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1 INTRODUCTION 

1.1 Background 

The Yass Valley Council Industrial Lands Study was commissioned to provide an 
assessment of the current employment generating land supply in the town of 
Yass. The study also assesses the future demand for employment generating 
land in and around Yass and in so doing recommends appropriate zones to 
ensure the ongoing viability of employment generating lands in Yass into the 
future.  

The study was prepared by AQ Planning and will be used to guide the 
development of a new Local Environmental Plan (LEP) and Development Control 
Plan (DCP) in relation to employment generating development in and around the 
town of Yass.   

1.2 Aims and objectives of the study  

The aim of the Yass Valley Council Industrial Lands Study is to provide a detailed 
justification for the development and sustainable management of new 
employment generating land in and around the town of Yass.  

This information will then be used to guide the preparation of the new Yass 
Valley LEP and DCP.  

The objectives of the study are to: 

• examine the appropriateness of the existing land use zones and controls 
that exist in the industrial areas of the town of Yass ; 

• assess the land supply, demand and likely uses for additional employment 
generating land in Yass (with a focus on North Yass) and identify possible 
locations for these additional industrial areas, including the potential 
relocation of the Yass Sale Yards to a more suitable location; 

• develop a GIS based land capability assessment for employment 
generating land, together with recommended zonings and other controls 
for the locality; 

• engage the community to identify where and how additional employment 
generating land could be incorporated into the Yass Valley LGA’s land use 
patterns in order to create additional economic development opportunities; 

• develop a methodology for land suitability mapping for employment 
generating land, based on ecological, economic and social constraints and 
opportunities; and 

• recommend areas for rezoning based on government agency consultation, 
environmental impacts, demand analysis and the potential for future 
employment generation.  
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1.3 Study Methodology 

To meet the established aims and objectives of this study the following actions 
have been undertaken: 

• Census data relevant to the Yass Valley LGA has been analysed in 
relation to the Yass resident labour force and type of employment in Yass; 

• Changes in the composition of the labour force and the employment base 
have been compared to changes in the broader sub-region to determine 
whether Yass has a typical labour force and employment structure; 

• Projections of population growth in Yass have been reviewed and used to 
prepare projections in labour force growth and estimates of the likely 
changes in the composition of the labour force between 2001-2032; 

• Regional drivers of change have been reviewed to determine the 
economic condition of the sub region and identify emerging issues and 
potential opportunities for growth in the Yass, in the context of 
employment generating lands; 

• Likely employment growth based on labour force growth projections and 
regional economic opportunities (including comparative and competitive 
advantage driven employment growth) have been used to estimate the 
likely demand for industrial land; 

• Infrastructure, transport and other related service requirements of 
industries that have the potential to generate demand for employment 
generating land have been reviewed; 

• The supply of industrial land within existing industrial areas has been 
assessed in relation to its suitability for employment generating 
development and its ability to cater for estimated demand; 

• The potential for additional sites to cater for the estimated demand and the 
need to amend current land use zonings has been identified using a GIS 
based land capability assessment in conjunction with information gathered 
by engaging the community and key stakeholders; and 

• Land use zones have been identified for existing and proposed 
employment generating lands, in accordance with the Standard 
Instrument.  

1.4 Definitions of industry types 

For the purpose of this study, the following definitions are used to describe the 
types of industrial uses which may be referred to in this study. The definitions are 
taken from the Standard Instrument that Councils are required to implement 
when preparing new Local Environmental Plan’s. The Standard Instrument will be 
discussed in further detail in this report.  
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Table 1  Types of industries 

Industry  Industry descriptions 

Agricultural 
produce 
industry 

An industry involving the handling, treating, processing or packing of 

produce from agriculture (including dairy products, seeds, fruit, 

vegetables or other plant material), and includes 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. 

Bulky goods 
premises 

A building or place used primarily for the sale by retail, wholesale or 

auction of (or for the hire or display of) bulky goods, being goods 

that are of such size or weight as to require:  

(a) a large area for handling, display or storage, or 

(b) direct vehicular access to the site of the building or place by 

members of the public for the purpose of loading or unloading 

such goods into or from their vehicles after purchase or hire, 

but does not include a building or place used for the sale of 

foodstuffs or clothing unless their sale is ancillary to the sale or hire 

or display of bulky goods. 

Hazardous 
industry 

Development for the purpose of an industry that, when the 

development is in operation and when all measures proposed to 

reduce or minimise its impact on the locality have been employed 

(including, for example, measures to isolate the development from 

existing or likely future development on other land in the locality), 

would pose a significant risk in the locality: 

(a) to human health, life or property, or 

(b) to the biophysical environment. 

Heavy 
industry 

An industry that requires separation from other land uses because of 

the nature of the processes involved, or the materials used, stored 

or produced. It may consist of or include a hazardous or offensive 

industry or involve the use of a hazardous or offensive storage 

establishment. 

Industrial A building or place that: 
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retail outlet (a) is used in conjunction with an industry (including a light industry) 

but not in conjunction with a warehouse or distribution centre, and 

(b) is situated on the land on which the industry is carried out, and 

(c) is used for the display or sale (whether by retail or wholesale) of 

only those goods that have been manufactured on the land on which 

the industry is carried out. 

Industry The manufacturing, production, assembling, altering, formulating, 

repairing, renovating, ornamenting, finishing, cleaning, washing, 

dismantling, transforming, processing or adapting, or the research 

and development of any goods, chemical substances, food, 

agricultural or beverage products, or articles for commercial 

purposes, but does not include extractive industry or a mine. 

Light industry  An industry, not being a hazardous or offensive industry or involving 

use of a hazardous or offensive storage establishment, in which the 

processes carried on, the transportation involved or the machinery 

or materials used do not interfere with the amenity of the 

neighbourhood by reason of noise, vibration, smell, fumes, smoke, 

vapour, steam, soot, ash, dust, waste water, waste products, grit or 

oil, or otherwise. 

Livestock 
processing 
industry 

An industry that involves the commercial production of products 

derived from the slaughter of animals (including poultry) or the 

processing of skins or wool of animals, derived principally from 

surrounding districts, and includes such activities as abattoirs, 

knackeries, tanneries, woolscours and rendering plants. 

Offensive 
industry 

Any development for the purpose of an industry that would, when 

the development is in operation and when all measures proposed to 

reduce or minimise its impact on the locality have been employed 

(including, for example, measures to isolate the development from 

existing or likely future development on other land in the locality), 

emit a polluting discharge (including, for example, noise) in a 

manner that would have a significant adverse impact in the locality 

or on the existing or likely future development on other land in the 
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locality. 

Rural industry  An industry that involves the handling, treating, production, 

processing or packing of animal or plant agricultural products, and 

includes: 

(a) agricultural produce industry, or 

(b) livestock processing industry, or 

(c) use of composting facilities and works (including to produce 

mushroom substrate), or 

(d) use of sawmill or log processing works, or 

(e) use of stock and sale yards, or 

(f)  the regular servicing or repairing of plant or equipment used for 

the purposes of a rural enterprise, undertaken for commercial 

purposes. 

Transport 
depot 

A building or place used for the parking or servicing of motor 

powered or motor drawn vehicles used in connection with a 

passenger transport undertaking, business, industry or shop. 
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1.5 Study Area  

The Yass Valley LGA is located in south eastern New South Wales, 
approximately 280 kilometres southwest of Sydney. The Yass Valley LGA adjoins 
the ACT to its north west with Yass town approximately 42 kilometres west of this 
border.  

The Yass Valley LGA covers an area of approximately 3,999 km², and is 
bounded by the Palerang LGA to the east, Boorowa and Upper Lachlan LGA’s to 
the north, Tumut, Gundagai and Harden LGA’s to the west and the ACT to the 
south.  

The Yass Valley LGA is strategically located within the Southern Transport 
Corridor linking Melbourne and Sydney by road (Hume Highway) and rail (Main 
Southern Rail Line). This transport corridor also connects to Canberra by road via 
the Barton Highway. The Yass Valley LGA is part of a larger sub region with the 
Australian Capital Territory at its centre and also forms part of the southern end 
of the Sydney to Canberra Corridor. 

The Yass Valley LGA includes the town of Yass and the villages of Bowning, 
Binalong, Bookham, Murrumbateman, Gundaroo, Sutton and Wee Jasper.  The 
town of Yass has a population of 5,331 (as of the 2006 Census) and is the focal 
point for commercial, industrial and local government activities in the LGA.   

Yass is the only urban area in the LGA which has land specifically zoned for 
industrial purposes, although some light industrial activities occur in the villages 
throughout the LGA in the 2(v) Village zone. For this reason, the study focuses 
on the existing industrial areas in the town of Yass and the opportunities for the 
future development of employment generating lands in the immediate vicinity of 
the town.  

1.6 Report Structure 

The structure of this report is outlined as follows. 

Section 1  - introduces the study and outlines the background and purpose of the 
study. 

Section 2  - sets out the strategic and statutory planning context at the State and 
Local planning levels and overviews planning strategy and policy as it relates to 
Yass and the sub-region. 

Section 3  - provides a regional context to the key demographic and economic 
trends and issues affecting the broader sub-region. 

Section 4  - profiles the Yass Valley’s key demographic and socio economic 
indicators. 

Section 5  - provides an overview of existing industrial areas, describing the 
existing industrial lands in and around the town of Yass, detailing land supply and 
availability in the sub region and estimating demand for industrial land in Yass. 
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Section 6  - provides an overview of industrial land supply at a sub regional and 
Yass Level.  

Section 7  - describes the consultation that was undertaken as part of the 
process of developing the Industrial Lands Study. 

Section 8  - outlines the recommendations in relation to existing and new 
industrial land.   



 

10 

2 STRATEGIC AND STATUTORY PLANNING CONTEXT 

This section of the report provides an overview of the current strategic and 
statutory planning framework that applies to the Yass Valley LGA at a State and 
Local level.  

The ACT planning policy framework also has been reviewed given the synergies 
and the economic inter-relationships between the ACT and the surrounding 
LGA’s.   

2.1 State and Territory Policy  

State Plan – A New Direction for NSW 

The State Plan is a new strategic initiative by the NSW Government which seeks 
to deliver improved Government services for the community via the identification 
of specific goals, priorities and targets. The objectives and priorities of the State 
Plan are at the core of NSW Government business and will guide its approach to 
Local Government, planning, transport and infrastructure.  

The State Plan contains five areas of acitivity. These are: 

1. Rights, respect and responsibility; 

2. Delivering better services; 

3. Fairness and opportunity; 

4. Growing prosperity across NSW; and 

5. Environment for Living. 

The activity “Growing prosperity across NSW” addresses economic development 
and promotes two key goals and a number of priorities. These are:  

1. NSW: open for business: 

(a) Increased business investment;  

(b) Maintain and invest in infrastructure; 

(c) Cutting red tape; 

(d) More people participating in education and training throughout their 
life; and 

(e) AAA rating maintained. 

2. Stronger rural and regional communities: 

(a) Increased business investment in rural and regional NSW; and 

(b) Better access to training in rural and regional NSW to support local 
economies.  

 



 

11 

Sydney to Canberra Corridor Regional Strategy 2006- 2031 

On 10 July 2008, the NSW Department of Planning released the Sydney to 
Canberra Corridor Regional Strategy.  

The strategy identifies the corridor between Sydney and Canberra (from the 
Southern Highlands to ACT border) along the Hume and Federal Highways as a 
region of significant potential.  

The Yass Valley LGA is part of the southern sub region of the Corridor, along 
with the Queanbeyan and Palerang LGA’s.  

The strategy identifies key objectives, goals, strategic directions and policies for 
each of the communities of interest. These initiatives have been developed in 
relation to population and housing, rural lands, employment and economic 
activity, the environment and water.  

The key strategic directions identified in the strategy are: 

• Yass provides opportunities to locate employment close to the intersection 
of the Hume and Barton Highways, providing for local employment 
opportunities and regional economic growth. 

• There is considerable interest in establishing freight transport and logistics 
hubs in several locations within the Region. Potential locations include the 
Moss Vale–Berrima Enterprise Corridor, Goulburn and Yass. 

• Queanbeyan and Yass provide opportunities in the southern subregion for 
retail and business services, serving the larger Canberra–Queanbeyan 
metropolitan area (which has the additional locational advantage of 
Canberra Airport). Both areas also have good road and rail access. 

• The Department of Planning will work with the Department of State and 
Regional Development and Yass Valley Council to identify additional 
employment land needs at Yass 

• Whilst Yass is not identified as a major regional centre where the majority 
of new employment land releases will be focused it does contain potential 
locations for more local employment land. 

• Any future proposals for significant employment lands outside of areas 
indicated in the draft strategy are to satisfy the Sustainability Criteria of the 
strategy.  

A Section 117 Direction will ensure that all draft LEP’s are prepared in 
accordance with the provisions of the Sydney to Canberra Corridor Regional 
Strategy. This means that any new LEP prepared by Yass Valley Coucil will need 
to be consistent with the strategy.  

It is also important to point out that Yass Valley Council provided a detailed 
submission to the Department during the public exhibition period for the strategy 
and argued that the Yass Valley LGA had a greater potential for employment 
lands than envisioned by the draft strategy. The submission also requested that 
any additional employment lands in the Yass Valley LGA arise from the 
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recommendations of a strategy developed by Yass Valley Council, rather than 
the Sydney to Canberra Corridor Regional Strategy itself.  

The basis of this strategy will revolve around the recommendations of the 
Industrial Lands Study.  

The Canberra Plan 

The Canberra Plan 2004 is the key strategic plan for the ACT. The Plan provides 
a strategic framework to direct and manage the social, environmental and 
economic sustainability of Canberra.  

The Economic White Paper, which outlines economic and industry policy for the 
ACT aims to create the environment for sustainable wealth creation by: 

• supporting business - looking to the firms, industries and institutions that 
have already committed to the ACT and working with them to grow and 
develop the economy; 

• capitalising on competitive advantages; 

• levering intellectual assets - building on these assets and the related skills 
base to establish better links between Canberra’s world-class research 
institutions and entrepreneurs; and  

• supporting planning and infrastructure to give Canberra the image of a 
21st century city.  

The Spatial Plan requires that future industrial, broadacre and transport related 
employment growth be accommodated within existing industrial areas and the 
corridor comprising Majura and Symonston, including the airport and Hume. 
 
2.2 Local Planning Context 

Three Local Environmental Plans (LEP’s) currently operate within the Yass 
Valley LGA as a result of Council amalgamations on the 11th of February 2004. 
These amalgamations incorporated the western part of the former Yarrowlumla 
LGA and the south eastern part of the former Gunning LGA.  

None of the land in the former Yarrowlumla and Gunning LGA’s (now 
amalgamated with the former Yass Shire) is industrially zoned. This study 
therefore focuses on the town of Yass, which contains land with a current 
industrial zoning.  

Yass LEP 1987  

Yass LEP 1987 applies to the former Yass Shire LGA.  

Table 2 summarises the relevant zones which apply to land within the study area. 
These zones will be discussed in further detail in this report.  
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Table 2 Rural, Business and Industrial Zones – Yass  LEP 1987 

Rural Zones Business and Industrial 
Zones 

Residential and Special 
Uses Zones 

1 (a) (Rural Agriculture Zone) 3 (a) (Business Zone) 2(a) (Residential Zone) 

1 (b) (Rural Highway Zone) 3 (b) (Highway Services Zone) 5(a) (Special Uses Zone) 

1 (c) (Rural Residential Zone) 4 (a) (Industrial Zone)  

1 (c1) (Rural Residential Zone)    

1 (c2) (Rural Residential--
Hobby Farms Zone) 

  

1 (d) (Rural Small Holdings 
Zone) 

  

1 (e) (Rural Village Zone)   

 

Standard Instrument (LEP template) 

The NSW Department of Planning have in recent times instigated a large scale 
review of the planning system which has resulted in the release of a number of 
planning reforms. The introduction of the Standard Instrument for LEP’s which 
has been designed to standardise the format and structure of LEP’s across the 
State. All Councils are therefore required to prepare new LEP’s in accordance 
with the Standard Instrument. The Standard Instrument sets new standard zones 
and definitions, as well as providing for both mandatory and optional clauses. 
The Standard Instrument can be obtained from www.legislation.nsw.gov.au.  

The Standard Instrument provides a range of zones (34 in total) for residential, 
rural, industrial, special areas, recreation, environmental protection and 
waterways uses.  

In using the Standard Instrument, Councils are able apply/customise/adapt the 
provisions of the Standard Instrument. For instance, in relation to zones, Councils 
will determine the application of zones to land and any additional objectives and 
permitted/prohibited uses beyond what is already set by the Standard Instrument.  

Industrial development can be undertaken within a number of the land use zones 
and categories provided for by the Standard Instrument. Table 3 provides a 
summary of the objectives and permissible uses within each of these zones.  
 
Table 3  Business, Industrial and Special Area zone s of the Standard Instrument 

Zone  Objectives of zone*  Permitted with consent 
(mandatory)  

B5  
Business  
 

To enable a mix of office, retail and 
warehouse uses in locations which are 
close to, and which support the viability 
of, centres. 

Child care centres; Office 
premises; Passenger transport 
facilities; Retail premises; 
Warehouse or distribution centres 

B6  
Enterprise 
Corridor 

To promote businesses along main roads 
and to encourage a mix of compatible 
uses. 

Community facilities; Hardware 
and building supplies; Hotel 
accommodation; Landscape and 
garden supplies; Light industries; 
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 To enable a mix of employment 
(including business, office, retail and light 
industrial uses) and residential uses. 
To maintain the economic strength of 
centres by limiting the retailing of food 
and clothing. 

Multi dwelling housing; Office 
premises; Passenger transport 
facilities; Retail premises; 
Warehouse or distribution centres 

B7  
Business Park 
 

To provide a range of office and light 
industrial uses. 
To encourage employment opportunities. 
To enable other land uses that provide 
facilities or services to meet the day to 
day needs of workers in the area. 

Child care centres; Light 
industries; Neighbourhood shops; 
Office premises; Passenger 
transport facilities; Warehouse or 
distribution centres. 

IN1  
General 
Industrial 
 

To provide a wide range of industrial and 
warehouse land uses. 
To encourage employment opportunities. 
To minimise any adverse effect of 
industry on other land uses. 

Depots; Freight transport facilities; 
Light industries; Neighbourhood 
shops; Warehouse or distribution 
centres 
 

IN2  
Light Industrial 
 

To provide a wide range of light 
industrial, warehouse and related land 
uses. 
To encourage employment opportunities. 
To minimise any adverse effect of 
industry on other land uses. 
To enable other land uses that provide 
facilities or services to meet the day to 
day needs of workers in the area. 

Depots; Light industries; 
Neighbourhood shops; Warehouse 
or distribution centres 
 

IN3  
Heavy 
Industrial 
 

To provide suitable areas for those 
industries that need to be separated from 
other land uses. 
To encourage employment opportunities. 
To minimise any adverse effect of heavy 
industry on other land uses. 

Depots; Freight transport facilities; 
Hazardous industries; Hazardous 
storage establishments; Heavy 
industries; Offensive industries; 
Offensive storage establishments; 
Warehouse or distribution centres 

B1 
Neighbourhood  
Centre 

To provide a range of small-scale retail, 
business and community uses that serve 
the needs of people who live or work in 
the surrounding neighbourhood. 

Business premises; Child care 
centres; Community facilities; 
Neighbourhood shops; Shop top 
housing 

B2 Local 
Centre 

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. 
 

Business premises; Child care 
centres; Community facilities; 
Educational establishments; 
Entertainment facilities; Function 
centres; Information and education 
facilities; Office premises; 
Passenger transport facilities; 
Recreation facilities (indoor); 
Registered clubs; Retail premises; 
Service stations; Shop top 
housing; Tourist and visitor 
accommodation 

SP1  
Special 
Activities 
 

To provide for special land uses that are 
not provided for in other zones. 
To provide for sites with special natural 
characteristics that are not provided for in 

The purpose shown on the Land 
Zoning Map, including any 
development that is ordinarily 
incidental or ancillary to 
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other zones. 
To facilitate development that is in 
keeping with the special characteristics 
of the site or its existing or intended 
special use, and which minimises any 
adverse impacts on surrounding land. 

development for that purpose. 
 

SP3  Tourist To provide for a variety of tourist-
orientated development and related 
uses. 

Food and drink premises; Tourist 
and visitor accommodation 

* The Standard Instrument permits the inclusion of additional objectives and permitted/prohibited 
uses where deemed necessary by Councils 
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3 REGIONAL CONTEXT         

This section considers the regional context of the Yass Valley within the broader 
ACT sub region and the Sydney to Canberra Corridor and provides the major 
economic and demographic trends of these regions.  

3.1 The Australian Capital Territory 

The ACT is the major economic centre for ACT sub region which includes the 
ACT and the Yass, Queanbeyan, Gunning, Cooma-Monaro and Palerang Local 
Government Areas.  

Population  

The population of the ACT at the 2006 Census was 327,954 persons. This is an 
increase of 5.1 % since 2001, or 1.02 % per annum, which represents an 
increase in population growth compared to the previous 5 years (0.85 % per 
annum). Importantly, the ACT like much of Australia, is forecast to have an 
ageing population with reduced rates of population growth (ACT Government, 
2003, p7).   

The resident labour force of the ACT in 2006 was 176,257, with an 
unemployment rate of 2.4 %. The workforce of the ACT is expected to grow only 
slightly in the next decade and then decline as a percentage of the total 
population. Since 1995, the ACT has experienced net outflows of working age 
people every year. This trend, coupled with a decline in birth rate and an ageing 
of the population will result in a contraction of the workforce after 2020 (ACT 
Government, 2003, p8). This will have serious implications for the sustainability 
of the population and the potential for economic development moving forward. 

Regional Economy 

The ACT’s current economic structure reflects the history of its development as 
the political and government administrative capital of the nation. As such, the key 
driver of growth in the ACT is the Commonwealth Government. It is the biggest 
employer (23 % of sub-region’s labour force), the major purchaser of goods and 
services from the private sector, and is forecast to continue to grow in the short 
term, particularly in the area of defence.  

Other key growth areas include hi-tech support industries and regional services 
such as education and health, and tourism. These industries, coupled with 
growth in retail, property and business services are expected to generate 95 % of 
the jobs growth in the sub-region in the period 2001 – 2006 (SKM, 2003, p46). 

In addition, the industrial areas in the ACT contribute to the government’s goals 
of accommodating diversified economic growth and generating new employment 
opportunities. The main industrial areas are at Fyshwick, Hume, Mitchell and 
Symonston with an estimated land area of 800-900 hectares, of which 
approximately 300 hectares is either underutilised or vacant.  These industrial 
areas cater to conventional industries, such as general manufacturing, 
processing, warehousing and storage, freight transport, urban services and food 
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services.  They also cater to new forms of industry, in particular advanced 
technology, science and information-technology.   

Industrial activities also occur outside of the established industrial areas with light 
industry permitted in commercial centres, scientific research establishments 
located in education precincts, offensive and hazardous industries operating at 
Harman and specific uses, such as landfill sites, at Mugga Lane and West 
Beloconnen.  

Despite the number of industrial areas in the ACT, this actually only represents a 
relatively small industry and manufacturing base. Within the sub-region, 
manufacturing only accounted for 4 % of the jobs in 2001 and this is forecast to 
decline in the next decade to 3.7 % (although in absolute numbers of jobs it may 
increase marginally) given that much of the manufacturing activity only services 
local construction requirements (SKM, 2003, pp16-17).  

In relation to economic performance, the ACT is performing well with: 

• High investment in human capital – investment in education, training, 
knowledge and skills; 

• Above average value added per head of population (20 % higher than the 
national average); 

• High average gross household disposable income (40 % higher that the 
national average); and 

• High rate of labour force participation and low unemployment levels. 

The ACT economy provides 22,700 employment opportunities for residents in 
adjoining Local Government Areas (LGAs) in NSW (Macroplan, 2004, p43). 
Despite this, the adjoining LGAs are becoming more econmically integrated with 
the ACT as a result of of marginal expenditure. For example, for every $1 spent 
in the sub-region, outside an LGA, the ACT gains 24 cents in increased gross 
regional product (Mitchell Resources Intelligence, u.d, p3).  Accordingly, cross 
border agreements which enhance regional development are important to 
achieving economic prosperity in not only the surrounding LGAs but also the ACT 
given that its economy directly benefits from development in the surrounding sub-
region. 

In summary, the dependency of the ACT economy on the public sector, the 
ageing population and labour force, issues with water supply and the ability to 
retain and attract young, talented people in the region will be challenges for the 
ACT in terms of reaching its full economic potential in the future. 

 

3.2 Regional Analysis of Opportunities and Constrai nts 

A region’s capacity to encourage economic growth and development, and 
therefore compete, is largely related to population growth and the productive 
capacity of the population.  It follows that the size of the population of working 
age persons is important to ensure that there is a sufficient workforce to sustain 
the population.  The productivity of the population in terms of its rate of 
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participation in the labour force, the productivity of labour (linked to the skills and 
motivation of the workforce which relates to education, training and experience) 
and its ability to attract and retain knowledge and skill to supply labour markets, 
ie. young, educated people are also important factors. 

In the ACT there has been a significant slowing of population growth, however, 
the population is still relatively young and more than 70 % are considered 
independent (15-64 years) (ACT Government, 2003, p14). Strong population 
growth in adjoining local government areas has also contributed to economic 
growth in the ACT region. 

The ACT Government’s Economic White Paper forms part of a broader strategy 
for the ACT – The Canberra Plan - and is aimed at promoting the sustainable 
economic development of the ACT and the sub region. The Economic White 
Paper highlights the need to reduce the dependency of the ACT economy on the 
public sector. It advocates diversitifcation through the establishment of a strong 
and competitive private sector which in turn will provide the platform to develop 
the ‘new economy’ – an economy that uses knowledge to innovate and adapt 
techonolgy to promote ‘value adding’ industries so that the economy can 
compete locally, regionally, nationally and globally by exporting goods and 
knowledge. 

According to the Economic White Paper the ACT is well placed to succeed in 
developing a new economy, with: 

• An above average value added per head of population (20 % higher than 
the national average) which accounts for around 2.0% of Australia’s Gross 
Domestic Product; 

• High quality technological infrastructure; 

• Technologically sophisticated and innovative industries; 

• A thriving small business sector (96 % of the private sector is made up of 
small businesses and represent 53 % of all private sector employment); 

• Emerging industry clusters eg. ICT, space sciences, biotechnology, sport 
sciences and administration, defence, education, public administration; 

• High levels of labour force participation (71 %); 

• A low rate of unemployment (4.1 % at July 2003); 

• High levels of participation in education and training; 

• A highly educated labour force (63 % of ACT residents aged 25-64, hold a 
vocational or higher qualification); 

• Strong research institutions; and 

• A cohesive and supportive community (ACT Government, 2003, pp9-16). 
Areas of sustainable competitive advantage for employment growth, strong 
economic performance and a more diverse and resilient economic base over 
time, include the industry networks and clusters of: 

• ICT and e-government services; 



 

19 

• Biotechnology and medical devices; 

• Education exports; 

• Public administration and defence industries; 

• Creative industries; 

• Personal services; 

• Tourism; and 

• Environment industries. 

These are primarily knowledge based industries which require innovation in 
products and delivery (ACT Government, 2003, p20). 

The Discussion Paper, entitled ACT Economic Catchment Report,  which 
preceded the Economic White Paper also advocates ‘growing local business’ to 
enable existing businesses to respond to opportunities as they arise in the 
targeted industry sectors outlined above.  Of particular relevance to the Industrial 
Lands Study is the concept of developing of business parks, of which there are a 
variety in the ACT. These facilities help new companies to survive and grow in 
the marketplace. 

Whilst industry and manufacturing account for such a small proportion of the 
workforce in the sub-region, moderate growth is anticipated in smart 
manufacturing, particularly in the machinery and equipment sector which has the 
ability to generate export income and includes advanced manufacturing such as 
the production of medical equipment which is based on research and 
development activity.  Food and beverage production and those manufacturing 
services that support government activities and the construction sector are also 
expected to grow in the sub-region (SKM, 2003, p17). A key issue in the 
developmet of this “indusry” will be where to locate these smart manufacturing 
businesses.  To this end it is worth noting that the ACT government has a large 
land bank of industrial land within close proximity to key industry clusters. 

The economic boundaries of the region are however broader than the 
jurisdictional boundaries of the ACT with adjoining LGAs in NSW contributing to 
the strength of the economy. In this respect the ACT Government has 
acknowledged the importance of a co-ordinated regional approach to the 
planning and implementation of industry development (ACT Government, 2003, 
p38) and has mooted the concept of a Canberra Region Economic Area 
comprising the ACT, Queanbeyan, Yass and the former Yarrowlumla Local 
Government Areas. 

The cross border issues that the ACT government considers need better 
management relate primarily to land supply and development, water supply and 
management and disaster planning and relief. The reference to land supply and 
development as issues that need regional co-ordination may relate to all forms of 
development for urban purposes, however, further reading of the Discussion 
Paper would tend to indicate that it relates primarily to residential settlement 
patterns and opportunities for recreation and leisure tourism (Mitchell Resources 
Intelligence Pty Ltd, pp19-20). The Discussion Paper also breifly mentions 
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economic development, however it relates only to the development of 
agribusiness and an expanded supply of business services and does not 
specifically tackle the need for local employment opportunities and specific 
economic development opportunities outside of the ACT. Furthermore, the 
Economic White Paper states that the ACT Government will work with the NSW 
Government to promote regional initiatives in the wine, tourism and television 
industries (Mitchell Resources Intelligence Pty Ltd, p38). 

Principle 5 of the ACT-NSW Cross Border Regional Settlement Agreement states 
that economic development diversity will need to be supported by the provision 
and enhancement of employment lands to accommodate the long term needs of 
the region.  This will be strongly linked to improved transport networks and 
supporting the regional value of key infrastructure assets by limiting activities that 
may diminish their function or ability to contribute to the Region. 

Notwithstanding the adopted position of the ACT Government in the Canberrra 
Plan, the rural lifestyle and natural amenity of the surrounding NSW LGAs 
(including the Yass Valley) has been attracting population growth as a result of 
out migration from the ACT. This has changed the structure of the workforce and 
has made it possible for the development of a “new economy” outside the 
borders of the ACT which is supported by a workforce of talented young people. 

The potential for this “new economy” and other local knowledge based 
industries/facilities to develop in the Yass Valley is discussed in more detail in the 
following chapter.   
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4 PROFILE            

 

This chapter provides an overview of infrastructure provision and services and 
the demographic and economic trends within the Yass Valley LGA.  

4.1 Environment and land use 

The Yass Valley LGA covers an area of approximately 3999 km². It is a 
picturesque rural area with a diverse natural environment despite extensive land 
clearing (approximately 80 % of the area has been cleared to date) for 
agricultural purposes and urban development.   

The long history of dry-land grazing has resulted in a loss of biodiversity with over 
75 known endangered and vulnerable species and ecological communities.  Soils 
across the LGA are vulnerable to erosion and salinity this combined with historic 
land management practices has impacted greatly on water quality. Grazing, in 
association with an increasing demand for viticulture, horticulture and rural 
residential living is also resulting in growing exploitation of ground and surface 
water resources. 

Table 4 provides an indication of the range of land uses within Yass Valley and 
the land they occupy. 

Table 4 Land Use Zoning 

Land use zoning Area (Ha) % of total 
Yass Valley 

Rural Production - Agriculture 340418 93.3 

Rural Living / Low Density Living 11343 3.1 

Village, Commercial / Light Industrial Activities 326 0.1 

Low, Medium and High Density Residential Housing 535 0.1 

Business Commercial and Community Purposes 30 >0.1 

Industrial and Related Development 33 >0.1 

Open Space Parks, Playgrounds, Drainage 252 0.1 

Special Uses Community uses, Pedestrian and Bicycle Paths 325 0.1 

National Park National Park and Nature Reserves 9466 2.6 

Environmental Protection and Enhancement Nature Reserves, 
Parks, Recreation Areas 

2219 0.6 

TOTAL 364948 100.00 

Source: Yass Valley Council 

4.2 Population and Settlement 

The population of the Yass Valley LGA at the 2006 Census was 13,135. The 
majority of this population (40.59%) resides within the town of Yass, 20.9% of the 
population reside in the villages with the remainder (38.5%) distributed across the 
rural areas of the LGA. Table 5 provides a breakdown of the population between 
the urban and rural areas of the Yass Valley.  
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Table 5 Population of the Yass Valley LGA by Locati on 

Town/Villages/Rural Balance  Population  % of total 
Population 

Yass 5331 40.59 

Bowning 166 1.26 

Binalong 267 2.03 

Murrumbateman & district 1759 13.39 

Gundaroo 334 2.54 

Sutton 221 1.68 

Rural Balance 5,057 38.5 

TOTAL  13,135 100 

Source:  ABS, 2006  

4.3 Population Growth  

Between 1996 and 2006 the population of the Yass Valley LGA increased from 
10,708 to 13.135 people, which equates to a 23% increase over the decade 
(2.3% per annum). This is a significant increase in population in comparison to 
the overall growth rates for NSW and the ACT, which were 9.58% and 9.06% 
respectively over the same time period.  

This signficant increase in population is consistent with the high rates of 
population growth for the Palerang (31.07%) and Queanbeyan (27.49%) LGA’s. 
The Goulburn Mulwaree LGA, however, recorded growth of only 4.59%. The 
difference in growth is likely to be attributable to the proximity of the Yass Valley, 
Palerang and Queanbeyan LGA’s to Canberra and the employment, social and 
economic opportunities that the city provides.  

Table 6  Population growth 1996 – 2001 
 1996 2001 2006 % increase 

1996 - 2006 
Yass Valley 10,708 11,380 13,135 22.67 

Palerang 9,450 10,831 12,386 31.07 
Queanbeyan 28,433 32,464 36,248 27.49 

Goulburn Mulwaree 25,799 26,558 26,962 4.59 
ACT 299,243 311,947 326,901 9.58 
NSW 6,038,696 6,371,745 6,585,732 9.06 

 
4.4 Age 

The median age of Yass Valley residents in 1996 was 35 and by 2006 it was 39, 
which indicates a general ageing of the population.  

The most significant decrease in population occurs between the ages 20-29 as 
young adults leave the LGA for employment, educational and travel 
opportunities. From the age of 30 onwards, the population increases as people 
return to the LGA or are attracted to the LGA to raise families. In order to retain 



 

23 

young people in the area it is important to provide a range of employment 
opportunities.  

4.5 Population projections 

Population projections prepared by Yass Valley Council forecast a population of 
almost 23,000 persons by 2032, representing an increase of approximately 
10,000 persons, or 123%.  This equates to an average annual growth rate of 
almost 4%. 

The town of Yass is projected to increase its share of the LGA’s population to 
51.5%, with a total town population of almost 12,000 persons by 2032.  Table 7 
outlines the growth anticipated per annum for the town of Yass.   

It should be noted that these population projections are based on an adequate 
water supply being available to sustain population growth. 

Table 7 Yass Township Population Projections 

Year Yass Town Year Yass Town Year Yass Town 
2005 5,909 2015 8,570 2025 10,473 
2006 6,169 2016 8,761 2026 10,663 
2007 6,377 2017 8,951 2027 10,853 
2008 6,507 2018 9,141 2028 11,043 
2009 6,638 2019 9,331 2029 11,234 
2010 7,028 2020 9,522 2030 11,424 
2011 7,418 2021 9,712 2031 11,614 
2012 7,808 2022 9,902 2032 11,804 
2013 8,120 2023 10,092   
2014 8,380 2024 10,282   

Source: Yass Valley Council Projections July 2005 

Conversely, the Department of Planning’s population projections, released by the 
Population and Transport Data Centre in 2004, project that the Yass Valley will 
increase by approximately 1% per annum, to 13 500 persons by 2031. This 
represents an increase of only 365 persons over the next 23 years based on the 
2006 Census which indicates that the Yass Valley currently has a population of 
13,135.  Clearly these projections have underestimated the drivers of growth 
within the Yass Valley. 

Therefore when the recent high growth levels and ongoing demand for residential 
land are considered, it is anticipated that population growth will be at the higher 
end of expectations and will more closely match Yass Valley Council’s forecast 
population figures. 

4.6 Economy 

The Yass Valley LGA is disected by a number of major transport routes which 
provide links to all the major cities and towns within the southeast region of NSW 
and the ACT.  This location makes the Yass Valley an ideal centre for business 
and industry that relies on dependable and ready access to markets in Sydney, 
Melbourne and Canberra and is supported by a group of thriving communities 
including Yass Town which are rich in natural resources.   
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The economic base of Yass Valley has traditionally been in primary production 
(predominantly grazing for sheep production, with limited cattle).  New and 
emerging industries such as tourism and viticulture are now also contributing to 
the economic wellbeing of the LGA.  

4.7 Education 

Approximately 35% of the population have obtained post-secondary 
qualifications, up from 28% in 2001 and 27% in 1996. This shows that in the last 
5 years, the population of the Yass Valley LGA has become more educated. This 
figure is also well above the NSW state average of 17% and marginally above 
the national average of 31%.  

4.8 Labour Force 

The labour force within the Yass Valley LGA increased by 1457 persons from 
1996 to 2006. This represents a 26% increase, with approximately two thirds of 
this growth occurring during 2001 – 2006.  

During this period, the unemployment rate steadily declined from a rate of 6.5% 
in 1996, to 4.2% in 2001 and 2.7% by 2006. 

Table 8 provides a summary of the labour force statistics for the Yass Valley LGA 
over for the period 1996 - 2006. 

Table 8  Change in Labour Force 1996 - 2006 
Year Population  Employed Unemployed Labour force Change 
1996 10,708 5,133 362 5,495 --- 
2001 11,380 5,722 252 5,974 246 5.3% 
2006 13,135 6,767 185 6,952 435 8.6% 
Source:  ABS Population and Housing Census 2006 

4.9 Occupation by Industry 

The highest percentage growth in occupation between 1996 and 2006 occurred 
in the following occupational categories: 

Professionals 64.06% 
Community and personal 
service workers 

61.17% 

Sales workers 38.46% 

 
By comparison, there was only small growth in the number of people employed 
as machinery operators and drivers (8.41%), although technicians, trade workers 
and labourers achieved employment growth of 29.33% and 26.34% respectively.  

The strongest growth in the absolute number of jobs held in the workforce 
between 1996 and 2006 occurred in the following sectors: 
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Professionals 517 
Community and personal 
service workers 

230 

Clerical and administrative 
workers 

220 

Table 9 Change in Employment by Occupation Yass Res ident Workforce 1991-2001 
Industry 1996 2001 2006 % Change 

1996-2006 
Managers 1,143 1,238 1,329 16.27% 
Professionals 807 1,015 1,324 64.06% 
Technicians and trades 
workers(b) 733 806 948 

29.33% 
Community and personal 
service workers 376 451 606 

61.17% 
Clerical and administrative 
workers 797 865 1,017 

27.60% 
Sales workers 351 423 486 38.46% 
Machinery operators and 
drivers 

309 271 335 
8.41% 

Labourers 486 572 614 26.34% 
Inadequately described/Not 
stated 132 81 107 

-18.94% 
Total 5,134 5,722 6,766 31.79% 
Source:  ABS Population and Housing Census 2006 

In summary, employment growth across the LGA was substantially higher in 
those occupations associated with office, retail and community service industries, 
with employment traditionally associated with industry only marginally increasing. 

 

4.10 Industry of Employment 

The highest percentage of growth in employment in the Yass Valley LGA 
between 1996 and 2006 occurred in the following categories: 

Construction 89.35% 
Community and personal 
service workers 73.68% 

Health care & social 
assistance 59.42% 

 
Over the same time period, there was a decline in the employment in the 
following categories: 

Mining -52.94% 
Information media & 
telecommunications -38.73% 

Wholesale trade -10.71% 
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Whilst there has been significant growth in the number of jobs across a variety of  
sectors, public administration and safety (1,109 jobs) agriculture, forestry & 
fishing (689 jobs) and construction (640 jobs) held the largest number of jobs in 
the Yass Valley LGA workforce.  This demonstrates the influence of government, 
agriculture and construction in employment across the LGA.  

Table 10 provides a summary of the changes in employent by industry for the 
period 1991-2001. 

Table 10 Change in Employment by Industry Yass Resi dent Workforce 1996-2006  
Industry 1996 2001 2006 % Change 

1991-2001 
Agriculture, Forestry & Fishing 762 792 689 -9.58% 
Mining 17 11 8 -52.94% 
Manufacturing 175 240 231 32.00% 
Electricity, Gas, Water & Waste Services 113 110 113 0.00% 
Construction 338 430 640 89.35% 
Wholesale Trade 168 161 150 -10.71% 
Retail Trade 446 522 613 37.44% 
Accommodation & Food Services 329 425 455 38.30% 
Transport, Postal & Warehousing 244 202 233 -4.51% 
Information Media & Telecommunications 173 122 106 -38.73% 
Financial & Insurance Services 100 101 101 1.00% 
Rental, Hiring & Real Estate Services 79 92 95 20.25% 
Professional, Scientific & Technical Services 304 414 528 73.68% 
Administrative & Support Services 91 142 136 49.45% 
Public Administration & Safety 647 694 1,109 71.41% 
Education & Training 376 423 504 34.04% 
Health Care & Social Assistance 382 445 609 59.42% 
Arts & Recreation Services 62 69 69 11.29% 
Other Services 208 215 202 -2.88% 
Not adequately described  122 112 174 42.62% 
Total 5,136 5,722 6,765 31.72% 
Source:  ABS Census of Population and Housing, 2006  

It should be noted that these workforce statistics are captured at the place of 
residence and not the place of occupation.  Therefore they are reflective of the 
types of jobs that residents in the Yass Valley hold and not necessarily the types 
of jobs on offer in the LGA. 

4.11 Agriculture 

The total value of the agriculture sector is estimated to contribute approximately 
$50 million per annum to the Yass Valley economy, with livestock production 
accounting for approximately 50% of this sector. Table 11 shows the breakdow of 
agricultural commodities per sector.  

 

 Table 11 Value of Agricultural Commodities Produce d, Yass, ACT and Sub-Region, 2001  
SECTOR/INDUSTRY VALUE ($ MILLION) 

Livestock Products (Wool) 27.72 
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Livestock Slaughter (Meat) 16.16 

Cropping 4.35 

Horticulture 0.45 

Total Agricultural Sector 49.51 

 

4.12 Infrastructure 

Transport and utilities infrastructure, along with population growth, are key to 
supporting economic growth, although housing, social and community services 
are also important elements to support the labour force. The major infrastructure 
in the Yass Valley LGA and the sub-region is summarised below: 

Major transport infrastructure 

• The Canberra international airport (proposed to be a regional freight hub); 

• The Sydey to Melbourne rail line, with a disused spur line to the town of 
Yass; 

• The Hume Highway, which is the main Sydney to Melbourne passenger 
vehicle and freight route; 

• The Barton Highway, which connects Canbera with the Hume Highway.  
The Barton Highway is proposed to be upgraded to a divided dual 
carriageway for its entire length from Yass to Canberrra; and  

• The Federal Highway, which connects Canbera with the Hume Highway.   
 

Water 

• Yass is provided with water from the Yass Water Treatment Plant which 
sources water from the Yass River via the Yass Dam.  The Yass Dam is a 
concrete arch dam 12 m high with a crest length of 98 metres located just 
upstream of the township with an effective storage capacity of 850ML.  
The plant is designed to treat a flow of 165 l/s or 13 ML/day. 

• The Yass Water Supply is dependent on the flows in the Yass River. 
Under extreme drought conditions without the implementation of water 
restrictions, the capacity of the Yass Dam is only sufficient to supply 
average summer demand for a period of 8 to 9 months. 

• The future of the Yass water supply is a major potential impediment to 
industrial and employment lands growth.  Accordingly, Yass Valley Council 
has resolved to increase the height of the dam wall by 3m which will 
effectively increase the storage capacity to 2,550ML which is 3 times the 
dam’s current volume.  Construction of this upgrade is expected to be 
completed in 2011. 

• This additional water supply will service Yass Town and the villages of 
Bowning and Binalong.  It is also proposed to extend a reticulated service 
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to the village of Murrumbateman in order to facilitate further residential and 
commercial development. 

• It has also been argued that a regional approach is required to water 
provision.  Cross border water provision from the ACT to NSW is 
contemplated by the ACT - NSW Cross Border Region Settlement 
Agreement.  Section 8 of that agreement outlines relevant settlement 
principles for the region, it states: 
“8.1. All future settlement in the ACT should occur in accordance with 

the Strategic Direction outlined in the Canberra Spatial Plan; 
future settlement in NSW should be in accordance with the 
Sydney-Canberra Corridor Regional Strategy. 

8.2. Subject to the terms of the Memorandum of Understanding on 
Cross Border Water Resources, water may be supplied to any 
existing settlement in the Cross Border Region, or any proposed 
new settlement in the Cross Border Region, where both parties to 
this Memorandum of Understanding agree the settlement is in 
accordance with the following principles. 

Principle 5: Economic development diversity will be supported by: 

8.7.1 the provision and enhancement of employment lands to 
accommodate long term needs that will be strongly linked to 
transport networks.  This will be the priority land used for these 
lands; 

8.7.2  supporting the regional value of key infrastructure assets by 
limiting activities that may diminish their function or ability to 
contribute to the Region;” 

 

Sewer 

• A reticulated sewerage system services the town of Yass.  The sewerage 
treatment plant is located in Fauldner Avenue, north west of the town.  The 
Highway Service Centre, on the Hume Highway, is connected to the 
sewerage system via a private pumping station and rising main. 

• The Yass STP is currently being augmented and once work is complete it 
will be able to service a population of approximately 12,000 people. 

• A new STP to service the village of Murrumbateman is about to built with 
an estimated completion date of 2010. 

 

 

Electricity 

• The town of Yass is serviced by electricity from the Yass Substation, 
which is located to the south of Yass.  TransGrid's newest 330/132kV 
Substation was officially opened on 27 April 2006.  It is the major 
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interconnection point for supply from the Snowy generators to the Sydney 
and Canberra regions, and for transfer of power south from the main 
thermal generators in New South Wales and Queensland to south-western 
New South Wales, Victoria and South Australia.  High voltage lines (66kV 
– 330kV) traverse the local government area. 

 

Gas 

• A major gas pipeline is located 25 kilometres north of Yass and provides 
reticulated natural gas supply to the town. 

 

Communications 

• Telstra provides a basic telephone service to the boundary of the property 
within standard time frames.  This service is provided under commercial 
consideration, and may be a combination of technologies, including 
copper line, a mixture of copper and fibre, or fibre or wireless.  Telstra can 
provide an alternative service by commercial arrangement.  Telstra has 
recently introduced a new arrangement to assist Developers and Council 
regarding Broadband and mobile phone coverage, and provision of a 
telephone service to all blocks in new developments. This arrangement is 
now available in all areas of NSW. The process revolves around the 
Developers, the Local Councils and Telstra working together to ensure a 
planned development with appropriate infrastructure.  

• ADSL broadband is available in Yass, although cable broadband is not 
available.  Some delays have been experienced in receiving the ADSL 
service due to the need to upgrade the telephone exchange. 

 

4.13 Local Analysis of Opportunities and Constraint s 

The Sydney to Canberra Corridor Strategy’s policy in relation to economic 
development is to promote economic development diversity by: 

• the provision and enhancement of employment lands to accommodate 
long term needs that will be strongly linked to transport networks. This will 
be the priority land use for these lands; 

• supporting the regional value of key infrastructure assets by limiting 
activities that may diminish their function or ability to contribute to the 
Region. 

The locational advantages of Yass add significantly to the potential for Yass to 
attract new development including industrial, transport and distribution related 
uses as it provides significant strengths and competitive advantages for attracting 
business development. 

Opportunities for economic development in the Yass Valley include: 
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• Proximity to markets and transport (road and rail) links to Sydney-
Canberra-Melbourne. 

• Emerging industries (eg non-traditional agricultural and technological). 

• Retention of youth population through increased education and 
employment opportunities. 

• Harnessing the attributes of the Local Government Area (its environment, 
rural lifestyle and community support structures) in new and creative ways 
so as to attract people to the area, particularly the young and talented 
people who are the back bone of the knowledge economy. 

• Improved promotion of economic development opportunities. 

• Support for tourism and rural industries. 
The nature and pace of future economic development in Yass will be determined 
by a number of factors including infrastructure investment, water supply, and 
population growth as well as the ability: 

• of existing and emerging businesses to build on opportunities in growth 
sectors; 

• of Yass to accommodate the changing property requirements of industry 
and to be able to compete with other locations along the Sydney-
Melbourne freight route; 

• to compete with a large land bank of industrial land in the ACT and 
Queanbeyan; and  

• to manage possible land use conflicts.  
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5 INDUSTRIAL LAND SUPPLY        

5.1 Introduction 

This section provides an overview of the existing industrial zoned land in Yass, 
the Highway Service Centre precinct, the area of additional land investigated for 
employment generating purposes and the Yass Sale Yards.  It identifies the 
opportunities and constraints of these areas and also provides an overview of 
industrial land in the ACT and Queanbeyan.  

5.2 Existing Industrial Areas in Yass 

There are two existing precincts which have industrial landuse zones (either 3(b) 
Highway Services or 4(a) Industrial under Yass LEP 1987) within the town of 
Yass and they are referred to in this study as the South Yass and North Yass 
Business Precincts.  Together these precincts comprise an area of 33 hectares 
or less than 0.1 % of the total land area of the Yass Valley LGA. 

By way of background, the objective of the 3(b) Highway Services zone is to set 
aside land for the provision of services required by the travelling public and for 
the development of refreshment, accommodation and vehicle service facilities.   

The objective of the 4(a) Industrial zone is to set aside certain land for the 
purpose of industry within convenient proximity to the central business district of 
Yass and to sources of employment. As such, residential (except in conjunction 
with purposes permissible within the zone) and commercial land uses are 
prohibited in this zone.  

Whilst these zones aim to provide for manufacturing, commerce/trade, 
agricultural industries and services for the traveling public, a range of uses that 
are more appropriately categorised as business service industries, administration 
or government are also accommodated in these precincts.  

The Yass Saleyards, to the south of Yass, and the Highway Service Centre, to 
the north of Yass, whilst not zoned for industrial purposes are also considered in 
this study as they are employment generating areas which have the potential for 
expansion.  

It should be noted that home industries, ie. those small scale industries carried 
on in a dwelling, or in a building ancillary to a dwelling have been excluded from 
this study. 

An extract from the Yass LEP 1987 which summarises the 3(b) Highway 
Services and 4(a) Industrial zones is provided in table 12 below. 
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Table 12 Extract of Yass Local Environmental Plan 1 987 

YASS LEP 1987 

Zone No. 3 (b) (Highway Services Zone) 

 

1  Objectives of zone  

The objective of this zone is to set aside certain land for the provision of 
services required by the traveling public and for the development of 
refreshment, accommodation and vehicle service facilities. 

2  Without development consent  

Nil. 

3  Only with development consent  

Advertising structures; bulk stores; car repair stations; dams; dwelling-houses 
used in conjunction with purposes permissible within the zone; helipads; 
heliports; hotels; light industries; liquid fuel depots; motels; recreation facilities; 
recreation areas; refreshment rooms; roads; road transport terminals; service 
stations; taverns; tourist facilities; transport terminals; utility installations; any 
other purpose specifically designed to cater for the traveling public. 

4  Prohibited  

Any purpose other than a purpose included in Item 3. 

Zone No 4 (a) (Industrial Zone)  

 

1  Objectives of zone 

The objective of this zone is to set aside certain land for the purposes of 
industries within convenient proximity to the central business district of Yass 
and to sources of employment. 

2  Without development consent  

Nil. 

3  Only with development consent  

Any purpose other than a purpose included in Item 4. 

4  Prohibited  

Boarding-houses; child care centres; commercial premises; dual occupancy 
buildings; dwelling-houses (other than dwelling-houses used in conjunction 
with purposes permissible within the zone); extractive industries; feed lots; 
forestry; general stores; generating works; helipads; home industries; home 
occupations; hospitals; hotels; medium density housing; mines; motels; motor 
showrooms; piggeries; places of assembly; places of public workshop; poultry 
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farms; professional consulting rooms; public buildings; recreation 
establishments; refreshment rooms; roadside stalls; rural workers' dwellings; 
sawmills; service stations; shops; stock and sale yards; taverns; tourist 
facilities; units for aged persons. 

 

Schedule 1 Development for additional purposes 

Lot 20, DP 804565 (currently identified as Lot 100 DP 805154) Parish of 
Yass, Hume Highway, Yass, as shown edged heavy black and hatched on 
the map marked " Yass Local Environmental Plan 1987 (Amendment No 22) 
"--advertising signs; advertising structures; bus stations; dwellings occupied in 
conjunction with uses permissible on the site; emergency repair facilities 
(including towing facilities); parking areas for cars, buses and trucks; 
playgrounds; rest areas; rest rooms; roads; road transport terminals; toilets 
and showers; utility installations.  

Lot 24, DP 808121 and part portions 6 and 56 (currently identified as Lots 1-5 
DP 852715 and Lot 1 DP 842644), Parish of Yass, Hume Highway, Yass, as 
shown in heavy black unhatched on the map marked “Yass Local 
Environmental Plan 1987 (Amendment No 22)” – a highway service centre.  

 

5.3 South Yass Business Precinct 

The South Yass Business Precinct is zoned 4(a) Industrial under the provisions 
of the Yass LEP 1987.  The extent of this precinct is shown in Figure 1.  The 
precinct extends along Waroo Road, down Grand Junction Road and to Yass 
Valley Way and is 14.2 hectares in area.  The area comprises 43 individual 
allotments which range in size from 600 m² to over 2 hectares.  

Existing uses in the South Yass Business Precinct are predominantly light 
industrial or bulky goods commercial. Seven lots (approximately one hectare) are 
used for residential purposes while over three hectares is currently vacant. The 
vacant land is comprised of six separate lots ranging in size from 600m² to 
approximately 1.5 hectares. Table 13 provides a summary of land uses in the 
area, that existed at the time of the land use survey.  The detailed Land Use 
Audit and accompanying maps are located in Appendix 1. 
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Table 13 Land Uses in the South Yass Business Preci nct (as of March 2006)  

Land Use Number % of total 

Agriculture Related 3 11 

Automotive 7 26 

Building/Gardening Supplies 6 22 

Engineering 1 4 

Leisure/tourism 2 7 

Residential 6 22 

Storage/Warehousing 1 4 

Vacant 1 4 

Total 27 100 
 

Constraints 
 
• The current zoning does not provide for the range uses that currently exist. 
• Due to the specificity of the zones in this precinct, uses not related to 

industry are not permitted. This has constrained the success of the 
precinct. 

• The precinct is surrounded by residential development and operations, 
particularly those of an industrial nature, could be hampered or restricted 
by amenity impacts on surrounding residences. 

• This precinct is unable to further expand, given that its location is 
surrounded by residentially zoned land.  

• The allotment sizes are small on average and do not facilitate the location 
of industry which requires larger allotment sizes.  

 
Opportunities 
 
• This precinct has excellent access to existing infrastructure and services, 

such as Yass Valley Way. 
• A zone which enabled a broader range of uses would benefit this precinct 

by providing scope to attract new businesses to the precinct whilst 
enabling existing businesses to expand their operations.  

• A more flexible land use zone would also enable the smaller allotments 
located within the precinct to be more appropriately developed for 
employment generating purposes. 
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Figure 1 Existing zones in the South Yass Business Precinct  
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5.4 North Yass Business Precinct 
The North Yass Business Precinct is located at the northern end of the town of 
Yass. This precinct is zoned both 3(b) Highway Services Zone and 4(a) General 
Industry under the provisions of the Yass LEP 1987.  The North Yass Business 
Precinct adjoins Yass Valley Way, and extends into Laidlaw, Reddall, Orion, and 
Pollux Streets. Figure 2 shows the extent of the precinct and the surrounding 
area.  

The North Yass Business Precinct caters primarily for light industrial, service 
industry and warehousing uses. Table 14 outlines the land uses that existed at 
the time of the land use survey. The detailed Land Use Audit and accompanying 
maps are located in Appendix 1 of this report. 

Table 14 Land Uses in the North Yass Business Preci nct (as of March 2006)  

Land Use Number % of total 

Agriculture Related 2 6 

Automotive 4 11.5 

Building/Gardening Supplies 2 6 

Commercial/Service 5 15 

Engineering 3 9 

Residential 7 20 

Retail 2 6 

Storage/Warehousing 4 11.5 

Transport 2 6 

Vacant 3 9 

Total 34 100 
 

The North Yass Business Precinct, currently contains 21.61 hectares of land 
zoned 4(a) Industrial. This area comprises four lots ranging in size from two 
hectares to 10 hectares. Two of these lots are currently utilised for residential 
purposes, one lot is vacant (two hectares in size) although a Development 
Consent has been issued for the construction of a concrete casting facility whilst 
the remaining lot (4 hectares in size) has also been purchased for the 
construction of a concrete casting facility.  Importantly, no industrial uses are 
currently being carried out in the 4(a) Industrial zone at present however it is 
understood that construction of the approved concrete casting facility will 
commence in the near future.  

16.2 hectares of the North Yass Business Precinct is also zoned 3(b) Highway 
Services and comprises 27 lots, ranging in size from approximately 700 m² to 
one hectare. Approximately one hectare is used for residential purposes (six lots) 
while almost two and a half hectares is currently vacant, with the remainder used 
for a range of industrial/trade uses. 
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The most common land use in this precinct is currently residential, followed by 
commercial/service, automotive, storage/warehousing, engineering and vacant 
land.  

 
Constraints 

 
• The current land use zonings do not provide for the range uses that 

currently exist. 
• Due to the specificity of the zones in this precinct, uses not related to 

industry and the traveling public are not permitted. This has constrained 
the success of the precinct. 

• The precinct is surrounded by residential and rural residential 
development. Therefore uses of an industrial nature, could be hampered 
or restricted by amenity impacts on surrounding residences.  

• The allotment sizes, particularly in the areas zoned 3(b) Highway Services 
are generally small and do not facilitate the location of industry which 
requires larger allotment sizes.  

 
Opportunities 

 
• This precinct has excellent access to existing infrastructure and services, 

such as the Hume Highway. 
• This precinct also has surrounding areas, zoned 1(b) Rural Highway, 

which it could expand into which are unconstrained by surrounding land 
uses and biophysical / slope issues.  

• A zone which enabled a broader range of uses would benefit this precinct 
by providing scope to attract new businesses to the precinct whilst 
enabling existing businesses to expand their operations.  

• A more flexible land use zone would also enable the smaller allotments 
located within the precinct to be more appropriately developed for 
employment generating purposes. 
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 Figure 2 Existing zones in the North Yass Business  Precinct  
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5.5 Yass Sales Yards 

The Sale Yards are owned and operated by Yass Valley Council and are located 
on Yass Valley Way to the south of the town of Yass. The Sale Yards are 
currently zoned 1(c) Rural Residential under Yass LEP 1987.  Figure 3 shows the 
extent of the Sale Yards and the surrounding area.  

The site is approximately two hectares in size and caters for both cattle and 
sheep sales and the resting of traveling stock. The Sale Yards have a capacity in 
the order of 600 head of cattle and 10,000-12,000 sheep, however, in recent 
times it is more usual for the Sale Yards to process, on average, 150-250 head of 
cattle and 3,000-4,000 sheep at any sale. Cattle sales are held fortnightly on 
Tuesdays while sheep sales are held on alternate Wednesdays. 

Whilst sales are held on only one day of the week, stock is transported to the site 
on the day prior to the sale and often collected the day after a sale, although 
stock can be retained on site for some days.  Traveling stock that is being rested, 
watered and fed can be accommodated on site on any day of the week. 

The Sale Yards are individually fenced and concreted with refuse cleaned 
regularly to ensure site is kept clean and to minimise odours.  Stock are 
transported by truck to the site (transport varies from small rigid truck to B-
Double) with access from the Hume Highway and Yass Valley Way, which allows 
trucks to bypass the central business district of Yass. 

While the Sales Yards are located on the outskirts of town, the zoning of 
adjoining lands to the north, west and south allow for residential development.  
Development to the east comprises rural lifestyle blocks.  The continued 
operation of the Yards in their current location will therefore result in future land 
use conflicts if adjoining lands are developed for residential purposes. 

 

Constraints 

 

• The land is highly constrained by its location in relation to the surrounding 
rural and rural residential land and the potential for amenity impacts 
(noise, odour, traffic), particularly after the surrounding residential land is 
developed.  

 

Opportunities 

 

• The Yass Sale Yards has excellent access to Yass Valley Way and the 
Hume Highway. 
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Figure 3 Existing zone for Yass Sale Yards  
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5.6 Highway Service Centre, Hume Highway 

The Highway Service Centre and surrounding land subject to Amendment 22 to 
Yass LEP 1987 is strategically located at the junction of Yass Valley Way and the 
Hume Highway to capture transport services and the general motoring public.  

The area is zoned 1(b) Rural Highway under Yass LEP 1987, the object of which 
is to maintain a corridor along major National and State transport routes so as to 
protect them from traffic generating developments which may affect the safe and 
efficient movement of traffic and protect the amentiy of the rural countryside.  

Agriculture is permissible without development consent in the zone and is the 
predominant use, notwithstanding the Highway Service Centre at the junction of 
the Hume Highway and Yass Valley Way. Industries and road transport terminals 
amongst other uses are expressly prohibited in the zone. The minimum 
subdivision size permitted is 40 hectares. 

The uses that exist at the highway service centre are a service station with eating 
facilities, McDonalds and KFC. The surrounding land (subject to Amendment 22 
of the Yass LEP 1987) is currently vacant.  

 

Constraints 

 

• The Highway Service Centre is already well serviced by facilities for the 
traveling public. This may explain why the surrounding land remains 
vacant.  

 

Opportunities 

 

• This site already takes advantage of its strategic location and ability to 
service the traveling public.  
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Figure 4 Existing Zones around Highway Service Cent re and surrounds  
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5.7 Additional Land Investigated for Employment Gen eration  

In 1999, the then Yass Shire Council commissioned the Land Capability Study 
2000 for the area of land north west of the town of Yass. The study area 
comprised approximately 300 hectares and focused on the land from the North 
Yass Business Precinct to beyond the junction of Yass Valley Way and the Hume 
Highway, including land to the north and south of the Hume Highway.  

The study examined the capability of this land for general industrial, transport and 
distribution uses and recommended that the corridor between Yass and the 
Highway Service Centre be designated a growth corridor. The growth corridor 
would provide a range of industrial, transport and distribution related uses which 
build on the strategic local and regional contexts.  

In 2003, the then Yass Shire Council undertook an additional study to specifically 
investigate the zoning options for land adjacent to, and including, the existing 
Highway Service Centre. The aim of the study was to identify the range of land 
uses that could best take advantage of the location, given the landscape and 
environmental features and constraints of the area, whilst also ensuring that the 
service role of the town of Yass would not be compromised. 

The study identified the area as ideal for the development of a regional transport 
precinct comprising general industrial, transport and distributional uses. These 
uses would capitalize on the regional importance of the junction of the Hume 
Highway and Yass Valley Way.  

Council resolved to proceed with the preparation of a draft LEP to rezone this 
area to 4(b) Regional Transport Industrial Zone in late 2003. It was then decided 
to incorporate this rezoning into a broader review of industrial land in Yass which 
is being undertaken by this study.  

The land within the Investigation Area is zoned either 1(a) Rural Agriculture or 
1(b) Rural Highway and is primarily used for agricultural purposes with ancillary 
residential development.  

 

Opportunities 

 

• The land within this precinct is very well located in relation to Yass and the 
Hume Highway. 

• The area is mainly devoid of constraints such as slope and biophysical 
features.  

• The lot sizes are generally large and held by a small number of 
landholders, enablining easier development of the land if this is deemed 
appropriate.  
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Constraints 

 

• There are areas within the investigation area which have slopes in excess 
of 5% or have native vegetation which are inappropriate for employmet 
generating development.  

 

5.8 Regional Industrial Land Availability 

In reviewing the existing industrial areas within the Yass Valley LGA, it is also 
relevant to consider the broader regional industrial land availability. The major 
industrial areas proximate to the Yass Valley are located within the ACT and the 
Queanbeyan LGA.  

Queanbeyan 

Queanbeyan has two predominant industrial areas namely East Queanbeyan 
(Yass Road) and West Queanbeyan (Gilmore Road).  These industrial areas 
employ more than 3900 people and are important to the local and regional 
economy.  There is no discernible pattern to industry location, but rather a mix of 
transport, engineering, cabinet making, motor repair and vehicle wreckers with 
state-of-the-art technology.  

Quenabeyan Council’s 2005 Economic Strategy Beyond the Horizon states that 
while there are a number of vacant premises and sites in the industrial areas, a 
supply of substantial quality premises is limited and Queanbeyan has almost 
exhausted the available space for quality industrial development. The document 
also states that West Queanbeyan is not ideally suited for industrial purposes as 
much of the land is located on a steep incline which can make operations and 
access by large vehicles very difficult. The report concludes that limited options 
exist for industrial development in Queanbeyan unless more suitable land is 
made available. 

The East Queanbeyan (Yass Road) and West Queanbeyan (Gilmore Road) 
industrial areas occupy 161 hectares of land of which only 21.17 hectares is 
currently vacant.  Queanbeyan Council has advised that this land supply may be 
exhausted in just over five years.  

The Queanbeyan Residential and Economic Strategy 2031 was endorsed by the 
Minister for Planning in April 2007.  This Strategy proposes an additional 130 
hectares of land to the south of the city to cater for existing demand and demand 
from future populations associated with new residential development. 

ACT 

The industrial areas of the ACT are located in Fyshwick, Hume, Mitchell and 
Symonston.  

The Hume industrial estate is zoned IZ1 General Industrial and has a total site 
area of 318.4 hectares of which approximately 156 hectares (49%) is currently 
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unleased. It provides for regional manufacturing, sawmilling, warehousimg, 
storage and recycling business on large blocks.  Industrial enterprises requiring 
rail access and service industries for the residents of the Tuggeranong District.  

The Fyshwick industrial area is zoned primarily IZ2 Mixed Industrial with some 
IZ1 General Industrial land. Fyshwick provides for mixed commercial, motor 
vehicle sales, service and home improvement businesses and bulky good 
retailing with a metropolitan catchment. There are 220 hectares of land zoned for 
industrial purposes in Fyshwick, of which 43 hectares (19.%) are currently 
vacant.  Colliers International (2006, p7) claim that with the increase in land 
values over the last five years it is no longer economically viable for large scale 
warehousing and industrial uses to locate within Fyshwick and that the pressure 
on land will likely see the relocation of lower order uses to more traditional 
industrial areas. 

The Mitchell industrial area is zoned IZ2 Mixed Industrial and largely caters for 
warehousing, service trades and light industry.  Of the 114 hectares zoned for 
industrial purposes 34 hectares (29.9%) is currently vacant. 

It should also be noted that the Canberra Spatial Plan, released in 2005, 
identifies a 1500 hectare north-south corridor along Majura Road and the Monaro 
Highway for potential future industrial uses, particularly lower order and land 
extensive uses.   

Industrial Land Take Up Rates 

A number of studies have been undertaken regarding industrial land take up 
rates within the ACT. Based on previous studies the ACT industrial land take up 
rate is considered to be between 5ha and 11ha per annum. 

Given the variations in annual industrial land take up rates within the region, table 
15 below adopts a low (5ha), medium (8ha) and high (11ha) approach to take up 
rates per annum. 
 
Table 15 Industrial land supply – ACT and Queanbeya n 

Location Area Vacant/under 
utilised 

% vacant Low Med High 

Queanbeyan 161.1ha 29.17% 18% 6 yrs 4 yrs 3 yrs 

Hume 318.4ha 155.9ha 49% 31 yrs 19 yrs 14 yrs 

Fyshwick 220ha 43.3ha 19.7% 8 yrs 5 yrs 4 yrs 

Mitchell 114ha 34.1ha 29.9% 7 yrs 4 yrs 3 yrs 

Symonston n/a 23.5ha n/a 5 yrs 3 yrs 2 yrs 

 
The attractiveness of Yass as an alternative industrial area to the ACT and 
Queanbeyan may be impacted on by the proposed rezoning of approximately 
130 hectares of employment lands in Queanbeyan and 1500 hectares of 
industrial land within the north-south corridor along Majura Road and the Monaro 



 

46 

Highway. The impacts of this proposed rezoning are however likely to be off-set 
by lower land prices in Yass, therefore it is important to provide for a range of 
zones and opportunities for industrial and bulky goods / commercial development 
to take full advantage of this opportunity.  

Yass is also well placed to maintain a competitive advantage over other areas 
within the region given its skilled workforce, proximity to related industry sectors 
(e.g agricultural production) and preferred locational and lifestyle choices.  

Accordingly, it is suggested that industry will continue to seek to locate within 
Yass which further adds to the importance of providing a suitable land supply 
choice which builds on the towns proximity to the Hume Highway and important 
agricultural activities. 

5.9 Land Suitability 

The characteristics which determine the suitability of land for employment 
generating development have been considered in assessing the quality of both 
existing Industrial Land and potential Employment Generating Land in and 
around Yass.  These characteristics are highly dependant on the type of industry 
that is to be accommodated.  As such, the land suitability criteria that may be 
applied may vary depending on whether the land is to be used for manufacturing, 
transport/warehousing, service industry; agricultural industry, livestock sales 
yards, etc. 

The following table illustrates some of the criteria that may be applied when 
assessing land’s suitability for employment generating uses. 

Table 16 Examples of Land Suitability Criteria  
Desirable attributes Absolute constraints Relative constraints 
Distance from highway Land use zones 1:100 flood event 
Distance from residential 
areas 

Critical habitat Salinity recharge/ 
discharge areas 

Services SEPP 14 wetlands Endangered ecological 
communities, threatened 
species etc 

Shops Agricultural land 
classifications 

 

 
The suitability of land for employment generating development is discussed in 
further detail with reference to Figure 5 which depicts the slope and biophysical 
constraints of the land.  

South Yass Business Precinct 

This precinct is considered to be generally suitable for employment generating 
uses given that it has: 

• A suitable slope; 

• No biophysical constraints;  
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• Opportunities for the expansion of industrial uses; and  

• Good arterial road access.  

This precinct does however adjoin residential development and in some 
instances the zone boundaries are situated on property boundaries as opposed 
to roadways which do not provide adequate buffers between residential and 
industrial development.  

During the public consultation stage the issue of industrial development at town 
gateways was also identified as a constraint in relation to South Yass given the 
possible impact this may have on the rural image of Yass. 

North Yass Business Precinct 

This precinct is considered to be generally suitable for employment generating 
uses given that it has: 

• A suitable slope; 

• No biophysical constraints;  

• Opportunities for the expansion of industrial uses; and  

• Good arterial road access.  

This precinct is however surrounded by residential and rural residential 
development and is constrained by the Yass Sewerage Treatment Plant (STP) 
which limits the suitability of the land for residential or other sensitive uses.  

During the public consultation stage the issue of industrial development at town 
gateways was raised as a constraint due to the possible impact this may have on 
the rural atmosphere and image of Yass.  More importantly however, significant 
comment was received from surrounding residential and rural residential 
landholders which questioned the suitability of the existing industrially zoned land 
for employment generating purposes.  The basis of this discussion essentially 
detailed the incompatibility of employment generating land uses with residential 
land uses and highlighted the potential for adverse amenity impacts. 

Highway Service Centre and Land Investigated for Em ployment Generation 

A number of studies have previously undertaken detailed site suitability 
assessments for land adjoining the Highway Service Centre and within the 
Employment Generating Land Investigation Area including David Richardson 
Environmental Planning, 2003, Regional Transport Industrial Land Use Rezoning 
Report, and David Richardson Environmental Planning, 2000, Land Capability 
Study. 

Following an analysis of background information and GIS data utilised in the 
production of Figure 5 it is agreed that land within this area is generally suitable 
for industrial development subject to adherance to the recommendations 
comprised within the background studies. 
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Figure 5 Slope and Biophysical Constraints Mapping - Potential Employment Generating Land  



 

49 

6 INDUSTRIAL LAND DEMAND 

This section outlines the assessment undertaken to determine the need for 
additional industrial land and considers employment opportunities by industry 
sector and related growth forecasts for employment generating land demand. 

6.1 Employment Growth 

To determine demand for employment generating land within Yass it is 
necessary to firstly consider the prospects for employment growth within Yass 
and the broader region. Sections 2 and 3 of this study have outlined the profile of 
the Yass Valley and the regional drivers of change.  

In a study commissioned by the NSW Department of Planning (MacroPlan 
Australia, Investigations of the Drivers of Change in the Sydney-Canberra 
Corridor, 2004) employment forecasts were prepared based on labour force 
participation and unemployment rates. Macroplan forecast employment rates 
assuming that the participation rate remained fixed, the employment rate is held 
constant, and growth in population yields labour force based on the fixed 
participation rate. On this basis the employment forecasts outlined in Table 17 
below were derived. For comparison purposes Queanbeyan and the total for the 
southern sub region of the Sydney – Canberra Corridor (including the local 
government areas of Yass, Queanbeyan and Palerang) have been included. 

Table 17  Employment Forecast (2001 – 2021) 
 

 2001 % 2006 % 2011 % 2016 % 2021 % 

Yass 6635 6.5 6938 6.4 7441 6.3 7980 6.1 8559 6 

Queanbeyan  20594 20.3 22653  20.9 25350 21.4 28369 21.8 31747 22.3 

Southern 
Sector  

35839 35.3 39093 36 43384 36.6 48170 37.1 53509 37.6 

Source: ABS Census of Population and Housing 2001 &  MacroPlan Australia 

The above forecast indicates growth in resident employment of around 17,670 
jobs for the Southern Sector of the Corridor and 1924 for Yass over the 20-year 
period to 2021. This equates to approximately 900 new jobs per year in the 
Southern Sector (which excludes the ACT).   

It should be noted that Macroplan’s employment estimates are based on their 
future population estimates which suggest that the Yass Valley LGA would have 
a population of 13,269 by 2021.  

Macroplan’s employment estimates however did not account for the Council 
amalgamation in 2004 which increased the population. Therefore Macroplan’s 
estimates are considerably lower than those forecast by Jackson whose 
estimates are supported by more recent Census data which indicates that in 
2006 the Yass Valley LGA had a population of 13,135. 
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Accordingly, table 18 below provides more accurate population estimates for the 
Yass Valley Local Government Areas from 2005 to 2031.  

Table 18 Forecast Growth in population of the Yass Valley LGA, 2005-2034 

 
Notwithstanding this, it was generally considered that employment growth 
patterns in the corridor have and will continue to replicate State industry trends, 
with the Government, Administration and Defence Sector an exception, due to 
the proximity of the Corridor to Canberra.  
 
The key industry trends and indicators include: 
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• In 2001, the four largest industries of employment in NSW were Retail 
Trade (14.2%), Property and Business Services (12.2%), Manufacturing 
(11.5%) and Health and Community Services (9.4%).  

• Since 1996 there has been an increase in the proportions of persons 
working in Property and Business Services (to 12.2% from 10.6%) and 
Retail Trade (to 14.2% from 13.3%), while there was a decline in the 
proportion of persons working in Manufacturing (to 11.5% from 12.2%) 
and Wholesale Trade (to 5.6 % from 6.3 %). 

• Most primary industries saw employment decline over the period, with 
strong employment gains in the services industries.  

• The area that recorded the strongest employment growth was Property 
and Business Services followed by Cultural and Recreational Services. 

• Manufacturing and agriculture appear to have more limited growth 
opportunities and are unlikely to be major drivers of growth. 

• The Southern sub region experienced the least decline in Electricity, Gas 
& Water Industry.  Increases in Government related jobs, was limited to 
only the Southern Sector, given the proximity to ACT. The Central Sector 
in particular saw declines in Transport and Storage, Communication 
Services and Finance and Insurance Sectors. 

• The region appears to be highly reliant on the Government, Administration 
and Defence Sector (due to its location within the Sydney to Canberra 
Corridor).  

• Past studies have highlighted fluctuations in the level of employment in 
this sector, depending on the government of the day. More recently this 
sector has grown with an increased focus on defence as a result of 
international conflict. 

The document Drivers of Growth in the ACT and Sub-Region (SKM, 2003, p4) 
forecast the growth of industry sectors in the ACT and sub-region adopting a 
national forecast prepared by Access Economics.  

Table 19 shows the population of the Yass Valley LGA and the town of Yass, the 
number of Yass residents employed and the number of Yass residents employed 
in the town of Yass in 2001 and 2006. This data is obtained from 2001 and 2006 
Census data.  

The population projections to 2031 are provided by Jackson in Table 18. The 
employment projections for the town of Yass to 2031 in Table 19 assume that 
approximately 62% of the number of employed residents in Yass, are actually 
employed in the town itself and that this will remain constant to 2031. Therefore, 
on the basis of these assumptions, an additional 971 jobs will need to be located 
in or around the town of Yass by 2031.  
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Table 19 Population and employment growth for the Y ass Valley LGA and the town 
of Yass to 2031  

 2001 2006 2031 
Yass Valley LGA 
population  11,380 13,135 22,576 

Population of town 
of Yass 4,909 5,331 8,742 

Number of employed 
residents in Yass 2,189 2,439 3,999 

Number of jobs 
located in town of 
Yass 

1,484 1,518 2,489 

 
The rate of employment generation ultimately achieved in Yass will however 
depend on a number of factors, including: 
• investment and location policies of Commonwealth and State 

Governments 

• the success of existing enterprises in serving their markets and in 
capturing new markets 

• the ease with which new investment is able to establish in Yass 

Consideration of appropriate locations for these jobs within the town of Yass will 
be a key outcome of this study.  

6.2 Industry Requirements  

The requirements in terms of infrastructure, transport and other related needs for 
a range of industries which could contribute to employment demand in Yass 
during the period 2001-2031 have been considered drawing on a variety of 
sources. These requirements are summarised as follows:  

• Manufacturing - relatively flat land, access to high capacity electricity and 
water supplies, accessibility for B-doubles, reasonable proximity to arterial 
road network.  

• Construction - no particular requirements, however, some construction-
related enterprises with a display function require sites with relatively high 
visibility to surrounding roads.  

• Bulky Goods - require frontage to arterial or sub-arterial roads.  

• Utilities - no particular requirements with location often determined by 
compatibility with adjacent land uses.  

• Wholesaling - requires close proximity to arterial roads, B-double access 
and prefers lower cost industrial sites.  

• Transport - prefers lower cost industrial land and reasonable access to 
arterial road network.  

• Communications - location is usually determined in relation to access to 
telecommunications linkages particularly broadband cable and fibre optic 
cable location.  
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In relation to all of the above uses it is understood that there is a growing 
requirement on the part of modern employment generating activities for access to 
broadband cabling. This is not only the case for so-called hi-tech industrial 
enterprises but is increasingly a requirement of modern manufacturing and 
wholesaling operations,  

The NSW Government seeks to ensure that regions are positioned to take 
advantage of emerging industries where high quality, stable staff and reasonably 
priced land are key commercial drivers.  This will ensure continued business 
investment in rural and regional areas.  In the South East region the NSW 
government will continue to support diversification and new business 
development to replace jobs lost from the fishing, forestry, agricultural and 
manufacturing industries, in order to ensure a growing economy and employment 
opportunities into the future. 

The NSW Government has recently moved to implement one of the key goals of 
its City of Cities Metropolitan Strategy by approving construction of the $200 
million Southern Sydney Freight Line.  This project is a key part of the NSW 
Government’s plan to maximise the efficiency of freight transport in the Sydney 
region.  The project is also intended to improve the reliability and travel times of 
rail freight services in the Melbourne-Sydney-Brisbane corridor.  

As Yass is within the Sydney to Canberra corridor which is a nationally important 
route for the movement of goods and services Yass should be positioned to take 
advantage of NSW Government initiatives to attract emerging industries and to 
bolster existing industries in regional areas.  The existing industrial areas within 
Yass are unlikely to be in a position to take advantage of this opportunity and as 
such greenfield employment generating land without the constraints of the 
existing industrial areas and proximity to major transport routes, is recommended 
in Section 8. 

For new industries to be attracted to Yass, they need to be supported by low cost 
employment land, a suitably qualified and willing local labour market and freight 
opportunities.  The proximity of Canberra is an advantage, as Yass may be able 
to offer cheaper flexible land and building packages.  The range of landuses to 
be permitted should be as broad as possible, without permitting undesirable 
activities. 

Technology and research industries should be encouraged, which will also 
complement the ACT industries and provide a diversification in base industries in 
Yass.  This may also generate successful clustering via research and 
development functions.   

Growth in tertiary industries linked to population flows from Sydney and Canberra 
will ensure higher levels of education in Yass and the lifestyle benefit of living in a 
rural environment, may result in the attraction of technology and research 
industries. Other industries such as high technology manufacturing/warehousing 
and ancillary office, storage, distribution, research and development, chemical 
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and pharmaceuticals, textiles, clothing, footwear and leather, and engineering 
and design could be attracted to the area. 

Therefore, it is extremely important to preserve a supply of light and heavy 
industrial land within Yass to support the long-term need for employment 
generating lands at a reasonable cost to industry.   

 

6.3 Demand Assessment  

To determine the area of land required to accommodate the additional 971 jobs 
to 2031, it is important to consider the amount of floor space required based on 
industry averages.  

In the study, Employment Monitoring of Commercial Centres and Industrial 
Areas, Jones Lang Wootton (JLW) collected data on employment densities in a 
range of employment areas in Sydney and found that employment per gross 
hectare varied with respect to particular industrial areas as outlined in Table 20 
below.  

Table 20 Comparison of Employment Densities – Indus trial Areas 

Industrial Area Persons Per Hectare 

Auburn/Silverwater 24 

Botany 18 

Central Industrial Area (Alexandria/Zetland) 42 

Moorebank 22 

Wetherill Park 21 

Source: Employment Monitoring of Commercial Centres and Industrial Areas, Jones Lang 
Wootton (JLW). 
 

For the purposes of this study an average occupancy rate of approximately 25 
jobs per gross industrial hectare is adopted which is derived from the study, 
Employment Monitoring of Commercial Centres and Industrial Areas, by the 
Department of Planning in 1991.  

Therefore, at a rate of 25 jobs per hectare, 971 jobs will require approximately 40 
hectares of additional available employment generating land.  

As this analysis relies on previous trends in population and employment growth 
within the town of Yass, the employment growth forecasts are underestimated 
due to the lack of available employment generating land and activity in the town 
of Yass over a number of years. This means that the number of forecasted jobs 
to 2031 are actually lower than what they might have been had there been 
sufficient land supply over the years to meet demand.  

The low levels of industry growth over the years have been due to a number of 
factors, including: 

• a lack of available high quality, unconstrained industrial land;  
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• constrained population growth in the town of Yass due to water shortage 
issues; and 

• the unwillingness of landholders to develop their existing zoned 
employment generating land for industrial purposes. 

As a result, employment growth figures to 2031 have no regard for the “latent” 
demand for low cost employment generating land which has been unable to be 
realised in Yass as result of limited supply and thus opportunities for the 
establishment of employment generating development.  

This “latent” demand is further enhanced by soaring land prices in adjoining 
LGA’s such as Queanbeyan where employment generating land is now at a 
premium.  Low cost industrial land shortages in the Mitchell and Hume suburbs 
of the ACT have also been recognised by the ACT Planning and Land Authority 
who as stated previously in this study are currently undertaking significant 
studies to increase the area of employment generating land in Hume and around 
the Canberra Airport.  

Irrespective of these studies, the low cost of employment generating land 
combined with a suitably qualified and willing local labour market makes Yass 
extremely attractive for employment generating development.  This position is 
generally supported by the NSW Government which seeks to ensure that towns 
are positioned to take advantage of employment generating opportunities where 
a high quality, stable staff and reasonably priced land are key commercial 
drivers. 

Accordingly, it is these drivers and the “latent” demand for low cost employment 
generating land in Yass that has been used to identify land for future employment 
generating purposes.  
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7 CONSULTATION 

This section of the study describes the consultation process undertaken in the 
development of the recommendations and its outcomes. In summary, the aim of 
the consultation process was to engage key stakeholders to assist in identifying 
the issues facing employment generating development in Yass at present, and to 
identify opportunities for economic further employment generating development 
through the release of additional employment generating land into the future, 
having due regard to economic, social and environmental considerations. 

7.1 Consultation Process 

The consultation process was based on questionnaires, workshops and meetings 
with key stakeholders and was run from June to July 2006.  

The process included the: 

• Preparation and distribution of a questionnaire to all local businesses 
operating within the existing industrial areas; 

• Placement of notices and media advertisements about the consultation 
activities on Council’s website and in the local newspaper (14 July 2006); 

• Individual invitations to key stakeholders to attend the stakeholder and 
community workshops; 

• A State Government Agency workshop (held on 21 June 2006 ); and 

• A key stakeholder and community workshop (held on 25 July 2006). 

7.2 Consultation Outcomes 

Local Business Questionnaire 

In June 2006, a questionnaire was distributed to all business owners within the 
existing industrial areas of Yass and the Study Area.  The purpose of the 
questionnaire was to identify the likely demand for employment generating land 
by existing business operators into the future and to explore the opportunities for 
further employment generating development across the LGA. A copy of the 
questionnaire is provided in Appendix 4. 

A total of 18 questionnaires were completed, five (5) from the North Yass 
Business Precinct, twelve (12) from the South Yass Business Precinct and one 
(1) from the Highway Service Centre.  In addition, two written submissions were 
received during this time from landowners in the Study Area.   

The majority of respondents indicated that they are satisfied with their current 
business operations. Table 23 provides a summary of the issues raised by the 
respondents.  
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Table 23 Summary of Questionnaire Issues 
Location Business Operation Strengths/Opportunities Weaknesses/Threats 

South Yass 
Business 
Precinct 

Satisfied with existing 
operations and 100% 
intend to retain location 

25% require additional 
land 

25% would consider 
relocating to a new 
industrial estate 

High visibility 

Level land 

Flood free 

 

Existing industrial 
zoning restrictive 

Industrial 
development should 
not be located at town 
gateways 

Adjoining residential 
areas are considered 
to be incompatible 

 

North Yass 
Business 
Precinct 

Satisfied with existing 
operations and lot size 

100% intend to retain 
location 

Good proximity to Hume 
Highway 

Affordability of land 

Adjoining rural-
residential zoning not 
compatible 

Impact on Yass River 
and need for 
appropriate buffer 
zones 

Water supply 

New industrial 
development at town 
gateways may impact 
on rural atmosphere 
and image 

Highway 
Service Centre  
and Study Area 

Satisfied with existing 
operations and lot size 

Intend to retain location 

No comments No comments 

Where respondents indicated that they would consider relocating to a new 
employment generating estate, they highlighted a preference for: 

• Level land; 

• Ease of access for trucks with roads of sufficient width; 

• Good location/presentation and proximity to main roads; 

• Flood free land; 

• Large lots; 

• Segregation from residential land uses. 

Furthermore, the business operators indicated that they considered that future 
employment generating opportunities in Yass lay in the areas of: 

• Manufacturing 

• Transportable home manufacture; 

• General construction; 

• Wholesale; 

• Furniture production; and 
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• General industries. 

Government Agency Workshop 

A State Government Agency workshop was held in June 2006, which was 
attended by representatives from the following agencies: 
• Department of Planning; 

• Department of Environment and Conservation; 

• Department of Natural Resources; 

• Department of Primary Industries; 

• Roads and Traffic Authority; 

• Catchment Management Authority; 

• Department of State and Regional Development; and 

• Premiers Department. 

The key issues raised in the workshop are summarised as follows: 

Highway Service Centre 

• New industrial development in this locality should be complementary to 
existing industries and should not duplicate existing services 

Infrastructure 

• The Barton Highway is being duplicated to provide 32 kilometres of dual 
carriageway and includes a bypass of Murrumbateman.  The aim of the 
upgrade is to improve vehicular safety by improving the grades and 
alignment of the road. 

• The duplication of the Barton Highway will improve accessibility to Yass, 
which will provide greater opportunities for industrial and tourism related 
development. This improved accessibility, will increase the demand for 
lifestyle living opportunities in the Yass Valley from people employed in 
the ACT and result in greater levels of commuting. 

• The Barton Highway is one of only a few rural highways that experience 
AM and PM traffic peaks. 

• Traffic growth on parts of the Barton Highway, particularly near the ACT 
border, is in the order of 6 %, whereas average growth for rural highways 
is approximately 3 %. 

• High voltage electricity, natural gas supply, main road access (with 
provisions for B-double truck access) and reliable water supply are key 
requirements for industrial development. 

• The current rail infrastructure is not heavy industry capable 
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Environment 

• Dryland salinity affects large areas of the LGA. 

Water 

• Given the water supply issues in the region the appropriateness of certain 
industries needs to be considered.  

• Yass Valley Council recognises that the future of the Yass water supply is 
a major potential impediment to industrial and employment lands growth.  
Accordingly, Yass Valley Council has resolved to increase the height of 
the dam wall by 3m which will effectively increase the storage capacity to 
3 times the dam’s current volume.   

• Following the completion of this upgrade it is considered that Yass would 
be appropriate for the development of all industry. 

7.3 Community and Key Stakeholder Workshop 

In late July 2006, a workshop for interested community members, industry groups 
and business owners and landowners was held.  The purpose of the workshop 
was to provide an overview of the intent of the Industrial Lands Study; to 
establish an economic context at both a regional and local level. The workshop 
also provided an open forum for discussion on the challenges and opportunities 
for economic development in Yass as they relate to employment generating 
development. 

Approximately 40 participants attended the community workshop. The key issues 
raised by participants are summarised as follows: 

Transport related industries 

• Opportunity for redistribution industry to be located adjacent the Hume 
Highway as B-double (possibly B-triple) access is available and land price 
increases in Sydney make decentralised locations more appealing. 

• Yass has traditionally been a transport focii for the region and it makes 
sense to locate warehousing opportunities within close proximity to the 
Hume Highway. 

• Rezoning of land in the vicinity of the Hume Highway for industrial uses 
will increase rates. 

• Industry is seeking large lots for development. 

‘New Economy’ 

• Yass is at a cross roads as many of the ‘smart and talented’ people work 
in Canberra but live in surrounding locations, including Yass.  This 
opportunity needs to be built upon so that jobs are provided where people 
live. 

• Concern was raised that professionals living in Yass will drive up house 
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prices and make housing unaffordable for blue collar workers. 

Current Industrial Zones 

• Current industrial zones prohibit ‘true’ industrial uses and are more akin to 
‘business generating’ or ‘light industrial’ zones under the Standard 
Instrument. 

• There is a need to provide flexibility for businesses to enable them to 
expand without risk of conflicting with adjoining land uses. 

Written Submissions 

Several written submissions were received in lieu of attendance at the workshop 
or completion of the questionnaire.  The main issues raised are as follows: 

• Lot 1, DP 842644 (located on the southern side of Yass Valley Way, 
adjacent the existing Highway Service Centre), should be included as the 
priority future industrial area for the Yass Valley. 

• Lots 1-5, DP 852715 and Lot 1, DP 842644 (adjacent the existing 
Highway Service Centre) are all serviced by a private sewer pumping 
station and are therefore available for immediate development. 
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8 INDUSTRIAL LAND RECOMMENDATIONS 

This chapter recommends changes to the zoning of current commercial and 
industrial land as well as the establishment of new employment generating areas 
in and around the town of Yass.  

8.1 Recommendations 

This study has established that there is significant demand for additional 
employment generating land in and around Yass. This section makes 
recommendations for the rezoning of land for employment generating purposes 
on the basis of this demand and identifies appropriate locations for new 
employment generating land.  

Accordingly, four (4) specific employment generating precincts which have a total 
area of 188 ha have been identified. Each of these precincts have the potential to 
be further developed or re-developed for employment generating purposes.  
These precincts are shown in figures 6 and 7 below.   

Importantly, two (2) of the precincts (the South Business Precinct and the North 
Yass Business Precinct) are already zoned for either commercial or industrial 
purposes.  When combined with the existing Yass Service Centre these precincts 
have a total area of 57 ha.  This leaves 131 ha of proposed employment 
generating land over a number of unconstrained greenfield sites, each of which 
has excellent access to major transport routes. 

Each of the four (4) employment generating precincts are discussed separately 
below with additional comment provided in relation to the Yass Service Centre 
and the Yass Sale Yards.  It should also be noted that two (2) separate options 
have been included for the North Yass Business Precinct, given that the north 
eastern sector of this precinct is subject to potentially significant land use 
conflicts between proposed employment generating developments and adjoining 
residential and rural residential land uses.
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Figure 6 Aerial Overlay of Yass Industrial Lands St udy Precincts  
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Figure 7 Current Zones - Yass Industrial Lands Stud y Precincts 
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8.2 South Yass Business Precinct  

The South Yass Business Precinct currently caters for bulky goods retailing, light 
industry and building/gardening supplies. Some land in this precinct however is  
als used for residential and commercial purposes. This precinct is discussed in 
further detail in Section 5.  

The precinct (18.72 ha) is recommended to be zoned B5 Business Development 
(see Figures 8 and 9) under the new LEP as this zone will better reflect the 
existing land uses in the precinct and provides greater scope for a range of uses 
than is currently permitted by the 4(a) Industrial zone. 
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Figure 8 Aerial Overlay of Proposed South Yass Busi ness Precinct 
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Figure 9 Current Zones - South Yass Business Precin ct 
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8.3 North Yass Business Precinct (Option 1) 

The North Yass Business precinct currently caters for light industry, service 
industry and warehousing which is discussed in further detail in Section 5. The 
land is currently zoned: 

• 4(a) Industrial; 

• 3(a) Business; and  

• 3(b) Highway Services.  

On the basis of the analysis undertaken in this study two options have been 
identified for this precinct.  Option 1 is preferred over option 2 as it better 
addresses potenial landuse conflicts with adjoining residential and rural 
residential land uses. Accordingly, the following recommendations are presented 
as Option 1 for this precinct. These recommendations are shown in Figures 10 
and 11 below. 

 

B2 Local Centre 

“Irvines Square” (1.9 ha) is currently zoned 3(a) General Business and comprises 
a shopping centre with selected retail outlets. Given its existing uses, it should be 
rezoned to B2 Local Centre given that it currently provides a range of retail 
opportunities which service more than the surrounding neighbourhood.  

 

B5 Business Development zone 

The land along Yass Valley Way which is currently zoned 3(b) Highway Services 
zone is recommended to be zoned to B5 Business Development. This zoning is 
also proposed to extend over Lot 4 in DP 255064 which is currently zoned 4(a) 
Industrial but is used for residential purposes.  

This new zone acknowlegdes that the 3(b) Highway Services zone as it currently 
exists is no longer relevant to the town of Yass since the Hume Highway bypass 
a number of years ago.  

The zoning will enable a greater range of uses than is currently permitted under 
the 3(b) Highway Services zone. Given that at present the zone only allows for 
development which services the travelling public. Anecdotally, this zone has 
constrained businesses’ ability to find suitable locations for their bulky 
commercial/retail enterprises in Yass.  

A new B5 Business Development zone (28.51 ha) will encourage a range of 
business, warehouses and specialised retail uses that could provide additional 
services to the town of Yass and be more complimentary to surrounding land 
uses. The change in zoning should provide adequate provision for a range of 
commercial/retail enterprises in this precinct and will foster further economic 
development.  
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IN2 Light industrial 

The area of land currently zoned 4(a) Industrial along Reddall Street was 
rezoned from land zoned 1(a) Rural Agriculture and 1(b) Rural Highway to 4(a) 
Industrial by Amendment 25 to the Yass LEP 1987 in 1994.  

This land is either currently vacant or used for primarily for residential purposes. 
It is important to note however that a development application for a two lot 
subdivision and concrete casting facility was approved on Lot 31 DP 843365.in 
June 2006  Accordingly, the IN2 Light Industrial zone is considered to be the 
most appropriate zone for this site (1.9 ha).  

The majority of the land along Reddall Street however, is in close proximity to 
more sensitive urban uses located on adjoining residential and rural residential 
land. It is therefore proposed to change the zoning of this land in an attempt to 
limit potential land use conflicts. 

 

R1 General Residential 

As previously stated, the land currently zoned 4(a) Industrial along Reddall Street 
is bordered by either residential or rural residential land on virtually all sides.  The 
potenial for landuse conflict between employment generating landuses and 
adjoining land is therefore high. 

Therefore it is proposed to rezone Lots 32 & 33 DP 843365 to R1 General 
Residential (8.2 ha) to minimise potenial landuse conflicts.  This proposed zoning 
not only reflects the current use of the land but also provides further development 
opportunities for current landholders which could incorporate significant buffers to 
ensure that the current potential for land use conflict does not re-occur. 

This option however does suit landholders along Reddall Street who have 
purchsed land currently zoned 4(a) Industrial in good faith for the purpose of 
developing employment generating land uses.  Therfore in order for this option to 
work alternative sites for employment generating land uses would need to be 
found in a timely manner. 
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Figure 10 Aerial Overlay of Proposed North Yass Bus iness Precinct (Option 1) 
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Figure 11 Current Zones - North Yass Business Preci nct (Option 1) 
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8.4 North Yass Business Precinct (Option 2) 

The second option for the North Yass Business Precinct although less desirable 
can still provide for viable employment generating land. 

In this option, both the proposed B2 Local Centre and B5 Business Development 
zones remain unchanged. 

The significant change in this option is that the proposed IN2 Light Industrial and 
R1 General Residential zones are combined to form a large IN2 Light Industrial 
zone along Reddall Street.  This zone would cover 3 lots (Lots 31-33 DP 843365) 
each of which are currently zoned 4(a) Industrial (10.34 ha).  These 
recommendations are shown in Figures 12 and 13 below. 

This option, whilst creating more employment generating land fails to significantly 
address the potential for conflict with adjoining landuses.  The issue of landuse 
conflict would therefore need to be addressed individually when each of these 
allotments were developed as part of the development assessment process. 

Option 2 does however better suit landholders along Reddall Street who have 
purchsed land currently zoned 4(a) Industrial in good faith for the purpose of 
developing employment generating land uses.
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Figure 12 Aerial Overlay of Proposed North Yass Bus iness Precinct (Option 2)  
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Figure 13 Current Zones - North Yass Business Preci nct (Option 2) 
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8.5 Wargeila Road - Faulder Ave Business Developmen t Precinct  

This study has established the need to ensure the provision of a range of 
employment generating lands to retain, expand and attract businesses to the 
Yass Valley LGA. In this regard, it is important to ensure the availability of a 
range of employment generating zones in the Yass Valley LGA. 

It is therefore recommended to rezone the land on the northern side of Wargeila 
Road to IN2 Light Industrial (18.62 ha). Similarly, it is recommended to rezone 
the land on the northern side of Faulder Avenue to B5 Business Development 
Zone (12.11 ha) whilst incorporating a 40 m buffer to Bango Creek which flows 
through the site. This B5 zoning is also recommended to be applied to the land 
(4.55 ha) between the existing Waste Transfer Station and the disused railway 
line which is currently zoned 1(b) Rural Highway  

This precinct has good access to Yass Valley Way and the Hume Highway, 
making it highly accessible to Canberra, Sydney and Melbourne.  

The land has been extensively cleared for agriculture and is therefore generally 
unconstrained by native vegetation. The slope of the land is suitable for 
employment generating development and all services (power, 
telecommunications, etc) are easily able to be extended to the land.  

This lack of constraint makes the land highly suitable for the development of a 
range of employment generating activities that could be centred around 
warehousing, office and light industrial uses. 

These recommendations are shown in Figures 14 and 15 below. 
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Figure 14 Aerial Overlay of Proposed Wargeila Rd - Faulder Ave Business Development 
Precinct 
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Figure 15 Current Zones - Wargeila Rd - Faulder Ave  Business Development Precinct  
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8.6 “Black Range Rd - Yass Valley Way Industrial Pr ecinct 

The land surrounding the Highway Service Centre has also been investigated for 
potential industrial uses.  

The land is currently zoned 1(a) Rural Agriculture and 1(b) Rural Highway, with 
some lots having additional permitted uses as a result of the Highway Service 
Centre enabling clauses in YLEP 1987.  

On the basis of this study, the land in Figures 16 and 17 is recommended to be 
rezoned to IN1 General Industrial (96.42 ha). 

This land has been identified in previous studies as being suitable for a range of 
industrial uses and this study supports those previous recommendations.  

The land is ideally situated to take full advantage of a key transport corridor, 
being located on the junction of the Hume Highway and Yass Valley Way. 

Its location outside of the town of Yass ensures that residential amenity will not 
be affected by industrial operations.  

The precinct is relatively unconstrained biophysically and has a slope suitable for 
industrial development. 

The proposed precinct covers an area of large allotments with a limited number 
of owners which should more easily facilitate the development of the land for 
industrial purposes.  

The precinct also takes advantage of the excellent access to major infrastructure, 
such as high voltage electricity, natural gas supply, main road access and 
reliable water supply. State Government agencies have identified these attributes 
as key requirements for industrial development. 

Transport and highway services precinct 

Previous amendments 8 and 22 of Yass LEP 1987 identified the current Highway 
Service Centre and Lots 1 DP 842644, Lot 5 DP 852715, Lot 1 DP 541974 and 
Lot 100 DP 805154 as suitable for highway service and transport related uses. 
Amendment 8 and 22 applied additional permitted uses to these lots to enable a 
range of transport and highway service uses.  

The transport and highway services precinct is still relevant to the area today and 
therefore in addition to a zoning of IN1 General Industrial, it is recommended that 
these lots have a range of additional permitted uses to encourage the 
development of a transport and highway services precinct within the broader 
industrial area. 

The additional permitted uses will include: highway service centre, hotel or motel 
accommodation, restaurant, take away food and drink premises and truck depot.  

8.7 Highway Service Centre 

The Highway Service Centre is located to the north of Yass at the junction of the 
Hume Highway and Yass Valley Way and is discussed in further detail in Section 
5.  
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It is recommended that the Highway Service Centre (Lots 1-4 DP 852715)(5.8 
ha) be rezoned to SP1 Special Activities – Highway Service Centre (refer to 
Figures 16 and 17).  

This zone and permitted use will recognise the existing uses of this land. 
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Figure 16 Aerial Overlay of Proposed Black Range Rd  - Yass Valley Way Industrial Precinct 
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Figure 17 Current Zones - Black Range Rd - Yass Val ley Way Industrial Precinct  
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8.8 Yass Sale Yards 

The Yass Sale Yards are located on the eastern edge of town on Yass Valley 
Way. The Sale Yards are currently located on land which is zoned 1(c) Rural 
Residential. At this point in time, Yass Valley Council does not have a position in 
relation to the long term location of the Yass Sale Yards.  
 
Thought however does need to be given to the Sale Yard’s long term future. A 
development application has been recently lodged for a large residential 
subdivision directly to the north and west of the Sale Yards. If this subdivision is 
approved, the ability of the sale yards to operate effectively without creating 
amenity impacts for surrounding residences may diminish.  

In this case, the relocation of the sale yards to a more appropriate location would 
be both warranted and desirable. The most appropriate location for the sale 
yards would be to the north of Yass in the proposed Black Range Rd - Yass 
Valley Way industrial precinct (see Figures 18 and 19).  
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APPENDIX 2 
 
Business Community Questionnaire 

ASS INDUSTRIAL STUDY 
BUSINESS OWNER SURVEY JUNE 2006 
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