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1 INTRODUCTION 

In November 2007, Collie Pty Ltd was engaged by the Shire of Inverell to prepare an 
Employment Lands Strategy for the Shire.  The purpose of the Study is to "undertake a 
strategic planning exercise that will provide Inverell Shire Council, the community, 
stakeholders and government agencies with a means of identifying the values and vision 
that will provide for the sustainable management and development of business and 
industrial lands, protection of key industries, and to provide the planning and policy 
framework to achieve this vision" (Study Brief, page 2).  
 
In July 2009 Renaissance Planning Pty Ltd was engaged by Shire of Inverell to undertake a 
brief review of the Employment Lands Strategy and in particular to review the need for large 
format bulky goods floorspace or future requirements for bulky goods stores in excess of 
1000 m² gross leasable area (GLA). 
 
In essence, the study is required to take a long term approach and identify the optimal 
location for land which is to be used for employment purposes, and to identify the most 
efficient method of implementing this.  
 

1.1 STUDY PROCESS 

The Study has utilised both quantitative and qualitative analytical approaches to firstly, gain 
an understanding of the role, functionality and structure of employment patterns within the 
Shire, secondly, to identify future land use requirements for major employment components, 
and thirdly, to prepare a framework for the future planning and management of employment 
lands within the Shire.  
 

 
The major components of the Study have included: 

• review of State and Local policies; 
• focus group, State agency and other major stakeholder consultation; 
• review of structure and function of local economy, including identification of 

important links between local businesses;  
• mapping and inventories of existing land-use patterns in industrial and 

township areas; 
• review of historic development applications for residential, retail, commercial 

and industrial developments; 
• preparation of forecasts for future population and housing levels within the 

Shire and township;  
• identification of future floorspace for retail / commercial activities; 
• identification of future land requirements for industrial activities, together with 

retail and commercial activities;  
• development of principles for the allocation and location of additional land 

requirements for industrial, retail and commercial activities.  
 

The outcomes of these analyses were presented in a Draft Issues Paper, which was then 
presented to the Steering and Focus groups for review.  In addition, a further workshop was 
held to discuss potential sites for industrial land.  The preparation of this Strategy was then 
undertaken on the basis of the outcomes of the Issues Paper and workshops.  

1.2 REPORT STRUCTURE 

The Issues Paper provided a detailed outline of existing conditions within the Shire in terms 
of existing employment land use patterns, economic structure, retail and town centre activity 
and also identified the quantum of additional land required for employment purposes in 
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Inverell.  The structure of this report responds to that of the Issues Paper, and comprises the 
following key components: 

• an overview of the key conclusions reached throughout the research and 
analysis phase of the Study and the implications of these key conclusions for 
employment land use planning; 

• presentation of the future land use requirements for both the town centre 
and industrial areas;  

• a planning framework for the major employment land use components within 
the Shire, including Vision, Objectives and Principles for employment land 
use planning;  

• land use options for future industrial land use; 
• identification of preferred land use option for industrial land use. 

 
The report concludes with a detailed set of recommendations for employment land, including 
the preferred land use option together with an implementation framework for required 
Council actions.  
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2 CONTEXT STATEMENT 

The purpose of this section is to provide an overview of the key conclusions reached during 
the research and analysis component of the Study, and in particular to identify the 
implications of the conclusions for employment land use management.  
 
Future land use requirements are largely dependent on employment trends and activity. 
Employment activity is influenced by a range of factors, including regional economic trends, 
local business interactions and local household activity and expenditure trends.  
 
The important factors in establishing future land requirements therefore, include: 

• current and potential future economic structure; 
• population and household trends; 
• town centre activity;  
• the existing pattern of land use within the township. 

The historic, current and future population and household structure of the Shire is a key 
driver of future retail and commercial requirements.  Together with the current role, structure 
and function of the town centre, catchment and township population change will determine 
the optimal future approach for ensuring an attractive town with a wide range and variety of 
goods and services.  
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Figure 1: Township Context Plan 
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2.1 ECONOMIC STRUCTURE 

The economic structure of the Shire provides an indication of the current strengths and 
opportunities within the Shire.  In particular, the current employment, output and input 
profiles suggest which sectors of the economy are of significance to the sustainability of the 
Shire and Township.  
 
As outlined in the Issues Paper, the most significant components of the Shire’s economy in 
terms of employment are retail (19 per cent of local jobs), agriculture (15 per cent), health 
and community services (13 per cent) manufacturing (12 per cent) and education (8 per 
cent).  This reflects the rural and agricultural nature of much of the Shire, together with the 
role of the Inverell Township as a service centre for these surrounding rural areas.   
 
In addition to the employment profile, analysis of linkages between business sectors 
provides additional information regarding the structure of the economy and inter-
dependence of particular sectors.  The manufacturing and agriculture sectors have a strong 
inter-dependence; the manufacturing sector buys over $80 million of goods from the 
agriculture sector annually.  This represents over 45 per cent of output generated by the 
agriculture, forestry and fishing sector, and indicates the importance of the local abattoir for 
the agriculture industry.  
 
The manufacturing sector also generates a significant amount of internal economic activity.  
 
The health and community services sector in the Shire provides a high number of jobs (over 
700; representing 13 per cent of local jobs). However, the wider implications of this sector 
are limited; the sector sources the majority of goods from outside the Shire and less than 10 
per cent of inputs are bought locally. Comparable proportions for other sectors include: 

• transport and storage (37 per cent); 

• manufacturing (33 per cent); 
• wholesale trade (30 per cent). 

 
These figures indicate that whilst the health and community services sector (including the 
retirement village operation) is important in terms of providing local employment, the sector 
does not generate additional multipliers through the economy to the same extent as the 
manufacturing and agriculture sectors.  
 
In summary, the economy of the Inverell Shire is reflective of the rural and agricultural land 
use pattern in the Shire, with a significant proportion of employment related to these 
activities either directly or indirectly. In addition, the town centre functions as a regional level 
service centre, providing retail, commercial and community facilities for local residents and 
those from a broader catchment area.  
 
The provision of opportunities for the development and evolution of the manufacturing and 
transport sectors are therefore of importance to the long term sustainability of the Shire 
economy.  In addition, there may be opportunities arising from increased mining activity 
which may occur in the region.  Although not confirmed as yet, there are several mining 
projects which, should they occur, would provide additional employment, as well as demand 
for additional engineering, machinery and mining services.  
 
The growth and evolution of the Shire economy will also provide the basis for the sustained 
population growth; the provision of employment opportunities is a key consideration in 
internal migration patterns, and areas with limited employment options are unlikely to 
experience population growth. 
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2.2 POPULATION 

The historic, current and future population and housing characteristics of the Shire and 
Township comprise an important component of future retail and town centre requirements.  
These future requirements will underpin the future employment structure and profile of the 
town centre. 
 
The Shire population suffered significant decline between 1991 and 1996, dropping from 
16,230 to 15,450.  Since then, it has grown at a rate of approximately .5 per cent per annum, 
and reached 16,150 in 2006.  
 
Population projections for the Shire and Township have been prepared for both the Inverell 
Township together with the rural balance of the Shire.  The definition of the Inverell 
Township is dictated by of the relevant Census Collection Districts.  There may be additional 
households which are located outside this area which are considered part of the Inverell 
Township however, these cannot be separated from the rural balance population due to the 
size and shape of the Census Collection District boundaries in rural areas.  The population 
forecasts of the overall Shire are not affected by these issues; the overall population is not 
affected by the proportion of population estimated to reside within the Township.  In addition, 
the catchment population provides an overview of the functional population areas by 
reflecting the extent of the population which visit the Inverell Township on a regular basis.  
 
The population forecasts have been prepared on the basis of local dwelling / housing 
construction activity, occupancy rates, historic and forecast household size.  This method of 
analysis provides a higher degree of accuracy, as it provides a direct link between recent 
local trends and forecast population activity.  
 
 
 

 
Table 1: Shire Projected Population (2006 to 2031) 
Census Year Estimated Resident Population 
 Inverell Township Rural Balance Total Municipality 
2011 10,570 5,890 16,460 
2016 10,880 6,010 16,890 
2021 10,890 6,100 16,990 
2026 10,900 6,180 17,080 
2031 10,920 6,250 17,170 

Source: Collie Pty Ltd 2008 
 
As indicated above, the projected population for the Shire is forecast to increase by 
approximately 700 persons in the period 2011 to 2031.  This growth is forecast to occur 
relatively evenly between the rural areas and the Township.  However it should be noted that 
the majority of growth in rural areas is likely to comprise rural-residential activity which 
primarily occurs on smaller lots with limited productive land, rather than traditional rural 
activity associated with large land holdings and rural production.  
 
The population changes occurring in Inverell represent a relatively stable population and it 
should be noted that this is occurring in the context of widespread population decline in rural 
and regional Australia.  A stable population therefore, reflects a relatively healthy situation.  
In addition to population, household composition and activity is an important factor in the 
demand for additional town centre and other facilities in the Municipality, as many goods and 
services are purchased and accessed on a household basis, rather than individual persons.  
The forecast pattern of household activity is indicated in Table 2.  
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Table 2: Household and Population Forecasts (2006 to 2031) 

Inverell Township Rural Balance Shire of Inverell Census Year 

Households Yield Estimated 
Resident 

Population 

Households Yield Estimated 
Resident 

Population 

Households Yield Estimated 
Resident 

Population 
1991 3,627 2.82 10,213 1,972 3.05 6,010 5,599 2.90 16,223 

1996 3,639 2.67 9,720 1,993 2.87 5,725 5,635 2.74 15,445 

2001 3,755 2.66 9,989 2,090 2.76 5,765 5,845 2.70 15,754 

Historic 
Data 

2006 3,892 2.67 10,372 2,186 2.64 5,780 6,078 2.66 16,152 

2011 3,991 2.65 10,570 2,265 2.60 5,890 6,257 2.63 16,470 

2016 4,131 2.63 10,880 2,347 2.56 6,010 6,478 2.61 16,880 

2021 4,161 2.62 10,890 2,425 2.52 6,100 6,586 2.58 16,990 

2026 4,191 2.60 10,900 2,498 2.47 6,180 6,690 2.55 17,090 

Projections 

2031 4,224 2.59 10,920 2,568 2.43 6,250 6,792 2.53 17,160 
Source: ABS Census of Population and Housing, NSW DIPNR Projections, Collie Pty Ltd (2008) 
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As indicated in Table 2, the number of households is likely to increase in both the Township 
and rural balance; whilst the average household size is forecast to decrease in both areas.   
 
These population forecasts provide the basis for an assessment of additional township and 
town centre facilities.  

2.3 TOWN CENTRE ROLE AND FUNCTION 

A key focus for employment within the Shire is the Inverell town centre.  The development of 
a vibrant and diverse town centre will contribute towards a strong employment node for the 
Shire.  
 
In particular, additional floorspace within the town centre will be a key factor in additional 
employment activity within the town centre.  The current and future role, structure and 
function of the town centre is an important component of future floorspace requirements, as 
it indicates the opportunities for additional development and consolidation.  
 
Inverell is an important sub-regional centre located on the north west slopes of New England 
in New South Wales.  The centre provides the for the daily needs of the local population , 
and is a unified street based centre with a high level of amenity due to its structure and the 
landscaping and urban design elements within the centre.  
 
 
 
The major anchors of the centre include Target Country, Best and Less, Coles, Woolworths 
and an IGA (currently undergoing refurbishment).  In addition, there is a proposal to develop 
a Big W on a site opposite the existing Woolworths Supermarket.  This site is located in the 
core area of the town centre, which comprises the majority of pedestrian and shopfront 

activity within the centre.  Pedestrian activity and attractive shopfronts contribute to an 
attractive centre; the location of car parking areas at the rear of the main shopping streets 
further enhances pedestrian accessibility to a range of stores in the centre.  The structure of 
the town centre is illustrated in Figure 2.  
 
The catchment area of the town centre currently encompasses a population of 
approximately 47,000 persons (refer Issues Paper).  Although the population of the 
catchment population is not forecast to increase significantly in the period 2006 to 2031, 
there will still be an increase to the number of households in the catchment area, and this will 
drive demand for retail activity.  In addition, the development of an additional major anchor 
store will increase the profile of the centre, and the subsequent trading patterns of the centre 
are likely to strengthen across a range of commodity groups.  This is a key determinant in 
the future demand for retail and commercial floorspace within the centre.  
 
In particular, the strengthening of the regional profile of the Inverell town centre will also 
provide the basis for additional bulky goods floorspace in the town centre.  
 
These factors comprise the basis of additional floorspace requirements for the town centre, 
and subsequently inform the land use planning framework for the centre.  
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Figure 2: Town Centre Context Map
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2.4 INDUSTRIAL ACTIVITY 

Industrial activity is the other major component of employment activity within the Shire.  The 
underlying basis for the majority of industrial activity is the rural and agricultural land uses in 
the local and regional area.  These activities will continue to underpin industrial activity and 
employment in the Shire and Township however, shifts in patterns of activity and economics 
at a regional, national and global scale also have the potential to impact local industrial 
activity.  

2.4.1 Current Land Use Patterns 

(a) Industrial Clusters 

At present, the industrial land use context of Inverell comprises several precincts, each with 
activity and access characteristics.  The major precincts include: 

• the town centre precinct, which comprises light commercial, auto servicing 
and trade services and industrial uses such at the Super Coat factory; 

• the Brissett Street precinct, which comprises agricultural services, 
manufacturing and transport and logistics operators; 

• the Ring Street precinct, comprising the silos, a fuel depot and trade 
supplies, auto repairs;  

• the Rifle Range Road precinct, which is a new precinct and has 
accommodated limited development activity.  

 
The location of these precincts are illustrated in Figure 3 and the access conditions 
summarised Table 3.  
 

 
 

Table 3: Existing Land Use Context 

 Access Context Land Use Context  
Town Centre 
Industrial 
Precinct 

Additional development is likely 
to generate additional traffic 
activity.  This is likely to have a 
negative impact on the amenity 
within town centre. 

The vast majority of sites in 
this precinct are either 
inappropriate for development 
(due to flooding, access etc) 
and subsequently there are 
limited opportunities for 
development.  
Potential for land use conflict, 
depending on types of uses 
within precinct.  

Brissett Street Access to south requires 
traversing town centre or using 
Runnymede Drive.   
Ring street, Ashford Road and 
Brissett Street intersection is 
difficult to navigate for large 
vehicles.  

Potential for conflict between 
retirement village expansion 
and industrial activity.  

Ring Street Limited visibility from main 
roads. 
 

Limited opportunities for 
development; river to the 
north.  
Generally low level of amenity. 
Current land use conflicts 
between residential and 
industrial activities. 



 

RENAISSANCE PLANNING Pty Ltd                                      11 

DRAFT EMPLOYMENT LANDS STRATEGY 

 INVERELL SHIRE COUNCIL 

Rifle Range Access to north, east and west 
of town centre and other 
industrial precincts requires town 
centre travel.  

Limited nearby activities.  

 
In summary, the existing land use context of industrial precincts is somewhat constrained by 
both access and the potential for land use conflict.  
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Figure 3: Existing Industrial Precincts
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(b) Abattoir Site 

In addition to the existing industrial clusters, there is an abattoir (with associated rendering 
plant) located several kilometres west of the town centre.  Although this is located on rural 
land, and not considered an industrial 'cluster,' the scale of operations and potential amenity 
impacts of the activity warrant particular consideration in this Study.  
 
A review of the abattoir operations indicated that the management and operation of the 
abattoir facility, whilst utilising older rendering technology, was of a high standard and 
minimised the potential to cause odours (Refer Issues Paper).  
 
In normal conditions, it was concluded that the abattoir operations are unlikely to have 
significant amenity impacts beyond a radius of 1,000 metres. However, under typical 'worst 
case' dispersion conditions, there will be a tendency for odours from the abattoir to be 
transported along a drainage line which runs in a generally north easterly direction.  In order 
to ensure the viability of the abattoir is retained and nearby residences are not subject to 
undue amenity impacts, a land use management framework for the site will be prepared as 
part of this Study.  

(c) Current Land Supply 

Analysis of current vacant and occupied industrial land has indicated there is approximately 
36 hectares of vacant land within Inverell; this is primarily located in the Brissett Street and 
Ring Street precincts.  An evaluation of each of the vacant sites has been undertaken in 
order to identify which sites may be appropriate for future development.  This evaluation has 
been undertaken on the basis of potential for flooding on sites, access and current uses on 
the site.  This analysis has identified that there is approximately 2 hectares of land which is 

appropriate for future development within the Township, and an additional 11 hectares at the 
Rifle Range precinct.  Although this may accommodate future demand in the short term, a 
long term, strategic approach is required in order to maximise opportunities for development 
in Inverell.  In the context of planning for the future long term requirements, a strategic 
approach is required.  

2.4.2 Future Planning Context 

The long term strategic planning context for industrial land should allow for two major 
components of industrial development and activity: 

• the general uptake of industrial land which is expected to be generated by 
the existing level of activity within the shire; 

• unforseen or unexpected opportunities which are not currently part of the 
land use and economic profile of the Township and Municipality.  Potential 
examples of this may include additional activity generated by mining activity, 
or other, as yet unknown, industrial and commercial activities.  

 
Each of these components are critical in ensuring that industrial land development and 
subsequent employment opportunities are optimised.  In the context of the current land 
reserves available for industrial development, there is a need for the planning framework to 
provide for industrial activity beyond the existing precincts and industrial clusters.  Key 
considerations for the future planning framework also include transport and access.  
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2.5 OTHER EMPLOYMENT ACTIVITIES 

In addition to the town centre and industrial clusters, the service sector (encompassing 
educational institutions, together with health and retirement facilities) provides employment 
opportunities within the Township.  The major areas of employment within health and 
community services include: 

• health services (444 jobs, or 7.9 per cent of total employment); 
• community services (299 jobs, 5.3 per cent of total employment). 

Health services encompass hospitals, together with general medical facilities such as dental, 
pathology, optometry and physiotherapy.  In addition, nursing homes and community health 
centres are considered part of this category.  Community services include child care 
services, together with care facilities for the aged and residential care services.  The major 
health and community services facilities within Inverell include the Maclean Retirement 
Village and Inverell hospital which contribute to the profile and role of Inverell as a regional 
service centre.  
 
Education is also an important social and employment component of the Municipality, 
comprising 7.9 per cent of total employment.  

2.6 CONCLUSIONS 

The existing employment patterns in Inverell are dominated by town centre activity, together 
with industrial activities.  The service sector also provides employment activities within the 
Shire.   
 
 
 
 

The Inverell town centre is a social and employment focus within the Township, and also 
functions as a sub-regional centre with a catchment which extends beyond the Municipality.  
The catchment population is forecast to experience marginal growth in the period 2006 to 
2031, with a greater proportion of household growth forecast to occur in the township area. 
Retail expenditure patterns indicate that households are the key purchasing units for retail 
goods, and therefore household formations are a key driver of demand for additional retail 
facilities.  In addition, the growth in household expenditure, together with the strengthening of 
the centre's regional profile (and market shares within this catchment area) will contribute to 
the demand for additional retail, commercial and community facilities within the Shire.  
 
The patterns of industrial activity in the Municipality reflect the rural and agricultural land uses 
within the Shire.  At present, industrial activity is concentrated north and west of the town 
centre with an additional cluster located south near the Showgrounds.  There is limited 
capacity to accommodate future industrial development within these precincts; future 
planning for industrial land will need to provide for the long term growth and development of 
industrial activity within the Shire.  Access to the regional road and transport network, 
together with minimising land use conflicts will be key considerations in the future planning 
for industrial activity.  
 
Other major employment categories include the services and education sectors.  
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3 FUTURE LAND REQUIREMENTS 

In order to ensure opportunities for employment growth and consolidation, it is important that 
an appropriate quantum of land is provided for both town centre activity (retail, commercial 
and community facilities) and industrial activities.  The quantum of additional land is an 
important component of the future employment land use planning framework.  Land 
requirements for each of these activities have been identified on the basis of various 
forecasting models and planning approaches.  

3.1 TOWN CENTRE 

The additional land requirements for the town centre are directly related to additional 
floorspace requirements.  There are several major factors which contribute to the quantum 
of additional floorspace, including the following: 

• population and household changes; 
• the current and future role and function of the town centre; 
• the results of surveys carried out as part of the Study.  

 
A major factor in the role of the town centre is the extent and type of floorspace in the centre, 
particularly major anchor stores.  The development of an additional discount department 
store in the town centre therefore, will provide a catalyst for the strengthening of the town's 
regional profile and subsequent quantum of floorspace which is supportable in the town 
centre.  In addition, it is envisaged that market shares across a range of commodity groups 
will be strengthened as a result of the regional profile development caused by the additional 
discount department store.  This will subsequently affect the quantum of floorspace required 
in the town centre.  
 
 

 
On the basis of these assumptions, analyses indicate that there is demand for an additional 
15,220 square metres Gross Leasable Area (GLA) of retail goods and services floorspace 
between 2006 and 2031.  This comprises 6,330 square metres GLA of food, groceries and 
liquor retail floorspace together with 3,360 square metres GLA of household goods 
floorspace,  and approximately 910 square metres GLA for retail services floorspace, 
together with a requirement of 4,620 square metres GLA for smaller format bulky goods 
floorspace (or for stores of less than 1000 square metres GLA).  
 
In addition to retail goods floorspace, a range of other activities are located within the town 
centre, including:  
• commercial, professional and community services; 
• entertainment, sports and recreation; 
• building, motor vehicle and construction trade services. 
 
Estimates for future needs for these activities are prepared on a per-capita basis.  
A summary of additional floorspace requirements, by commodity group, for the period 2006 
to 2031 is provided in Table 4. 
 
For the purposes of future planning and floorspace and land provision it is proposed that the 
town centre continue to be designated as the preferred location for retail and commercial 
activities.  This encompasses trade services and smaller format bulky goods stores.  
Potential provision of land supply for larger format bulky goods stores is discussed in Section 
3.2.   
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Table 4: Inverell Town Centre - Summary of Additional Activity Centre 
Floorspace Requirements 

 
Short and Medium 

Term 
Requirements 
(2006 to 2016) 

Long Term 
Requirements 
(2016 to 2031) 

Total 2006 to 
2031 

Additional Floorspace 
- Summary Floorspace (square metres Gross Leasable Area) 

Retail Goods and 
Services, excluding 

Bulky Goods 
8,350 2,250 10,600 

Smaller Format  
Bulky Goods 

2,910 1,710 4,620 

Commercial, 
Professional and 

Community Services 
2,610 1,440 4,050 

Trade Services 1,800 1,000 2,800 
Total Activity Centre 
Floorspace 15,670 6,400 22,070 

3.1.1 Discount Department Store 

The floorspace requirements indicated above include provision for a discount department 
store of approximately 5,000 square metres which is planned for the Pasterfield car park.  
The additional floorspace requirements net of discount department store therefore, are 
approximately 10,000 square metres by 2016 and 17,000 square metres by 2031.  
 

In order to provide a framework for the planning and development of additional town centre 
activity, estimates of additional land requirements are required.  The conversion of 
floorspace to land area is made on the following assumptions: 

• the gross leaseable floorspace to gross floor area ratio is 1:1.25; 
• the gross floor area to gross building area ratio is 1:1.25; 
• the average gross building area ratio is approximately 3:1, indicating that for 

every square metre of additional retail and commercial building area, 3 
square metres of land will need to be allocated.  

These assumptions reflect general principles for retail and commercial development, 
particularly for new retail developments which require spaces for car parking and pedestrian 
activity.  Should shared facilities (such as car parking areas) be available, it is possible that 
the land requirements would be reduced.  However, given the industrial nature of much of 
the land designated for future retail and commercial use, together with providing a 
framework which addresses all potential outcomes, the land requirement assessment has 
adopted a conservative approach regarding such sharing of facilities.  
 
The land requirements arising from this analysis are shown below.  
 

Table 5: Additional Retail and Commercial Land Requirements 
Additional Land 
Requirements   

Short and 
Medium Term 
Requirements 
(2006 to 2016) 

Long Term 
Requirements 
(2016 to 2031) 

Total 2006 to 
2031 

 Land Area (hectares) 
Town Centre 
Development  

7.35 3.00 10.35 

 
It should be acknowledged however, that the figures in Table 5 represent an upper limit of 
what would be required in the case of an established town centre such as Inverell.  This is 
primarily due to the availability of shared car parking options within the centre, which 
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minimises the need to provide all car parking on site.  In addition, there is capacity for some 
uses (such as professional services) to locate on upper levels of tenancies, further reducing 
land requirements.  
 
It is anticipated that the established nature of Inverell would lead to a reduction in land 
requirements of approximately 1 / 3.  This would need to occur however, in conjunction with 
a car parking strategy which identified areas for parking within the town centre.  
 
A framework to guide future town centre development is presented in Section 4.  

3.2 LARGE FORMAT BULKY GOODS STORES 

A review of the Employment Lands Strategy undertaken for Council in 2009 found that 
provision should be made for large format bulky goods stores or stores in excess of 1000 
square metres GLA.  Unencumbered land is required to cater for potential major 
developments requiring large sites that cannot be accommodated in the town centre or in 
the areas north of the town centre currently zoned Industrial and proposed to be rezoned for 
a smaller format bulky goods precinct.   

An appropriate location for this type of development was identified in the vicinity of the 
Gwydir Highway and Jardine Road.  It is envisioned that a potential enterprise corridor could 
be located on the north side of Gwydir Highway east and west of Jardine Road and on the 
south side of Gwydir Highway opposite Jardine Road (refer Figure 5).  An enterprise corridor 
could be suitable for the location of space extensive highway related uses that could include: 

• large format bulky goods; 

• automotive retail, caravan and boat sales; 

• agricultural products sales; 

• a service centre, including a petrol filling station, truck stop and associated uses. 

3.3 INDUSTRIAL 

Future industrial land requirements have been estimated on the basis of historic industrial 
land take up rates, which identified the likely future quantum of land on a per annum basis.  
The quantum of land required per annum for the period 2007 to 2031 is forecast to be 
between 1.2 hectares to 2.1 hectares; for the overall period there will be demand for over 39 
hectares of additional industrial land.  
 
Providing land based on historic take up rates assumes that growth will continue at similar 
rates to that which has occurred in the past.  As noted earlier however, a planning 
framework which is flexible enough to allow for significant additional development 
opportunities will maximise benefits to the local community and economy.  The provision of a 
rolling reserve however, is a key component of a long term strategic planning approach.  
This rolling reserve provides for approximately 15 years supply.  A land release strategy for 
this additional land will be provided in Section 6.  
 
As noted earlier, there is a stock of existing industrial land which is currently vacant.  A 
proportion of this is considered appropriate for industrial activity, however there is also a 
significant proportion which, for a range of reasons, is not considered likely to be taken up for 
industrial purposes.  
 
The future land requirements and existing stock of appropriate industrial land are identified 
below.  
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Table 6: Additional Industrial Land Requirements 

Component Period Hectares 
Industrial Land Requirements 2007 to 2031 39.0 
Rolling Reserve 15 years beyond 2031 18.9 
Total Industrial Land Required  57.9 
Current Land Available for Infill   2.0 
Rifle Range Site  11.1 
Current Land Stock  13.1 

Additional Industrial Land  
2007 to 2031 plus rolling 
reserve 

44.8 

 
In terms of long term and short term land requirements, Table 7 provides an overview of the 
land requirements for Inverell.  It is anticipated that zoning changes would address the 
needs for the period 2006 to 2031, and the requirement beyond that would be 
acknowledged within the strategic planning framework, but not necessarily as zoned land.  
 

Table 7: Summary of Future Land Requirements (Hectares) 
 

2006 to 2031 Beyond 2031 
Total 2006 to 2031 & 

rolling reserve 
Industrial Land 25.9 18.9 44.8 

 
It is important that these additional land requirements are located in a manner which 
maximises benefits to the community.   
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4 PLANNING FRAMEWORK  

The preparation of a planning framework for employment land in the Inverell Shire is guided 
by the principle of providing a pattern of land use and activity which offers the best 
opportunity for the Shire's economy to prosper.  As indicated above, the major components 
of the employment profile in the Shire comprise the town centre, together with industrial and 
commercial activities outside the town centre.  
 
Planning and management frameworks for each of these major activity areas are provided 
in the following section.  The planning framework comprises the following major 
components.  

• Vision Statement.  This indicates the ideal yet tangible results which the 
Strategy aims to deliver, and provides an overall aim for the Strategy.  

• Objectives.  The objectives represent more detailed outcomes which will 
assist with the implementation of the major objective.  

• Principles for development.  The principles for development provide 
practical responses and methods for achieving the type of land use patterns 
and economic outcomes which are envisaged in the Vision Statement.   

4.1 TOWN CENTRE  

As noted earlier, the town centre is the focus for a range of social, economic and cultural 
interactions; the maintenance and development of a robust and diverse town centre has 
wide ranging benefits for the local and regional population, particularly employment activity.  
Indeed, the best opportunity to provide stable employment activity within the town centre is 
to ensure it continues to perform well from an economic perspective.  Further, the most 
effective method of encouraging the economic success of a centre is primarily related to its 
overall attractiveness, together with range of services and facilities which are provided.   

 
 
This will encourage visitation to the centre to occur on frequent basis from a wide catchment 
area.  The Inverell town centre already provides a wide range of services and facilities and 
draws on a broad catchment area; the successful trading outcome of this has been 
described earlier.  The focus of the Strategy is therefore to strengthen these existing 
characteristics and to ensure the development of the centre occurs in a way which 
contributes to the overall economy of the Shire.  

4.1.1 Vision Statement 

The Inverell Town centre should provide a vibrant and diverse range of activities and 
facilities, in an amenable and attractive setting.  

4.1.2 Objectives 

The major objectives of town centre development for Inverell are as follows.  
• Strengthen the regional role and profile of the town centre.  
• Reinforce attractiveness and accessibility of town centre.   

4.1.3 Principles and Outcomes  

The principles of development for the town centre, in order to achieve the Vision and 
Objectives, together with the outcomes each will achieve, are indicated below.  
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Table 8: Town Centre Planning Framework 

Objective Outcome 
New retail and commercial activity should 
be located within the Inverell town centre.  
Infill development should be encouraged to 
accommodate additional retail 
requirements  

Contributes to development of retail, 
commercial and community focal point.  
Location of facilities in single location 
strengthens regional profile of Inverell. 

Major new core retail stores should, where 
possible, be located at the rear of the main 
shopping streets, and be linked to the main 
shopping streets by high quality and well 
signed pedestrian links.  

Encourages development of high quality 
public realm, particularly shopfront areas.   
Increases number of stores accessible 
from middle of town centre. 

Development in the main shopping streets 
should comprise active and high quality 
store fronts. 

Contributes to attractiveness and amenity 
of town centre.  This subsequently 
encourages development of regional 
profile of the centre which will ultimately 
strengthen trading and economic 
performance of the centre. 

Specialty stores should be predominantly 
located on main street.  

Concentrates pedestrian movements in 
visible, safe and attractive location.  
Encourages development of high quality 
pedestrian and shopfront environment. 

Table 8: Town Centre Planning Framework 

Objective Outcome 
Bulky goods stores should be clustered in 
an appropriate location.  

Allows for 'comparison shopping' trips, 
whereby goods are compared prior to 
purchase.  This subsequently 
encourages visitation to Inverell as there 
are limited numbers of centres which can 
support a range of bulky goods stores.  

The main shopping street should be 
connected to secondary areas, major 
anchor stores and nearby residential areas 
by a pedestrian network.  

Encourages pedestrian activity within the 
town centre. 
Increases accessibility for those living 
near town centre. 

The main shopping street environment 
should be further enhanced through 
landscaping and public realm 
improvements. 

Increases attractiveness of the town 
centre and encourages development of 
high amenity environment.  Ultimately this 
can encourage visitation to the centre 
from a broad area. 

 
The framework plan for precincts for the town centre is provided in Figure 4.  Whilst it is 
acknowledged that not all uses in the precincts are consistent with the overall characteristics 
of the precinct, precincts are a useful tool in establishing broad principles and locations for 
particular types of development.  The Framework Plan indicates the following town centre 
precincts.  

• Town centre core area.  This is the preferred location for shopfront retail 
activity, including major new stores (excluding bulky goods) and is also the 
main pedestrian area within the town centre.  Pedestrian movements should 
be prioritised in this area through the provision of high quality pedestrian 
links between major stores, car parking areas and other nearby uses.  
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• Community and services precinct.  This is the location of the major 
community facilities in the Township, together with some peripheral retailing, 
office and professional services and recreation facilities.  This precinct fulfils 
an important role in the town centre, adding to the variety and diversity of 
facilities available in Inverell.  This subsequently encourages visitation from a 
wide catchment area and the development of the centre's regional profile.  

• Bulky goods precinct.  A precinct is proposed to accommodate smaller 
format bulky goods stores or stores less than 1000 square metres GLA.  The 
proposed precinct adjoins the town centre and is currently characterised by 
light industrial and commercial activities including trade services and some 
household goods retailing.  Key components of bulky goods retailing include 
appropriate sized sites, main road visibility, car parking and co-location with 
other household goods and bulky goods stores.  

• Light industrial and commercial precinct.  This precinct currently 
encompasses a variety of uses and essentially functions as a link between 
the current town centre core area and the Brissett Street industrial precinct.  
It is intended that this precinct is maintained as it provides a central location 
for many businesses which rely on town centre visitation together with 
access to town centre facilities.  In the longer term, as opportunities for 
relocation to new industrial areas is available and demand for town centre 
land increases, this precinct may have a higher degree of retail activity.  This 
will stimulate the need for enhanced pedestrian access within this precinct.  
 
 
 
 
 
 
 

4.2 POTENTIAL ENTERPRISE CORRIDOR 

Inverell is an important district and sub-regional centre and services an extensive rural 
catchment area.  There is an important need for the city to provide opportunities for space 
extensive businesses that are not industrial functions but extend well beyond the realm of 
core retailing and smaller format bulky goods retailing. 

There are a number of space-extensive activities that regional service cities need to 
accommodate.  Typically these require highway frontages with good access to the region 
and rural areas and adjoining towns and cities 

The types of activities which require highway access and extensive sites include: 

• larger format bulky goods stores; 
• trade supplies, including timber yards and building materials and engineering 

supplies; 
• automotive, boat and caravan sales; 
• agricultural equipment and supply sales. 

4.2.1 Principal Objective 

The principal objective for the provision of a potential enterprise corridor is to 
provide an effective land supply and location to ensure the sustainable 
development of space extensive highway related uses in order to maximise the 
town’s future business development and investment opportunities.  
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4.2.2 Supporting Objectives 

To achieve a sustainable land supply and location for space extensive highway 
uses through the location of a potential enterprise corridor that 
• optimises available highway exposure: 
• minimises through traffic in built up and inner areas 
• ideally is located on a main cross route with easy access to the town’s 

industrial areas and with easy access around the town; 
• to provide an effective supply at a single location to meet the town’s 

requirements for the foreseeable future. 

4.2.3 Principles for Development   

The development of the enterprise corridor will need to meet planning, design 
and traffic engineering standards to address the following principles: 
• consistent and effective setback of all activities in the precinct from main 

road and secondary road locations; 
• provision of a landscape buffer to road frontages and along the boundaries 

of the precinct adjoining other land uses; 
• controlled access from the main road to the precinct and minimisation of 

crossing points; 
• consistent and co-ordinated signage for the precinct; 
• review of travel speed limits in the vicinity of the proposed enterprise corridor 

to provide a safe travel environment; 
• provision of lighting and safe access measures, including provision for safe 

access that does not impede highway operations; 
• application of water sensitive design for the enterprise corridor. 
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Figure 4: Town Centre Framework Plan 
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4.3 INDUSTRIAL LAND 

As noted earlier, the current industrial areas of Inverell play an important role in the supply of 
land used for employment purposes and subsequently an important role in local 
employment and economic activity.  Many of these businesses will continue to play an 
important economic and employment role within the wider region, Municipality and 
Township; these strengths should be consolidated and reinforced, and opportunities for 
additional development and activity should be provided for.  The primary method of providing 
for additional business, employment and economic activity is through the allocation of 
additional land for such purposes.  In addition to ensuring an adequate supply of land for 
industrial purposes, it is important that industrial land has favourable location, access and 
physical characteristics; well located, attractive industrial land can contribute to a 
strengthening of the local economy through employment generation.  
 
The planning and management of industrial land is an important component of developing a 
robust and diverse local economy.  

4.3.1 Principal  Objective 

The principal objective for industrial land development is to encourage the development of a 
robust and diverse local economy which maximises economic and social benefits to local 
community.  
 
 
 
 
 

 

4.3.2 Supporting Objectives 

In order to achieve the major objective, it will be important that the planning and 
management of industrial land: 

• contributes to the strengthening of the regional employment and rural / 
agricultural service role of Inverell;  

• maximise opportunities for the development of new employment industries, 
and the subsequent development of a sustainable and diverse employment 
and economic profile.  

In order to achieve these objectives, there are a series of land-use based principles which 
should guide industrial land use and development.  

4.3.3 Principles for Development 

The following principles provide the basis for the location and management of future 
industrial land in Inverell.  
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Table 9: Industrial Area Planning Framework 
Objective Outcome 
Industrial employment land should, to the 
greatest extent practicable, be located in a 
single broad precinct area.  

Contribute to the development of a 
strong, regional-scale employment and 
industrial node. 

Land designated for industrial purposes 
should be physiographically suitable for 
development; free from flooding and slope 
constraints 

Ensure that industrial zoned land is 
appropriate for such development, and is 
likely to be utilised for this purpose.  This 
will assist in avoiding fragmented land 
use patterns.  

Land use conflict between industrial, 
residential and other activities, including 
retail, should be avoided.  

Ensure certainty for both residential and 
industrial land owners, together with 
prospective investors to the Township, as 
the potential for industrial operations to 
be curtailed by residential activity will be 
minimised.  

Industrial areas should be highly 
accessible to the existing and future main 
road network and proximate to existing 
industrial areas.  

Improved accessibility will contribute to 
the development of a regional node, 
minimise amenity impacts of heavy 
vehicle access through residential areas 
and encourage further business / 
economic links and activity. 

Planning for industrial areas should occur 
in the context of long term growth 
prospects and opportunities.  
Growth corridors with long-term potential 
should be identified and protected for 
future industrial purposes.  

Potential for land use conflict in the future 
is limited and there will be opportunities to 
cater for unplanned or unforeseen 
events.   

 
As noted earlier, the expansion of existing industrial and employment clusters is, to varying 
degrees, constrained by physiographic characteristics, land ownership, accessibility, 
residential and other activities.  In this context, there are several potential options for the 
location of additional industrial land.  An evaluation of each of these options, in the context of 
the principles outlined above, is provided in the following section.  
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5 INDUSTRIAL LAND USE OPTIONS 

The importance of the location and design of industrial areas has been identified in this 
report; the purpose of this section is to identify the best outcome for the Shire in terms of 
planning for industrial land.  

5.1 POTENTIAL LOCATIONS 

A series of potential locations for industrial expansion have been identified.  These are 
illustrated in Figure 5, and can be broadly described as follows.  

• Location 1: Ring Street expansion.  
There is currently vacant land north west of the current Ring street precinct, 
between Bannockburn / Yetman Road, the disused rail line and south of Taylor 
Avenue.  There is approximately 26 hectares of land located in this site, across 
three properties, several of which are currently used for residential purposes.  
• Location 2: Burtenshaw Road. 
Burtenshaw Road is located north of the town centre and current major industrial 
precinct.  At present, a Council depot and landfill facility are located on the 
northern side of Burtenshaw Road, near Ashford Road.  The proposed industrial 
expansion could be located further east of this.  
• Location 3: Rifle Range Road Precinct. 
At present, there is a tract of vacant industrial land located south of the town 
centre near Tingha Road.  At present, this precinct comprises approximately 11 
hectares of industrial land including several subdivided lots.  
 
 
 
 

• Location 4: Jardine Road Precinct. 
The intersection of Jardine Road and the Gwydir Highway provides significant 
opportunities in terms of accessibility.  Land north of the intersection currently 
comprises limited residential activity, and is currently earmarked for further 
residential development.  

 
Each of these locations will be assessed on the basis of the principles identified in the 
previous section.  
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Figure 5: Potential Areas for Industrial Expansion 
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5.2 EVALUATION OF POTENTIAL SITES 

5.2.1 Location 1 – Ring Street Expansion 

As noted above, Location 1 comprises the area bounded by Bannockburn / Yetman Road, Ring Street and the disused rail line.  
 

Table 10: Evaluation of Location 1  
Objective Evaluation of Site Potential to Accommodate Industrial Development 
Industrial employment land should, to the greatest extent practicable, be located in a single broad 
precinct area.  

The area bounded by the disused rail line to the north would not have the capacity to 
accommodate long-term requirements for industrial purposes.  There may be potential to 
expand the precinct to encompass the area north of the rail line however, in order to create 
a contiguous industrial area, the rail line land would need to be acquired and re-zoned.  
This is dependent on negotiations with relevant State Agencies.  Should this be possible, 
there would be approximately 46 hectares in this location (including 26 hectares south of 
the rail line).  

Land designated for industrial purposes should be physiographically suitable for development; 
free from flooding and slope constraints 

There appears to be a tributary of the McIntyre River running across the southern portion of 
the precinct; the extent to which this would restrict industrial activity would need to be 
identified through a more detailed hydrological assessment.  
It does not appear that slope constraints would affect the site.  

Land use conflict between industrial, residential and other activities should be avoided.  
 

There is currently a series of low density rural residences located on the western side of 
Bannockburn Road.  The potential industrial precinct would be separated from these 
residences by Bannockburn Road, however there is likely to be visual and noise amenity 
issues for these residents.  In addition, there are several residences located on the eastern 
side of Bannockburn Road; these would need to be acquired.  
There are currently significant land use conflicts between properties located on the 
southern side of Ring Street and those with frontages to Prince Street.  Additional industrial 
development in this location would reinforce these conflicts 
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Industrial areas should be highly accessible to the existing and future main road network and 
proximate to existing industrial areas.  
 
 

Bannockburn Road provides (although somewhat indirect) access to Ashford Road; 
alternatively access is available via Ring Street.  With the significant additional traffic 
generation likely however, the Ring Street bridge would need to be assessed for its 
capacity to handle these additional trips. In addition, the resolution of the Ring Street, 
Ashford Road and Brissett street intersection would need to occur in order to allow access 
east.  
Bannockburn Road would provide access to the Gwydir Highway going west.  
In terms of access to the south, additional development in this area would reinforce existing 
access issues, in particular along Old Bundara Road or the Gwydir Highway / Campbell 
Road intersection.  

Planning for industrial areas should occur in the context of long term growth prospects and 
opportunities.  
Growth corridors with long-term potential should be identified and protected for future industrial 
purposes.  

Expansion beyond the land required for the period to 2031 and the rolling reserve would 
involve areas which are currently used for residential purposes.  Beyond Taylor Avenue, 
expansion would involve development on land designated Rural Small Holdings 

 
The main points to note in regard to Location 1 include the following: 

• industrial development in this area may exacerbate conflict with existing rural residences and other residential areas near Ring Street;  
• long term growth in this corridor would be hindered by the rail reserve and existing residences; 
• access to this precinct may require infrastructure upgrades, particularly the Ring Street bridge.   
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5.2.2 Location 2 - Burtenshaw Road 

Table 11: Evaluation of Location 2 
Objective Evaluation of Site Potential to Accommodate Industrial Development 
Industrial employment land should, to the greatest extent practicable, be located in a single broad 
precinct area.  

Development in this location would consolidate the existing industrial precinct located north 
of the town centre.  

Land designated for industrial purposes should be physiographically suitable for development; 
free from flooding and slope constraints 

Land in this location can generally be described as undulating; the extent of slopes does 
not appear to be of a magnitude which would restrict development.  This location does not 
appear to be constrained by flooding.  

Land use conflict between industrial, residential and other activities should be avoided.  
 

This precinct is not located in proximity to any activities which are likely to cause land use 
conflict; the McLean Retirement Village is located south west of the site and discussions 
with management indicated that any expansion is proposed to occur south of the existing 
village.  

Industrial areas should be highly accessible to the existing and future main road network and 
proximate to existing industrial areas.  
 

Access from this precinct to the existing major highway network would require significant 
investment in a ring road system, linking Burtenshaw Road with the Gwydir Highway.  Such 
a development would also contribute to alleviating other transport issues- particularly those 
associated with access from the existing industrial area to the Gwydir Highway.  
In addition, the resolution of the Ring Street, Ashford Road and Brissett street intersection 
would need to occur in order to allow access west.  

Planning for industrial areas should occur in the context of long term growth prospects and 
opportunities.  
Growth corridors with long-term potential should be identified and protected for future industrial 
purposes.  

The site indicated in Figure 5 would accommodate up to 30 hectares, however further 
expansion beyond this site would be possible.  
This precinct is located in an area designated Rural Small Holdings; however it is 
anticipated that development beyond the designated site would be possible.   
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The strategic context of location two can be summarised as follows: 
• provides an opportunity to locate future industrial activity in a single precinct;  
• there would be minimal amenity impacts and land use conflicts; 
• would require significant investment in ring road however, such an investment would have ongoing benefits for existing and future industrial areas; 
• site is linked to existing industrial areas. 

5.2.3 Location 3 - Rifle Range Road 

The Rifle Range Road precinct was re-zoned for industrial purposes relatively recently; uptake at the site has been limited.  
 

Table 12: Evaluation of Location 3 
Objective Evaluation of Site Potential to Accommodate Industrial Development 
Industrial employment land should, to the greatest extent practicable, be located in a single broad 
precinct area.  

Further development of industrial activity at the Rifle Range Road site would result in a 
fragmented pattern of industrial activity within the Township.  

Land designated for industrial purposes should be physiographically suitable for development; 
free from flooding and slope constraints. 

The Rifle Range Road site is not affected by either flooding or slope constraints.  

Land use conflict between industrial, residential and other activities should be avoided.  The Rifle Range Road site is located in proximity to the Inverell Race Course and Pioneer 
Village. These uses are unlikely to present any land use conflict issues.   There is some 
existing rural residential development on the perimeter of the Rifle Range RD site. 

Industrial areas should be highly accessible to the existing and future main road network and 
proximate to existing industrial areas.  
 

The Rifle Range Road site has good access to Tingha Road, which provides access to 
Armidale. In addition, access to Glen Innes via the Gwydir Highway is relatively easy from 
the site. Access west to Moree and north to Ashford however, requires travel through the 
town centre or alternative routes; increased activity on these alternative routes is likely to 
have adverse amenity impacts to nearby land uses.  

Planning for industrial areas should occur in the context of long term growth prospects and 
opportunities.  
Growth corridors with long-term potential should be identified and protected for future industrial 
purposes.  

The Rifle Range Road site would allow development of the long term industrial land 
requirements in a single location.  
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The strategic context of location three can be summarised as follows.  
• Industrial land would be fragmented across the Township, however additional growth could be accommodated in a single precinct. 
• Industrial activity would not result in land use conflicts with surrounding uses. 
• Additional trip generation arising from industrial activity may intensify amenity impacts within residential and retail / commercial areas. 
• There would be a need for construction of a southern ring road to link the Gwydir Highway with Tingha Road; the current route through Old Bundarra Road and Macintyre Street is 

not suitable for such a role within the current traffic and transport network.  

5.2.4 Location 4 - Jardine Road 

This location provides a natural 'gateway' entrance to Inverell from the west, and also has the potential to provide access to both northern and southern areas, depending on the future transport 
network.  
 

Table 13: Evaluation of Location 4 
Objective Evaluation of Site Potential to Accommodate Industrial Development 
Industrial employment land should, to the greatest extent practicable, be located in a single broad 
precinct area.  

This location would not contribute to the consolidation of existing industrial activities in the 
township.  

Land designated for industrial purposes should be physiographically suitable for development; 
free from flooding and slope constraints. 

Initial investigations indicate that the land would be suitable for development.  Slope across 
the site is estimated to be within an acceptable range for industrial development.  There 
appears to be a rivulet running across the north of the site; the potential for this to cause 
flooding on the site would need to be further investigated however, it would be anticipated 
that any potential for flooding could be mitigated by remedial measures.  

Land use conflict between industrial, residential and other activities should be avoided.  Land south of the Gwydir Highway has tentatively been earmarked for future standard 
density development.  Given this represents a logical extension of existing residential 
areas, the location of industrial land immediately north of the Highway may result in 
potentials for land use conflict.  

Industrial areas should be highly accessible to the existing and future main road network and 
proximate to existing industrial areas.  
 

This location provides direct access west on the Gwydir Highway, and access north is 
available via Jardine Road and Ring Street.  Particular sections of this route would need to 
be upgraded in order to facilitate efficient access to the west and north.  
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Table 13: Evaluation of Location 4 
Objective Evaluation of Site Potential to Accommodate Industrial Development 
Planning for industrial areas should occur in the context of long term growth prospects and 
opportunities.  Growth corridors with long-term potential should be identified and protected for 
future industrial purposes.  

This location would provide the capacity for long term growth of industrial activity.   

 
The strategic context of location four can be summarised as follows: 

• would result in a fragmented industrial land use pattern;  
• may have conflict with future residential activity;  
• provides access west and east, however access north would require upgrading of the Jardine Road / Ring street route; 
• provides opportunity to locate all future industrial activity in a single location.  
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5.3 PREFERRED LOCATION 

As indicated above, there are positive and negative considerations associated with each 
potential site.  
 
In summary:  

• location one is not considered a feasible option, due to the restrictive nature 
of the rail reserve for long term growth; 

• location two would provide long term opportunities for industrial growth, 
would contribute to consolidation of the broad northern industrial area but 
would require completion of a road link to the Gwydir Highway;  

• location three is isolated from the existing industrial areas, and there are 
limited opportunities for linking it via a coherent access network;  

• location four requires the formalisation of the northern component of the ring 
road system, provides opportunities for long term growth but may, in the 
future, have the potential to cause land use conflict with future residential 
activities.  

 
In terms of a feasible and appropriate land use and transport integrated option; locations two 
and four represent the best opportunities as they provide long term opportunities for growth 
and are the most accessible for traffic coming from the west, north and east; the key 
transport links into the Township.  Although location three has limited amenity implications, it 
is isolated from the existing industrial areas.  Whilst links to the major highways would be 
possible in the long term, providing access to the existing industrial areas would be difficult.  
 
 
 
 

 
Together with long term growth and traffic access, a key consideration in the future planning 
for industrial land is proximity with existing industrial activity.  There are several benefits of 
encouraging additional industrial development in a location in proximity to existing industrial 
and commercial activities, including: 

• efficiencies for delivery and despatch of goods; the need for couriers to travel 
across town is minimised; 

• encourages ability to promote single, consolidated location for industrial 
development within and outside the region;  

• minimises risk involved with development at an isolated location; 
• provides opportunities for a range of uses consistent with industrial activity;  
• minimises potential for amenity impacts and land use conflict, as 'edges' are 

minimised.  
 
Therefore, the preferred location of industrial development is at the site located on 
Burtenshaw Road.  The  success of this location for industrial activity however, will largely 
depend on the construction of the road bypass providing access from the west from the 
Gwydir Highway, via Jardine Road, Ring Street, Brissett Street and back to the Gwydir 
Highway.   
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6 RECOMENDATIONS 

The following section provides the recommendations for employment land use management 
in Inverell.  
 
The Strategy has examined the role and structure of commercial and industrial land use in 
Inverell, and assessed the long term requirements for the period 2007 to 2031 and beyond.  
In respect of commercial land use management, the recommended policies and priority 
initiatives are set out below for Inverell town centre and industrial land.  

6.1 TOWN CENTRE 

6.1.1 Role 

The Inverell town centre is a sub-regional centre, providing a wide range of retail, 
commercial and community facilities to a broad catchment area.  

6.1.2 Structure  

The Inverell town centre comprises two main shopping streets, Byron and Otho streets.  The 
majority of retail and commercial floorspace is located on these two streets, and there is a 
need maintain and support an active and attractive shopping environment within this core 
area.  In addition, it is important that attractive links to major stores located at the rear of the 
main streets are delivered, and future retail and commercial development, with the exception 
of major anchor stores and bulky goods stores, are located on the two main streets within 
the core area.  
 

6.1.3 Initiatives 

It is recommended that Council adopts a Vision Statement for the Inverell town centre that 
reflects its social, retail and commercial significance to Inverell and the wider district.  The 
Vision Statement could form objectives for the future planning and management of the town 
centre and be incorporated in the Local Environmental Plan (LEP). 

(a) Draft Vision Statement for the Inverell Town Centre  

The Inverell town centre is the central place for the town and its Regional Catchment Area 
(RCA) encompassing a district with approximately 47,000 people (2006) and extending 
approximately 50 to 70 kilometres from the town.  The town centre is the historic retail, 
commercial, professional services and administrative centre of the district.  Council is 
committed to ensure that future planning and development of the town centre and 
surrounds: 

• maintains and consolidates the street based activity centre focussed on 
Otho and Byron Streets; 

• respects and maintains the network of open spaces along the McIntyre 
River; 

• protects the town centre's recognised heritage values; 
• reinforces the town centre's core retail district, supporting services area and 

civic precinct; 
• enables the diversity of retail, commercial and services needs to be 

accommodated within the precincts that constitute the town centre; 
• provides recognised areas for future development of smaller scaled bulky 

goods retailing that adjoin and reinforce the town centre; 
• maintains high levels of pedestrian amenity; 
• provides adequate on-street and off-street parking for visitors and 

employees. 
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(b) Preparation of Development Control Plan for the Inverell Town Centre 

It is recommended that Council prepare a Development Control Plan (DCP) for the Inverell 
town centre to achieve the Vision Statement.  The DCP should address: 

• activities based precincts for the town centre and surrounds; 
• guidelines for future building development that is consistent with and 

respects the scale and character of the existing town centre; 
• an integrated framework for vehicular and pedestrian access; 
• a framework for future smaller scale bulky goods developments that will 

reinforce and consolidate the existing town centre; 
• guidelines for landscaping and urban design improvements; 
• guidelines for the provision and management of car parking within the town 

centre.  

(c) Rezone industrial land within the Inverell Town Centre 

It is recommended that land currently zoned for industrial purposes in the town centre is 
rezoned to a retail / business related zone, in order to encourage the development of a 
smaller scale bulky goods precinct in this area. In addition, rezoning would prevent the 
further development of industrial activity in the precinct.  It should be noted that the purpose 
of the re-zoned industrial land within the town centre is primarily to accommodate additional 
smaller scale bulky good type stores.  Other retail and commercial activity should be 
concentrated within the core town centre area.   
 
 
 

6.2 FUTURE INDUSTRIAL ACTIVITY 

As noted earlier, the preferred location for additional industrial land is the Burtenshaw Road 
precinct.  

6.2.1 Role 

The role of future industrial activity is to provide opportunities for the development of a 
regional-scale industrial node in Inverell.  

6.2.2 Structure  

The structure of the industrial precinct is a key component of the potential of the site to 
develop into a regional scale node.  The following principles should apply to the design and 
layout of the precinct: 

• site visibility from main roads should be maximised; 
• a range of sizes of sites should be provided; 
• consolidated signage should be provided, indicating the location of the 

precinct from the northern and western approaches into town.  

6.2.3 Initiatives 

It is recommended that Council adopts a Vision Statement for future industrial activity that 
reflects its significance for the sustainability of Inverell's industry, employment, business 
development and future investment.  The Vision Statement could form policy objectives for 
the future planning and management of industrial areas and be incorporated in the Local 
Environmental Plan (LEP).  
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A key requirement for transport and land use activity within Inverell is the development of a 
road extension linking the industrial area to the Gwydir Highway.  This route is currently 
provided through Runnymede Drive however, this traverses residential areas.  Increases to 
the number of trips generated from Burtenshaw Road would intensify these impacts.  
 
In order to sustain Inverell's role as an important district and sub-regional service centre, it is 
important that the town provides a land use plan and strategy to ensure the continuing and 
long term provision of competitive, attractively sited and well planned industrial and business 
areas to meet the town's requirements for the foreseeable future.  Council is committed to 
ensure that future planning and development: of the town's industrial areas: 

• takes full account of the industrial land use requirements for the town's 
needs, providing for a diverse range of sites and ensuring that there is 
sufficient stock of land to meet both predicted take up requirements and 
provide a reserve for future opportunities and to facilitate long term planning 
and management; 

• recognises the fundamental importance of providing effective access for 
industrial and through traffic to ensure that current and future industry and 
business areas will be readily accessed to minimise amenity impacts on the 
town centre, residential uses and sensitive land uses including schools and 
hospitals; 

• within the framework of a planned main road system that will provide 
effective access to industrial areas, Council will identify, plan and zone a 
strategically sited land reserve to meet the town's current, emerging and 
long term needs; 

• ensures that new industrial development is proximate to existing industrial 
areas and fully utilises the planned main road network; 

 
It is recommended that Council prepare a Development Control Plan (DCP) for Inverell's 
industrial areas to achieve the Vision Statement.  The DCP should address: 

• access, setback, landscaping and parking requirements and guidelines for 
existing and future industrial areas; 

• an identified route for an Inverell Northern Ring Road to provide access for 
industrial and through traffic that will connect the major existing industrial 
areas, a planned future industrial area, and that will bypass the town centre, 
established and future residential areas and sensitive land uses; 

• master planning, infrastructure development requirements and land release 
principles for a new major industrial area to be located proximate to the 
major existing industrial areas and to the Inverell Northern Ring Road.  The 
planning for this area should identify buffer requirements, sufficient to take 
account of local climatic and topographic considerations and to enable the 
industrial area to operate without restriction for the foreseeable future; and to 
optimise environmental quality and liveability for existing and proposed 
residential areas and sensitive uses. 

In addition, the resolution of the transport network is a key component of future industrial 
activity.  The major initiatives for transport development in Inverell should prioritise the 
development of a road link between Brissett Street and Gwydir Highway and ensure heavy 
traffic can access Brissett Street from Ring Street (via Ashford Road intersection).  
 
Together with the development of an industrial precinct, the transport network will contribute 
to the development of an environment conducive to long term employment and economic 
sustainability within the region.   

6.3 ABATTOIR SITE 

6.3.1 Role 

The abattoir site is recognised as important in the employment and economic context of the 
Shire, providing both direct and indirect employment.  Abattoir operations have the potential 



 

RENAISSANCE PLANNING Pty Ltd                                      38 

DRAFT EMPLOYMENT LANDS STRATEGY 

 INVERELL SHIRE COUNCIL 

to cause land use conflict with sensitive uses, it is therefore important that the amenity of 
existing land owners, together with the operations of the abattoir including the associated 
rendering operations, are upheld through the planning framework.  
 
The delineation of buffers around the existing abattoirs facility to take account of local 
climatic and topographic considerations will enable this facility to operate without restriction 
for the foreseeable future.  In addition, this approach will optimise environmental quality and 
liveability for existing and proposed residential areas and sensitive uses. 

6.3.2 Structure 

The abattoir site is located approximately five kilometres west of the Inverell town centre, on 
Warialda Road.  It processes approximately 4,500 head of cattle each week, and the site 
encompasses boning rooms, and a rendering plant for processing animal by-products into 
tallow and meat / blood / bone meal.  In addition, land beyond the abattoir operation is used 
for low-intensity stock holding, grazing and fodder production; these activities have a much 
lower propensity to cause undue amenity impacts.  Modelling undertaken for the abattoir site 
indicated that under 'worst case' conditions, properties within 1,000 metres of the site (and 
extending to 1,500 metres in a north easterly direction, due to a drainage line formed by 
topographical characteristics) would be at risk from experiencing odour impacts of the 
abattoir.  

6.3.3 Initiatives 

In light of the odour modelling undertaken regarding the abattoir site, it is proposed that 
activity within 1,000 metres (and up to 1,500 metres towards the north east) of the abattoir 
site is restricted to that which is rural in nature.  The area which this encompasses is shown 

in Figure 6.  This illustrates the areas where residential development should be restricted, as 
sites are likely to experience adverse amenity impacts from the abattoir. 
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Figure 6: Abattoir Site Land Use Framework 
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6.4 EXISTING INDUSTRIAL AREAS 

The existing industrial precincts are illustrated in Figure 3.  

6.4.1 Town Centre Industrial area 

The town centre industrial area precinct currently provides for a range of commercial, light 
industrial and trade services.  It essentially comprises an extension of the town centre, and 
acts as a buffer between the town centre core area and the Ashford Road industrial area.  
 

The expansion of the town centre's commercial area, particularly for smaller scale bulky 
goods activity, is likely to result in land use changes in the northern town centre precinct.  
New developments in this precinct should contribute to the development of the area as an 
attractive and consolidated smaller scale bulky goods precinct.  
 
In order to implement this, a series of detailed local plans should be prepared, covering: 

• identifying sites which may be available for consolidation by Council and, in 
the longer term, development of bulky goods stores; 

• opportunities to develop shared car parking areas for bulky goods 
development;  

• pedestrian links between the existing commercial area and the bulky goods 
precinct.  

6.4.2 Brissett Street Precinct 

The Brissett Street precinct is currently a major focus for industrial activity in the Inverell 
Township.  It has developed as a mixed use industrial, trade services and commercial area. 
The precinct is located between Arthur Street, Swanbrook Road, Killean Street, McIvor 
Street and Ashford Road.  
 
There are limited opportunities for development in the Brissett Street precinct, due to limited 
vacant sites.  As the Burtenshaw Road precinct evolves however, it is anticipated that there 
may be a shift in land use activity within the Brissett Street precinct.  In particular, it is likely 
that there would be demand for sites fronting Ashford Road for showroom and display 
purposes; this process has already begun to occur.  Further re-development of these sites 
should occur with the objective of creating attractive presentations to the street, and 
designating the entrance to the Township from the north.  Recommendations for the Brissett 
Street precinct include: 

• encouraging re-development of attractive frontages for sites fronting Ashford 
Road; 

• maintain the precinct as a hub for employment activity.  

6.4.3 Ring Street Precinct 

The Ring Street precinct comprises a range of trade services, peripheral sales, transport and 
logistics operators.  The precinct is located in proximity to residences on its southern edge; 
this does not maximise amenity for residential activities, or opportunities for development 
and expansion for industrial and commercial uses.  Transitioning of industrial and 
commercial activity may achieve some improvements to residential amenity however, these 
would occur over a significant time period.  Recommendations for Ring Street precinct 
include: 
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• limit and restrict development which reinforces land use and amenity issues 
for residences;  

• maintain the precinct as a hub for employment activity which does not 
impact residential amenity.  

6.4.4 Rifle Range Road Precinct 

There has been limited activity at the Rifle Range Road precinct; the site is isolated from the 
Township and access routes from the north and west are not favourable.  The remaining 
vacant land in the precinct has been included in the existing industrial land stock and the 
subsequent analysis of the quantum of future land required for industrial purposes.  It is 
recommended that: 

• the precinct retain its industrial zoning; 
• Council undertake monitoring of development in the precinct, and in the 

longer term, assess the appropriateness of the site for industrial activity, 
given the benefits associated with development within a consolidated 
precinct. 

 
 
6.5 ENTERPRISE CORRIDOR / LARGE FORMAT BULKY GOODS. 
 
 
Consistent with the principal and supporting objectives  identified in Section 4..2 it is 
considered the area in the vicinity of the Gwydir Highway and Jardine Road  is suitable for 
the future development of an enterprise corridor. 
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7 IMPLEMENTATION AND MONITORING 

The previous section has provided the recommendations for land use management and 
planning for the relevant employment land areas.  The purpose of this section is to 
summarise the required actions of Council and other stakeholders in order to deliver an 
employment land network which provides opportunities for the long term economic 
prosperity of the Shire.   
 
The major tasks required are as follows. 

• rezone industrial land within the town centre to: 
O facilitate the development of a bulky goods precinct for smaller format 

bulky goods stores; 
O prevent additional industrial activities from developing in the precinct; 
• rezone land currently designated 5(a) Special Use (community) to more 

appropriate town centre zone;  
• prepare a DCP for the town centre precinct, including the former industrial 

area, identifying major activity precincts, guidelines for appropriate activities 
and development within these precincts, vehicle and pedestrian movement 
networks, sites for bulky goods developments, land for community use and 
landscaping improvements; 

• rezone land located north of Burtenshaws Road and east of the Rubbish 
Depot to industrial land and concurrently  prepare a DCP for the precinct, in 
order to ensure a coherent and effective development; 

• reserve additional land (potentially further south of this and Burtenshaw 
Road) for longer term supply;  

• identify and develop an appropriate location for a road link between Brissett 
Street and the Gwydir Highway; 

• resolve the intersection near Ring Street, Ashford Road and Brissett street to 
the extent that it becomes appropriate for large vehicles;  

• investigate potential for road link linking Gwydir Highway (near Jardine 
Road) to form a southern bypass route, linking with South Street; 

• rezone strategically identified land on an as required basis in the vicinity of 
Gwydir Highway and Jardine Road to facilitate establishment of an 
Enterprise Corridor / Large Format Bulky Goods Precinct. 
 

The preparation of the relevant DCPs, together with rezoning and transport network 
improvements will contribute to the development of an integrated and coherent employment 
land context for the Inverell Shire.  
 
In addition to these implementation requirements, a monitoring framework should also be 
established to track the uptake of retail, commercial and industrial land and floorspace. The 
monitoring framework should provide an ongoing register and summary of approved 
development applications, indicating the intended use, floorspace and land take up, together 
with an indication of the proportion of approved development applications which are acted 
on. The monitoring framework will provide an indication of the long term take up patterns as 
compared to the forecasts prepared for this report, and in doing so will indicate the likely 
timing required for a review of future land requirements.  


