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A. The Site and Area 
 

 
The Site 
 
The subject land for this application has a legal description of Lot 2235 DP 754611, being known locally as 20 
Rockdale Rd Young.  The land is located approximately 1.809km from the Young Post Office in a north westerly 
direction.  The access to the land is presently from Boorowa Street which connects to Rockdale Rd through to 
the site. 

 
Fig # 1 – Locality Map 

 

The site is level and is bound by real property either side (Lot 2302 to the north is also owned by Verity Fruits), 
by the redundant rail line to the rear of the property, and to the recently upgraded Rockdale Rd to the frontage.  
Rockdale Rd has been upgraded rtecently and services Allied Grain, the local SES & Rural Fire Service Buildings 
as well as the new subdivision and Ag Business just off Milvale Rd/Boorowa Street. 

 
Aerial Image of Subject Land (SIX Maps circa 2012) 
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Wider SIX Aerial Image circa 2012 

 
This locality has been long recognised and zoned for Industrial, Service, Bulky Goods Retail, and related uses 
in both the 1993 Rural LEP (and before this when no EPI was in place) and the 2010 Young LEP.  This area has 
been earmarked to continue in the same vein in the 2022 LEP also, with no major changes proposed between 
existing and current EPI’s.  Previous Owners (the Rowan Family – owners for over 100 years) of this swath of 
land however, were not fans of Council’s zoning, keeping the lands in a semi-rural block.  This will be verified 
by some older aerial images below. 
 
 

 
Contour Cadastre / Topographic Map (relatively level) 
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Drone Image of site 2023 – Real Estate 

 
 
 
 
 

 
Entry on Western Approach – Streetview 
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Photo – South Eastern aspect – Real Estate 

 
 
 
 
 

 
Aerial Image – Google Circa 2024 

Boundaries as marked indicative only 
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The area of the subject allotment is 1.3063 hectares (3 acres, 0 roods, 36.5 perches) - see the Title extract 
below.  The subject lot of the development has a frontage of 91.37m to Rockdale Rd & rear boundary of 97.82m 
with sides of 124.66m (north side) and 159.55m south side.  
 

 
Fig # 3 – Extract of Plan of DP Search (dimensions in links – extrapolated/converted above) 

 
 

 
Proposed site plan extracts – SEE Main Plan Set for better areas and details 



 

SEE for AG PROCESS INDUSTRY pg. 7 VERITY FRUITS – 20 ROCKDALE RD 
 

Electrical Assets 
 
The site is crossed in the road at its frontage, by an electrical line shown highlighted on the below plan at the 
front of the site, which has infrastructure within the said road for 11kVa electricity.  The building and site 
presently have been designed away from these assets.  The line in the front street does not impact on the 
development. 
 

 
Power Line Mapping 

 

The Site Context 
 
The subject land is within an area zoned (or otherwise earmarked in the original Planning Ordinance & Draft 
LEP pre-1991) and available for Industrial Lands (including other aligned uses) for at least 40 years.  This area 
has been zoned Industrial since approximately 1993 under the former Young Rural LEP with adjoining lands 
also zoned Industrial.  As a result, the area out on Milvale Rd & Boorowa St is well established by a mix of older 
businesses and with newer ones like the current site emerging.  No conflict presently exists between 
businesses in the locality 
 
The land has a wide mix and range of uses within the 500 - 750m or so around it.  These include; 
 

✓ Smash Repairs 
✓ Plumbing Wholesale 
✓ Govt Electrical Lines Depot 
✓ Concrete Yard 
✓ Smash Repairs 
✓ Auto Electrician 
✓ Harvey Norman 
✓ Concrete Batching Plant, Depot, and Sand/Soil/Gravel yard 
✓ Electrical Fitter 
✓ Bulky Goods retail 
✓ Materials Warehouse 
✓ Tilt Tray Service 
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✓ Agricultural Supplies 
✓ Powder Coating Service 
✓ Agricultural Machinery Depot (3 of) 
✓ Shed Manufacturer, Distribution and Sales Depot (2 of) 
✓ Rural Residential 
✓ Residential parts of western Young 
✓ Emergency Services Depot 

 
The proposal to have the current business expand and establish a fit for purpose site, enriches former occupied 
sites at Upper & Lower Nasmyth Street with split resources and ever increasing residential encroachment on 
existing use industry. 

 
Existing processing site – Existing Use 

 

 
Lower Nasmyth St Receive sort & store  



 

SEE for AG PROCESS INDUSTRY pg. 9 VERITY FRUITS – 20 ROCKDALE RD 
 

B. The Proposed Development 
 
 
The development proposed by this application can best be summarised as follows; 
 

Integration of Current Business Operations from 2 locations in Young to a single site at 20 Rockdale 
Road 
 
To erect two (2) x 1,920 sq.m buildings  

• Building A =  processing, cooking and preparation of product along with staff areas, reception, 
offices and administration; and 

• Building B = receival dehydrated product, sorting, warehousing & transport, and  

• a further rear smaller ancillary organics shed,  
 
for the processing of Prunes. 
 
The site and this development has been designed to encompass heavy vehicle access and manoeuvre 
around the site, accessibility between buildings for day to day operations, all within buildings which will 
accommodate current operations and permit growth in the business., staff and customer/reps access 
to site, without large vehicle conflict 
 
The location of the development is largely greenfield as this area has been tagged as Industrial for an 
extended time, yet only recently have roads and services been extended to permit sound development 
of same.  The site has a rare large level area for development and can be developed with limited site 
costs defeating the value of works undertaken. 

 
Design Incorporates  
 
The design of the development has been gradually worked up to comply with  
 

• Building Code of Australia 

• The Young DCP 2011 informing the Hilltops LEP 2022 and related Policy 

• Council’s Engineering Standards for Subdivision & Development 
 
In developing this design, the Owner and Design Team have anticipated BCA Matters with the A1 Certifier at 
DA Busters, along with a close examination of the Council present and proposed Development Control Plans, 
have ensured the Designer has allowed for the required site and construction measures for CC compliance.  
 
The site is large enough it has allowed Traffic analysis by template use for adequate site design, 
manoeuvrability and access & parking considerations.  All of these elements will be discussed at the required 
legislative and policy points below.  As well, all further required specialists (Engineers, Energy efficiency etc) 
will be sought prior to applying for the Construction Certificate, however straightforward Type C NCC 
construction principles have been drawn on to ensure the buildings and site, will meet the deemed to satisfy 
pathway for compliance. 
 
Access & Parking 
 
The site will be serviced by concrete internal roads and manoeuvring areas for customers, delivery traffic and 
service vehicles.  This is consistent with all of the newer industrial areas in Young and policy obligations.    The 
DCP requires 1 space per every 2 employees for Industrial Development.  The client currently employs 6 FTE 
Staff with 3 seasonal casuals.  Capacity is being built for up to double the workforce.  As such 9 parking spaces 
exist along wit 1 accessible space, which would cater for same.  Regardless, ample room exists at rear of site 
for operational staff to park ad hoc at rear of site. 
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Access & Parking Details from Plan 

 
The site is designed to cater for a clockwise large vehicle motion for heavier vehicles.  As well, carparking can 
occur through the same access and exit points far more frequently than delivery vehicles.  The site has been 
designed for B Double potential, however the majority of larger vehicles will be Semi Trailers and the site easily 
accommodates same. 
 

 
Large Vehicle Accessibility 
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Along with staff movements attending and leaving work, the following operational logistics occur. 
 

• Verity fruits have a semi-trailer come weekly to take orders away to supermarkets. 

• Throughout the grading season (April-Sep) Verity have a B-double truck delivery fruit twice a 

week. 

• Small couriers and medium rigid trucks drop deliveries and parcels off multiple times a week. 

• Two forklifts are operated on site through working house. 

 
Fencing & waste 
 
The site is and/or will be, perimeter fenced in at least a 2400mm chain-wire fence for basic security purposes 
yet still offering casual surveillance of the land.  Suitable site lighting will be offered for casual surveillance and 
subject to stipulations below, operations on site may be for extended hours with staff surveillance open as 
well.  All the hard stand areas will be graded, drained, and designed to shed to Rockdale Rd with suitable sumps 
and velocity arresting for slow release flows.   A specific Civil design in this regard will be arranged for CC. 
 
Landscaping / Appearance 
 
Landscaping across the front and side boundaries (where possible) will comprise a mix of shrubs to a height 
that will beautify but not disturb vision to Occupant Signage of the Industrial site.  These will be further 
sympathetic to the existing established development. 
 
The construction materials and colour scheme proposed will be consistent across the proposed occupancies 
with BCF adopting the Dulux Adept colour as the broad external palette.  Signage will be as marked up below.   
 

 
 
The signage will be predominantly per the Corporate Logos but moreover as a Building Sign per above.  The 
building colours are anticipated to be in the mid grey colorbond range with mild contrasts between changes 
in building form.  Awning construction per the above rendering also acts to break the frontage of the 
principal shed per Council DCP – discussed further below. 
 

craig
Text Box

craig
Text Box
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The frontage of each structure with road presence will be broken into a relief wall cladding with an above 
level colorbond finish.  This change in material and texture plus colouring is believed to deliver on the DCP 
obligation for street presence whilst still delivering the building functionality required by the Owner. 
 
Referrals 
 
This proposal does not require an Integrated Development application, yet as the buildings each exceeds 2000 
sq.m, is industrial and opens onto a road that delivers to a Classified Road, will need referral and potential 
concurrence with Traffic for NSW per the SEPP (Transport & Infrastructure) 2021.   
 
The proposal is off a non Classified Road - Rockdale Rd (recently upgraded knowingly for industrial and RU4 
traffic) which connects to a Classified Road (MR 241 – Boorowa Street before it becomes Milvale Rd) and is on 
a controlled straight section of township approach road in an 50km/hr area.  The new access will exceed 200m 
safe intersection sight distance in both directions, is on an area of road already provided with recent upgrade 
and presently services an agricultural machinery business of some size and scale nearby.  The power setbacks 
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have been discussed and displayed on plan, demonstrating compliance.  This should potentially negate even 
the need for referral under Infrastructure SEPP sec 45. 
 

 
Local Road to Classified Road connection 

 
Site considerations 
 
No demolition of any structure is required.  Power, water, and sewer (may require contributive pumped 
discharge on site, to feeder from Allied Grain back to Boorowa Street) and are all adjacent the site in Rockdale 
Rd.   

 
Utilities investigation 
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Water and sewer exist, and a hydrant exists central and opposite yet for buildings exceeding 500 sq.m the 
Australian Standard provides that this would not service both buildings.  Accordingly a hydrant on site will be 
provided which is strategically positioned to allow for site expansion in time.  As well a grease arrestor may 
well be required for pre cursor treatment before sewer disposal as a Liquid Trade Waste consideration, from 
the cleaning and par cooking elements of the processing.  
 

 
New hydrant proposed 

 
Capacity within or behind the main sheds (4m) for at the least 2.5 cubic metre bins, will exist.  Fruit waste or 
organic material will be collected and disposed of regularly to either Victoria Street or on farm composters. 
 
As stated before, the access and service road areas have been designed to allow broad movement within the 
site for a semi-trailer and B double with straightforward turning movements as presently occurs regularly, 
and as well a heavy rigid can comfortably service or attend the premises (garbage truck or local 
supply/delivery), and could enter and leave site in a forward direction comfortably. 
 
A site plan with turning movements for a semi-trailer, B Double & heavy rigid vehicle have been included in 
the appendices.  
 
Built Form 
 
The maximum wall height and roof height of the 2 new primary buildings measured from finished ground level 
will be 6.0m to eave and 8.645m to ridge respectively.  Treatments for the frontages are as outlined earlier.   
The gross floor area (GFA) of the new buildings will be 1920m2, each at 30m x 64m.  Building A will be the 
primary staffed and processing building whilst Building B will be receivals, sorting and also out product 
warehousing. 
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Building A will be afforded the site services and has proposed WC’s, Accessible facilities and also Staff 
amenities, besides the Offices.  It will also have a storage mezzanine for office records and the like.  This being 
less than 200 sq.m is exempt from accessible access provisions.  
 
Each building will be setback comfortably from boundaries for Local & BCA compliance 
 

North (side) - 10m (Building A) 
South (side) - 8.5m (Building B) 
West (front) - 17.2m (Buildings A & B) 
East (rear)  - 93.2 (Building A at closest), 14.7m to Organics 10m x 10m shed  

 
For BCA purposes, each Type C structure exceeds 2m from each other and from boundaries which serve as fire 
source features, therefore the development is prima facie compliant externally  The closest buildings to a side 
setback is 8.5m to the southern boundary which is the side of the Building B, thereby causing no relative menity 
loss or concern for future neighbouring developments – adjacent are vacant presently..   
 
As will be discussed below, compliance with Council flood controls is reasonable with standard construction 
on a worked up building pad as the majority of the site is already above the mapped affected area in the south 
east rear corner of the site. At worst, the building may need to be raised on a building pad of approximately 
300mm – 500mm from natural as exists. 
 
Sheet A009 has been included with the Plan set to give an indication of future development potential yet 
should in no way be construed to be part of this application. 
 

 
Floor Layouts laid out beside each other 
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Hours of Operation 
 
Currently the hours of operation are; 
 

The processing factory (equivalent to Building A) operates Monday-Friday from 7:00 am – 5:00 pm all 

year round. 

 

The grading shed (equivalent to Building B) operates from April – September every year and the 

working hours are Monday – Friday 7:00am – 5:00pm. This depends on how much product is 

purchased each year.  First staff operations on site for start up at 5am.  All out by 6pm. 

 

Growth of operations may see a lunch to midnight shift as a future dependant upon markets, supply 

and economics.  This is why the move to an Industrial Area so flexibility will lie with the Company to 

extend with business expansion. 

 

~~~~~~~~~~~~~~~~~~~ 
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C. Compliance with Planning Controls 
 
Young Local Environmental Plan 2010 
 
The primary environmental planning instrument over this land is Young Local Environmental Plan 2010.  A 
planning portal report has been extracted from NSW Planning and this is attached in the appendices.  The 
land is zoned E4 – General Industrial. 
 
The objectives of this zone and this proposals consistency with these is stated. 
 

E4 Land Use Table Objectives Analysis 
        

1 •  To provide a range of industrial, warehouse, 
logistics and related land uses. 

  Specifically designed for this purpose - 
CONSISTENT 

2 •  To ensure the efficient and viable use of land 
for industrial uses. 

  Permissible development in a site 
designed way - CONSISTENT 

3 •  To minimise any adverse effect of industry on 
other land uses. 

  Proposal is designed conducive to the site 
with a presentation or prominence up 
from the street - CONSISTENT 

4 •  To encourage employment opportunities.   This is the outcome of the application - 
CONSISTENT 

5 •  To enable limited non-industrial land uses 
that provide facilities and services to meet 
the needs of businesses and workers. 

 N/A 

 
 
Is development permissible within the zone?  Yes 
 
The range of permitted and prohibited uses is listed below; 
 

3   Permitted with consent 
Building identification signs; Business identification signs; Depots; Freight transport facilities; Garden centres; General 
industries; Goods repair and reuse premises; Hardware and building supplies; Industrial retail outlets; Industrial training 
facilities; Kiosks; Landscaping material supplies; Light industries; Local distribution premises; Neighbourhood shops; 
Oyster aquaculture; Plant nurseries; Roads; Rural supplies; School-based child care; Shops; Specialised retail 
premises; Take away food and drink premises; Tank-based aquaculture; Timber yards; Vehicle sales or hire premises; 
Warehouse or distribution centres; Any other development not specified in item 2 or 4 

 
The development is designed as an agricultural produce industry as defined below; 
 

agricultural produce industry means a building or place used for the handling, treating, processing or packing, for 
commercial purposes, of produce from agriculture (including dairy products, seeds, fruit, vegetables or other plant 
material), and includes wineries, flour mills, cotton seed oil plants, cotton gins, feed mills, cheese and butter factories, 
and juicing or canning plants, but does not include a livestock processing industry. 
 
Note - Agricultural produce industries are a type of rural industry—see the definition of that term in this Dictionary. 
 

The Compliance Table below provides a summary of the relevant standards and these are addressed relevant 
to the broadness of possible usability anticipated. 
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HILLTOPS LEP 2022 
 
 

Clause Complies Comments 

1.2 Aims of plan Yes The development is consistent with the following aims of the LEP: 
 
(a)  to advance the environmental, economic, and social goals of 

Hilltops, 
 
(b)  to provide for the lifestyles sought by current and future residents 
of Hilltops, including by providing for the following— 
 (i)  the rural lifestyle and liveability of Hilltops communities, 
 (ii)  connected, safe and accessible communities, 
 (iii)  diverse and affordable housing options, 
 (iv)  timely and efficient provision of infrastructure, 
 (v)  sustainable building design and energy efficiency, 
 
(c)  to build and sustain healthy, diverse, and empowered communities 
that actively participate in planning and managing their future, 
including by providing for the following— 
 (i)  social infrastructure that is appropriately planned and located 

in response to demand and demographic change, 
 (ii)  the protection and enhancement of cultural heritage values, 
 (iii)  land management practices that support sustainable 

outcomes, including water efficiency, 
 (iv)  the siting and arrangement of land uses for development in 

response to climate change, 
 (v)  the planning of development to manage emissions, 
 (vi)  planning decisions that recognise the basic needs and 

expectations of diverse community members, 
 
(e)  to recognise and sustain the diverse natural environment and 
natural resources that support the liveability and economic 
productivity of Hilltops, including by providing for the following— 
 (i)  the avoidance of further development in areas with a high 

exposure to natural hazards, 
 (ii)  the minimisation of alterations to natural systems, including 

natural flow regimes and floodplain connectivity, through 
effective management of riparian environments, 

 (iii)  the retention and protection of remnant vegetation, 
 (iv)  the revegetation of endemic vegetation to sustain natural 

resource values, reduce the impact of invasive weeds and 
increase biodiversity, 

 (v)  buffers and setbacks to minimise the impact of conflicting 
land uses and environmental values, including potential impacts 
on noise, water, biosecurity, and air quality, 

 (vi)  the management of water on a sustainable and total water 
cycle basis to provide sufficient quantity and quality of water for 
consumption, while protecting biodiversity and the health of 
ecosystems 

 
The remainder of the aims are not relevant to this proposal, or are not 
impacted by the proposal. 

1.4 Definitions N/A The proposed development is defined as agricultural produce industry 
which is defined per the above.   
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Clause Complies Comments 

1.9A Suspension of 
covenants, 
agreements, and 
instruments 

Yes There exists no restrictions as to user as the land is an original Parish 
Parcel from creation circa 1921.  Plan attached with no restrictions. 

2.2 Zoning N/A The site is zoned E4 General Industrial 
 

2.3 Zone objectives 
and land use table 

Yes The development is permitted with consent, in accordance with the 
land use table, and it is consistent with the objectives of the zone as 
stated above. 
 
See LUT statement above 
 

2.7 Demolition N/A No demolition proposed.   
 

2.8 Temporary use of 
land 

N/A The application is not for the temporary use of land.  

4.1 Min Subdiv Lot 
Size 

N/A N/A 

4.1A Dual Occupancy 
Lot sizes 

N/A n/a 

4.6 Exceptions to 
development 
standards 

N/A Development permissible so no variation sought   

5.4 Other 
development 
controls 

N/A Development type not stated 

5.10 Heritage 
Conservation 

N/A The allotment, its buildings, nor adjacent land nor buildings in locality 
are listed as Heritage nor in a HCA 

5.16   Subdivision of, 
or dwellings on, land 
in certain rural, 
residential or 
environment 
protection zones 

N/A N/A 

6.1   Earthworks OK Minor localised building pad, lifting site, not cutting it. 
 
Sedimentation and erosion control measures shall be put in place 
during construction. 

6.2   Essential 
Services 

Complies Development consent must not be granted to development unless the 
consent authority is satisfied the following services that are essential 
for the development are available or that adequate arrangements have 
been made to make them available when required— 
(a)  the supply of water, available at front of site on application to 
Hilltops Shire required, also GFCC for water meter and fire service 
(b)  the supply of electricity, available at front of site on application to 
Essential Energy  
(c)  the disposal and management of sewage, pumped sewer available 
at front of site on application to Hilltops Shire (connections believed 
to require a pump discharge so tank and pod with pusher pump after 
Grease Trap, on site) 
(d)  stormwater drainage or on-site conservation, design reqd pre CC – 
to front of site 
(e)  suitable road access Sealed road at frontage – entry exists.  New 
vehicle entry & exit to be provided.  
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Clause Complies Comments 

6.3   Terrestrial 
Biodiversity 

N/A Site is mapped this attribute yet away from the location of 
development.  No impact on mapped area. 
 
Two isolated paddock trees exist, central tree to be removed and 
replaced in landscaping at 2:1. 
 

  

 
 

6.4   Water - Riparian N/A Site not mapped this attribute 
 

6.5   Water – 
Groundwater 
Vulnerability 

N/A Site is mapped this attribute as the locality is within the 
microcatchment of Burrangong Creek nearby.  No site inputs proposed 
and sed/erosion control to be used so should not have influence. 
 

  

 
 

6.6   Salinity N/A Not mapped as affected 
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Clause Complies Comments 

6.7 Highly Erodible 
Soils 

N/A Not mapped as affected 
 

6.8   Drinking Water 
Catchments 

N/A N/A 

6.9   Development 
along Lachlan & 
Boorowa Rivers & 
Lake Wyangla 

N/A N/A 

6.10   Development 
on Carinya Estate 

N/A 
 

N/A 

6.11   DCP for Urban 
Release Areas 

N/A Site not mapped this attribute 
 

 
 
Section 5.21 LEP – Flood Planning – Specific Commentary 
 
The November 2015 Flood Study undertaken for Young Shire Council by Lyall & Associates/Nexus 
Environmental Planning, and was subsequently adopted. 
 
From this map and policy set, it is important to establish if the Flood Planning Level provision of the LEP applies 
and then subsequent controls as set forth from this point.  The critical extracts are reproduced below; 
 

 
Flood Planning Area – site has some white shading – investigation in policy continues 
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Controls Under Table 2.1 – Volume 1 Apply 

 
 
 
 
 
 
 

 
Outer Flood Plain 
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No actual depth defined on model 

Assume Ground Floor Level of Development to be 300mm above natural 
 
 
 
 
 

 
Table 2.1 Flood Policy – see highlightered column 
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Floor level – 300mm above surrounding natural ground required. 

 
 

 
 
 
In summary, parts of the land are identified in a Flood Planning Level area, it does have controls under the 
matrix – being floor height for new development.  The rear corner of the site is mapped, however incorporating 
the precautionary principle applied in the policy, being a nominal area, new floor levels should be 300mm 
above existing ground levels.   
 
Upon introducing material to create a suitable building pad plus a reasonable soffit between surrounding levels 
and FFL – 300mm will be readily achieved.  No extraneous Flood Study work is therefore required. 
 
Verification by a Surveyor that the floor levels are considerably higher than FPL + 300mm can be arranged pre-
CC or stage of construction. 
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OTHER LEGISLATIVE OBLIGATIONS 
 

GENERAL REQUIREMENTS OF THE ENVIRONMENTAL PLANNING AND ASSESSMENT ACT, 1979  
 
1.7 Application of Part 7 of Biodiversity Conservation Act 2016 and Part 7A of Fisheries 

Management Act 1994 
 
As per these sections of the above Acts, it is not considered that the development is likely to 
significantly affect threatened species, populations, or ecological communities, because: 
 
Biodiversity Conservation Act 2016 
▪ the development will not significantly affect threatened species or ecological communities, or 

their habitats, according to the test in section 7.3, as there are no trees and shrubs to be 
removed, there are no threatened ecological communities on the site, the development will 
not adversely impact the life cycle or habitat of any of the threatened species that may occur 
in the region, and the development is not a key threatening process. [7.2(1)(a)], 

▪ the development does not exceed the biodiversity offsets scheme thresholds (is not mapped 
as high biodiversity value on the Biodiversity Values Map and does not exceed the clearing 
threshold) [7.2(1)(b)], 

▪ the site has not been declared as an area of outstanding biodiversity value [7.2(1)(c)]. 
▪ See also mapping in earlier LEP section marked BOSET/BDAR 

 
Fisheries Management Act 1994 

▪ as per the seven-part test under section 221ZV of the Act, there are no threatened species, 

populations or ecological communities, occurring on-site, or are known to be in the area, there 

is no declared critical habitat in the region and the development is not a key threatening 

process. 

 
4.10 Designated development 

 
This development is not a category of designated development, under Schedule 3 of the 
Environmental Planning and Assessment Regulation 2000. 

 
4.36    Development that is State significant development 
 

The development is not State significant development, as it is not identified in State Environmental 
Planning Policy (State and Regional Development) 2011.   
 
3   Agricultural produce processing facilities 
(1)   Development for the purposes of an agricultural processing facility is designated development if the facility— 

(a)   involves crushing, juicing, grinding, ginning, milling, separating, washing, sorting, coating, rolling, pressing, 
steaming, flaking, combing, homogenising and pasteurising more than 30,000 tonnes of agricultural 
produce per year, or 

(b)  releases effluent, sludge or other waste— 
(i)   in or within 100 metres of a natural waterbody or wetland, or 
(ii)   in an area of high watertable, highly permeable soils or acid sulfate, sodic or saline soils. 

(2)   In this section— 
 
agricultural processing facility means a building or place at which agricultural produce is processed. 
agricultural produce includes dairy products, seeds, fruit, vegetables or other plant material. 

 
The applicant presently processes approximately 2,000 tonnes per annum with ll discharges to 
sewer.  NOT Designated Development 
 

 

https://www.legislation.nsw.gov.au/#/view/act/1994/38
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4.46 Integrated development 
 

The building is proposed to be erected and site developed, yet does not conflict with a waterway, 
an activity or otherwise. 

 
Aboriginal/Indigenous Cultural Heritage 

A search under this mapping revealed that no item was identified on the AHIMs database, nor is the 
property within sensitive land per the Young Aboriginal Cultural Heritage Study as mapped.  These searches 
are in the Appendix to this report. 
 
 

 
Rockdale Rd back toward Boorowa Street 

 
 

 
 

Rockdale Rd to Allied Grain past front of site 
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SECTION 4.15 CONSIDERATIONS UNDER THE ENVIRONMENTAL PLANNING & ASSESSMENT ACT 1979: 
 
State Environmental Planning Policies (SEPPs) 
 
Several SEPPs apply to the land, however, only the following have any relevance to the proposed 
development: 
 

• State Environmental Planning Policy (Biodiversity and Conservation) 2021: Allowable Clearing Area (pub. 
21-10-2022) – not exceed clearing threshold this zone 

• State Environmental Planning Policy (Biodiversity and Conservation) 2021: Land Application (pub. 2-12-
2021) – not on mapped land 

• State Environmental Planning Policy (Exempt and Complying Development Codes) 2008: Land Application 
(pub. 12-12-2008) – pathway not available 

• State Environmental Planning Policy (Housing) 2021: Land Application (pub. 26-11-2021) not aspplicable 

• State Environmental Planning Policy (Industry and Employment) 2021: Land Application (pub. 2-12-2021) 
Consistent with SEPP & Dev Stds with regard to signage 

• State Environmental Planning Policy (Planning Systems) 2021: Land Application (pub. 2-12- 2021) not 
specifically applicable 

• State Environmental Planning Policy (Primary Production) 2021: Land Application (pub. 2-12- 2021) Not 
applicable  

• State Environmental Planning Policy (Resilience and Hazards) 2021: Land Application (pub. 2 -12-2021) Not 
formerly orchard nor contaminated 

• State Environmental Planning Policy (Resources and Energy) 2021: Land Application (pub. 2- 12-2021)  Not 
adjacent assets or infrastructure which are in public land at front 

• State Environmental Planning Policy (Sustainable Buildings) 2022: Land Application (pub. 29- 8-2022) – Will 
be Sec J applicable under BCA therefore comply via that method but < $5million 

• State Environmental Planning Policy (Transport and Infrastructure) 2021: Land Application (pub. 2-12-2021) 
May need referral as buildings combined exceed 2000 sq.m and may be deemed traffic generating.  
Notwithstanding low total traffic volume regardless. 

 

DRAFT LEP’s ? 
 
Currently Council has received Gateway, advertised and considered amendments to its LEP for Housekeeping 
matters, including changes to the LEP in the E4 zone; 
 
Critical changes in Part 1 of proposals table are item 3 & 4 below 
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YOUNG DEVELOPMENT CONTROL PLAN EVALUATION 
 
SEE OVER 
 
This DCP was specifically written for applicability to Young LEP 2010 which for the most part is superceded.  Its 
applicability to Hilltops LEP 2022, is questionable yet assessed. 
 
Thereafter however, the Draft Hilltops DCP is assessed also. 
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Young Development Control Plan 2011 (YDCP) 
You should provide an assessment of your proposal against the YDCP 2011 by completing the relevant sections of the Compliance Table below. 
The Compliance Table below provides a summary of the relevant controls. Please refer to the YDCP if you require clarification of the control.  

Compliance Table for YDCP 2011 – COMMERCIAL & INDUSTRIAL DEVELOPMENT 

Clause Control If non-compliance state and address 

Food Premises – Additional Provisions These controls apply to a food premises in any zone. 

 Where a kiosk is proposed in conjunction with an industry the 
following controls apply: 

• Food preparation and storage to enable easy cleaning; 

• Food premises should comply with the Australian Standard 
for Food Premises (AS 4674); 

• Provide customer sanitary facilities as per BCA; 

• Comply with Council’s Trade waste Policy. 

No kiosk or food preparation anticipated  

Heritage Conservation Area Provisions These controls apply to a development in any zone affected by a heritage item or conservation zone. 

 Any development of a heritage item should be in accordance 
with the guidelines from the Heritage Office: Design in Context: 
Guidelines for infill development in Historic Environment. 

No heritage item on the property and premises not identified in SHR, SHI or 
LEP 

 Provide a heritage impact statement for development adjacent 
to a heritage item. 

n/a 

Enterprise Corridor (B6) and Business Park (B7) Zones – Additional Provisions - These controls apply to industrial development in (B6) and (B7) zones. 

 • Site signage (other than on a building) to be consolidated 
into a single pylon sign contained within the site; 

• Avoid direct access from the Olympic Highway; 

• Access and egress to the site to be in a forward direction; 

• Access, parking and signage to comply with RTA 
standards (referral to RTA required); 

• Any façades visible from the Olympic Highway to be 
constructed of brick, decorative masonry, glass or other 
quality materials; 

• Maximum floor space ratio (FSR) of 0.5:1; 

• Parking to be available which is visible from the street 
frontage Including in front of the building; 

• Existing canopy trees to be protected and incorporated into 
site landscaping; 

Not B6 or B7 zone 
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Compliance Table for YDCP 2011 – COMMERCIAL & INDUSTRIAL DEVELOPMENT 

Clause Control If non-compliance state and address 

• Landscaping to be provided over at least 50% of land 
between the building and the Olympic Highway including 
canopy trees; 

• Buildings to be set back at least 15m from the Olympic 
Highway street frontage and 5m from any side boundary; 

Industrial Development - These controls apply to industrial development in any zone. 

Servicing • All industrial allotments to be serviced by underground 
electricity, water, sewer and telecommunications in 
accordance with the relevant authorities’ requirements and 
relevant Australian Standards; 

 

• Development to provide a rainwater tank to amenities; 
 
 

• Separate occupancies to have separate sanitary and 
stormwater drainage lines; 

 
 

• Developments comply with Council’s trade waste policy. 
 

Anticipated and development has these provided.   
 
 
 
 
Not provided yet water use is expected to be low or equivalent from existing site.  
A transfer of ET’s from current site to proposed may be sought. 
 
Will be designed for 
 
 
 

• Verity fruits use on average 500-700KL of water quarterly. (Note – new 
system better tech) 

• Steamed fruit water discharge will be via a grease/grit arrestor then to pump 
pod then to sewer 

• discharge to sewer will be for toilets/kitchenette for staff also 

Access and Parking • Access aisles, manoeuvring areas and parking should be 
in accordance with Council’s Engineering Guidelines for 
Subdivision and Development; 

 

• Access driveways within the road reserve to be 
constructed of concrete; 

 
 
 

• Kerb and guttering and footpath to be provided to all road 
frontages of the development, 

Compliance is demonstrated on plans attached in the appendices and 
commensurate with the DCP obligations – not considered high volume or 
particularly traffic generating in nature. 
 
The main access to the development is a concrete finish from road edge to all 
parking areas. 
 
New delivery vehicle entry & exit to also be concrete and at crossover. 
 
Kerb and gutter plus sealed roads at frontage – existing 
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Compliance Table for YDCP 2011 – COMMERCIAL & INDUSTRIAL DEVELOPMENT 

Clause Control If non-compliance state and address 

 

• Customer and visitor parking to be clearly signed and is 
located at the front of the development, towards the 
primary street frontage.  

 

• Vehicle access and egress is to be in a forward direction. 

• Appropriate separation is provided between customers / 
visitors and the operational areas of the site. 

 

• A clearly identified point of customer/visitor entry is 
provided; 

 

 
Will be clear parking area central to development 
10 new required – 9 current staff (at capacity) with potential to double.  DCP 
states 1 parking space per 2 employees 
 
Complies 
Complies 
 
 
 
Complies 

Setbacks • Minimum front setback of 15 m (from a classified road 
frontage) and a setback of at least 6 m is provided from 
any other road; 

 

• Minimum setback to rear boundary of at least 5 m (unless 
the building is constructed to the boundary); 

Minimal setback or 17.2m front building line proposed consistent with DCP 
 
 
 
Compliant 
 
All other setbacks comply. 

Buffers  Buildings adjoining non-industrial development: 

• To be set back a minimum of 10 m from the property 
boundary; 

• Do not have a wall height exceeding 8m; 

• Do not produce any additional overshadowing of the 
adjoining property between the hours of 9am-3pm on the 
21st June. 
 

Set within the zone 
 

Noise and Vibration 
 

• Building design and machinery to minimise any noise 
emissions; 

• If possible, locate machinery within buildings or other 
acoustic treatment structures; 

• Openings to the building which are usually open during 
operations should be directed away from sensitive 
receivers such as residential housing; 

During construction there will be earthworks, access construction and building 
impacts.  Construction is very contemporary and short interval build time.  
Earthworks machinery should not impact on neighbours as a result of distance 
from neighbouring developments, be it residential or neighbouring industrial. 
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Compliance Table for YDCP 2011 – COMMERCIAL & INDUSTRIAL DEVELOPMENT 

Clause Control If non-compliance state and address 

• Building design and machinery installation to prevent 
vibration transmission to adjoining properties or public 
areas;  

• The operating noise level of plant and equipment should 
not exceed 5dBA above the background noise level when 
measured from the property boundary. 

 

Longer term there will be no greater impacts than currently experienced (present 
site within an R1 zone currently sdo machinery ointernal of shed would be OK 
in mid Industrial area. 
 
Will comply at property boundary in an Industrial area 
 

General Design • The majority of offices and/or customer areas and/or staff 
facilities to be located to address the primary road frontage 
and to be located in a part of the building that does not 
exceed one storey in height. 

Complies 
 

Façade Treatment • The front façade of the building to be constructed from: 
- face brick or decorative masonry block; or 
- timber panelling, pre-coloured metal cladding, and 
glazing in conjunction with at least 30% of brick or 
masonry block. 

Compliant as designed – 50% relief in a change up of building materials and 
styles 
 
This is considered a desirable outcome per the DCP.   

Landscaping and Fencing • Landscaping to be selected from schedule of tree species. 
Refer to Appendix G of this DCP; 

• Landscaping to be provided to the primary street 
frontage(s) and to occupy 20% of the front building 
setback;  

• Vegetation to be planted should be a mixture of semi-
mature species and seedlings/tube stock; 

• Canopy trees to be provided on properties located on 
classified roads between the front boundary and the 
building line; 

• Fencing to be of a uniform colour and material along all 
common boundaries; 

• Solid fencing should be no more than 1.8m above the 
finished ground level; 

• Maximum fence height of 2.4m 

• Additional fencing, screen walls or screen vegetation to be 
provided to conceal unsightly areas from neighbour or 
public view; 

Landscaping Plan may be required pre CC yet in an Industrial area so front of 
site functionality in height and sizes will be utilised. 
 
Fencing will be 2400mm galvanised chain-wire fencing which is the standard 
common to the industrial area. 
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Compliance Table for YDCP 2011 – COMMERCIAL & INDUSTRIAL DEVELOPMENT 

Clause Control If non-compliance state and address 

• Fencing to a street or other public place is of open and 
durable construction. 

Signage: 
 

• Signage to be located to show business names but without 
detracting from the appearance of the area or causing 
issues for adjoining properties, road users, or others in the 
surrounding area. 

Signage will be as indicated in the appendices with colour palette layout and 
design nominated. 
 

Village Development – Zone RU5 These controls apply to light industrial development in the RU5 zone. 

 • Commercial or industrial uses to be constructed with pre-
painted metal with unpainted metal type finishes avoided. 

• All-weather parking areas to be provided; 

• Where there is no sewer available, the development is to 
comply with Council’s Policy with respect to the On-Site 
Management of waste disposal. Properties with an area of 
less than 1ha to provide geotechnical information showing 
the feasibility of on-site management; 

• Where no reticulated water supply is available, roof areas 
and tanks to be provided. 
 

Not RU5 

Car parking and Vehicle Access – these controls show the required parking rate for any industrial development 

Parking Rates Warehouse / Distribution Centre – 1 space / 100m2 of gross 
leasable area 
Office Premises - 1 space / 50m2 of gross leasable area 
Business Premises – 1 space / 35m2 of gross leasable area 
Industries – 1 space / 2 staff employed or 1 space / 100m2 of 
gross leasable area 

The DCP would require 
 
1 space for every 2 staff.  6 FTE and 3 part time staff present (obligation only 4.5 
spaces) yet with capacity to double staffing, 10 spaces considered imminently 
reasonable.   
 
Parking is provided in line with (and indeed in excess of) the development’s needs, on 
the site plan. 
 

 • Car parking to be provided on the site of the development; 

• Vehicles enter and leave the site in a forward direction; 

• All parking spaces to be marked by lines or spaces; 

See carparking plan incorporating the above details plus as detailed per this section 
and comments previously in this SEE. 
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Compliance Table for YDCP 2011 – COMMERCIAL & INDUSTRIAL DEVELOPMENT 

Clause Control If non-compliance state and address 

• The layout and dimensions of car parking areas are in 
accordance with Figures 4.1 and 4.2 of this DCP; 

• All car parking and internal road areas to be paved in 
bitumen seal coat, asphaltic or bituminous concrete, 
cement concrete, concrete paving blocks, or brick paving 
blocks;  

• Free and uninterrupted access to car parking areas is 
maintained at all times. 

Parking will be on a concrete pavement.  The accessible space/s will have pavement 
markings in concrete displaying it specifically. 

General Provisions for Car Parking Areas – these controls apply to industrial premises required to provide a car parking area. 

 • Car parking areas to comply with Australian Standard 
AS2890; 

• Pedestrian access to within the car parking area to be 
separated from vehicular traffic; 

• Any blind aisles to be: less than 15m in length; a minimum 
of 6.5 metres wide; clear of all obstructions; and provided 
with a manoeuvring area at the blind end of the aisle. 

• Separation of entry and exits points; 

• Entry to and exit from the site to be in a forward direction;  

• Holding areas have a maximum grade of 5% for a 
minimum distance of 6 metres behind the road boundary; 

• All car parking areas to be sealed, graded and drained; 

• The maximum acceptable grade for sloping parking 
(including access aisles) is 10%.; 

• The minimum clear head room for undercover parking is 
2.3 metre for passenger vehicles or 4.6 metres where 
other vehicles will access the parking area; 

• For required turning circle dimensions refer to Appendix F 
of the YDCP; 

• Where 15 or more spaces provided at least 30% of spaces 
to be shaded; 

• For driveway types and the design of access points refer to 
Tables 4.2, 4.3 and 4.4 in the YDCP. 

Noted – see carparking layout and traffic plan, specifications plan in appendices.   

Development Requiring Tree Removal or Lopping - These controls apply to commercial development in all zones other than RU1 and RU3. 
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Compliance Table for YDCP 2011 – COMMERCIAL & INDUSTRIAL DEVELOPMENT 

Clause Control If non-compliance state and address 

 Designated trees should be protected and retained where 
possible. 
Designated trees are defined within Section 4.3.1 of the YDCP 

No tree removal proposed – development area of site is presently without trees. 

 • Where a designated tree is removed it should be replaced 
by at least 2 trees local to the area of a similar size at 
maturity; 

• Work should not occur within the drip line of a retained tree 
unless an arborist report has been prepared. 

Not applicable – see above. 

  



 

SEE for AG PROCESS INDUSTRY pg. 36 VERITY FRUITS – 20 ROCKDALE RD 
 

HILLTOPS DRAFT LEP 2025 

 

Section 2.5 Commercial, Business and Retail Development 

Commercial and retail development is carried out in such a way as to: 
a) protect and enhance the economic function of Hilltops Local Government Area. 
b) protect and enhance the character of Hilltops Local Government Area. 
c) Protect and respond to the environment. 

   

Performance Criteria Acceptable Solution Comment this Application 

PC1 To ensure that development is 
consistent with existing or future 
character and building heights are 
consistent with the prevailing 
heights for commercial and retail 
development within the immediate 
vicinity. 

AC1.1 Shop fronts are true to the 
style of the existing building and the 
top and bottom floors of existing 
buildings are consistent in style and 
colour scheme. 

No shop front 

AC1.2 The character of heritage 
conservation areas is protected and 
new development is consistent with 
the bulk and scale of a rural town, 
containing historic buildings. 

n/a not heritage 

AC1.3 Appearance of development 
is appropriate to neighbouring 
buildings and the wider area. 

consistent to development and nearby 

AC1.4 No existing windows are 
painted over. Frosting or signage for 
part of the frontage is considered 
suitable. 

new work 

AC1.5 Development is to avoid 
fibrous cement, unless painted, and 
metal cladding of walls, unless as an 
architectural feature. 

see comment above in DCP section on 50% 
relief in  differing façade materials and signage 

AC1.6 Building front setbacks are 
consistent with adjoining buildings, 
or if adjoining buildings have 
different setbacks, with the average 
of those setbacks. 

consistent with nearby 

PC2 To ensure that safe and 
efficient passage is available 
between street frontages and car 
parking areas. 

AC2.1 Pedestrian linkages between 
shop fronts and public parking areas 
are retained or provided in 
convenient locations where 
possible. These are well lit at all 
times, and contain no dead ends or 
other places possible to conceal a 
person. 

front carpark to development, footpath  
linkages across street 

AC2.2 Primary access to a 
development is available from a 
street, not a rear lane. 

From street 

AC2.1.2 All frontages of the site are 
to be provided with kerb and gutter. 

Exists 
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PC3 To ensure that parking is of 
sufficient quantity, and provided in 
safe and efficient manner. 

AC3.1 Parking complies with the 
provisions of Sections 4.1 and 4.2 of 
this DCP. 

See commentary above 

AC3.2 The re-development of 
parking areas should not detract 
from the character of the 
surrounding area. 

Parking to be provided to front of development 
- obvious and easy to determine. 

AC3.2 Visitor parking is easily 
accessible and clearly designated by 
line-marking and signage. 

Complies 

AC3.3 All parking areas and 
trafficable areas on-site is to be 
sealed with bitumen, coloured or 
textured concrete or pavers, to 
Council specifications. 

concrete - greyed texture 
  

AC3.4 Vehicles accessing service 
areas or onsite parking areas must 
be able to enter and leave the 
development in the forward 
direction. The 85th percentile 
vehicle must be able to turn on-site 
in no more than a two-point turn. 
Templates can be found within 
Council’s Engineering Guidelines, 
found on Council’s website. 

Complies 

PC4 To provide shop top housing or 
commercial development in the 
upper stories of multi-storey 
development. 

AC4.1 No part of the building is to 
exceed 9 m when measured 
vertically from the natural ground 
level immediately below that part. 
This excludes any architectural or 
service features such as parapets or 
antennae. 

Complies -8.645m 

PC5 To ensure zone E3 Zone has a 
well landscaped presentation with 
simple centralized entrance signage. 

AC5.1 Signage is appropriate to the 
building and to the surrounding 
area. 

Consistent 

PC6 To ensure that new 
development is provided with 
appropriate services. 

AC6.1 Developments are provided 
with water, sewer, power, 
telecommunications, and gas in 
accordance with the relevant 
authorities requirements. 

Compliant 

AC6.2 Developments dispose of 
waste through a trade waste 
agreement if necessary. 

Compliant - skip space available 

PC7 The development is to be 
connected to Council’s reticulated 
water and sewer systems where 
available or obligated to be 
connected under relevant acts. 

AC7.1 Council’s reticulated water 
service is to be connected 
separately to each dwelling. 

Complies 

AC7.2 Council’s reticulated sewer 
service is to be connected 
separately to each of the dwellings. 

Complies 
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AC7.3 Payment of any head-works 
contributions for water and/or 
sewer. Refer to Council’s 
Development Servicing Plans that 
may apply to the development. 

By condition where applicable 

AC7.4 Payment of any Section 7.11 
or Section 7.12 development 
contributions applicable to the 
development. 

Is any part of sec 7.11 plan still existing? 

AC7.5 Developments comply with 
Council’s liquid trade waste policy. 

No non-compliant discharge - toilet and staff 
facilities to sewer system.  Grease and grit 
arrestor for prune steaming water before 
discharge.   

PC8 The development is to have 
appropriate stormwater drainage 
connected, where possible, into 
Council’s existing stormwater 
infrastructure. 

AC8.1 All stormwater from the 
property shall be disposed of 
without causing nuisance. This may 
involve connection to Council’s 
existing drainage system or other 
suitable arrangements such as 
easements or on site detention 
where no direct discharge to waters 
is available. Post development flow 
must not exceed pre-development 
flows. 

To be designed and discharged to street 
system. 

AMD8.2 All roof and surface water 
drainage is to be designed to provide 
for conveyance of these flows per 
AS3500 per AS3500 and current 
Australian Rainfall and Runoff 
Guidelines, including factoring of 
Climate Change via the Climate 
Change Rainfall modifier, to the 
appropriate road, public stormwater 
drainage system or watercourse 
where approved to do so. 

To be designed and discharged to street 
system. 

Design Suggestions and Variations Comments 

Council will consider the provision of concessions, possibly including car 
parking, for development fronting Boorowa Street in Young or Marsden St 
in Boorowa or Neill Street in Harden or Albury Street in Murrumburrah 
where developments provide pedestrian access to car parking areas via 
arcades or passageways having 3m minimum width. 

Well designed parking at front of the 
development, manoeuvring areas on site 
meet largest vehicle specs 
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D. Assessment of Likely Impacts of Development 
 
Construction Impacts  
 
During construction of the proposal there is expected to be minimal impacts on neighbouring premises.  Care will be 
taken adjacent the rear common boundary with the redundant Rail Corridor yet no development is proposed within 
20m+ of same. 
 
As the heart of the site will be worked, graded, excavated and finished (not already established), sedimentation and 
erosion control measures (silt fence & hay bale to scour lines and drainage hold points) will be put in place as each 
area of the site is worked on.  Care will be taken to ensure that no sediment leaves the site or makes its way into 
drainage lines.  A broad scale sedimentation and erosion control plan will be prepared prior to Construction Certificate 
and conditioning of any determination in this regard, is anticipated. 
 
Work will only occur during 7am to 7pm weekdays and 8am to 6pm on weekends during the construction phase, 
although it is an industrial area and more productive work may best occur with least impact on weekends.  No work 
will occur on public holidays. 
 
During the erection phase of the buildings & carparking, skip bins will be put in place to prevent construction litter, 
and these will be serviced by a commercial contractor. 
 
 
Privacy  
 
There is no anticipated loss of visual or acoustic privacy to any residential neighbouring land use during construction.  
The nearest residence is close to 147m away and others beyond this.  Notwithstanding this the hours of construction, 
the very contemporary nature of construction (slab and bolt together steel frame, screw on cladding) will mean 
construction is quick and relatively quiet.  The slab preparation and shed erection phase may involve more noise but 
this will most likely be for 1 – 2 weeks in duration at a time.  Long term privacy is assured as this development will 
continue as it has with no complaint history and a compliant member of the Industrial area 
 
Overshadowing  
 
The proposal will not result in any overshadowing to any residential or neighbouring land use?  
 
Economic and Social Impacts 
 
There are expected to be social and economic impacts within the locality, and these are anticipated to be mostly 
positive.  The development extends Young’s Regional Centre appeal by attracting another specialty store to the region.  
It will enhance the regional centre appeal of Young and its CBD attracting more influx into the Hilltops GDP. 
 
This can only have a positive economic and social impact which aids Council and the business community to grow the 
Town, Shire and Region.  
 
 
 
Environmental Issues 
 

• Water quality, drainage and water supply   
 
The development has been designed specifically to address these issues.  Water connections are available for 
fire fighting, processing and for offices and ablutions.  Sewer connections will be required and will specifically 
allow for flexibility in layout and trade waste potential appliance installation.  Stormwater from buildings and 
from hard stand will be collected and discharged at infrastructure points in Council’s network.   
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• Erosion and sedimentation  
 
As per the above statement, erosion and sediment control plans for implementation phase will be provided 
prior to any CC stage. 
 

• No major impact is foreshadowed having regard to disturbance of amenity type issues, like noise, air quality, 
odour or visual impacts from the initial build and presentation of the land for continuing this occupation.      

 

• No impacts on native vegetation, threatened species, populations, ecological communities and their habitats are 
anticipated as this land has been highly disturbed over a long period without any obvious sign of any flora or 
fauna being impacted. 

 
Access and Traffic  
 
The proposal has been designed to meet Council’s Policy statements and DCP in order that there should be no result 
in any conflict between vehicles, heavy vehicles, pedestrians and cyclists. 
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E. Summary & Recommendation 
 
 
Summary 
 
The development is commended to Council as it is expansion of an existing business, focusing its efforts at a greenfields 
site, displaying strength and support to Young’s Industrial area, despite recent Strategic expansion plans in other parts 
of the Hilltops at Young’s expense. 
 
The site is is “shovel ready” and merely needs approvals for the work to commence.  Buildings, access, turning areas, 
parking areas and ready-to-occupy industrial & related permissible development space will be available to augment 
the Owner’s growing development and further anchored by National Chain retailer, BCF.   
 
Council Policy has been reviewed and incorporated in the design.  This DA is pivotal that it is providing expansion to 
the owners growing business.  We trust this design and set of policy compliance statements meets Council’s needs to 
adequately assess and determine this application in the affirmative. 
 
The development is commended to Council for its assessment. 
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Detailed planning information
State Environmental Planning Policies which apply to this property

State Environmental Planning Policies can specify planning controls for certain areas and/or types 
of development. They can also identify the development assessment system that applies and the 
type of environmental assessment that is required.

Summary of planning controls

Planning controls held within the Planning Database are summarised below. The property may be 
affected by additional planning controls not outlined in this report. Please contact your council for 
more information.

Local Environmental Plans Hilltops Local Environmental Plan 2022 (pub. 23-12-2022)

Land Zoning E4 - General Industrial: (pub. 23-12-2022)

Height Of Building NA

Floor Space Ratio NA

Minimum Lot Size NA

Heritage NA

Land Reservation Acquisition NA

Foreshore Building Line NA

Groundwater Vulnerability Groundwater Vulnerability

Terrestrial Biodiversity Biodiversity

Property Details

20 ROCKDALE ROAD YOUNG 2594

2235/-/DP754611

HILLTOPS COUNCIL

Address:

Lot/Section
/Plan No:

Council:

2302/-/DP754611

This report provides general information only and does not replace a Section 10.7 Certificate (formerly Section 149)

2/06/2025 1:07 PM | 436674e8-fd4a-4ae8-a425-c7d512976b63 1 / 2

Property Report
20 ROCKDALE ROAD YOUNG 2594



Other matters affecting the property

Information held in the Planning Database about other matters affecting the property appears below. 
The property may also be affected by additional planning controls not outlined in this report. Please 
speak to your council for more information

Local Aboriginal Land Council YOUNG

Regional Plan Boundary South East and Tablelands

· State Environmental Planning Policy (Biodiversity and Conservation) 2021: Allowable 
Clearing Area (pub. 21-10-2022)

· State Environmental Planning Policy (Biodiversity and Conservation) 2021: Land Application 
(pub. 2-12-2021)

· State Environmental Planning Policy (Exempt and Complying Development Codes) 2008: 
Land Application (pub. 12-12-2008)

· State Environmental Planning Policy (Housing) 2021: Land Application (pub. 26-11-2021)

· State Environmental Planning Policy (Industry and Employment) 2021: Land Application (pub. 
2-12-2021)

· State Environmental Planning Policy (Planning Systems) 2021: Land Application (pub. 2-12-
2021)

· State Environmental Planning Policy (Primary Production) 2021: Land Application (pub. 2-12-
2021)

· State Environmental Planning Policy (Resilience and Hazards) 2021: Land Application (pub. 2
-12-2021)

· State Environmental Planning Policy (Resources and Energy) 2021: Land Application (pub. 2-
12-2021)

· State Environmental Planning Policy (Sustainable Buildings) 2022: Land Application (pub. 29-
8-2022)

· State Environmental Planning Policy (Transport and Infrastructure) 2021: Land Application 
(pub. 2-12-2021)

This report provides general information only and does not replace a Section 10.7 Certificate (formerly Section 149)

2/06/2025 1:07 PM | 436674e8-fd4a-4ae8-a425-c7d512976b63 2 / 2

Property Report
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Created on 02/06/2025 1:00 PM

Hilltops Council
Locked Bag 5
Young NSW 2594
Telephone: 1300 445 586
Email: mail@hilltops.nsw.gov.au

Important Notice!
This map is not a precise survey document. Accurate locations can only
be determined by a survey on the ground.
This information has been prepared for Council's internal purposes and for no other purpose. No
statement is made about the accuracy or suitability of the information for use for any purpose
(whether the purpose has been notified to Council or not). While every care is taken to ensure the
accuracy of this data, neither the Hilltops Council nor the LPI makes any representations or
warranties about its accuracy, reliability, completeness or suitability for any particular purpose and
disclaims all responsibility and all liability (including without limitation, liability in negligence) for all
expenses, losses, damages (including indirect or consequential damage) and costs which you might
incur as a result of the data being inaccurate or incomplete in any way and for any reason.
© The State of New South Wales (Land and Property Information), © Hilltops Council.

Projection: GDA94 /  MGA zone 55

Map Scale: 1:1500 at A4
Date:

Drawn By:

02/06/2025

anonymous

mailto:mail@hilltops.nsw.gov.au
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Zone Map 

 
 
 
 
 
 

 
Min Lot Size – land of development not residential 
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NRW – Groundwater mapping yet no site inputs proposed 

 
 
 

 
NRB – Terrestrial Biodiversity – yet only 2 isolated trees on site 
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AHIMS Web Services (AWS)
Search Result Your Ref/PO Number : VERITY

Client Service ID : 1010822

Date: 04 June 2025Kenneth Filmer

18 Pineview Cct  91 Boorowa Street Young

Young  New South Wales  2594

Dear Sir or Madam:

AHIMS Web Service search for the following area at Lot : 2235, DP:DP754611, Section : - with a Buffer of 

50 meters, conducted by Kenneth Filmer on 04 June 2025.

Email: craig@dabusters.com

Attention: Kenneth  Filmer

The context area of your search is shown in the map below. Please note that the map does not accurately 

display the exact boundaries of the search as defined in the paragraph above. The map is to be used for 

general reference purposes only.

A search of Heritage NSW AHIMS Web Services (Aboriginal Heritage Information Management System) has shown 

that:

 0

 0

Aboriginal sites are recorded in or near the above location.

Aboriginal places have been declared in or near the above location. *



If your search shows Aboriginal sites or places what should you do?

Important information about your AHIMS search

You can get further information about Aboriginal places by looking at the gazettal notice that declared it. 

Aboriginal places gazetted after 2001 are available on the NSW Government Gazette 

(https://www.legislation.nsw.gov.au/gazette) website. Gazettal notices published prior to 2001 can be 

obtained from Heritage NSW upon request

Aboriginal objects are protected under the National Parks and Wildlife Act 1974 even if they are not recorded as 

a site on AHIMS.

You must do an extensive search if AHIMS has shown that there are Aboriginal sites or places recorded in the 

search area.

If you are checking AHIMS as a part of your due diligence, refer to the next steps of the Due Diligence Code of 

practice.

AHIMS records information about Aboriginal sites that have been provided to Heritage NSW and Aboriginal 

places that have been declared by the Minister;

Information recorded on AHIMS may vary in its accuracy and may not be up to date. Location details are 

recorded as grid references and it is important to note that there may be errors or omissions in these recordings,

Some parts of New South Wales have not been investigated in detail and there may be fewer records of 

Aboriginal sites in those areas.  These areas may contain Aboriginal sites which are not recorded on AHIMS.

This search can form part of your due diligence and remains valid for 12 months.

The information derived from the AHIMS search is only to be used for the purpose for which it was requested. It 

is not be made available to the public.

Level 6, 10 Valentine Ave, Parramatta  2150

Locked Bag 5020 Parramatta NSW 2124

Tel: (02) 9585 6345

ABN 34 945 244 274

Email: ahims@environment.nsw.gov.au

Web: www.heritage.nsw.gov.au



Biodiversity Values Map and Threshold Report

This report is generated using the Biodiversity Values Map and Threshold (BMAT) tool. The BMAT tool is used by proponents to 
supply evidence to your local council to determine whether or not a Biodiversity Development Assessment Report (BDAR) is 
required under 

The report provides results for the proposed development footprint area identified by the user and displayed within the blue 
boundary on the map.

There are two pathways for determining whether a BDAR is required for the proposed development: 

1. Is there Biodiversity Values Mapping?

2. Is the ‘clearing of native vegetation area threshold’ exceeded?

the Biodiversity Conservation Regulation 2017 (Cl. 7.2 & 7.3).

REPORT RESULT: Is the Biodiversity Offset Scheme (BOS) Threshold exceeded for the   

proposed development footprint area?

(Your local council will determine if a BDAR is required)

  2. Area Clearing Threshold - Results Summary (Biodiversity Conservation Regulation Section 7.2)

  1. Biodiversity Values (BV) Map - Results Summary (Biodiversity Conservation Regulation Section 7.3)

  Date of Report Generation

Minimum Lot Size

Area Clearing Threshold

Lot size

sqm

no

02/06/2025 2:17 PM

Size of the development or clearing footprint

Native Vegetation Area Clearing Estimate (NVACE) 

Method for determining Minimum Lot Size

(10,000sqm = 1ha)

Date of expiry of dark purple 90 day mapping

(10,000sqm = 1ha)

Does the estimate exceed the Area Clearing Threshold?

1.1

1.2

1.3

1.4

2.1

2.2

2.3

2.4

2.5

2.6

Is the Biodiversity Values Map threshold exceeded?

Does the development Footprint intersect with BV mapping?

(dark purple mapping only, no light purple mapping present)

no

no

no

no

N/A

sqm

sqm13,064

5,000

sqm3,385.3

2,150.7

  Biodiversity Values Map and Threshold Report

(within development/clearing footprint)

Was ALL BV Mapping within the development footprinted added in the last 90 
days?

(NVACE results are an estimate and can be reviewed using the Guidance)                             

Department of Planning and Environment

Page 1 of 4

https://legislation.nsw.gov.au/view/whole/html/inforce/current/sl-2017-0432#sec.7.2
https://www.environment.nsw.gov.au/publications/nsw-native-vegetation-area-clearing-estimate-mapping-method


Department of Planning and Environment

02/06/2025 02:17 PM

 Biodiversity Values Map Threshold Tool User Guide

What do I do with this report?

• If the result above indicates the BOS Threshold has been exceeded, your local council may require a 
Biodiversity Development Assessment Report with your development application. Seek further advice from 
Council. An accredited assessor can apply the Biodiversity Assessment Method and prepare a BDAR for you. 
For a list of accredited assessors go to: https://customer.lmbc.nsw.gov.au/assessment/AccreditedAssessor.

• If the result above indicates the BOS Threshold has not been exceeded, you may not require a Biodiversity 
Development Assessment Report. This BMAT report can be provided to Council to support your development 
application. Council can advise how the area clearing threshold results should be considered. Council will 
review these results and make a determination if a BDAR is required.  Council may ask you to review the 
area clearing threshold results. You may also be required to assess whether the development is ‘“likely to 
significantly affect threatened species” as determined under the test in Section 7.3 of the Biodiversity 
Conservation Act 2016.

• If a BDAR is not required by Council, you may still require a permit to clear vegetation from your local 
council.

• If all Biodiversity Values mapping within your development footprint was less than 90 days old, i.e. areas 
are displayed as dark purple on the BV map, a BDAR may not be required if your Development Application is 
submitted within that 90 day period. Any BV mapping less than 90 days old on this report will expire on the 
date provided in Line item 1.3 above. 

For more detailed advice about actions required, refer to the Interpreting the evaluation report section of 
the                                                                                       .

Review Options:

• If you believe the Biodiversity Values mapping is incorrect please refer to our                                             for 
further information. 

• If you or Council disagree with the area clearing threshold estimate results from the NVACE in Line Item 2.6 
above (i.e. area of Native Vegetation within the Development footprint proposed to be cleared), review the 
results using the Guide for reviewing area clearing threshold results from the BMAT Tool.

Acknowledgement

I, as the applicant for this development, submit that I have correctly depicted the area that will be 
impacted or likely to be impacted as a result of  the proposed development.

Signature: _____________________________________________________       Date:__________________

(Typing your name in the signature field will be considered as your signature for the purposes of this form)

BV Map Review webpage
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https://www.environment.nsw.gov.au/publications/biodiversity-values-map-and-threshold-tool-user-guide
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Department of Planning and Environment

Biodiversity Values Map and Threshold Tool

The Biodiversity Values (BV) Map and Threshold Tool identifies land with high biodiversity value, particularly 
sensitive to impacts from development and clearing.

The BV map forms part of the Biodiversity Offsets Scheme threshold, which is one of the factors for determining 
whether the Scheme applies to a clearing or development proposal. You have used the Threshold Tool in the map 
viewer to generate this BV Threshold Report for your nominated area. This report calculates results for your 
proposed development footprint and indicates whether Council may require you to engage an accredited assessor 
to prepare a Biodiversity Development Assessment Report (BDAR) for your development.

This report may be used as evidence for development applications submitted to councils. You may also use this 
report when considering native vegetation clearing under the State Environmental Planning Policy (Biodiversity 
and Conservation) 2021 - Chapter 2 vegetation in non-rural areas.

What’s new? For more information about the latest updates to the Biodiversity Values Map and Threshold Tool go 
to the updates section on the Biodiversity Values Map webpage.

Map Review: Landholders can request a review of the BV Map where they consider there is an error in the 
mapping on their property. For more information about the map review process and an application form for a 
review go to the Biodiversity Values Map Review webpage.

If you need help using this map tool see our Biodiversity Values Map and Threshold Tool User Guide or contact 
the Map Review Team at map.review@environment.nsw.gov.au or on 1800 001 490.
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https://www.environment.nsw.gov.au/topics/animals-and-plants/biodiversity-offsets-scheme/clear-and-develop-land/biodiversity-values-map-and-threshold-tool
https://www.environment.nsw.gov.au/topics/animals-and-plants/biodiversity-offsets-scheme/about-the-biodiversity-offsets-scheme/when-does-bos-apply/biodiversity-values-map/biodiversity-values-map-review
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97.7

WGS_1984_Web_Mercator_Auxiliary_Sphere

97.7 This map is a user generated static output from an Internet

mapping site and is for reference only. Data layers that appear on

this map may or may not be accurate, current, or otherwise reliable.

48.830

Biodiversity Values Map

1,9221:

Metres

Biodiversity Values that have been mapped for more than 90 days

Biodiversity Values added within last 90 days

Native Vegetation Area Clearing Estimate (NVACE)

Legend

The results provided in this tool are generated using the best available mapping and knowledge of species habitat requirements.

© NSW Department of Planning and Environment

This map is valid as at the date the report was generated. Checking the Biodiversity Values Map viewer for mapping updates is 

recommended.

Development area selected by proponent

Biodiversity Values Map viewer

02/06/2025 02:17 PM

Imagery © Airbus DS/Spot Image 2016

© NSW Department of Customer Service, Basemaps 

2019
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