  Table 2 presents 
the value-added to GRP by industry in the Hilltops LGA, which measures how productive each industry sector is at 
increasing the value of its inputs6. 
 

Table 2 - Value Added to GRP by Industry Sector, 2016-17 

Hilltops Council area - Constant prices 2011/12 2016/17 
5 Year Growth 

(%) 

Industry $m % 
Regional 
NSW% 

$m % 
Regional 
NSW% 

2011/12 to 
2016/17 

Agriculture, Forestry and Fishing 238 30.1 8.0 254 30.3 7.8 6.9 

Mining 32 4.0 6.4 70 8.4 8.1 122.2 

Health Care and Social Assistance 49 6.2 8.8 65 7.8 9.8 34.2 

Construction 77 9.7 12.4 64 7.6 11.7 -17.1 

Retail Trade 51 6.5 6.1 58 7.0 5.9 13.7 

Education and Training 43 5.5 6.8 42 5.0 6.8 -3.2 

Manufacturing 50 6.3 8.5 37 4.4 7.0 -26.9 

Transport, Postal and Warehousing 49 6.3 5.1 36 4.3 5.1 -26.8 

Financial and Insurance Services 30 3.8 4.7 35 4.1 4.5 14.9 

Wholesale Trade 31 3.9 2.8 33 4.0 2.9 7.0 

Public Administration and Safety 30 3.8 6.7 28 3.3 6.8 -8.1 

Accommodation and Food Services 19 2.4 4.0 25 3.0 4.0 31.7 

Other Services 14 1.8 2.5 21 2.5 2.3 49.7 

Professional, Scientific and Technical Services 19 2.4 4.5 21 2.5 4.9 10.3 

Administrative and Support Services 13 1.7 3.2 14 1.7 3.5 9.1 

Electricity, Gas, Water and Waste Services 26 3.3 4.6 14 1.7 3.4 -45.9 

Rental, Hiring and Real Estate Services 12 1.5 2.8 13 1.6 3.2 11.5 

Information Media and Telecommunications 3 0.4 1.3 5 0.6 1.4 51.9 

Arts and Recreation Services 3 0.3 0.7 3 0.3 0.9 3.2 

Total Industries 789 100.0 100.0 837 100.0 100.0 6.2 

Source: .id: Value added by industry sector: Hilltops Council area. Data previous to the LGA amalgamation in 2016 is a 
combination of relative LGA GRPs. 
 
  
                                                                 
5 Based on 2016 data from the ABS Census 
6 Economy .id: Hilltops Council Area: Value Added. 
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4.2.4 Health Care 

The health care industry is the second largest employment sector in the Hilltops LGA, particularly in hospitals and aged 
care residential services7.  Specialised health care services have minimal growth opportunities as they tend to be 
concentrated in larger urban centres. However, demand for general health care, doctors and aged care services will 
increase with a growing and ageing local population. The Hilltops LGA has a relatively high ratio of residents over the age 
of 45 compared to the NSW state average, which is projected to contribute further to industry growth, and generate 
indirect opportunities for additional supporting services. 
 
Employment in the health care industry is concentrated in hospitals and residential care services, which together make up 
more than 50% of employment within the industry (refer Table 3). The Hilltops LGA has 29 General Practitioners per 
10,000 persons8, which is higher than the NSW average of 14 General Practitioners per 10,000 persons9. 

Table 3: Distribution of Employed Persons in the Health Care Industry in Hilltops LGA 

Health Care Divisions  
Number 

employed in 
Hilltops 

% 

Hospitals (except Psychiatric Hospitals) 238 29.8 

Aged Care Residential Services 184 23.0 

Other Social Assistance Services 89 11.1 

Child Care Services 67 8.4 

General Practice Medical Services 55 6.9 

Other Allied Health Services 32 4.0 

Dental Services 21 2.6 

Health Care and Social Assistance, nfd 18 2.3 

Pathology and Diagnostic Imaging Services 17 2.1 

Social Assistance Services, nfd 15 1.9 

Ambulance Services 15 1.9 

Optometry and Optical Dispensing 14 1.8 

Medical and Other Health Care Services, nfd 14 1.8 

Chiropractic and Osteopathic Services 9 1.1 

Specialist Medical Services 9 1.1 

Other Residential Care Services 8 1.0 

Physiotherapy Services 5 0.6 

Total 800 100.0 

Source: ABS Census 2016 Tablebuilder POW. Does not include ‘inadequately described’, ‘not stated’ or ‘not 
applicable’ work industries or occupations. Nfd: not further defined. 

Opportunities for economic growth in this division will arise in conjunction with an aging population. The ratio of 
residents between the ages of 50 and 80 in the Hilltops LGA is higher than NSW. Therefore, employment and economic 
growth within the aged care division is projected to increase in response to the growing proportion of older residents. 

4.2.5 Education 

The Hilltops LGA has a relatively low ratio of young adults due to out-migration for education and work purposes. There is 
potential opportunity to increase the tertiary education options in the Hilltops LGA, with the objective of retaining young 
adults as residents. Educational courses tied to major local industries such as agriculture and mining can contribute to 
long-term industry growth in the Hilltops LGA. 
 

                                                                 
7 As at June 2016. Based on 2016 ABS Census data. 
8 Regional Development Australia: Southern Inland: Hilltops: Economic Snapshot. 
9 Australian Government Department of Health: GP Workforce Statistics 2016-17. 
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Related benefits include an increase in population (particularly in the young adult age bracket), increased employment 
opportunities, and a projected long-term increase in employment and contribution to GRP in the primary growth 
industries. 

Further, with CSIRO establishing the Boorowa Agricultural Research Station (BARS), which will develop and test emerging 
technologies in crop science, agronomy and farming systems, there is a potential opportunity to introduce additional 
courses to the existing TAFE institution in Young that implements practical education at the CSIRO BARS as part of the 
curriculum. This will contribute to a larger skill/knowledge base in precision agriculture and provide opportunities for 
additional research. 

4.2.6 Agriculture  

Agricultural production in Hilltops is relatively diverse across crops (horticulture and broadacre) and protein production.  
Hilltops is an agricultural economy, although it is more diversified than most of the neighbouring LGAs.  Value-adding 
within the region serves to further concentrate exposure to agriculture and presents a primary economic growth 
opportunity for Hilltops.     

The profile of agricultural employment in Hilltops is presented for comparison to LGAs (refer Figure 3)—note the first 50% 
of employment is sheep, beef cattle and grain farming.  The data suggest Hilltops is relatively more diverse than most 
neighbours based on sheep, beef cattle and grain farming, with the exception of Cowra.  Of total Hilltops agricultural 
employment, 76% is related to outdoors livestock and grain (ie, sum of sheep, beef cattle and grain, other livestock and 
dairy excluding poultry).  Hilltops is notable for its relatively large proportions of fruit growing, poultry and other 
livestock, and for small fractions of dairy, mushroom and vegetables, and other crop growing.  As far as Hilltops 
conditions for production are similar to neighbouring LGAs, neighbour’s activities may provide clues and information 
about the potential for similar, related niche or complementary activities within the Hilltops LGA (e.g., potential for 
mushrooms and other vegetables, other poultry, and other livestock). 

 

Figure 3 - Percentage employment by agricultural category, INDP 3 digit level, Hilltops and neighbouring LGAs 

 
The distribution of employment across  agricultural-related manufacturing is shown in the figure below. While there is 
already significant manufacturing of agricultural product, consultation revealed opportunities for further value adding 
were being lost as potential opportunities were being lost to some neighbouring council areas. 
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Figure 4 - Food manufacturing employment for Hilltops residents (Census), INDP 3rd digit level.  Source: ABS (2016) 

 
Per-capita consumption of proteins is relatively stable, however there is a move towards greater pork and chicken 
consumption due to relative prices, and continuity of supply within supermarket availability.  To meet this demand, this 
may present an opportunity for growth in these sectors, which are already established in the LGA. 

Growth in fresh produce and cereals has slowed and domestic demand growth rates are likely to remain low.  Domestic 
demand for cherries has remained relatively flat over the longer-term but demonstrates short-term volatility depending 
on availability and price.  Domestic demand for grapes has remained relatively flat over the longer-term but 
demonstrates short-term volatility dependent on availability and price.   

The Hilltops LGA needs to ensure that its agricultural economic base is diverse and flexible enough to respond to changing 
market demands and is resilient enough to cope with any elements that can affect outputs (e.g. climate and other 
weather events).  Given the identification of agriculture and associated value-adding as some of the best opportunities for 
economic growth of the region, it is important that this established industry within the region continue to be promoted 
and invested in, with sufficient flexibility provided within the planning frameworks to respond to demand and 
opportunities as they arise. 

4.3 Implications for Land Use Planning 
There are some potential implications that growth in the above industries has for land use planning within the Hilltops 
region.  Notably, with respect to the drafting of the LSPS, Council has the opportunity to clearly state its intent with 
respect to the economic future for the region in terms of where it wants to focus its efforts.  It can also seek to outline 
and implement a series of actions and strategies to facilitate the desired outcome in the LSPS.  The LSPS is a strategic, 
visionary document which allows Council to articulate its intent with respect to the local development outcomes it is 
seeking to achieve over a longer term planning horizon.  It helps to tell a story and set the benchmark for more technical 
decisions to be made when drafting the LEP, with respect to allocation of zones, levels of assessment for various uses 
within those zones and specific development provisions.   

 It is understood that the existing framework and planning controls which guide where certain types of development are 
most suitably located will be reviewed as part of the development of the new LEP.  There should be consistency in the 
application of zones and land use tables across the Hilltops region.  Council will need to undertake a rationalisation 
exercise whereby the suite of land use zonings and levels of assessment are consistently applied across the region when 
preparing the new LEP.  The development of the LSPS prior, will establish the local narrative and set the vision for the 
region in an economic (and other development) sense, with the LEP drafted to facilitate the desired outcomes 
determined by the LSPS.  High level recommendations for the drafting of the LSPS and LEP are outlined in section 8.     

  

Meat & Meat Product 
Manufacturing, 63, 32%

Bakery Product Manufacturing, 56, 29%Other Food Product Manufacturing, 25, 13%

Grain Mill & Cereal Product 
Manufacturing, 21, 11%

Beverage Manufacturing, 17, 9%

Fruit & Vegetable Processing, 8, 4%

Food Product Manufacturing, nfd, 3, 1%
Oil & Fat Manufacturing, 3, 1%
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5 OPPORTUNITIES AND CONSTRAINTS 

The two largest value-adding industries to the Hilltops GRP are agriculture and mining ($254m and $70m respectively, 
June 2016-17).  Key opportunities in these industries include mining extraction, value-adding in the agricultural industry, 
agricultural related tourism and agricultural and mining related education.  

The table below forecasts economic and employment growth potential in selected industries.  The greatest opportunities 
for increased GRP are agricultural intensification, agricultural value-adding, and mining extraction.  The biggest 
opportunities for employment growth are agricultural value-adding and agricultural-related tourism. 

Key Growth Opportunities by Industry Division 

Industry 
Economic Growth 

Potential 
Employment Growth 

Potential 

Agricultural Production Moderate - high Low - moderate 

Agricultural Value-Adding High High 

Mining Extraction High Low 

Mining Value-Adding Moderate Low 

Tourism (build around rural/agriculture amenity) Moderate High 

Tourism Moderate Moderate 

Tertiary Education Moderate Low 

Source: ABS Tablebuilder, Foresight Partners 
 
The primary constraints to agricultural value-adding and mining extraction opportunities are: 

1. Ensuring sufficient water supply; 

2. Freight transport capacity and costs; 

3. Lack of targeted tertiary education; and  

4. Lack of processing facilities in Hilltops. 

 
Secondary constraints include: 

1. Maintaining retail viability10; 

2. Tourism impact of iconic attractions to stimulate tourism; 

3. Access to markets; 

4. Availability of serviced land; 

5. Emerging climate change risks; and 

6. Environmental constraints. 

Overcoming the four primary constraints will allow Hilltops to pursue the identified growth opportunities, which will 
stimulate growth and naturally address many secondary constraints. Therefore, in order to grow the economy 
sustainably, Hilltops needs to focus on addressing water, transportation, education and processing.  A more detailed 
analysis of these constraints is provided in the following sections of this report and provides a series of “other 
recommendations” (which are generally non-planning instrument related) moving forward.  These other 
recommendations are also summarised in section 8 of this report for completeness. 

  

                                                                 
10 Retail is defined as the sale of goods and services for use or consumption and therefore includes the food and beverage 
facilities. 
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5.1 Water Supply 
In general, the LGA is very well supplied with more than 400km of potable water pipelines owned by Council, which reach 
9 reservoirs and numerous small communities.  The only town with water security issue is Boorowa.  However, a recent 
funding announcement has been made regarding a study for the Boorowa Pipeline, linking Boorowa and Jugiong, whose 
purpose would be to support both the commercial uses of water, as well as urban domestic supply.  Water supply can 
potentially be a significant constraint to the expansion of both the agricultural and mining industries, the two largest 
contributors to Hilltops’ GRP, if supply is not available in those localities where these industries are seeking to develop or 
intensify.  Long-term concerns include a reduction in the population growth rate and constraints to the expansion of 
industries that are vital to economic growth such as agriculture and mining. 

5.1.1 Water Constraints to the Agricultural Industry 

Water from all sources is a vital input to primary production and value adding industries.  Historically, Hilltops LGA has an 
annual average rainfall of 600mm/year, consistent across the region, with a low to moderate variability in a zone 
extending along the south eastern seaboard (refer section of 4.2 of Appendix 2 of the Preliminary Findings Report).   

5.1.2 Groundwater 

Some areas of the Hilltops LGA have access to groundwater.  Of those with access, quality varies across fresh to brackish, 
brackish and saline. 

   

Figure 5 -  Lower aquifer table (left), upper aquifer watertable (centre), lower aquifer salinity 2007-2017.  [L&C:  green 
vertical arrows signify recharge, red drawdown, yellow no change.  R:  blue—fresh to marginal, yellow—marginal, 
orange—saline.]  Source:  BOM Australian Groundwater Insight 

 

5.1.3 Water Supply Infrastructure 

The Hilltops towns of Young, Wombat, Harden-Murrumburrah, Jugiong, Galong, Kingsvale and Prunevale are connected 
to a reticulated network supplied by Goldenfields Water County Council (GWCC) scheme and distributed via the Hilltops 
Council (HC) scheme.  Council also operates a treated water supply scheme at the town of Boorowa. 

GWCC services a group of local government areas:  Bland, Narrandera, Coolamon, Temora, Junee, Cootamundra-
Gundagai and Hilltops.  While GWCC’s network is not intended to supply for agricultural purposes, up to 150mm non-
residential high-volume offtakes are available.  Other Hilltops townships rely on non-reticulated sources (typically rainfall 
and bulk transported supply). The existing infrastructure is nearing capacity in many areas and the costs of augmentation 
will be significant. This creates a significant impediment to intensive production and value adding, where an affordable 
and reliable water supply is critical to underpinning new development. 

Consumption charges (2017/18; per kilolitre) were $2.31 for residential users, and $2.08 for non-residential high-volume. 
While these charges are relatively low for urban and industrial users compared to many LGAs, they are cost-prohibitive 
for virtually all agricultural pursuits (stock watering for pigs and poultry potentially being the exception).  

While average rainfall over the region is generally around 600mm per annum, the level of variability compared to many 
competing regions is relatively low.  

While groundwater is an option in some areas, salinity can be a constraint on current use and a risk of increased use.  

Available water supply within the Hilltops LGA may cause greater impacts for some agricultural industries than others – 
for example, ducks need treated water, however pigs do not. 
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There are numerous remote small villages and rural localities throughout the LGA without a reticulated potable water 
supply including Bribbaree, Frogmore, Godfreys Creek, Hovells Creek, Maimuru, Milvale, Monteagle, Mount Collins, Reids 
Flat, Rugby, Rye Park, Taylors Flat, Thuddungra, Wirrimah, and part of Wyangala.  Residents in these localities and on 
rural properties predominantly rely on roof rainwater and/or groundwater bores for water supply. 

It is understood that there are generally issues with providing emergency storage for Hilltops’ villages supply, but not in 
the main towns.  The primary issue is aging water infrastructure, with the costs of upgrading being significant (e.g. old 
distribution water main and reservoirs).  This could potentially create an impediment to intensive production and value 
adding, where an affordable and reliable water supply is critical to underpinning new development. 

5.1.4 Water Supply to the Mining Industry 

Raw water is a primary resource for mining extraction and processing, which is often non-reusable for toxicity reasons.  
Council does not regulate the provision of raw river water, however there is sufficient potable water distributed around 
the LGA through the pipeline, although Council has issues to maintain them all.  Access to raw water supply in the Hilltops 
LGA could be a constraint to expanding the mining industry if this can not be easily accessed.  
 
The mining industry in the Hilltops LGA produces rare metals, lyme, magnesium, lithium, sand and other building 
materials such as road base11. Most organisations purchase the water needed for mining operations11. The mineral mining 
industry uses water for operational activities that include: 

• Transport of ore and waste in slurries and suspension; 

• Separation of minerals through chemical processes; 

• Physical separation of material such as in centrifugal separation; 

• Cooling systems around power generation; 

• Suppression of dust, both during mineral processing and around conveyors and roads; 

• Washing equipment; and  

• Dewatering of mines12. 

5.1.4.1 Opportunities for Mining Expansion 

Although a relatively large amount of water is needed for mining extraction and processing, value-added in mining is very 
high and therefore places a high value on the water used to produce it. Mining growth opportunities include the 
extraction of rare metal products located to the north west of Young, and increased production and expansion of current 
mining organisations11. 

5.1.4.2 Integrated Water Cycle Management Strategy 

The Integrated Water Cycle Management Strategy currently being undertaken by Council should assist in resolving the 
policy position for Council.  It is expected that the findings of that Strategy will influence where future development 
intensification could more easily occur within the Hilltops LGA and will need to be considered in drafting the new 
LSPS/LEP. 

Other Recommendation #1 

It is recommended that Council resolve its policy position with respect to future water supply, through completion of 
the Integrated Water Cycle Strategy which is currently being finalised.  The findings of the Strategy will influence where 
future development intensification could more easily occur within the Hilltops LGA and will need to be considered in 
drafting the new LSPS/LEP. 

5.2 Freight Transport Capacity and Costs 
Hilltops exports large amounts of agricultural and mining products both interstate and internationally. The use of 
transport for freight is a vital input to value-adding and mining extraction growth opportunities. Key opportunities to 
improving the transportation of freight network include re-opening the Cowra Railway Lines and fixing/widening roads 
between Hilltops and surrounding major cities. Long-term outcomes for addressing these opportunities include: 

                                                                 
11 Advised by Hilltops Council 
12 Water in Mining and Industry, CSIRO 2011. 
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• Increased GRP; 

• Reduced supply chain costs, increasing the global competitiveness of the agricultural industry;  

• A reduction in carbon emissions (rail freight emits 75% less greenhouse gas emissions per tonne of freight moved 
compared to road freight13); 

• An anticipated decrease in road accidents causing death or serious injury, which are nearly three times more likely in 
comparison to rail14; and 

• A reduction in road congestion and noise. 

The Freight and Transport Study being prepared for Hilltops Council provides further detail in this regard.  It identifies 
three strategic needs which set the direction for development of the Vision and Goals for freight and transport within the 
Hilltops LGA, as well as informing the identification and assessment of action and recommendations.  These strategic 
needs are:  

1. Developing and expanding the Higher Mass Limits (HML) and Greater Mass Limits (GML) Networks 

2. Road safety 

3. Reinforcing access to freight hubs, regional centres and key ports 

A number of actions have been developed within the Freight and Transport Study in response to the strategic needs 
identified through research, analysis and stakeholder engagement. They provide opportunities to enhance the existing 
transport system with a focus on the freight network.  

Transport is vital in supporting the aspirations of the Hilltops community and the ongoing operations and growth of local 
businesses. A transport network that supports the needs of the community and local businesses and responds to 
changing demand, and particularly drivers for freight movement, will support the growth of Hilltops into the future. A 
strong transport network can also be the catalyst for new investment and the attraction of new businesses and / or 
industries to Hilltops. 

It is acknowledged that the fiscal environment means Council has to do a lot more with less funding. The ongoing 
maintenance of the road network to the current standard alone requires significant investment and uses a majority of 
Council budget. As a result, funding for upgrades outside of the maintenance program are required from other sources, 
such as the State government.  

5.2.1 Western Sydney Aerotropolis 

With respect to air transport of perishable goods from the Hilltops LGA, the proposed Aerotropolis is an airport 
development in Western Sydney that will serve an established market of more than two million people.  It is expected 
that domestic and international air freight services for perishable goods will be driven by the level of demand generated 
by Hilltops producers and buyers (and producers in surrounding LGAs).  When its perishable goods infrastructure and 
flights are operating, Aerotropolis is considered likely to be a preferred alternative to Kingsford Smith because of shorter 
travel times and improved accessibility from the Hilltops LGA.  However, it is also expected that when a sufficient volume 
of perishable freight services is reached, Canberra Airport would also want to compete for that business and would be the 
preferred airport for Hilltops primary producers.   
 
It is noted that the Western Sydney Aerotropolis is not anticipated to commence operations until 2026.  It is also 
uncertain whether it will have the capacity to provide the air freight services that Hilltops buyers and producers might be 
seeking upon commencement of operations, as these services may take time to establish. 
 
The new Toowoomba Wellcamp Airport may represent an appropriate model for determining the volume of perishable 
freight needed to support dedicated perishable air freight services from Canberra Airport.  It already has a weekly non-
stop 747 freighter service to Hong Kong and it is understood that this specialises in fresh produce and dairy products.  The 
airport also has specialised cargo terminal facilities to support the service15.  

                                                                 
13 Energy Exchange: Rail freight transport, 2018 
14 The Australian Rail Track Corporation: InlandRail: the Case for Inland Rail 
15 Further information can be found at: https://www.wellcamp.com.au/corporate/cargo/cargo-services/ 

https://www.wellcamp.com.au/corporate/cargo/cargo-services/
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Other Recommendation #2 

The Freight and Transport Study contains a series of recommendations and actions which have been selected based on 
their capacity to contribute to respond to the strategic needs and achievement of the vision and goals for the region’s 
freight and transport needs.  This separate study should be referred to with respect to the specific recommendations 
and actions, regarding freight and transport for the Hilltops LGA. 

5.3 Lack of Targeted Tertiary Education  
The Hilltops LGA has a significantly lower ratio of persons aged between 20 and 45 than the NSW average16. There is an 
opportunity to reduce the out-migration of young adults by creating tertiary education options within the Hilltops LGA 
that focus on local industries and employment opportunities. Additional tertiary education options will help to retain 
young adults in the LGA. 

5.3.1 Tertiary Education Opportunities 

There is currently a TAFE institution within Young and a CSIRO Boorowa Agricultural Research Station (BARS) in the 
Hilltops LGA. The TAFE institution offers a total of 37 courses that primarily relate to business, engineering, retail and 
beauty services, and child education and care. There are few courses of particular value to the agriculture and mining 
industries, thus limiting growth potential. Additional complementary courses that would provide economic benefit 
include various trades, particularly in the construction and electrical industries. As there are several unused classrooms 
within the TAFE institution in Young, there is an opportunity to provide more courses at the facility without significant 
additional capital expenditure.  
In the long-term, a new site for a tertiary education facility (such as a Charles Sturt campus) should only be considered if: 

• Significant and sustained demand exceeds the student capacity of the existing TAFE institution; and 

• The option to expand the existing TAFE institution is not feasible.  

Similarly, where an expansion for practical learning is required, the preferred location is at the existing CSIRO BARS. The 
CSIRO BARS is an agricultural research facility capable of delivering CSIRO’s agricultural requirements into the future17. 
The facility tests emerging technologies in crop science, agronomy and farming systems, providing a practical learning 
opportunity for students studying courses in agriculture. Students studying relevant courses at the TAFE institution in 
Young would have an opportunity for practical learning in an already established environment that is relatively close to 
the TAFE campus. Therefore, preliminary and ongoing costs to Council would be reduced. 

5.3.2 Benefits of Additional Courses at the TAFE in Young 

Additional courses in agriculture, mining and related trades at the TAFE institution in Young would provide benefits to the 
Hilltops community and Hilltops Council. The Hilltops community would benefit through: 

• Increased tertiary education options in the local community; 

• Larger local population of students and supporting staff; 

• Local employment opportunities upon graduation; and 

• Practical experience at the CSIRO BARS. 

The benefits to Hilltops Council include: 

• A forecast increase in LGA population; 

• A forecast decrease of young adult out-migration; 

• Minimal costs due to utilisation of existing infrastructure; 

• No need for allocation of additional land; 

• Growth opportunities for the CSIRO BARS; 

• Education that directly relates to major industries within the LGA; and 

• An increase in students with relevant tertiary education for employment in the Hilltops LGA. 

                                                                 
16 ABS Census, 2016. 
17 CSIRO 
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5.3.3 Constraints 

The opportunity to implement additional courses to the TAFE program at Young is bound by several constraints including 
the need for: 

• The provision of facilities; 

• A critical mass of demand; and 

• State Government support. 

5.3.4 Examples of Other Tertiary Education Institutions 

There are many regional and rural tertiary education campuses within Australia that are potential models for agricultural-
related and mining-related courses at Young.  Several of these are outlined below. 

5.3.4.1 Charles Sturt University 

Charles Sturt University (CSU) has a number of campuses throughout regional NSW including Wagga Wagga, Orange, 
Dubbo, Bathurst, Port Macquarie and Albury-Wodonga. The university also has the highest graduate employment rate in 
Australia18.  CSU offers courses in agricultural and wine sciences amongst many other pathways. These courses include 
agribusiness, agriculture, horticulture, natural resources and land management, viticulture, and wine. 
 
In 2015, the CSU campus in Orange NSW had a total of 1,137 enrolled students, with 601 students studying internally, and 
542 classified as non-local to the Orange LGA19. It is evident that the facility has attracted additional young adults to the 
Orange LGA. In the same year, the campus operations also generated the largest contribution to FTE employment in the 
Orange LGA. Internal students enrolled at CSU contributed $3.1 million in GRP, $1.6 million in household income, and 24 
FTE jobs to the Orange LGA19.  
 
CSU demonstrates that successful implementation of a tertiary education program can lead to increased employment, 
GRP, household income, and population.  

5.3.4.2 Queensland Agricultural Training Colleges 

The Queensland Agricultural Training Colleges (QATC) was established in 2014 and delivers Australian outback theory and 
practical learning, incorporating English, mathematics and science skills to complement the agricultural skill that are 
taught20. Colleges are established at Emerald, Berrigurra Station, Longreach, Ayr, Bundaberg, Charters Towers, Dalby, 
Mackay, Rockhampton, Walkamin and Toowoomba. 

The QATC states that “QATC’s residential training colleges at Longreach and Emerald are underutilised, operating at a 
substantial loss and are not meeting student target numbers. To support the growth of new industries including tourism 
and hospitality, allied health and mining, more modern, diversified and flexible training options are needed and this is 
beyond the current focus and ability of QATC21”. Therefore, due to a lack of support for new industries, the colleges will 
cease operation after 201921.  

The experience of QATC indicates that the viability and demand for local tertiary education is directly related to the scale 
of related local industries and local job opportunities. 

5.3.4.3 The University of Sydney School of Rural Health 

The University of Sydney has two Schools of Rural Health in Dubbo and Orange, NSW. Although the courses offered 
pertain to health, the campus is an example of a successful rural tertiary education facility that allows students to study in 
a rural area. Due to operational success and Federal Government funding, the School of Rural Health is currently in the 
process of expanding the Dubbo campus into a Graduate School of Medicine, which will aim to attract more students 
from the local region and other rural and remote communities. 

5.3.5 Considerations 

Based on the experience of comparable tertiary education campuses, the criteria for success in operating a tertiary 
education institution which are relevant to Hilltops, include the following: 

                                                                 
18 Charles Sturt University: CSU retain highest employment rate for graduate, 24/09/2018 
19 Economic Impact of Charles Sturt University, 2015 
20 Queensland Agricultural Training Colleges Website 
21 Queensland Agricultural Training Colleges: Changes to QATC 
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• Provide courses that relate to minor industries (such as tourism) only when the local industry is well established 

to ensure sufficient demand and local employment opportunities. An available course related to a minor or non-

existent local industry will not aid significantly in the local development of that industry. The offered course 

needs to support an existing major local industry in order to provide synergy with the industry, and genuine local 

employment opportunities for graduates; 

• Utilise existing institutions such as the TAFE in Young and the CSIRO BARS, rather than create new institutions, 

which would have significant associated risks and costs; and 

• Seek opportunities to establish additional tertiary education programs, where initial and ongoing costs to council 

are minimised. For example, utilising existing infrastructure prior to establishing new developments.  

Other Recommendation #3 

In conjunction with the Canberra Region Joint Organisation, it is recommended that an investigation is undertaken of 
the costs and benefits of providing additional courses at the TAFE institution in the Hilltops LGA, including; 

• In conjunction with major local industries, identify the types of education and training for which there is most 

opportunity and need within the Hilltops LGA; 

• Target courses directly related to local agriculture and related trades; 

• Investigate potential for courses related to local mining; 

• Utilise existing TAFE and CSIRO facilities; and 

• Consider a new tertiary facility only if there is sufficient sustained demand that cannot be accommodated on 

existing TAFE and CSIRO sites. 

It is recommended that consideration is given to courses at the TAFE institution in Young that will serve the existing 
major industries of the LGA. Additional courses should focus on agriculture, mining and complementary trades.  

Potential Additional Courses at Existing TAFE Institution in Young 

Agriculture Mining Trade Other 

• Agricultural Sciences 

• Horticultural 
Sciences 

• Wine Sciences 

• Soil Science 

• Geology 

• Hydrogeology 

• Mineralogy  

• Welding  

• Carpentry 

• Mechanical 
Engineering  

• Veterinary Science 

Source: Foresight Partners, NCEconomics.  

5.4 Lack of Livestock Processing Capacity in Hilltops 
Gaps exist in livestock processing capacity in the Hilltops region.  Presently, pigs have to be freighted outside of the 
Hilltops region for processing, predominantly to Melbourne, while poultry is predominantly processed in Sydney and 
Melbourne.  The limited processing facilities in Hilltops are a key constraint to agricultural value-adding. More abattoirs 
and packaging facilities would promote GRP and employment growth in Hilltops, however a key constraint is that such 
factories need adequate water supply that is non-reusable.  

It is unclear if minimum viable throughput of pigs and cattle would exceed thresholds to create economies of scale for 
livestock processors.  Anecdotal evidence suggests spare capacity for beef and sheep at the Young abattoir, while the 
recently established pork abattoir in Melbourne has a capacity of 4,000 pigs/day. 

Local abattoirs do not service all protein commodities, and much of the potential value adding is being conducted outside 
the Hilltops.  A lack of infrastructure services (water, energy, road access and even accommodation for workers) can 
create a major impediment to processing and value-adding depending on the preferred location of value-adding projects.  

Grain handling and storage infrastructure is significant across the region, but enhancements to the network could be 
made.  The lack of appropriately serviced industrial land which can meet the requirements of specific industries may also 
be an apparent impediment to some developments.  However, it is suggested that this needs to be responded to on an 
as-needs basis, rather than simply zoning additional industrial land, and this should be driven by the private sector in 
response to specific industry needs, rather than by Council through the preparation of the new LEP. 

Further barriers to establishing new facilities include: 
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• Infrastructure including water supply constraints, the cost of accessing energy networks, and the potential road 
network (depending on site location). These constraints have been consistently highlighted during consultation, 
but can be very location-specific. 

• Community and government regulatory concerns about water quality and other third-party impacts. This 
includes the risks of effluent runoff and on restriction of discharge of waste effecting food quality, and odour 
impacting residential areas.  Previous development applications for abattoirs in Hilltops have been resisted and 
rejected based on downstream town offtakes, odour, and concerns about environmental water pollution. 

Other Recommendation #4 

Recommendations on options for expanding processing capacity within the Hilltops region include: 

• Expanding existing facilities.  Development requirements are more likely to be met if already established. 

• Avoiding potential discharge to river tributaries critical to downstream regions and populations.  Development 
applications in the Eastern part of Hilltops LGA outside of the relevant catchment may have less impact on 
downstream sensitive receiving environments. 

• Seek to take advantage of short and medium upgrades to road and rail infrastructure. 

• Consider investigating for the purpose of developing a co-operative for processing and logistics facilities to service 
all producers. 

• Maintain the buffers around the existing facilities that can protect them from encroachment of sensitive uses (eg 
residential).   

• Develop information package on livestock processing and the DA and site requirements, in partnership with 
relevant State Departments. 

5.5  Secondary Constraints 

5.5.1 Tourism 

5.5.1.1 Current Visitor Profile 

The Hilltops Council Economic Action Plan highlights that visitation to the Hilltops LGA is modest and experiencing 
minimal growth.  In 2016: 

• There were around 274,000 visitors to the LGA, 57% of whom (156,000) were daytrippers.  It is estimated that 

many of the daytrippers travelled only as far as the food and beverage facilities at Jugiong. This is likely due to 

the convenient location of Jugiong which is adjacent to the Hume Highway. 

• Only 43% of visitors (118,000) stayed overnight.  Almost all were domestic (mainly from the ACT) with only 1% 

(2,000) originating from overseas. 

• Since 2006, visitation to the Hilltops LGA has grown by an average of only 1% a year. 

Of particular importance is that most overnight visitors to Hilltops are staying with friends and relatives, and that around 
40% of visitors are age 55+.22 

The profile of visitors indicates that friends and relatives are the current principal generator of overnight visits to the LGA, 
rather than any characteristics of the LGA itself.  The profile demonstrates that the LGA currently lacks the scale, 
distinctiveness or variety of features to be a truly competitive visitor destination, and that much of the current visitation 
is linked to the LGA’s resident population, which is growing at only around 0.5% a year. 

A major constraint to tourism growth in the LGA is its distance from major population centres and the relative 
convenience of alternative visitor destinations, including the ACT and growing winery attractions in the Yass region.  
However, the visitor profile also confirms that the features of the Hilltops LGA have yet to be exploited, suggesting a 
significant potential opportunity to increase visitor numbers.   

5.5.2 Considerations 

The economic, market and location characteristics of the Hilltops LGA indicate that significant growth of its tourism 
industry should be guided by the following criteria:  

                                                                 
22 AEC, Hilltops Council Economic Action Plan, February, 2018, p. 5. 
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• Capitalise on the inherent strengths of the Hilltops economy including agriculture and fresh produce; 

• Additional visitor attractions that are unrelated to the LGA’s existing major industries should not be prioritised 
unless initiated and funded by the private sector. Current visitor attractions that are unrelated to the LGA’s 
existing major industries such as the Chinese Tribute Garden Blackguard Gully and the Chinese Museum Project 
should increase in visitor counts prior to the investment of any additional attractions within the same category; 

• Target the common preferences of most visitor market segments as identified in the Hilltops Council Economic 
Action Plan, particularly: 

o Food and wine;  
o Nature / adventure / outdoors (such as Touts lookout);  
o Festivals and events; and 
o Heritage (e.g. Rail, Light Horse, Bill the Bastard). 

• Focus on distinct points of difference that can help to attract regional visitation, such as cherry and wool 
production; 

• Highlight and enhance a select few annual events related to the region’s economy and history, such as the 
Cherry Festival, Kite Festival, Irish Woolfest and Chinese Festival; 

• In view of Hilltops’ location, create strategies that will justify overnight or multi-night visits to the region; 

• Facilitate visitor growth by permitting land uses that will support tourism including farm stay accommodation, 
recreational vehicle parks, value adding industries (such as agricultural product processing) and ancillary 
businesses such a retail and food & beverage in visitor venues. 

• Provide Council support that facilitates private sector investment at minimal direct and/or ongoing financial cost 
to the Council.  Strategies can include provision of Council land to initiate development, and planning provisions 
to encourage and direct new tourism initiatives as and where desired.  

LEP Recommendation #5 

A. In facilitating further tourism opportunities in the Hilltops LGA, the drafting of the new LEP should ensure that 
planning provisions continue to allow for: 

a. additional visitor facilities in the Jugiong village centre as demand warrants, including a visitor information 
centre, motel and camping accommodation, retail, food and beverage outlets, and visitor attractions; and  

b. farm-stays and small-scale ancillary visitor facilities on agricultural land. 

More detailed planning provisions may be included within the drafting of the DCP if necessary.   

B. The development of guidelines should be considered to assist with the facilitation of tourism-related uses through 
the planning framework. 

Other Recommendation #6 

It is recommended that a Hilltops tourism strategy be developed and include the following initial priorities: 

• Facilitate the growth of Jugiong as a daytrip and overnight destination for regional residents and interstate traffic 
on the Hume Highway.  As it currently accounts for a large proportion of visitors to Hilltops, Jugiong should be 
exploited as a visitor Gateway to the LGA and a venue to sell the LGA’s other attractions and major events.   

• In conjunction with major local industries, investigate opportunities for value-adding to existing established 
agricultural industries through agri-tourism.  Investigate whether a single geographic location can be designated 
as a focus for cherry industry value-added production, agri-tourism and the annual cherry festival.  As related 
visitation will be seasonal and potentially volatile, a remote location is unlikely to sustain ancillary accommodation 
and retail facilities, and therefore the preferred location is in Young where demand can be met by existing local 
outlets. 

5.5.3 Retail 

5.5.3.1 Key Characteristics 

The amount of retail floorspace that is sustainable within the Hilltops LGA is determined by the size of the local resident 
market in each community.  With a total population of less than 20,000 and a relatively small number of annual visitors, 
the LGA is not large enough to support a regional or subregional shopping centre.  Inspections undertaken conclude that 
there is little potential to support significant additional retail floorspace within Hilltops in the foreseeable future. 
 
Online retailing is capturing a small (8%) but growing share of retail expenditure in Australia. Internet shopping is mainly 
concentrated in comparison goods where selection and price are important (eg. apparel, homewares, electronics, gifts, 
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leisure products).  It is much less competitive in convenience goods and services such as food and groceries, restaurants / 
cafes and personal services. 
 
Considerations could be made to extend retail hours to improve the Hilltops night economy, however such considerations 
should only be made in response to market opportunities. An option for retailers to extend their hours may allow 
individual retailers to remain trading only if the benefit outweighs the costs. 
 
Online Shopping in Australia – 2017 
 

 
 
Source: Australia Post, 2018 eCommerce Industry Paper 

 
The retail infrastructure of the Hilltops LGA is dominated by retailers of convenience goods and services which reduces 
the competitive impact from both large urban centres outside of the LGA, and from online retailers. 

5.5.3.2 Retail Opportunity 

In the Hilltops LGA, additional retail facilities will only be sustainable if there is growth in the local markets that they 
serve.  As described in this report, the Hilltops’ resident population is forecast to grow by an average of only 0.4% a year 
to 2036, indicating minimal growth potential for retailing serving the resident market. 

In the foreseeable future, the main opportunity for retail growth is likely to be in response to growth in the local visitor 
market, but this is expected to be limited in scope and locations. In the short term, there is potential to increase visitation 
to Jugiong by both daytrippers and overnight visitors, which could potentially support some additional shops and services 
there. 

In the longer term, establishment of an agri-tourism node could also generate additional local spending by visitors.  
However, it is noted that visitor expenditure is typically seasonal and inherently volatile.   

Other Recommendation #7 

It is recommended that the agri-tourism node and related retail facilities are integrated with an existing town centre to 
generate mutual support and improve retail sustainability. 

5.5.4 Access to markets  

Hilltops LGA is 4 to 6.5 hours from major domestic markets and sea ports, and 2 to 4 hours from nearest export airports. 

Heavy vehicle access within Hilltops LGA is currently restricted, although is expected to increase in availability and 
potentially cheaper with road and rail upgrades due to commence in the next few years. 

Given the geographical spread of productivity across Hilltops and the time-sensitive nature of much of the product 
(stock), road limitations are probably the greatest transport constraint to development. 

The Freight and Transport Study being prepared for Hilltops Council provides further detail in this regard.  It identifies 
three strategic needs which set the direction for development of the Vision and Goals for freight and transport within the 
Hilltops LGA, as well as informing the identification and assessment of action and recommendations.  These strategic 
needs are:  

1. Developing and expanding the HML and GML Networks; 

2. Road safety; and 

3. Reinforcing access to freight hubs, regional centres and key ports. 
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Other Recommendations 

Refer previous recommendations in section 5.2.1 of this report. 

5.5.5 Availability of serviced land 

Consultation has raised the lack of serviced industrial land across much of the LGA. Furthermore, food manufacturing 
(particularly when attached to retail outlets) often requires a ‘clean zone’ within an industrial estate to limit the likelihood 
of contamination by adjacent manufacturing entities.  However, as there is no real demand for additional industrial land 
within the Hilltops LGA (including land zoned for B6- Enterprise Corridor and B7 – Business Park), based on modest 
population growth, it may be more advantageous for Council to allow the private sector to drive the delivery of additional 
industrial land/development within the region, which is expected to primarily be influenced by value-adding to existing 
established industries within the LGA.  Responding to the individual request or needs of developers on an as-needs basis 
which can respond to specific requirements in terms of location, accessibility and servicing, may be more preferable.  A 
flexible and responsive approach is recommended in this regard.   

Additionally, Council may like to consider acting as developer with respect to bringing more serviced industrial land to the 
market.  This would require Council to resolve to purchase land for this purpose, or to utilise existing landholdings in 
appropriate locations to develop land for industrial purposes with a view to making this available for prospective 
industrial development.  This is further addressed in section 7.2.3 of this report. 

Other Recommendation #8 

Council to adopt a flexible and responsive approach in allowing the private sector to drive the delivery of any additional 
industrial land needs, based on the specific requirements and needs of the bespoke industries to be developed.  Such 
land must be adequately serviced, to allow industrial development to proceed in a timely manner.   
 

5.5.5.1 Emerging climate change risks 

Climate change risk pervades agricultural input, economic and financial supply chains. This relates to both water 
availability and temperatures. 

Through to the year 2100, NSW sheep-wheat regions can expect continuing heating and drying, with rainfall reduced but 
more volatility. 

Climate change will create a more challenging physical environment for investment and intensity of production in the 
future.  

Council may seek to investigate the potential to undertake a case study as a joint partnership, to establish adaptation 
strategies for climate change, which could potentially have future implications for further agriculture intensification in the 
LGA. 

Other Recommendation #9 

In partnership with the agricultural sector, Council to investigate opportunities for undertaking further research and/or 
a case study to establish adaptation strategies for climate change to ensure the region can maintain its competitive 
advantages and take advantage of future opportunities. 

5.5.6 Environmental constraints 

There are a number of environmental considerations that also need to be considered within the broader economic 
development and land use planning framework. While issues such as water supply and climate are addressed previously 
in this report, there are also a number of issues that need to be considered, depending on the type of development and 
its proposed location. These include: 

• Sensitive receiving environments, particularly waterways. Runoff and discharge from more intensive agriculture 
and other value adding activities can have a major impact on sensitive waterways. This is particularly the case on 
the southern area of the LGA where many local waterways drain to the Murrumbidgee. In addition to the 
impacts on the ecosystem health of the waterways, elevated levels of nutrients and pathogens can have 
detrimental impacts on the costs of water supply (more treatment needed) and the safety of water supplies for 
potable uses. Therefore, it would be prudent to encourage intensification in areas away from sensitive receiving 
environments and/or ensure runoff and discharge related risks are effectively managed in more sensitive areas. 
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• Native grasses and vegetation. While native vegetation is limited in the Hilltops LGA, there are significant areas 
of Box Gum Grassy Woodlands, an endangered ecological community under the Australian Government’s 
Environmental Protection and Biodiversity Conservation Act 1999. Care will need to be taken to ensure that 
policy and planning decisions of Hilltops Council do not inadvertently jeopardise these values. 

• Odour and noise. Activities such as abattoirs and intensive animal production facilities can results in negative 
amenity impacts on surrounding area, particularly urban settlements. Care will need to be taken to ensure that 
policy and planning decisions of Hilltops Council do not inadvertently jeopardise amenity values. 

• Animal welfare and biosecurity. Climate change will create additional challenges for animal welfare and increase 
biosecurity risks. While these are not responsibilities of Council, it would be prudent to ensure that policy and 
planning decisions of Hilltops Council are cognisant of these risks. 

• Flood risks. Some areas around Young and Jugiong are susceptible to flood risk. These areas should be avoided 
for any agricultural intensification and value-adding projects. 

• Bush fire. There is already a risk of bushfire and that has been mapped. This risk will intensify under climate 
change. It would be prudent to ensure any agricultural intensification and value-adding projects are located away 
from high risk zones.  It is understood that requirements for mapping bushfire prone land have changed to now 
include grassland.  This will result in the majority of Hilltops being mapped as bushfire prone land and not just 
the wooded areas as shown on the current bushfire map. 

• Indigenous and historic heritage. Development should be cognisant of any Indigenous and historic heritage sites 
or values to ensure these values are not jeopardised. 

 

While the list above outlines a number of environmental constraining factors, there are likely to be other constraints for 
some locations, which will need to be addressed on a more site or development-specific basis. 

LEP Recommendation #10 

Council to confirm the current environmental constraints that are mapped in the LEP’s and though other maps and 
confirm their extent and currency, when preparing the new LSPS and LEP.  This will help ensure that any policy and 
planning decisions do not inadvertently jeopardise environmental values of the region. 

5.6 Constraints and Existing Infrastructure Maps  
Map 2 and Map 3 below (refer also Appendix 1) illustrates the various constraints analysis undertaken and, based on a 
range of considerations, indicates where particular areas within the Hilltops LGA may be most appropriate for developing 
intensive agricultural land uses.  The key considerations include a range of factors, such as land requirements (and 
appropriate setback considerations), notional amenity buffers (odour and visual), water availability, power availability, 
proximity to key transport routes, natural hazards and constraints such as bushfire (based on current constraints 
mapping), flooding, native grasslands etc.  The Maps identify those areas where agricultural industry intensification may 
be more appropriately focused (e.g. generally in the west/south-west of the LGA around Young and Harden-
Murrumburrah and to Jugiong) and those areas which, due to various constraints or locational considerations, may not be 
considered as appropriate for intensification of development in this regard (e.g. areas to the north and east due to natural 
hazard constraints and lack of accessibility to water and other existing infrastructure).  

Map 4 (refer also Appendix 1) has been further developed to inform the preparation of the local strategic planning 
statement (LSPS) by spatially depicting at a strategic level where Hilltops could focus intensive agricultural production 
opportunities so that efficiencies can be achieved with respect to access to water, power and proximity to key transport 
routes/hubs and other existing intensive agriculture operations.  Clustering such uses or development within an 
agricultural/protein precinct would clearly establish Council’s policy position with respect to where it seeks to focus its 
efforts in this regard.  This would also provide a level of certainty with respect to the planning of future residential 
development, to ensure that appropriate buffers and separation distances are put in place within these areas.   

With respect to zoning through the LEP, as the majority of land outside the main townships is already zoned RU1 – 
Primary Production, there may not be a need for wholesale zoning changes to occur, however maximum flexibility within 
the drafting of the LSPS and LEP provisions should be promoted, to be responsive to the development industry in terms of 
allowing for innovative approaches to agriculture, mining, tourism and other value-adding uses which could promote the 
economic growth of the region.  This is addressed in further detail in section 7 of this report.
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Map 2 Individual Constraints and Existing Infrastructure Map (Source: PSA Consulting) 
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Map 3 Consolidated Constraints and Existing Infrastructure Map (Source: PSA Consulting)
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Map 4 – Potential Protein Precinct and Agricultural Intensification Areas (Source: PSA Consulting)



Hilltops Council Economic Growth and Land Use Strategy   
Strategic Directions and Recommendations Report 

 
0853 – 14 March 2019  – V3   26 

6 FURTHER STAKEHOLDER CONSULTATION 

In addition to the stakeholder consultation conducted to inform the Preliminary Findings report, further follow-up 
consultation has been conducted with other stakeholders.  This has primarily included consultation with stakeholders 
unable to attend the stakeholder consultation workshops conducted on 19th and 20th November, as well as contacting 
industry operators in the identified opportunity areas of education, mining etc. to ascertain their requirements for 
establishing development in these areas within the Hilltops region.   

The further consultation did not result in a significant number of respondents returning calls or responding to follow up e-
mails.  Where relevant, the further stakeholder feedback received has been reflected within the Strategic Directions and 
Recommendations report.    

The results of all the stakeholder consultation conducted over the course of the project have been further considered as 
part of the drafting of detailed recommendations and strategies for implementing economic growth and employment 
opportunities within the Local Strategic Planning Statement and the LEP. 
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7 INFORMING DRAFTING OF PLANNING INSTRUMENTS 

The analysis conducted to date identifies a number of opportunities for economic and employment growth within the 
Hilltops region, which primarily builds upon or leverages off the LGA’s rural and agricultural production values and/or the 
natural assets of the region (in terms of mining opportunities).  Even those sectors identified as having potential for 
economic growth of the region such as tourism and education are intrinsically aligned/reliant on the agricultural 
production values of the region. 

The primary opportunities identified in section 5 of this report have been utilised to inform the development of strategic 
directions and recommendations for the drafting of the LSPS and LEP which Council have undertaken to prepare by 2020.  
The requirements for the drafting of the LSPS and LEP are outlined in the following sections of this report, followed by the 
strategic directions and recommendations for Council’s consideration.  

7.1 Local Strategic Planning Statements  
The 2018 LSPS Guideline for Councils prepared by the NSW Department of Planning and Environment states (emphasis 
added): 

Local strategic planning statements (LSPS) will set out the 20-year vision for land use in the local area the special 
characteristics which contribute to local identity shared community values to be maintained and enhanced how growth 
and change will be managed into the future.  

Councils will show how their vision gives effect to the regional or district plan, based on local characteristics and 
opportunities, and the council’s own priorities in the community strategic plan it prepares under local government 
legislation.  

Informed by the strategic and community planning work undertaken across regions, districts and local government areas, 
the LSPS will be the key resource to understand how strategic and statutory plans will be implemented at the local level. 
(NSW Department of Planning and Environment, Local Strategic Planning Statements, Guideline for Councils)  

In addition to this, section 3.9 of the EP&A Act also outlines the requirements for what an LSPS must include:  

(a) Context - the basis for strategic planning in the area, having regard to economic, social and environmental matters  

(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. 

In this regard, the preparation of the LSPS will need to outline any identified planning priorities with respect to economic 
and employment growth opportunities for the region, including any actions required to be undertaken to achieve these 
policy objectives.  Further, Hilltops Council will need to show how their LSPS gives effect to the South East and Tableland 
Regional Plan.   

Council must determine specific actions and implementation measures required to achieve the vision and planning 
priorities for economic growth within the region and articulate these within the LSPS.  Such actions and implementation 
measures are as outlined in Table 4 – Strategic Directions and Recommendations of section 8 of this report.   

The drafting of the LSPS should detail how the LEP and its subsequent reviews can be responsive and flexible.  Council 
could consider having criteria in the LSPS to guide future changes to the LEP to accommodate innovative growth 
opportunities and the like for a range of uses.  In the context of this Strategy, this includes agriculture and mining, with 
associated value-adding opportunities, such as mining extraction, agri-tourism, education etc., as well as industrial/ 
enterprise development.  This flexibility should only be applied where development demonstrates the protection of 
amenity and compliance with other planning constraints.  Council may also consider mapping future investigation areas 
and areas for protection, as well as clear land use planning goals for the next 20 years. 
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Recommendation #1 –  

The drafting of the LSPS vision and planning priorities is to identify agriculture and mining as two key value-adding 
industries for the Hilltops LGA which will be a mainstay of the economy over the next 20 years.  Associated 
opportunities including mining extraction, value-adding in the agricultural industry, agricultural-related tourism and 
agricultural and mining related education and innovation in these areas,  provides local employment and/or learning 
opportunities for the community, with Hilltops providing a place for young people to live, work and raise future 
generations. 

Recommendation #2 - 

A. The drafting of the LSPS vision and planning priorities is to acknowledge the importance of facilitating population-
serving industries such as retail, health care and education through appropriate zoning and infrastructure 
provision. 

B. The drafting of the LSPS vision and planning priorities is to acknowledge that the intent for Young is to serve as the 
LGA’s primary regional centre, supported by the local centres of Harden-Murrumburrah and Boorowa.  Supporting 
mapping could be developed to indicate this in a hierarchy of centres. 

C. Differentiation between the development controls applicable for Young versus any other Local Centre zone within 
the LGA, could be explored through the development of specific provisions to potentially be applied at an LEP or 
DCP level (as appropriate), in terms of elements such as building heights, FSR/plot ratio, density of any permitted 
residential development etc. 

Recommendation #3 –   

Map 4 - Potential Protein Precinct and Agricultural Intensification Areas should be included in the LSPS as a strategic, 
spatial representation of the areas where Council may encourage a concentration of intensive agricultural production 
opportunities within the region, in keeping with its promotion/branding as a region of outstanding agricultural 
products and opportunities.  Approval for further intensive agriculture uses is not to be to the detriment of 
compromising any environmental or other physical constraints which exist within the area, or on a particular site. 

Recommendation #4 –  

A. The drafting of the LSPS is to incorporate statements about the need to be responsive to the rural development 
industry in terms of allowing for innovative approaches to agriculture, mining, tourism and other value-adding 
uses which could promote the economic growth of the region.  This could be subject to demonstrating that:  

a. the use will have an economic benefit to the LGA; and  

b. the use is capable of addressing key constraints; and  

c. potential amenity impacts can be satisfactorily mitigated; and 

d. the use is capable of being adequately serviced and is not out-of-sequence*; and 

e. the use contributes to the consolidation of a Protein Precinct/Agricultural Intensification Precinct (i.e. is 
located within areas identified as such in Map 4), in establishing the branding and promotion of the 
Hilltops LGA as the agricultural heart of the region. 

*”not out-of-sequence” means not resulting in unreasonable costs for extending infrastructure and/or not being located in isolation 
from those areas that already have provision of services, or which are more easily able to be serviced, relative to its location to 
existing infrastructure. 

B. In facilitating the above, Council is to develop information packages to assist developers in guiding them on where 
Council wishes intensive agricultural development to be concentrated and what factors need to be considered in 
terms of key, such as:  

a. addressing any constraints (soils, flooding, waterways, slope, bushfire hazards, vegetation etc.); 

b. ensuring that there are no adverse impacts on surrounding amenity, particularly established communities 
and residents; 

c. suitable access to infrastructure or the ability to provide sufficient infrastructure to service the 
development, particularly  including water, electricity and gas; 

d. access to key transport networks such as road and rail;  

e. demonstrated synergies with existing agricultural industries within the surrounding area; 

f. proven economic benefits to the LGA in terms of employment opportunities and utilisation of local 
companies and resources where possible. 
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Any existing information already produced and published by the NSW State government should be incorporated within 
these information packages. 

7.2 Local Environment Plans 
The LSPS will inform the preparation of a new LEP for the Hilltops LGA.  It will need to provide a direct line of sight to the 
LEP, and will influence how specific development controls within the LEP are drafted to ensure that the LSPS intent is 
reflected.  

The 2016 Guide to preparing LEPs prepared by the NSW Department of Planning and Environment stipulates that an LEP 
zones land, imposes standards to control development, or implements a state or local policy outcome.  It is a legal 
instrument which is utilised as a means to implement strategies and is generally comprised of a written document and 
accompanying maps. 

Recommendations for the drafting of the LEP in terms of facilitating development of the identified economic growth 
outcomes for the region relate primarily to identification of the most appropriate areas of opportunity for agricultural 
production to focus on in a spatial sense.  It should also ensure that the level of assessment for particular defined uses are 
such that those which are encouraged within certain zones, such as agricultural produce industry in the RU1 - Primary 
production zone (for example), are provided maximum flexibility to allow these types of uses to be developed without 
major impediments or barriers from a land use planning sense (this would be subject to meeting specific criteria in 
relation to achieving appropriate setbacks and buffers and addressing any other environmental or other technical 
constraints). 

Maps 2-4 discussed in the previous sections of this report illustrates the various constraints analysis undertaken and, 
based on a range of considerations, indicates where particular areas within the Hilltops LGA may be most appropriate for 
developing intensive agricultural land uses.  The key considerations include a range of factors, such as land requirements 
(and appropriate setback considerations), amenity buffers (odour and visual), water availability, power availability, 
proximity to key transport routes, natural hazards and constraints such as bushfire (based on current constraints 
mapping), flooding, native grasslands etc.   

Map 4 identifies those areas where agricultural industry intensification may be more appropriately focused (e.g. generally 
in the west/south-west of the LGA around Young and Harden-Murrumburrah and to Jugiong) and those areas which, due 
to various constraints or locational considerations, may not be considered as appropriate for intensification of 
development in this regard (e.g. areas to the north-east due to natural hazard constraints and lack of accessibility to 
water).   

With respect to zoning through the LEP, as the majority of land outside the main townships is already zoned RU1 – 
Primary Production, there may not be a need for wholesale zoning changes to occur.  However, maximum flexibility 
within the drafting of the LEP provisions should be promoted, to be responsive to the development industry in terms of 
allowing for innovative approaches to agriculture, mining, tourism and other value-adding uses which could promote the 
economic growth of the region.  This is provided that development does not compromise compliance with any critical 
planning or other technical LEP provisions, which must be addressed adequately. 

There does not appear to be need for additional land to be zoned for business or industrial/enterprise purposes within 
the LGA, based on the analysis undertaken and the modest rates of population growth.  There may be scope to reconsider 
the business zoning classification applied to the current Business zones within the LGA (refer section 7.2.2).  Maintaining 
appropriate use rights and levels of assessment for a range of uses which are inherently compatible with the Business and 
Industrial zones is suggested within the new LEP drafting.  Any demand for additional industrial/enterprise development 
should be driven by the private sector, with Council to provide flexibility in determining these requests, as well as 
potentially acting as a developer to facilitate further industrial development in this regard.  The Recommendations in this 
section of the report reflect these intents.   

7.2.1 Rural Zone Recommendations 

An "open" land use table for the RU1 – Primary Production zone is suggested when drafting the new LEP, which 
effectively allows all uses to be considered, except for those listed as prohibited.  This will provide more flexibility in terms 
of the types of uses that may be contemplated within the zone.  In determining the list of prohibited uses, it is 
recommended that Council ensure that any use to be listed as prohibited is not currently permitted within the RU1 zone 
in any of the existing LEP’s that currently apply within the Hilltops LGA.   
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Recommendation #5 -  

Council review the land use table for the RU1 - Primary Production zone of the new LEP, such that all uses may 
potentially be considered, except those which are specifically listed as prohibited development.  Council should ensure 
that no use is listed as prohibited development in the new LEP which is currently permitted within the existing LEPs 
which apply to the Hilltops LGA (i.e. Young LEP, Boorowa LEP and Harden-Murrumburrah LEP).   

7.2.2 Business Zone Recommendations 

This research has shown that there is no need to zone additional land for Business zone purposes within the Hilltops LGA, 
as the existing zoning extent is sufficient for each township.  The primary reason for this is due to the relatively low 
population growth and the limited demand for additional business/commercial land.  This applies to all land currently 
zoned B2, B4, B6 and B7 (section 7.2.3 of this report addresses the B6 and B7 zoning, in an industrial context). 

The danger in allowing more land to be zoned for these purposes is that it can effectively fragment town centres or 
weaken the core, by potentially dispersing centre activities across a larger area.  A strategy of consolidating in-place 
within each of the current Business zone extents for the main townships of Hilltops is therefore recommended.  In this 
regard, reducing the extent of the existing Business zoned land is also not recommended, as this should more than cater 
for any future growth or demand. 

In addressing the issue of consistent application of the Business zones across the LGA, it is noted that the current B2 and 
B4 zones which are applied in Young (B4), Harden-Murrumburrah (B4) and Boorowa (B2), have the following purpose, as 
outlined by the DP&E’s Planning LEP Practice Note PN 11-002 (emphasis added): 

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. 
 
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. 
 
In addition to this, the B1 – Neighbourhood Centre zone and B3 - Commercial Core zones, which are currently not applied 
across the Hilltops LGA, have the following purpose (emphasis added): 
 
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. 
 
As each of the towns of Young, Harden-Murrumburrah and Boorowa are significant centres in their own right, it is not 
considered that a Neighbourhood Centre zone is appropriate for application in the Hilltops LGA for the particular towns 
being considered. 
 
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. 
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It is not considered that application of the B3 Centre zone is warranted for the LGA, given that Hilltops centres are not 
major metropolitan or regional centres. 

7.2.2.1 Comparison of Other LGA’s 

Similar and surrounding LGA’s have been analysed for the approach they take with the application of the Business zones 
to their main centres.  Yass, Wagga Wagga and Cowra do not apply a B4 Mixed Use zone around their main centres 
(which are either zoned B2 or B3).  Wagga Wagga also zones land as B2 for what appear to be relatively isolated or 
smaller centres.  Goulburn-Mulwaree zones its main centre as B3, surrounded by B4, whilst Temora’s main centre is 
zoned B2, with B4 immediately adjacent to it.   In this regard, there may be some argument for zoning the main core of 
Young as B2- Local Centre, to be surrounded by B4 – Mixed Use.  This will ensure that the “heart” of the town centre 
(including the main street), can be dedicated to the continued provision of employment and services, with limited (if any) 
opportunity for residential development (refer further discussion below).   

7.2.2.2 Young 

Given the intent for the B3 zone to be applied to major metropolitan or regional centres within NSW, it is not considered 
that this zone should necessarily be applied to Young.  However, there may be some argument for differentiating Young 
from Harden-Murrumburrah and Boorowa, as the primary centre for Hilltops.  This could primarily be achieved through 
the development of strategic statements within the LSPS, to signify the intent for Young to be the primary centre 
servicing the Hilltops region, supported by the other lower order local centres of Harden-Murrumburrah and Boorowa.   
  
The Boorowa LEP 2012 is currently the only LEP that applies the B2 zone in the Hilltops LGA (e.g. applied to Boorowa).  
The objectives of the B2 zone under that LEP is: 
 
• To provide a range of retail, business, entertainment and community uses that serve the needs of people who live in, 

work in and visit the local area. 

• To encourage employment opportunities in accessible locations. 

• To maximise public transport patronage and encourage walking and cycling. 

• To reinforce the role of the Boorowa township as the main commercial centre. 

These objectives are generally appropriate for application to the Young Local Centre.  In reinforcing the role of Young as 
the main commercial centre for the Hilltops LGA, the primary core of the centre could be zoned as B2 – Local Centre, 
supported by intent statements within the LSPS, which promote the Young town centre as the primary centre for the 
region, primarily providing retail, business, entertainment and community uses and to encourage employment 
opportunities, whilst allowing for limited forms of residential development.  The suite of land uses currently Permitted 
with Consent in the B2 zone under the Boorowa LEP 2012, are suitable for application to Young.   
 
The main core of Young to be zoned B2, could be surrounded by B4 – Mixed Use as an appropriate transitionary zone.  
This will ensure that the “heart” of the town centre (including the main street), can be dedicated to the continued 
provision of employment and services, with limited (if any) opportunity for residential development.  Surrounding land to 
remain zoned as B4, could then potentially permit some further residential opportunities, provided that the core intent of 
the centre function remains and issues around reverse amenity impacts can be appropriately managed.  Combined with 
appropriate strategic intent statements within the LSPS, applying the B2 and B4 zoning to the current B4 zone extent in 
Young would allow Council to distinguish Young as the pre-eminent or main regional centre for the Hilltops LGA.  Council 
may consider the establishment of a minor hierarchy of centres, where Young is the primary regional centre for Hilltops, 
supported by the local centres of Harden-Murrumburrah and Boorowa. 
 
Differentiation between the development controls applicable for Young versus any other Local Centre zone within the 
Hilltops LGA, could be explored through the development of specific provisions to potentially be applied at an LEP or DCP 
level as appropriate, in terms of elements such as building heights, FSR/plot ratio, density of any permitted residential 
development etc. 
 
Supporting mapping has been produced which indicates the proposed spatial extent of the B2 and B4 zones for Young 
(Refer Map 5 – Proposed Zoning – Young Also refer Appendix 1)). 
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Map 5 – Proposed Zoning – Young 
 

7.2.2.3 Harden-Murrumburrah 

It is recommended that the B2 zone be applied to the main centre in Harden (currently zoned B4), as this is a more 
appropriate zone which best represents the established development pattern, function and intent for this local centre.  
The suite of land uses currently Permitted with Consent in the B2 zone under the Boorowa LEP 2012, are also suitable for 
application to Harden.   
 
The current objectives of the B4 zone in the Harden LEP 2011 is: 
• To provide a mixture of compatible land uses. 

• To integrate suitable business, office, residential, retail and other development in accessible locations so as to 

maximise public transport patronage and encourage walking and cycling. 

• To provide a wide range of facilities that service the needs of the wider community and the travelling public. 

Land currently zoned B4 to the south of Albury Street and north of Albury Street to the immediate west of the Harden 
centre, should retain the B4 zone, in representing a transition from the main centre of Harden and in continuing to 
potentially allow for a mix of compatible uses. 
 
The Murrumburrah extent of the current B4 zone currently operates as a quasi-highway service centre, due to its relative 
containment, being quite separate from the established local centre of Harden to the east.  The B4 Mixed Use zone 
objectives also still appear to be relevant to the context of the B4 zone extent for Murrumburrah.  Council could consider 
specifically mentioning neighbourhood shops, neighbourhood supermarket and highway service centre within the 
Permitted with Consent use table when drafting the new LEP, if these types of uses are desired (it is noted that these uses 
are currently Permitted with Consent by default in the current B4 Land Use Table).   
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Supporting mapping has been produced which indicates the proposed spatial extent of the B2 and B4 zones for Harden-
Murrumburrah (Refer Map 6 – Proposed Zoning – Harden-Murrumburrah (Also refer Appendix 1)). 
 

 
Map 6 – Proposed Zoning – Harden-Murrumburrah 
 

7.2.2.4 Boorowa 

It is understood that Boorowa has a number of historic commercial uses occurring on land currently zoned for residential 
purposes, as well as a history of former commercial uses occurring in this area.  To ensure that the existing Boorowa B2 – 
Local Centre zone extent does not have its viability compromised, and in an effort consolidate the existing centre 
functions, it is recommended that no additional land is zoned for B2 purposes.  This will not prevent existing, lawfully 
established commercial uses from continuing on those sites that may be zoned for residential purposes.  It also provides a 
clear policy intent that Council is seeking to focus on consolidating the existing B2 – Local Centre zone extent for 
Boorowa, rather than potentially allowing for its dispersal by zoning additional land for these purposes, which is not 
warranted.  
 
Land currently zoned for B2 purposes on the eastern side of Market St comprises the Council offices, playground and 
swimming pool complex.  To prevent further fragmentation of the B2 - Local Centre zone, Council should give further 
consideration as to the most appropriate zone to apply to this area as part of the drafting of the new LEP, to reflect the 
uses and its setting in the open space and recreation area.  A number of options could potentially be considered, 
including the continuation of the B2 – Local Centre zone; application of the B4 – Mixed Use zone as a transitionary zone 
between the core B2 – Local Centre zone and surrounding zones/areas; or rezoning to the RE1 – Public Recreation Zone.  
 
The current B2 – Local Centre zone extent should remain for Boorowa, with land to the east of Market Street which is 
currently zoned B2, to be considered as part of the preparation of the new LEP.  However, any change in zone should 
reflect the current uses and the setting in the open space and recreation zone. 
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Supporting mapping has been produced which indicates the proposed spatial extent of the B2 zone for Boorowa (Refer 
Map 7 – Proposed Zoning – Boorowa.  Also refer Appendix 1). 
 

 
 
Map 7 – Proposed Zoning – Boorowa 
 

7.2.2.5 B6 and B7 Zones 

Section 7.2.3 addresses the role of the B6 and B7 zones within Hilltops and the fact that due to modest population 
growth, there is no real demand for additional industrial land within the Hilltops LGA.  It is therefore recommended that 
no changes be made to the current extent of these zones within the LGA.  However, as part of the preparation of the new 
LEP, Council could give consideration to allowing further industrial uses to be permitted within the B6 – Enterprise 
Corridor and B7 – Business Park zones, if additional types of industrial uses are desired in these zones.   

In considering the above suggestions for potential zone changes, Council should ground truth the extent of the Business 
zones of each centre as part of the drafting of the new LEP. 

Recommendation #6 – 
Council to ground truth the extent of the Business zones of each centre as part of drafting the new LEP mapping, in 
considering the following:   

A. The B2 – Local Centre zone be applied to the core of the Young town centre, to be surrounded by the current B4 – 
Mixed Use zone extent for Young (as per Map 5 – Proposed Zoning - Young). 

B. The B2 – Local Centre zone be applied to the current B4 – Mixed Use zone extent for Harden (as per Map 6 – 
Proposed Zoning – Harden-Murrumburrah), with land to the south of Albury Street and north of Albury Street to 
the immediate west of the Harden B2 centre, to remain zoned as B4 (as per Map 6  – Proposed Zoning – Harden-
Murrumburrah).  

C. The current B4 - Mixed Use zone extent remain for Murrumburrah (as per Map 6 – Proposed Zoning – Harden-
Murrumburrah).  Council could consider specifically mentioning neighbourhood shops, neighbourhood supermarket 
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and highway service centre within the Permitted with Consent use table of the new LEP, if these types of uses are 
desired.   

D. The current B2 – Local Centre zone extent should remain for Boorowa, with land to the east of Market Street which 
is currently zoned B2, to be reviewed as part of the preparation of the new LEP to reflect the uses and their setting 
in the open space and recreation area (as per Map 7 – Proposed Zoning – Boorowa).  There are a number of options 
that could be explored, including the continuation of the B2 – Local Centre zone; application of the B4 – Mixed Use 
zone; or rezoning to the RE1 – Public Recreation zone.  

E. The current B6 and B7 zone extents within the Hilltops LGA remain unchanged (as per current zoning maps).  
Council could consider allowing more industrial uses to be Permitted with Consent in the new LEP for both of these 
zones, if these types of uses are desired. 

7.2.3 Industrial Zone Recommendations 

Consultation has anecdotally raised the lack of serviced industrial land across much of the LGA.  Furthermore, food 
manufacturing (particularly when attached to retail outlets) often requires a ‘clean zone’ within an industrial estate to 
limit the likelihood of contamination by adjacent manufacturing entities.   

However, there is no real demand for additional industrial land within the Hilltops LGA, based on modest population 
growth (including land currently zoned for B6 – Enterprise Corridor and B7 – Business Park).  It may be premature for 
Council to predict what industrial land needs are likely to be in the future, without the population-generating demand to 
service this.  It may be more advantageous for Council to allow the private sector to drive the delivery of additional 
industrial land/development within the region, which is expected to primarily be influenced by value-adding to existing 
established industries within the LGA.  This is as opposed to Council simply electing to zone additional land for industrial 
purposes, which might be inappropriately located and can not be supported based on projected population growth rates.  
Any additional industrial development which cannot be located on existing industrial zoned sites within the region should 
be responsive to the bespoke needs of individual industries.   

It is not considered that there would be any real value to Council in zoning more land for industrial purposes at this point 
in time, due to a current lack of demand/need (Council may like to consider allowing additional industrial uses to be 
Permitted with Consent in the B6  and B7 zones as part of the drafting of the new LEP, if additional types of industrial uses 
are desired within these zones).  Responding to the individual request or needs of developers on an as-needs basis which 
can respond to specific requirements in terms of location, accessibility and servicing, may be more preferable.  A flexible 
and responsive approach is recommended in this regard.  Criteria to guide Council in assessing when to potentially allow 
additional industrial development is proposed in the recommendation below. 

Additionally, Council may like to consider opportunities to develop industrial land with respect to bringing more serviced 
industrial land to the market.  This would require Council to resolve to purchase land for this purpose, or to utilise existing 
landholdings in appropriate locations to develop land for industrial purposes with a view to making this available for 
prospective industrial development.  It is not uncommon for Councils to take on the role as developer, as an initiative to 
further stimulate growth in industrial land and development (e.g. Goulburn Mulwaree Council have had success in the last 
15-20 years where they developed an industrial subdivision and attracted industry from Sydney to relocate there.  
Cloncurry Shire Council also developed its own industrial subdivision and has sold sites to private developers.  Logan City 
Council has also undertaken development of Mixed Industry and Business Areas (MIBAs), as an example to the industry of 
what it is seeking to achieve in this space).   The recommendation below also reflects this. 

Recommendation #7 –  
A. The drafting of the LSPS is to incorporate statements to adopt a flexible and responsive approach in allowing the 

private sector to drive the delivery of any additional industrial land needs, based on the specific requirements and 
needs of the bespoke industries to be developed.  

This could be subject to the industrial development demonstrating that:  

a. It will have an economic benefit to the LGA; and  

b. The use demonstrates that it does not have a detrimental or adverse effect on the designated industrial 
areas/precincts already zoned/identified for these purposes within the Hilltops LGA; 

c. It is an appropriate use for the area in which it is proposed to be located, and the land is best suited to meeting 
the specific needs of the industrial development proposed; and 

d. It is capable of addressing key constraints; and  

e. Potential amenity impacts can be satisfactorily managed; and 
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f. The use is capable of being adequately serviced and is not out-of-sequence*; and/or 

B. Council to consider opportunities to develop industrial land, by either purchasing appropriately zoned land or 
utilising existing appropriately zoned landholdings for this purpose. 

*”not out-of-sequence” means not resulting in unreasonable costs for extending infrastructure and/or not being located in isolation from those areas 
that already have provision of services, or which are more easily able to be serviced, relative to its location to existing infrastructure.   

7.2.4 Other Zone Recommendations 

This strategy deals primarily with the economic growth and employment opportunities for key sectors including 
agriculture, mining, tourism and education.  As such, there are no specific recommendations with respect to economic 
and employment growth opportunities within other zones for the Hilltops LGA. 

7.3 Other Recommendations 
Attracting industries and business to regional areas can be a highly competitive and speculative venture with a low 
success rate, particularly in remote locations with a small population.  In attempting to attract new industries, Council 
should also minimise its direct and ongoing financial exposure. 

The key factors in successfully attracting new industries are: 

• Low total costs of operation compared to other jurisdictions, including development, operations, government 
charges and employee remuneration; and 

• Availability of required resources, with local availability of suitably qualified persons being desired. 

Other  Recommendation  –  
Council to consider contributing to a business plan for expansion of the relevant/targeted industries that demonstrates 
to investors and other industry stakeholders that Council will support expansion through relevant planning provisions 
and then seek to develop a specific case study. 

  



Hilltops Council Economic Growth and Land Use Strategy   
Strategic Directions and Recommendations Report 

 
0853 – 14 March 2019  – V3   37 

8 STRATEGIC DIRECTIONS AND RECOMMENDATIONS 

It is important to acknowledge that this Strategy cannot make development happen, even where there may be identified 
potential or opportunities.  Likewise, the preparation of the Local Strategic Planning Statement and LEP can facilitate the 
desired economic outcomes sought, but it should not be seen as the only options for addressing issues that may currently 
be constraining further development opportunities in the LGA in terms of infrastructure provision or other barriers such 
as regulatory hurdles, which will require a solution that sits outside the LSPS and LEP framework.  Such constraints will 
need to be addressed before development may be able to occur in certain areas.  This will likely require a multi-faceted 
approach such as seeking appropriate funding or government committing to certain infrastructure projects to remove the 
hurdles or barriers to the LGA realising its economic growth potential.   

A range of other policy measures will need to be implemented, which sits outside the preparation of the LSPS and LEP.  
Council may also need to manage the community’s expectations with respect to what the LSPS and LEP can realistically 
achieve or deliver in terms of the promotion of economic and employment growth for the region.  Whilst the LSPS and 
LEP should be utilised as tools to facilitate the achievement of the desired economic outcomes for the Hilltops LGA and to 
identify the matters that Hilltops seeks to encourage or promote, it is not the only means by which economic growth 
should be effectively stimulated or facilitated.  It requires support from a range of other initiatives, which may not be 
strictly planning-related.  For example, Council has the ability to implement its own position on population policies and 
climate policies. 

The LSPS and LEP should provide opportunities for development to occur within the key industries identified in this 
report, by promoting a flexible and responsive approach to considering development in these areas, particularly where 
innovation can be demonstrated.  Wholesale zoning of additional land is not recommended, as this will not necessarily 
stimulate economic growth.  In fact, this could potentially curtail growth if land is pre-emptively zoned in an inappropriate 
location, preventing other development from occurring within the LGA, which may have strong planning merit.  A 
proactive position is necessary, whereby Council promotes an open and considered approach to any development that 
can demonstrate it will have a positive effect on economic and employment prospects for Hilltops (provided all planning 
and other technical constraints and issues can be addressed satisfactorily).  It is understood that Council is currently 
auditing land to determine the ability to service it in a cost effective manner to support business expansion.  This may 
influence Council’s ultimate determination of land zonings as part of the preparation of the new LEP.      
 
This Strategy provides a series of recommendations and policies for Council’s consideration, to potentially 
incorporate/apply when preparing the local strategic planning statement and LEP.   It includes short, medium and long 
term timeframes and identifies where these recommendations should be applied at either the LSPS or LEP level.   

Other measures which could assist in facilitating the realisation of economic growth opportunities within the region have 
also been identified for Council’s consideration.  
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LSPS AND/OR LEP RECOMMENDATIONS 

1.  The drafting of the LSPS vision and planning priorities is to identify agriculture and mining as two key value-
adding industries for the Hilltops LGA which will be a mainstay of the economy over the next 20 years.  
Associated opportunities including mining extraction, value-adding in the agricultural industry, agricultural-
related tourism and agricultural and mining related education and innovation in these areas,  provides local 
employment and/or learning opportunities for the community, with Hilltops providing a place for young people 
to live, work and raise future generations.  

Short LSPS Inclusion of high level visionary statements such as these through the 
preparation of the LSPS will establish Council’s intent for the future development 
of the region.  It will also act as the benchmark from which the LEP is to be 
drafted to then facilitate the desired development outcomes. 

2.  A. The drafting of the LSPS vision and planning priorities is to acknowledge the importance of facilitating 
population-serving industries such as retail, health care and education through appropriate zoning and 
infrastructure provision. 

B. The drafting of the LSPS vision and planning priorities is to acknowledge that the intent for Young is to 
serve as the LGA’s primary regional centre, supported by the local centres of Harden-Murrumburrah and 
Boorowa.  Supporting mapping could be developed to indicate this in a hierarchy of centres. 

C. Differentiation between the development controls applicable for Young versus any other Local Centre zone 
within the LGA, could be explored through the development of specific provisions to potentially be applied 
at an LEP or DCP level (as appropriate), in terms of elements such as building heights, FSR/plot ratio, 
density of any permitted residential development etc. 

Short A. & B. LSPS 

C. LEP/DCP 

Inclusion of high level visionary statements such as these through the 
preparation of the LSPS will establish Council’s intent for the future development 
of the region.  It will also act as the benchmark from which the LEP is to be 
drafted to then facilitate the desired development outcomes, particularly with 
respect to the role of Young as the primary centre for the LGA, supported by 
Harden-Murrumburrah and Boorowa. 

3.  Map 4 - Potential Protein Precinct and Agricultural Intensification Areas should be included in the LSPS as a 
strategic, spatial representation of the areas where Council may encourage a concentration of intensive 
agricultural production opportunities within the region, in keeping with its promotion/branding as a region of 
outstanding agricultural products and opportunities.  Approval for further intensive agriculture uses is not to be 
to the detriment of compromising any environmental or other physical constraints which exist within the area, 
or on a particular site. 

Short LSPS The inclusion of Map 4 in the LSPS will provide a clear visual representation of 
the areas within the Hilltops region where Council wishes to strategically 
promote economic growth in the area of agricultural production, which is a 
mainstay of the current economy and which needs to be promoted.  Finer-
grained constraints will need to be addressed on a site-specific basis at the time 
of particular development applications being made. 

4.  A. The drafting of the LSPS is to incorporate statements about the need to be responsive to the rural 
development industry in terms of allowing for innovative approaches to agriculture, mining, tourism and 
other value-adding uses which could promote the economic growth of the region.  This could be subject to 
demonstrating that:  

a. the use will have an economic benefit to the LGA; and  

b. the use is capable of addressing key constraints; and  

c. potential amenity impacts can be satisfactorily mitigated; and 

d. the use is capable of being adequately serviced and is not out-of-sequence*; and 

e. the use contributes to the consolidation of a Protein Precinct/Agricultural Intensification 
Precinct (i.e. is located within areas identified as such in Map 4), in establishing the branding 
and promotion of the Hilltops LGA as the agricultural heart of the region. 

*”not out-of-sequence” means not resulting in unreasonable costs for extending infrastructure and/or not 
being located in isolation from those areas that already have provision of services, or which are more easily 
able to be serviced, relative to its location to existing infrastructure. 

B. In facilitating the above, Council is to develop information packages to assist developers in guiding them on 
where Council wishes intensive agricultural development to be concentrated and what factors need to be 
considered in terms of key, such as:  

a. addressing any constraints (soils, flooding, waterways, slope, bushfire hazards, vegetation 
etc.); 

b. ensuring that there are no adverse impacts on surrounding amenity, particularly established 
communities and residents; 

c. suitable access to infrastructure or the ability to provide sufficient infrastructure to service 
the development, particularly  including water, electricity and gas; 

Short A. LSPS 

B. ED 

The existing Rural zoning framework is sufficient to facilitate the types of uses 
that intensification of agricultural industries within the LGA might comprise.   The 
map prepared in Recommendation 3 above will provide more direction around 
which general areas are to be the focus.  This map is more appropriately included 
within the LSPS.  

The recommendation that the development industry be responsive to innovation 
in these industries is about allowing the private sector to drive and propose those 
innovations within these industries – whatever those may be.  A flexible 
approach is required and criteria have been developed to guide the instances in 
which such rural development may be permitted. 

Development of information packages to guide developers on where Council 
wishes intensive agricultural development to be concentrated and what factors 
need to be considered in terms of considering constraints, access to 
infrastructure, transport networks etc. would be beneficial.  Information that has 
already been produced by NSW State government around these matters should 
be incorporated in these information packages where possible. 

Council may also consider the drafting of specific DCP provisions to address these 
matters. 

                                                                 
23 LSPS = Local Strategic Planning Statement; LEP = Local Environmental Plan; Other -  DCP = Development Control Plan; ED = Economic Development; DA = Development Assessment; DI – Development Industry; INF = Infrastructure; CL = Council) 



Hilltops Council Economic Growth and Land Use Strategy   
Strategic Directions and Recommendations Report 

 
0853 – 14 March 2019  – V3   39 

NO. STRATEGIC DIRECTION/RECOMMENDATION TIMEFRAME: 

SHORT/MEDIUM/ 
LONG 

LSPS/LEP/OTHER 
(DCP/ED/DA/DI/INF/CL)23 

 

COMMENT 

d. access to key transport networks such as road and rail;  

e. demonstrated synergies with existing agricultural industries within the surrounding area; 

f. proven economic benefits to the LGA in terms of employment opportunities and utilisation of 
local companies and resources where possible. 

Any existing information already produced and published by the NSW State government should be 
incorporated within these information packages. 

5.  Council review the land use table for the RU1 - Primary Production zone of the new LEP, such that all uses may 
potentially be considered, except those which are specifically listed as prohibited development.  Council should 
ensure that no use is listed as prohibited development in the new LEP which is currently permitted within the 
existing LEPs which apply to the Hilltops LGA (i.e. Young LEP, Boorowa LEP and Harden-Murrumburrah LEP).   

Short LEP Levels of assessment for those uses Council seeks to encourage should be 
afforded maximum flexibility within the drafting of the LEP to ensure that 
planning does not act as a perceived or actual inhibitor to economic growth.  This 
is particularly important for agricultural uses within the RU1 – Primary 
Production zone.   

An "open" land use table which effectively allows all uses to be considered 
except for those listed as prohibited is recommended.   

6.  Council to ground truth the extent of the Business zones of each centre as part of drafting the new LEP 
mapping, in considering the following:   

A. The B2 – Local Centre zone be applied to the core of the Young town centre, to be surrounded by the 
current B4 – Mixed Use zone extent for Young (as per Map 5 – Proposed Zoning - Young). 

B. The B2 – Local Centre zone be applied to the current B4 – Mixed Use zone extent for Harden (as per Map 6 
– Proposed Zoning – Harden-Murrumburrah), with land to the south of Albury Street and north of Albury 
Street to the immediate west of the Harden B2 centre, to remain zoned as B4 (as per Map – Proposed 
Zoning – Harden-Murrumburrah).  

C. The current B4 - Mixed use zone extent remain for Murrumburrah (as per Map 6 – Proposed Zoning – 
Harden-Murrumburrah).  Council could consider specifically mentioning neighbourhood shops, 
neighbourhood supermarket and highway service centre within the Permitted with Consent use table of 
the new LEP, if these types of uses are desired. 

D. The current B2 – Local Centre zone extent should remain for Boorowa, with land to the east of Market 
Street which is currently zoned B2, to be reviewed as part of the preparation of the new LEP to reflect the 
uses and their setting in the open space and recreation area (as per Map 7 – Proposed Zoning – Boorowa).  
There are a number of options that could be explored, including the continuation of the B2 – Local Centre 
zone; application of the B4 – Mixed Use zone; or rezoning to the RE1 – Public Recreation zone.  

E. The current B6 and B7 zone extents within the Hilltops LGA remain unchanged (as per current zoning 
maps).  Council could consider allowing more industrial uses to be Permitted with Consent in the new LEP 
for both of these zones, if these types of uses are desired. 

Short LEP Amended B2 and B4 zonings are recommended for each of the main centres, as 
discussed within section 7.2.2 of this report.  These recommendations allow for a 
more consistent application of these zones across the Hilltops LGA.  Council 
should ground truth the extent of the Business zones of each centre as part of 
drafting the new LEP mapping. 

No changes to the B6 and B7 zones are recommended, however Council may 
wish to consider allowing more industrial uses within these zones as part of the 
drafting of the new LEP. 

7.  A. The drafting of the LSPS is to incorporate statements to adopt a flexible and responsive approach in 
allowing the private sector to drive the delivery of any additional industrial land needs, based on the 
specific requirements and needs of the bespoke industries to be developed.  

This could be subject to the industrial development demonstrating that:  

a. It will have an economic benefit to the LGA; and  

b. The use demonstrates that it does not have a detrimental or adverse effect on the designated 
industrial areas/precincts already zoned/identified for these purposes within the Hilltops LGA; 

c. It is an appropriate use for the area in which it is proposed to be located, and the land is best suited to 
meeting the specific needs of the industrial development proposed; and 

d. It is capable of addressing key constraints; and  

e. Potential amenity impacts can be satisfactorily managed; and 

f. The use is capable of being adequately serviced and is not out-of-sequence*; and/or 

B. Council to consider opportunities to develop industrial land, by either purchasing appropriately zoned land 
or utilising existing appropriately zoned landholdings for this purpose. 

*”not out-of-sequence” means not resulting in unreasonable costs for extending infrastructure and/or not 

Short-medium A. LSPS/LEP 

B. ED/CL 

There is no real demand for additional industrial land within the Hilltops LGA, 
based on modest population growth.  It is therefore premature for Council to 
predict what industrial land needs are likely to be in the future.  It may be more 
advantageous for Council to allow the private sector to drive the delivery of 
additional industrial land/development within the region, which is expected to 
primarily be influenced by value-adding to existing established industries within 
the LGA.  This is as opposed to Council simply electing to zone additional land for 
industrial purposes, which might be inappropriately located and can not be 
supported based on projected population growth rates.  Any additional industrial 
development which cannot be located on existing industrial zoned sites within 
the region should be responsive to the bespoke needs of individual industries.  
Criteria to guide Council in assessing when to potentially allow additional 
industrial development has been developed.  

Additionally, Council may like to consider opportunities to develop industrial land 
with respect to bringing more serviced industrial land to the market.  This would 
require Council to resolve to purchase land for this purpose, or to utilise existing 
landholdings in appropriate locations to develop land for industrial purposes with 
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being located in isolation from those areas that already have provision of services, or which are more easily 
able to be serviced, relative to its location to existing infrastructure.    

a view to making this available for prospective industrial development. 

 

8.  A. In facilitating further tourism opportunities in the Hilltops LGA, the drafting of the new LEP should ensure 
that planning provisions continue to allow for: 

a. additional visitor facilities in the Jugiong village centre as demand warrants, including a visitor 
information centre, motel and camping accommodation, retail, food and beverage outlets, 
and visitor attractions; and  

b. farm-stays and small-scale ancillary visitor facilities on agricultural land. 

More detailed planning provisions may be included within the drafting of the DCP if necessary.   

B. The development of guidelines should be considered to assist with the facilitation of tourism-related uses 
through the planning framework. 

Short A. LSPS/LEP 

B. ED/CL 

Council should seek to facilitate further tourism opportunities within the LGA by 
continuing to provide for these types of uses in appropriate areas, within the 
drafting of the new LEP.  This is particularly for the village of Jugiong.  The 
development of guidelines to facilitate tourism developments through the 
planning system/framework would also be of benefit. 

9.  Council to confirm the current environmental constraints that are mapped in the LEP’s and though other maps 
and confirm their extent and currency, when preparing the new LSPS and LEP.  This will help ensure that any 
policy and planning decisions do not inadvertently jeopardise environmental values of the region. 

Ongoing CL/LSPS/LEP There are a number of environmental considerations that also need to be 
considered within the broader economic development and land use planning 
framework. While issues such as water supply and climate are addressed 
previously in this report, there are also a number of other issues that need to be 
considered, depending on the type of development and its proposed location. 

OTHER RECOMMENDATIONS 

10.  It is recommended that Council resolve its policy position with respect to future water supply, through 
completion of the Integrated Water Cycle Strategy which is currently being finalised.  The findings of the 
Strategy will influence where future development intensification could more easily occur within the Hilltops 
LGA and will need to be considered in drafting the new LSPS/LEP. 

Short-medium INF/LSPS/LEP Water supply can potentially be a primary constraint which impacts the ability for 
certain types of development to expand or develop within the LGA.  The 
Integrated Water Cycle Management Strategy currently being prepared should 
help resolve the policy position for Council.   

11.  The Freight and Transport Study contains a series of recommendations and actions which have been selected 
based on their capacity to contribute to respond to the strategic needs and achievement of the vision and goals 
for the region’s freight and transport needs.  This separate study should be referred to with respect to the 
specific recommendations and actions, regarding freight and transport for the Hilltops LGA. 

As per Freight and 
Transport Study 

As per Freight and 
Transport Study 

The Freight and Transport Study contains a series of recommendations and 
actions which have been selected based on their capacity to contribute to 
respond to the strategic needs and achievement of the vision and goals for the 
region’s freight and transport needs.  This should be referred to for further detail 
in this regard. 

12.  In conjunction with the Canberra Region Joint Organisation, it is recommended that an investigation is 
undertaken of the costs and benefits of providing additional courses at the TAFE institution in the Hilltops LGA, 
including; 

• In conjunction with major local industries, identify the types of education and training for which there 
is most opportunity and need within the Hilltops LGA; 

• Target courses directly related to local agriculture and related trades; 

• Investigate potential for courses related to local mining; 

• Utilise existing TAFE and CSIRO facilities; and 

• Consider a new tertiary facility only if there is sufficient sustained demand that cannot be 
accommodated on existing TAFE and CSIRO sites. 

It is recommended that consideration is given to courses at the TAFE institution in Young that will serve the 
existing major industries of the LGA. Additional courses should focus on agriculture, mining and 
complementary trades.  

Potential Additional Courses at Existing TAFE Institution in Young 

Agriculture Mining Trade Other 

• Agricultural Sciences 

• Horticultural 
Sciences 

• Wine Sciences 

• Geology 

• Hydrogeology 

• Mineralogy 
 

• Welding  

• Carpentry 

• Mechanical 
Engineering 
 

• Veterinary Science 

Short-medium ED/CL In order to promote education, and based on the experience of comparable 
tertiary education campuses, the criteria for success in operating a tertiary 
education institution which are relevant to Hilltops, include the following: 

• Provide courses that relate to minor industries (such as tourism) only 
when the local industry is well established to ensure sufficient demand 
and local employment opportunities. An available course related to a 
minor or non-existent local industry will not aid significantly in the local 
development of that industry. The offered course needs to support an 
existing major local industry in order to provide synergy with the 
industry, and genuine local employment opportunities for graduates; 

• Utilise existing institutions such as the TAFE in Young and the CSIRO 
BARS, rather than create new institutions, which would have significant 
associated risks and costs; and 

• Minimise initial and ongoing council funding obligations to establish 
additional tertiary education programs. 

 



Hilltops Council Economic Growth and Land Use Strategy   
Strategic Directions and Recommendations Report 

 
0853 – 14 March 2019  – V3   41 

NO. STRATEGIC DIRECTION/RECOMMENDATION TIMEFRAME: 

SHORT/MEDIUM/ 
LONG 

LSPS/LEP/OTHER 
(DCP/ED/DA/DI/INF/CL)23 

 

COMMENT 

• Soil Science 

Source: Foresight Partners, NCEconomics.  

 

13.  Recommendations on options for expanding processing capacity within the Hilltops region include: 

A. Expanding existing facilities.  Development requirements are more likely to be met if already established. 

B. Avoiding potential discharge to river tributaries critical to downstream regions and populations.  
Development applications in the Eastern part of Hilltops LGA outside of the Murrumbidgee River 
catchment may have less impact on downstream sensitive receiving environments. 

C. Seek to take advantage of short and medium upgrades to road and rail infrastructure. 

D. Consider investigating for the purpose of developing a co-operative for processing and logistics facilities to 
service all producers. 

E. Maintain the buffers around the existing facilities that can protect them from encroachment of sensitive 
uses (eg residential).   

F. Develop information package on livestock processing and the DA and site requirements, in partnership 
with relevant State Departments. 

 

Short-long A. DA/DI 

B. DA/DI 

C. DI 

D. ED/DA/CL 

E. DA/DI 

F. ED 

Gaps exist in livestock processing capacity in the Hilltops region.    The limited 
processing facilities in Hilltops are a key constraint to agricultural value-adding. 
More abattoirs and packaging facilities would promote GRP and employment 
growth in Hilltops, however a key constraint is that such factories need adequate 
water supply that is non-reusable.  Appropriate buffers (e.g. to residential), will 
need to be maintained.  Development of information packages on livestock 
processing would be beneficial and could be developed in conjunction with 
relevant State Departments, utilising existing published information where 
possible. 

 

14.  It is recommended that a Hilltops tourism strategy be developed and include the following initial priorities: 

A. Facilitate the growth of Jugiong as a daytrip and overnight destination for regional residents and interstate 
traffic on the Hume Highway.  As it currently accounts for a large proportion of visitors to Hilltops, Jugiong 
should be exploited as a visitor Gateway to the LGA and a venue to sell the LGA’s other attractions and 
major events.   

B. In conjunction with major local industries, investigate opportunities for value-adding to existing 
established agricultural industries through agri-tourism.   

C. Investigate whether a single geographic location can be designated as a focus for cherry industry value-
added production, agri-tourism and the annual cherry festival.  As related visitation will be seasonal and 
potentially volatile, a remote location is unlikely to sustain ancillary accommodation and retail facilities, 
and therefore the preferred location is in Young where demand can be met by existing local outlets. 

Short-medium A. ED/DA 

B. ED/DI 

C. ED/LSPS/LEP 

The economic, market and location characteristics of the Hilltops LGA indicate 
that significant growth of its tourism industry should be guided by the following 
criteria:  

• Capitalise on the inherent strengths of the Hilltops economy including 
agriculture and fresh produce; 

• Do not focus on visitor attractions unrelated to the LGA’s existing major 
industries unless initiated and funded by the private sector; 

• Target the common preferences of most visitor market segments as 
identified in the Hilltops Council Economic Action Plan, particularly: 

o Food and wine;  

o Nature / adventure / outdoors; and  

o Festivals and events. 

• Focus on distinct points of difference that can help to attract regional 
visitation, such as cherry and wool production; 

• Highlight and enhance a select few annual events related to the region’s 
economy and history, such as the Cherry Festival and Chinese Festival; 

• In view of Hilltops’ location, create strategies that will justify overnight 
or multi-night visits to the region; 

• Facilitate visitor growth by permitting land uses that will support 
tourism including farm stay accommodation, recreational vehicle parks, 
value adding industries (such as agricultural product processing) and 
ancillary businesses such a retail and food & beverage in visitor venues. 

• Provide Council support that facilitates private sector investment at 
minimal direct and/or ongoing financial cost to the Council.  Strategies 
can include provision of Council land to initiate development, and 
planning provisions to encourage and direct new tourism initiatives as 
and where desired.  
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15.  It is recommended that the agri-tourism node and related retail facilities are integrated with an existing town 
centre to generate mutual support and improve retail sustainability. 

 

Short ED/CL/LSPS/LEP In the foreseeable future, the main opportunity for retail growth is likely to be in 
response to growth in the local visitor market, but this is expected to be limited 
in scope and locations.  In the short term, there is potential to increase visitation 
to Jugiong by both daytrippers and overnight visitors, which could potentially 
support some additional shops and services there. 

 

In the longer term, establishment of an agri-tourism node could also generate 
additional local spending by visitors.  The best example of this in the context of 
Hilltops, is public markets. 

16.  Council to adopt a flexible and responsive approach in allowing the private sector to drive the delivery of any 
additional industrial land needs, based on the specific requirements and needs of the bespoke industries to be 
developed.  Such land must be adequately serviced, to allow industrial development to proceed in a timely 
manner.   

Ongoing LSPS/LEP There is no real demand for additional industrial land within the Hilltops LGA, 
based on modest population growth.  It is therefore premature for Council to 
predict what industrial land needs are likely to be in the future.  It may be more 
advantageous for Council to allow the private sector to drive the delivery of 
additional industrial land/development within the region, which is expected to 
primarily be influenced by value-adding to existing established industries within 
the LGA.  This is as opposed to Council simply electing to zone additional land for 
industrial purposes, which might be inappropriately located and can not be 
supported based on projected population growth rates.  Any additional industrial 
development which cannot be located on existing industrial zoned sites within 
the region should be responsive to the bespoke needs of individual industries.   

17.  In partnership with the agricultural sector, Council to investigate opportunities for undertaking further research 
and/or a case study to establish adaptation strategies for climate change to ensure the region can maintain its 
competitive advantages and take advantage of future opportunities. 

Ongoing ED/CL Climate change risk pervades agricultural input, economic and financial supply 
chains. This relates to both water availability and temperatures. 

Through to the year 2100, NSW sheep-wheat regions can expect continuing 
heating and drying, with rainfall reduced but more volatility. 

Climate change will create a more challenging physical environment for 
investment and intensity of production in the future and will need to be carefully 
managed. 

Council should investigate opportunities to undertake a case study in a joint 
partnership, to look at adaptation strategies for climate change. 

18.  Council to consider contributing to a business plan for expansion of the relevant/targeted industries including 
agriculture, mining, tourism, education and other population-serving uses such as retail, health care etc. that 
demonstrates to investors and other industry stakeholders that Council will support expansion through 
relevant planning provisions and then seek to develop a specific case study.  

Short-medium ED/CL Development of a business plan which targets specific industries that Hilltops is 
seeking to attract or strengthen within the region, promoting an “open for 
business” approach, should demonstrate to the community and developers that 
Hilltops is committed to the economic growth and prosperity of the region, which 
goes beyond drafting provisions in the LSPS and new LEP.  Development of a case 
study – i.e. Council undertaking its own development and demonstrating how it 
can be done, could also be beneficial.   

19.  Council to consider providing land to initiate tourism development, and planning provisions to encourage and 
direct new tourism initiatives as and where desired. 

Short ED/CL/LSPS/LEP Provision of land for tourism developments will demonstrate Council support 
that facilitates private sector investment at minimal direct and/or ongoing 
financial cost to the Council.   Associated LSPS and LEP provisions can be drafted 
to provide maximum flexibility and support for encouraging tourism uses to 
occur within the region.  

20.  Develop a brand for Hilltops, which builds upon the existing agricultural base for the LGA and achieves a 
concentrated or critical mass of land uses and industries associated with the primary production values of the 
region. 

Short-Long ED/CL Development of a strong and identifiable brand for the Hilltops region will 
contribute to people’s identity with the area and add to the appeal as a place to 
develop.  The region’s relatively close proximity to major centres such as 
Canberra and Sydney and its accessibility to major freight and transport routes 
stand the region in good stead to capitalise upon this.  

21.  Consider incentives packages for key industries/uses Council is seeking to encourage within the region, 
including agriculture, mining, tourism, education and other population-serving uses such as retail, health care 
etc.  This could be a combination of:  

Short-Medium A. ED/CL 

B. ED/DA 

Introducing appropriate incentives to encourage certain types of industry to the 
Hilltops LGA which may directly compete with surrounding regions, could 
enhance the image and perception of Hilltops as a place to do business.  A 
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A. a targeted marketing program campaign to attract certain uses/businesses to the region; 

B. ongoing business and other support to developers seeking to develop in the region; 

C. improved development assessment processes and timeframes for determining applications, in keeping 
with any State government initiatives in this regard (e.g. potential for online DA processing); and 

D. potential financial incentives (Council policy would need to be established in this regard). 

C. DA/CL 

D. ED/CL 

dedicated effort which might involve a combination of non-planning and planning 
instrument measures will be more successful than simply drafting the LSPS and 
LEP to facilitate certain development.   

Council needs to be proactive in seeking to welcome particular businesses to the 
region if it wishes to compete successfully with neighbouring regions that hold 
similar attributes and to create a point of difference.  Assistance from other 
levels of government in terms of funding for incentives could potentially be 
sought.  Further, development of a suite of other non-LSPS/LEP measures such as 
other financial incentives, will also help to maximise the opportunity for 
economic growth within the region within the target industries. 

22.  Through ongoing consultation with established local industries and the business community in terms of 
agriculture, mining, retail, health care, education and tourism, identify the most significant short-term and 
current opportunities for expansion and/or value adding, and the resources and strategies needed to achieve 
it.  Identified priorities and opportunities are to be monitored to gauge progress. 

Short ED/CL Ongoing consultation with established industries and the local community will 
continue to build a relationship with Council that establishes trust and opens up 
ongoing lines of communication.  This will ensure that Council is seen to be 
listening to its constituents and actively seeking to address the issues raised 
(provided it is feasible to do so), in order to promote continued economic 
prosperity of the region.  However, expectations will need to be carefully 
managed regarding outcomes and Council’s ability to realistically address every 
matter raised.  A program of ongoing monitoring would be beneficial to gauge 
progress. 

Table 4 – Strategic Directions and Recommendations 
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9 CONCLUSION 

There are a range of economic growth opportunities which can be further enhanced and progressed through supporting 
land use strategies.  This report identifies these and provides recommendations for consideration in the preparation of 
the LSPS and LEP.  

Further, it identifies that a broader approach is needed to provide a clear line of sight as to what Council’s policy intent is 
regarding economic development opportunities for certain industries, supported by the range of measures to be 
implemented to facilitate this.  Drafting a LSPS and new LEP, while foundational, is unlikely to be sufficient to achieve the 
outcomes Council are seeking in providing for enhanced economic development of the region as a whole.  

The strategic directions and recommendations outlined in section 8 provides directions for Council moving forward with 
the preparation of the LSPS and LEP, in seeking to facilitate economic growth for the region.  It also provides critical non-
planning related recommendations for Council’s consideration, in taking an holistic approach to stimulating economic 
growth for the Hilltops LGA. 
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APPENDIX 1: MAPPING 

Current Zoning Maps 

Constraints and Existing Infrastructure Maps 

Potential Protein Precincts/Agricultural Intensification 
Opportunities Map 

Proposed Zoning Maps 
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