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1.0 INTRODUCTION 
 

1.1 Purpose of report 
The purpose of this report is to provide information in accordance with the Environmental 
Planning and Assessment Act 1979 (EP&A Act), the Environmental Planning and 
Assessment Regulation 2021 (EP&A Regs), and relevant land use and development 
policies and guidelines to inform the statutory development application and development 
assessment process. 

More specifically, this report has been prepared in accordance with clause 24(1) of the 
EP&A Regs and is to be included in a development application (DA) to the Federation 
Council (Council) seeking development consent. 

Firstly, this report discusses the location of the proposed development and then an 
overview of surrounding land uses is provided.  The statutory town planning development 
assessment framework applicable to the land and the development is then introduced, 
followed by a description of the land and the development.  Then assessment responses 
to relevant land use and development planning polices and guidelines is provided followed 
by a Statement of Environmental Effects (SEE) and a section summarising information set 
out in this report. 

 

1.2 The Proposal 
This DA, in general terms, is for alterations and additions to an existing factory/warehouse 
building known as “Plant 3” (the Proposal).  The Proposal is more fully described at 
Section 3 and is shown in the attached DA plans (DA plan set). 

 

1.3 The Site 
The land is located at 271 Jude Road, Howlong NSW and is otherwise known as Lot 9493 
DP1244723 (the Site).  A location map of the Site is shown at Figure 1 and an aerial 
photograph is shown at Figure 2.  Title details of the Site are shown in Appendix A. 

A description of the Site and surrounding land use and development context is provided 
at Section 2.   
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1.5 Statutory land use and development assessment 
framework 

 
1.5.1 Legislation 

Environmental Planning and Assessment Act 1979 

Part 4 of the EP&A Act applies to the Proposal, and pursuant to sections 4.10 and 4.46 
of the EP&A Act the Proposal is not respectively identified as “designated development” 
or “integrated development”. 

State Environmental Planning Policy 

The Proposal is affected by State Environmental Planning Policy (Resilience and Hazards) 
2021. 

Local Environmental Plan 

The Site is affected by considerations within the Corowa Local Environmental Plan 2012 
(LEP). 

 
1.5.2 Policy and guidelines 

State Environmental Planning Policy 

State Environmental Planning Policy (Resilience and Hazards) 2021 (and Managing Land 
Contamination: Planning Guidelines (DUAP & EPA, 1998)) generally requires that 
consideration be given to whether land proposed to be developed is contaminated and fit 
for use for its intended purpose.  The Proposal is considered to comply with relevant 
considerations including in relation to relevant considerations under Part 8 of the Corowa 
Development Control Plan 2013 (DCP). 

Local Environmental Plan 

The Site is zoned “E4 General Industrial Zone” (E4 zone) under the LEP, which is shown 
in the Land Zoning Map excerpt detailed below in Figure 3.   

The existing land use and development within the Site and the development comprising 
the Proposal, having regard to the information comprising the DA, is considered best 
characterised2 as “livestock processing industry” defined in the Dictionary of the LEP as 
follows, with strikethrough shown for context to assist understanding about definitions or 
matters which are considered not relevant to the Proposal – 

 
2 Planning Circular: PS 21-008– How to characterise development (Department of Planning, Industry and 

Environment, 2 December 2021). 
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rural industry means the handling, treating, production, processing, storage or 
packing of animal or plant agricultural products for commercial purposes, and includes 
any of the following— 
(a) agricultural produce industries, 
(b) livestock processing industries, 
(c) composting facilities and works (including the production of mushroom 

substrate), 
(d) sawmill or log processing works, 
(e) stock and sale yards, 
(f) the regular servicing or repairing of plant or equipment used for the purposes of 

a rural enterprise. 
 
livestock processing industry means a building or place used for the commercial 
production of products derived from the slaughter of animals (including poultry) or the 
processing of skins or wool of animals and includes abattoirs, knackeries, tanneries, 
woolscours and rendering plants. 

In the Land Use Table for the E4 zone “livestock processing industry” is ‘permitted with 
consent’ and the existing “livestock processing industry” use of the Site is not proposed 
to change under the Proposal.  The following provisions of the LEP are considered relevant 
to assessment of the Proposal –  
 Land Use Table – Zone E4 General Industrial: Objectives of zone, 
 Clause 7.3: Stormwater management, 
 Clause 7.9: Essential services, and 
 Clause 7.11: Development within buffer areas. 

Whilst the Site is located within an “urban release area” within the meaning of Part 6 of 
the LEP, no subdivision is proposed as part of the Proposal and the Site is connected to 
all required reticulated services. 

An assessment table which lists the relevant content of these provisions and detailed 
responses are provided below at Table 3. 

Heritage conservation and Aboriginal cultural heritage 

The Site is not located within a heritage conservation area or known to be affected by a 
heritage item or a building, work, relic or tree within the meaning of clause 5.10 of the 
LEP. 

Flood prone land 

The Site is not located within a “flood planning area” within the meaning of clause 5.21 
of the LEP. 

Terrestrial biodiversity 

The Site is not located within a “biodiversity” area within the meaning of clause 7.4 of the 
LEP. 
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Landfill buffer 

The Site is not located within a “buffer area” within the meaning of clause 7.11 of the 
LEP. 

Bush fire prone land 

The Site is not identified as “bush fire prone land” within the meaning of the EP&A Act. 

Development Control Plan 

The Site is affected by the DCP and the following provisions are considered relevant to 
assessment of the Proposal – 
 Part 3.0: Industrial Development, and 
 Part 6.0: Strategic Land Use Plan. 
 
Similarly for provisions of the LEP, an assessment table which lists relevant content of 
these provisions and detailed responses is provided below at Table 4. 
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2.0 SITE CONTEXT 
 

2.1 Site location, surrounding development, built 
form, and existing character 

The location of the Site was briefly described in Section 1.3 and graphically in the 
location plan in Figure 1, the aerial photograph in Figure 2, and in photographs at 
Appendix B (Site context descriptions provided); however, more specifically, the Site is 
located in an existing industrial area in Howlong, with occupied industrial land to the west 
of the Site and vacant industrial land to the north of the Site (however partly used for 
wastewater disposal associated with the Site).  Vacant rural zone land currently used for 
agricultural livestock grazing adjoins the Site to the east and south. 

Built form in the vicinity of the Site comprises generally one to two-storey industrial 
buildings consisting of detached development. 

Generally, the streetscape character of Jude Road can be regarded as industrial with one 
and two-storey industrial buildings with car parking and landscaping areas in a partly 
established and partly developing industrial area. 

 

2.2 Future character 
Given the location of the Site and adjoining land and their uses and development, it is 
expected that the future character of the area will change more towards an industrial area 
in the immediate foreseeable future as the estate surrounding the Site to the west and 
north becomes more developed over time. 

 

2.3 Site description 
 

2.3.1 Cadastre and topography 

The Site is shown graphically in the Title survey plan at Appendix A and in the feature 
and level survey information in the attached DA plan set. 

The Site has a general rectangular shape, an east-west axis, and has dimensions of 
approximately 503 metres along its south lot boundary with Jude Road, approximately 
322 metres along its east lot boundary with Kywong-Howlong Road, approximately 503 
metres along its north lot boundary with adjoining vacant industrial land, and 
approximately 321 metres along its west lot boundary with adjoining occupied industrial 
land, with an area of 16.17 hectares.   
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The Site is generally flat with a slight southerly aspect.  Overall drainage influences are 
varied.  All lot boundaries are currently fenced. 

 

2.3.2 Vehicle and pedestrian access 

The Site has vehicle and pedestrian access from Jude Road and Oolong Road. 

 

2.3.3 Easements, covenants and restrictions 

The Title survey plan at Appendix A shows that the Site has an infrastructure easement 
along the Site’s west lot boundary (sewer) but no covenants or a right-of-way within the 
meaning of the Conveyancing Act 1919. 

 

2.3.4 Reticulated services 

Reticulated water, sewer, stormwater, electricity, natural gas, and telecommunications 
services are connected to the Site. 

 

2.3.5 Vegetation 

The Site contains existing vegetation as shown in the attached DA plan set. 

 

2.3.6 Site analysis 

Site analysis has been informed by feature and level survey information details in the 
attached DA plan set. 

 

2.4 The design response and concept 
The design response and concept for the Proposal has generated following a thorough 
site analysis and investigation process: A process which has assisted design principals to 
comprehensively understand the nature of the Site and the general area, and to provide 
a design response which responds to the land use and development policies and 
guidelines detailed in this report. 
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For context, recent Complying Development Certificate (CDC) building and work approvals 
under State Environmental Planning Policy (Exempt and Complying Development Codes) 
2008 are shown in the Proposed Floor Plan in the attached DA plan set (some building 
work yet to be constructed). 

This DA is the result of proposed buildings and works which could not fit in with CDC 
provisions. 
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3.0 THE PROPOSAL 
 

3.1 Development description 
The DA is for alterations and additions to the existing “Plant 3” factory/warehouse, as 
shown in the attached DA plan set.  The development is more specifically described 
below. 

 

3.1.1 Site preparation works 

Site preparation works comprise topsoil stripping and stockpiling, site levelling and 
grading, installation of underground services, and building, footpath, and fire access road 
vehicle manoeuvring area sub-grade material placement and reticulated services works. 

 

3.1.2 Building demolition works 

Building demolition works include demolishing part of the existing one-storey amenities/ 
lunchroom building on the southeast side of the “Plant 3” building. 

 

3.1.3 Building construction works 

Building construction works include constructing one-storey industrial factory/warehouse 
building additions with service, utility, plant room, walkway awning, and amenity 
components, with 690m2 total gross floor area (GFA)(including plant room and toilet 
facilities). 

All building works would match and integrate with existing conditions in terms of the use 
of same external cladding materials and colours. 

Retrospective approval is sought for the following building works only – 
 “MSB Room”, 
 “Service Shed”, and 
 “Maintenance”, 
as shown and described in Appendix B. 

Building Information Certificates (BICs) will be sought for these works, whereas all 
remaining works will be the subject of a Construction Certificate (CC). 
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3.1.4 Services 

All building and driveway works would match and integrate with existing conditions in 
terms of connections to existing internal services and access roads. 

 

3.2 Operational parameters 
Table 1 provides a summary of the operational parameters of the Proposal during 
construction of the Proposal. 

Table 2 provides a summary of the operational parameters of the Proposal during 
operation of the Proposal. 
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4.3 Suitability of the Site for the Proposal 
The Site is suitable for the Proposal as Site attributes are conducive for development and 
the Proposal would fit in with existing development onsite, specifically – 
 The Site is zoned E4 General Industrial Zone and the Proposal complies with the 

‘objectives’ of the zone (Table 3). 
 There are no constraints posed by adjacent developments which are unresolvable. 
 There are adequate transport facilities in the area. 
 Utilities and services are available to the Site and are adequate for the Proposal. 
 There are no hazardous land uses or activities nearby which would prevent or limit 

the Proposal. 
 The Site is not subject to unresolvable natural hazards or known land 

contamination, including flooding, subsidence, slip, mass movement, or bushfire 
constraints. 

 Soil characteristics on the Site are appropriate for development. 

The Site is also suitable for the Proposal due to the Site being located in an established 
E4 zone area.  The Site also has adequate setbacks to sensitive land uses (residential). 

Visual impacts from proposed one-storey industrial development to adjoining public 
domain and land is also acceptable in the circumstances assessed. 

 

4.4 Public interest 
The Proposal is considered to be in the public interest as the Proposal will not compromise 
the effective and ongoing operation and function of adjoining or nearby classified or local 
roads or detrimentally impact traffic safety or road congestion.  Adequate onsite car 
parking and heavy vehicle loading/unloading is provided. 

The Proposal also complies with ecological sustainable (ESD) principles including 
stormwater drainage. 

The Proposal will provide up to 10 temporary employment opportunities during the 
estimated 10-week construction period, with building and construction works estimated 
at approximately $1.6M. 





 
 

Planning Report and 
Statement of Environmental Effects 

 

 

 
 
Development Application 
Alterations and additions to existing “Plant 3” factory/warehouse – 
271 Jude Road, Howlong NSW (Lot 9493 DP1244723) 

 

| 29 

 

6.0 CONCLUSIONS 
This report concludes that the environmental impacts generated by the Proposal, whether 
considered individually or cumulatively in the context of the Site and the broader area, 
are not significant and therefore the Proposal warrants the support of Council and the 
issue of development consent.   

Approval of the Proposal is therefore considered justified and warranted. 

 

***** 
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APPENDIX A: 

Title details of the Site
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APPENDIX B: 

Photographs of the Site and surrounding area 
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Photograph 1:  
 
The Jude Road frontage of the 
Site and the location of the 
proposed south crossover (looking 
northwest from Jude Road 
adjacent the Site). 

 

Photograph 2:  
 
Jude Road and adjoining land to 
the south of the Site (looking 
southwest from Jude Road 
adjacent the Site). 

 

Photograph 3:  
 
Jude Road and adjoining land to 
the north of the Site (looking 
north from Jude Road adjacent 
the Site).  
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Photograph 4:  
 
The location of the existing “MSB 
Building” for which retrospective 
approval is sought (looking east-
southeast from within the Site). 

 

Photograph 5:  
 
The location of the proposed 
“Solar Inverter Room” (looking 
east-northeast from within the 
Site). 

 

Photograph 6:  
 
The location of the “Service Shed” 
for which retrospective approval is 
sought (looking west from within 
the Site). 
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Photograph 7:  
 
The location of the proposed 
“Awning” structure (looking west 
from within the Site). 

 

Photograph 8:  
 
The location of the proposed 
“Awning” structure (looking 
southwest from within the Site). 

 

Photograph 9:  
 
The location of the existing 
“Maintenance” building for which 
retrospective approval is sought 
(looking west from within the 
Site). 
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Photograph 10:  
 
The location of the proposed 
“Amenities” building complex 
(looking south from within the 
Site). 

 
***** 




