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Foreword 

>> From the Mayor  

Strategic planning for the Inverell Shire is 
important to ensure land is used and 
developed in a prosperous, affordable 

and sustainable manner. 

As the Mayor of Inverell Shire, I am 
therefore pleased to release the Inverell 
Strategic Land Use Plan 2011-2031.  

The Plan will provide strategic direction 
for future land use and development in 

the Shire for the next 20 years. 

The Plan will also be used to inform the 
controls to be expressed in the new Lo-
cal Environmental Plan for the Shire ex-
pected in 2012.  The Plan aims to ensure 
appropriate planning for the urban settle-
ments in the Shire, sustainable minimum 
lot sizes for rural land and the protection 

of heritage and the environment. 

By identifying appropriate locations for 
growth and different types of land use, 
the Plan aims to ensure that develop-
ment occurs in a way that safeguards 
the agricultural industry but also allows 
other industries and businesses in the 
Shire to grow and create a diverse econ-

omy. 

 

 

 

Mal Peters 

Mayor 

Legend  
LGA Boundary 

Inverell Local Government Area 



>> 1 Strategic planning 

>> Introduction 

This document is a Strategic Land Use Plan for the Shire 

of Inverell. 

Vision 

Council‟s vision for the Inverell Shire is to create „A 
Community for Everyone‟ by creating a progressive, 

sustainable and healthy community. 

Placed within the context of land use planning and looking 
to the future, it is Council‟s goal to deliver to its community 
a Local Environmental Plan and associated planning 

instruments that can achieve the vision. 

What is a strategic land use plan? 

A Strategic Land Use Plan reflects a planning authority‟s 
vision and aspirations (in this case Council) for the future in 
a land use planning context.  At the local level it is 
fundamentally community driven and prepared having 
regard for the principles of good town planning as they 

apply to land use and development. 

Purpose 

The overall purpose of the Strategic Land Use Plan is to 
guide the future development and use of land within the 
Shire for the next 20 years and beyond.  More specifically 

the purpose is to assist in: 

 preparing a new Shire-wide Local Environmental 

Plan; 

 providing the community with a degree of certainty 

for the location of various land uses in the future; 

 maintaining agricultural land in production; 

 protecting the natural environment from uses and 

development detrimental to it; 

 separating incompatible land uses; 

 reducing development speculation; and 

 considering development proposals 

Process 

The process for preparing and implementing the Strategic 

Land Use Plan is depicted in the flow diagram opposite. 

It commenced with extensive research of land use planning 
related information applicable to the local government area 
and the consultation with numerous government agencies 

that have a role in land use planning. 

The Strategic Land Use Plan is a summary of the outcomes 
of Council‟s Rural Land Strategy, Employment Lands 
Strategy, Living Lands Strategy, Heritage Study and other 
studies (see flow chart below).  These strategies assess key 
land use elements in the Shire that will underpin 
environmental, economic, infrastructure and social decision 
making by Council.  These studies should be consulted 
for more detailed information and mapping relating to 

their topic. 

The Strategic Land Use Plan is one step in the process 

towards a new planning regime for the Shire. 

INVERELL STRATEGIC  
LAND USE PLAN 

Inverell Local Environmental Plan 
(LEP) 

Employment 
Lands 

Strategy 

Living Lands 
Strategy 

Rural Land 
Strategy 

Heritage 
Study  

Inverell Local Environmental 
Study 
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Content 

The content of the Strategic Land Use Plan is structured to 
address existing and future land use planning issues in the 
Shire within a strategic context.  It is designed to simply 
and clearly convey Council‟s intentions for the future 
development of urban and rural areas in the Shire for the 
next 20 years.  If more information is desired for a 
particular location or issue then the more comprehensive 
individual studies should be referenced (see key 

references opposite). 

Community consultation 

Commencing with the Local Environmental Study in 2004 
and continuing with other key documents, there have been 
varying levels of community, stakeholder and state agency 
consultation.  The Strategic Land Use Plan has been 
through a public exhibition process to allow the community 

to comment on its content and recommendations. 

Implementation 

Principally, the Strategic Land Use Plan is implemented via 
a new Shire-wide Local Environmental Plan that applies a 
range of zones and other controls relating to land use and 
development.  The implementation of some aspects of the 

Strategic Land Use Plan may be deferred to later time.   

The Local Environmental Plan will be supported by a 
Development Control Plan that provides more detailed 
controls relating to specific land use and development 
issues.  The Strategic Land Use Plan itself will become a 

chapter within this Development Control Plan. 

When preparing amendments to the Local Environmental 
Plan Council must consider whether the particular proposal 

is consistent with the Strategic Land Use Plan. 

Monitoring & review 

Clearly with the time frame addressed by the Strategic 
Land Use Plan (20 plus years) circumstances will 

arise that require adjustments to be made to the plan. 

To assist in identifying the need to adjust the Strategic 
Land Use Plan, the following matters will be 

monitored by Council: 

 the types of development being undertaken; 

 the rate of land consumption by various land use 

types; 

 the supply of land for various land use types; 

 the standard and capacity of infrastructure; 

 Government policy; 

 environmental impacts; and 

 community views. 

It is recommended that the Strategic Land Use Plan be 
monitored on an ongoing basis and reviewed by Council 

every three to five years. 

Key references 
Key references referred to in the preparation of the Strategic 

Land Use Plan include: 

 Inverell Rural Land Use Study 2007 

 Inverell Rural Land Strategy 2011 

 Inverell Living Lands Strategy 2009 & Review 2011 

 Inverell Shire Employment Lands Strategy 2011 

 Inverell Community Based Heritage Study 2008 

 Towns of Inverell & Ashford, Villages of Delungra & 

Gilgai Traffic Study 2008 

 Ashford Rural Land Use Survey 2009 

 Inverell Local Environmental Study 2004 

 Delungra Residential Land Availability Study 2007 

>> introduction (cont.) 
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Inverell Shire 

The Shire of Inverell is located on the North West Slopes and 
New England Tablelands in northern New South Wales.  It 
extends southwards from the Queensland-New South Wales 
border to the Copeton Dam and Maybole.  The western 
boundary passes near Koloona and Coolatai and the eastern 
boundary crosses east of Swan Vale between Inverell and 
Glen Innes.  The Shire covers an area of 8,606km², of which 
approximately 10km² is used for urban purposes.  The 
remainder is predominantly agricultural land with pockets of 

State parks. 

Population 

In recent history the population of the Shire has been around 
16,000 although there was a significant decline in the early 
1990‟s from which the Shire has since recovered (see chart 
below).  The most recent estimate of the Shire‟s resident 

population is 16,841 in June 2010 (ABS, 2011). 

The table below shows that 70% of the Shire‟s population  
reside in urban areas with the remainder in rural areas.  
Within the Shire, the main concentration of population occurs 
in Inverell with approximately 10,000 (12,000 with 
surrounding rural residential area), with Ashford accounting 
for approximately 500, and Delungra and Gilgai less than 300 
each.  The remaining 4,600 reside in small villages or on 

rural properties throughout the Shire. 

The Employment Lands Strategy predicts the population of 

the Shire will continue to grow (see chart below) and to be 
distributed more or less evenly between the rural areas and 
the Inverell township.  The Living Lands Strategy indicates 
that the majority of the growth in the rural areas in likely to 
comprise rural/residential activity (i.e. residential large lots 
and small rural holdings) with limited productive land, rather 
than traditional rural activity with large land holding and rural 

production.  

The structure of the Shire‟s population is relatively typical of a 
rural community with a lower proportion of young adults (20-
34) and a greater percentage of older persons (65+) 
compared to more populated areas.  Many young people 
leave the Shire in order to search for employment and higher 
education.  The chart on the following page shows this 
characteristic is predicted by the Department of Planning and 
Infrastructure to continue in the future as the population ages 

in line with national trends. 
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>> 2 

LOCATION 2001 2006 

Net change  
2001-2006  % 

share 

No. %  

Inverell 9,537 9,904 63.5 +367 +3.8 

Ashford 476 511 3.3 +35 +7.4 

Gilgai 271 273 1.7 +2 +0.7 

Delungra 269 266 1.7 -3 -1.1 

Balance  4,487 4,638 29.7 +151 +3.4 

TOTAL  15,040 15,592 100.0 +552 +3.7 

Population distribution (as counted at the census) 

Resident Shire population 

& projected by Employment Lands Strategy 2008

14500

15000

15500

16000

16500

17000

17500
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Community 

Community facilities in the Shire are typical of rural areas and 
include schools, churches, post office, land fills, town hall, 
library, service clubs and a  hospital.  As for recreation 
facilities, the Shire has swimming pools, parks and reserves 

including Lake Inverell and the Copeton and Pindari Dams. 

Housing 

The Shire features a range of residential environments in 
both urban and rural areas.  Inverell township is dominated 
by single detached dwellings on conventional sized urban 
allotments with larger rural residential lots on the fringe.  
Other forms of housing include units and aged care facilities.  
The smaller villages provide a different residential 
environment again and then there are scattered dwellings 

throughout the rural parts of the Shire. 

The Living Lands Strategy indicates around 30 new 
residential lots are created per annum within the Inverell 
township and around 40 new rural residential lots on the 
fringe.  Demand for residential lots in the villages is low with 

a creation rate of around one per annum across all of them. 

Economy 

The predominant industry within the Shire is agriculture, this 
is demonstrated through the value of agriculture produce and 
the number of employees involved in the agriculture industry 
(see pie chart opposite).  Inverell township is a major service 
centre for agriculture in the area.  The Shire accommodates 
an abattoir, livestock selling centre, rural merchandise 
outlets, as well as government advisory and regulatory 
services.  Between 1996 and 2006 the 

workforce as a whole in the Shire increased by more than 
11% however the number of people employed in agriculture 
declined by the same proportion to 910 over this same 

period. 

The Rural Land Use Study found that off-farm income plays a 
significant function for the viability of some farms.  Any form 
of income that is not drawn from farm based activities such 
as off-farm wages, rental payment, interest and dividends are 
defined as off-farm income.  The proportion of off-farm 
income relative to farm cash income increases with a decline 

in farm size. 

Key strategies 

The key strategies in response to general land use planning 

issues in the Shire are to: 

 provide for sustainable population growth; 

 protect environmentally sensitive lands; 

 maintain broad-acre rural land in agricultural 

production; 

 provide community and health facilities for an ageing 

population; 

 ensure there is an adequate supply of commercial, 

industrial and residential zoned land; 

 ensure responsible land use planning;  

 encourage diversity and growth in the local 

economy; and 

 encourage a range of housing types. 

Major Employment Categories for Shire Residents 

2006

Retail

14%

Agriculture

15%
Other 

22%
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6%

Construction
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Education
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Shire population by age group at 2006 census 

& projected to 2036 by Dept of Planning 2010
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Agriculture 

The predominant agricultural activity undertaken in the Shire 
is grazing associated with cattle and sheep.  Of the 
602,860ha of agricultural holdings in the Shire in 2005-06, 
75% was used for this purpose.  Cropping was the next larg-
est activity being undertaken on 65,454ha or 11% of the area 
of all holdings in the Shire.  A summary of agricultural pro-

duction in the Shire is contained in the table opposite. 

The Shire claimed a significant proportion of NSW agriculture 
in 2005-06 with peanuts (76% of land used for this purposes 
and 84% of production), with sorghum (3.2% and 3.3%), soy-
beans (4.9% and 4.1%) and silage (3.5% of total tonnage) 
also being overrepresented in the Shire compared to general 
agriculture at around 1%.  Beef cattle and sheep numbers 
also claim a greater proportion of all such stock in NSW than 
land use with 2.2% and 1.3% respectively. Given the signifi-
cant contribution that rural production makes to the local 
economy and its importance to the Shire as a whole, it is 
important that the agricultural industry be provided with op-

portunities to be economically sustainable.  

Between the 2000-01 and 2005-06 agricultural census, the 
total area of agricultural holdings in the Shire actually fell by 
more than 18,000 hectares to 602,860.  However the number 
of holdings increased by 87 over the same period to a total of 
656.  Land under crop declined by 16% whereas land used 
for grazing increased by 24% to more than 450,000 hectares.  
Sheep numbers declined by more than 130,000 whereas 
cattle numbers increased by 9,400 (7.7%) .  Based on these 
results it is not unreasonable to conclude that during this 
period there was a shift away from traditional cropping to 
grazing, and in particular beef cattle.  There has also been an 
increase in non-traditional crops such as sorghum and soy-
beans.  It is possible this trend away from traditional broad 
acre cropping is also reflected in the average holding size in 
the Shire that has reduced from 1,091 hectares in 2000-01 to 

919 hectares in 2005-06. 

The importance of agriculture is recognised, and perhaps 
more significantly, the importance of agriculture to the econ-
omy of the Shire.  Without doubt, the prosperity of the Shire 
at any given time is influenced heavily by the state of its agri-

culture sector. 

Family farming is the predominant form of business owner-
ship and management for farms in the Shire (Rural Land Use 
Study).  It is also noted that the average age of farm owners 
and operators is increasing in line with national trends.  This 
has implications for inter-generational transfer, given the pre-

dominance of family farming in the agricultural sector. 

The Strategic Land Use Plan recognises the importance of 
agriculture to the Shire and the need to ensure it is protected 

from activities detrimental to its ongoing operation. 

Shire Agricultural Production 2005/06 

Rural lot size 

Farming and agricultural production across Australia and 
in the Inverell Shire are evolving, land uses are diversify-
ing in order to respond to social, economic and environ-

mental changes. 

It is important for rural communities to have the opportunity to 
maintain their social and family networks.  Maintenance of 
rural populations is encouraged by the existence of smaller 
farm sizes, allowing a greater number of people to work and 
live on the land.  Minimum lot sizes will also protect broad 
acre agricultural lands from fragmentation for the purpose of 
residential development, whilst providing opportunities for a 

range of farm sizes. 

COMPONENT SHIRE SHARE OF NSW 

Total holdings (area) 602,860 ha 1.0% 

Total establishments (number) 656 1.4% 

Land under cropping (area) 65,454 ha 1.0% 

Land for grazing (area) 454,777 ha 0.9% 

Total sheep (number) 425,919 1.3% 

Milk cattle (number) 261 0.1% 

Meat cattle (number) 131,761 2.2% 

Total cattle (number) 132,022 2.1% 

Beekeeping hives (number) 5,835 3.4% 

Peanuts (area) 221 ha 76.5% 

Peanuts (production) 423,309 kgs 84.4% 

Sorghum (area) 10,582 ha 3.2% 

Sorghum (production) 29,157 tonnes 3.3% 

Soybeans (area) 760 ha 4.9% 

Soybeans (production) 1,471 tonnes 4.1% 

Silage (production) 40,275 tonnes 3.5% 

>> Rural lands 
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Minimum rural lot sizes are required to protect agricultural 
land from fragmentation while still allowing for a diverse 
range of agricultural pursuits and to protect and enhance 

social, economic and environmental aspects in the Shire.   

Council recognised this by conducting a workshop in 2007 
with relevant government agencies to determine minimum lot 
sizes across the Shire.  Utilising the content of the Rural 
Land Use Study, mapping exercises completed by Council 
and input from the workshop participants, a three part proc-
ess was undertaken.  The first part looked at identifying val-
ues, trends/changes and a preferred future for the rural lands 
in Inverell Shire.  The second part of the process looked at 
identifying the preferred management units that would assist 
in protecting the nominated values and obtaining the pre-
ferred future from part one.  The agreed preferred manage-
ment units recognised the importance and contributions that 
small farm holdings, extensive/commercial agriculture and 
supporting villages make to the rural sector.  Finally, develop-
ment control requirements, or more expressly minimum lots 
sizes were examined for each of the preferred management 

units. 

The workshop concluded with the nomination of a number of 
„candidate areas‟ and a recommended minimum lot size for 
each (see map opposite).  These changes will result in an 
overall reduction of subdivision opportunities in the Shire 
although areas around settlements will be provided with addi-
tional opportunities for specialised agricultural activities on 

smaller holdings. 

It is crucial that flexibility in farming practices be catered for to 
continue to provide opportunities for the next generation and 
new farmers in the Shire.  To this end, the range of allotment 
sizes will enable the continuation of farming practices preva-

lent within the Shire. 

Key strategies 

The key strategies in response to land use planning issues 

for rural lands are to: 

encourage sustainable land management practices; 

encourage diversity in agricultural production; 

protect rural resources; and 

apply appropriate minimum lot sizes for subdivision. 

>> rural lands (cont.) 
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The environment plays an integral role in the social and eco-
nomic function of the Shire being located on the western 
slopes, midway between the high Great Dividing Range and 
low Western Plains, with a climate mid-way between that of 
the cooler, moist ranges to the east and hot, dry plains to the 

west. 

The Strategic Land Use Plan recognises the importance of 
the natural environment to the Shire and the need to ensure 

it is protected from activities that are detrimental to it. 

National Parks, State Forests, reserves, etc 

There are 31,692 hectares of National Parks in the Shire.  
The Kings Plain National Park is located on the Northern 
Tablelands approximately 47 kilometres north east of In-
verell.  It has an area of 3,143 hectares and was formally 
reserved as a park in 1988.  The Kwiambal National Park is 
located 90 kilometres north of Inverell and was gazetted in 
2000.  Two major rivers, the Severn and the Macintyre meet 
in the National Park.  The park protects regionally important 

woodland of White Cypress Pine, Box and Ironbark species.   

The Severn River Nature Reserve is located 70 kilometres 
north of Inverell and has an area of approximately 4,300 hec-
tares.  It is located on the Severn River and includes the Pin-
dari Dam.  The Arakoola Nature Reserve is located in the 
north of the Shire alongside Ottleys Creek with an area of 

3,180 hectares.  It was created in 1999. 

The Copeton Waters State Park is situated at Lake Copeton 
on the southern edge of the Shire.  It provides a wide range 
of facilities and is a popular tourist destination.  The 
Goonoowigall State Conservation Area is 1,057 hectares of 

hilly granite country on Tingha Road just south of Inverell. 

State forests in the Shire include Bebo, Severn, Parkhurst, 

Arthur‟s Seat, Clive, Mount Topper, Nullamanna and Bunal.  

Flora & fauna 

The Shire has a diverse flora population including 11 vulner-
able species and 18 endangered species.  The Shire‟s fauna 
population includes 28 vulnerable species, 13 endangered 
species and one endangered population (State of Environ-

ment Report 2007/2008).  

Since settlement of the shire the natural ecosystems have 
been significantly modified to allow for development, includ-
ing agriculture. This has resulted in habitat removal, modifi-

cation and fragmentation. 

Noxious weeds pose a serious threat to human and animal 
health and to primary production and to the natural environ-
ment of the Shire. Noxious weeds have the potential to re-

duce farm productivity, degrade land and displace native 
species.  Council‟s noxious weed control program seeks to 

reduce the incidence and limit the spread of noxious weeds. 

Water 

The main river catchment in the Shire is the Macintyre with 
the Gwydir at the southern end and Dumeresq at the north-
ern end.  The main tributaries of the Macintyre system in the 
Shire include the Dumaresq and Severn Rivers, Middle, 
Kings , Macintyre, Frasers, Kings Plains and Campbells 

Creeks and Swan Brook. 

The Copeton Dam is situated 20 kilometres south-west of the 
Inverell township and regulates the water supply of the Gwy-
dir River and supplies irrigation water to the Mehi River and 
Moomin and Carole Creeks.  The Pindari Dam is located on 
the Severn River, approximately 23 kilometres upstream of 
Ashford.  The dam has a catchment area of 199,000 hec-
tares and provides regulated flows for irrigation, stock and 

>> Environment 
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>> environment (cont.) 

domestic, town water supply and industrial purposes along 
the Severn and Macintyre Rivers upstream of the Dumaresq 

River junction. 

Natural hazards 

A large part of the Shire is mapped by the Rural Fire Service 
as “bushfire prone”.  The most extensive areas considered a 
risk are those with vegetation (i.e. non-cropping and grazing 
land) located in the northern, eastern and southern parts of 
the Shire.  The hazard is moderate to high, with the greatest 

risk being during summer and periods of drought. 

Flooding occurs in various parts of the Shire and since 1864 
the township of Inverell has recorded 24 such events.  The 

main river channel including some of the lower over bank 
area in the Inverell township are categorised as floodways.  
The commercial centre of Inverell is located on a floodplain 
and is affected by flooding, while adjoining residential and 
industrial areas and the Black Flat area can also be impacted 

by flooding. 

Land capability 

Land capability is a key influence on land use planning.  It 
refers to the potential use of land and its ability to achieve 
permanent and sustained levels of production.  The Shire 
consists of a wide range of land capability as shown on the 
map opposite.  A relatively large area of land in the Shire, 
located in the south and west is within Classes 2 and 3 which 
is of high capability and suitable for a range of agricultural 
activities.  Class 2 and 3 land is suitable for regular cultivation 

with relatively minimal soil conservation practices. 

A significant portion of the Shire is classified into Class 4 and 
5, these lands are suitable for grazing with occasional cultiva-
tion to establish pastures.  Class 4 and 5 prominently occurs 
towards the north and east of the Shire.  The balance of the 
Shire is within Class 6 to 8 which is poor capability and suit-

able only for light grazing or no agricultural production. 

Key strategies 

The key strategies in response to land use planning issues 

for the environment are to: 

protect significant environmental resources; 

protect „prime agricultural land‟ from activities detrimental 

to its continued use for this purpose; 

protect water storage catchments and rivers from activities 

that may affect water quality; 

protect threatened species habitat; 

control development within bushfire prone areas; 

control development on flood prone land; and 

manage noxious weeds and animals.  
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Inverell township is located in the southern part of the Shire 
where the Gwydir Highway crosses the Macintyre River.  
Established in 1856, the township functions as a regional 
service centre to the surrounding area and is the largest set-

tlement in the Shire. 

Population 

According to the Employment Lands Strategy the Inverell 
township recorded a resident population of 10,372 at the 
2006 census.  When the rural residential area around the 
township is included the population is in the vicinity of 12,000.  
The chart below shows there was a sharp decline in popula-
tion following 1991 but since 1996 the population has been 
growing steadily.  The Living Lands Strategy predicts the 
township (not including the rural residential area) will con-
tinue to grow at a rate between zero and one percent per 
annum over the next 20 years, reaching a population of 

nearly 11,000 in 2031. 

The township, like Australia as a whole, has an ageing popu-
lation with the median age increasing to 38 years in 2006.  
This ageing trend is demonstrated in the chart opposite 
where there was little growth in persons younger than 60 

between 2001 and 2006. 

Economy 

The township is a regional service centre providing retail, 
commercial and community facilities for a population catch-
ment of approximately 47,000 according to the Employment 
Lands Strategy.  It is also home to several government agen-
cies and stock saleyards.  Bindaree Beef head office and 
abattoir is also located on the edge of the urban area and is 
the largest meat processor in New South Wales and is a 

large employer of residents. 

The Employment Lands Strategy is the principal guide for 
future economic development in the township.  The purpose 

of the strategy was to identify appropriate locations for busi-
ness activity (both commercial and industrial) having regard 

for the many factors that influence such decisions. 

From a strategic planning perspective, the Employment 
Lands Strategy acknowledges the sub-regional role and pri-
macy of the town‟s Central Business District (CBD) for com-
mercial activity, and the need for it to be maintained as such.   
It concludes that following the recent Pasterfields develop-
ment a further 17,000 square metres of floorspace will be 
required in the town centre by 2031.  The strategy also rec-
ognises that a separate precinct for larger format bulky goods 
type activities in accessible and visible locations outside of 
the CBD is required.  In addition to existing industrial pre-
cincts, the Employment Lands Strategy recommends an ad-
ditional area off Burtenshaw Road for future industrial devel-
opment.  This area is located on the proposed future heavy 
vehicle bypass route of the town.  The recommendations of 
the strategy for future employment lands are reflected in the 

map on page 11. 

Infrastructure 

The town‟s water supply has been sourced from Copeton 
Dam since 1981.  The Inverell Water Supply Scheme also 
provides reticulated services to the villages of Gilgai, Delun-
gra, Tingha and rural allotments between the town and vil-
lages within servicing range.  There is capacity within this 
system to meet the additional demands of future develop-

ment. 

The town‟s Sewerage Treatment Plant is located off Delvyn 
Drive and is an extended aeration type system.  Treated ef-
fluent from the plant is discharged to the Macintyre River.  
The town‟s landfill is located on Burtenshaws Road and has 
an estimated remaining life of approximately 40 years.  An 
average of 10,000 tonnes of waste per annum is accepted at 

the landfill. 

>> Inverell township 
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Residential 

The number of households in 1991 was 3,627 with a occu-
pancy rate of 2.82 persons per household.  Whilst the num-
ber of households rose by 262 to 3,892 in 2006, the occu-
pancy rate fell to 2.67.  The Employment Lands Strategy pre-
dicts that in 2031 the township will have more than 4,000 
households (see chart opposite) with an occupancy rate con-
tinuing to decline to 2.59.  This is a reflection of the ageing 

population. 

Like most urban areas, the township provides a range of dif-
ferent residential forms including detached houses, smaller 
units (including aged care) to substantial rural residential 
developments.  Although the market generally determines the 
type of housing that is built, it is desirable planning objective 
for a range of types to be provided to meet the various needs 

of the community. 

The rate or demand for residential development in the town-
ship is variable.  Based on residential lots created, the Living 
Lands Strategy found that there was an annual demand for 
urban residential lots of around 30 and around 40 for rural 
residential lots.  The annual rate of new dwellings approved 
is slightly less than this.  The residential land supply analysis 
undertaken in the Living Lands Strategy concluded there was 

41 hectares of developable urban land in the township.   

Based on this analysis the Living Lands Strategy identified a 
further 59 hectares as suitable for urban residential develop-
ment in the short term and further 175 hectares in the longer 
term.  It also recommended a range of low density residential 
environments around Inverell.  Lot sizes proposed range from 
2,000 square metres to 4 hectares depending on land con-
straints and availability of infrastructure such as reticulated 

water, sewer and sealed road access. 

The Living Lands Strategy map (as revised) on the following 
page recommends locations considered suitable for future 
residential and rural residential development based on this 

analysis. 

Key strategies 

The key strategies in response to land use planning issues in 

the township are to: 

provide an adequate supply of zoned land for future devel-

opment; 

provide opportunities for a diversity of housing types ; 

identify sites for key public infrastructure such as schools, 

health facilities, etc; 

provide appropriate buffers between industrial, commercial 

and residential land uses to minimise conflicts; 

provide a range of land use zones to accommodate all an-

ticipated types of development; 

encourage the consolidation of retail and commercial ac-

tivities within the town centre to protect its primacy; 

provide an alternative location for larger format bulky 

goods retailing that cannot be accommodated within the 

town centre; 

maintain public open spaces; 

consolidate low density residential in nominated locations 

suitable for such development; 

protect environmentally sensitive lands from inappropriate 

development; and 

promote infill development within the township to maximise 

use of existing infrastructure. 

>> Inverell township (cont.) 
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>> Heritage >> Traffic  

Heritage areas, structures and items can be threatened by 
development and resource use activities including 

agricultural production and urban development. 

The Strategic Land Use Plan recognises the importance of 
heritage to the Shire and the need to ensure it is protected 

from urban development and resource use activities. 

State heritage listings 

The Inverell Post Office in Otho Street (photo above) and the 
former Inverell Shire Council building in Byron Street are 
registered on the State Heritage Inventory under the New 

South Wales Heritage Act. 

Heritage Study 

There are currently 161 heritage items and four heritage 
Conservation Areas within the Shire.  As part of the 
Community Based Heritage Study Review in 2008 new 

inventory sheets were completed for all heritage items 
resulting in five being recommended for removal as they 
were either demolished or had been destroyed by fire.  Three 
of the Conservation Areas have also been recommended to 

be extended. 

Over 100 additional heritage items were identified as part of 
the 2008 Study from sources such as the Heritage Advisory 
Committee, National Trust and Family History Group.  Many 
of the proposed items were not contentious as they were 
cemeteries, community halls, churches and the like.  Of the 
100, 73 were endorsed by Council to become additional 
heritage items in the new Local Environmental Plan (LEP).  
Following further investigation seven of these items have 
been found not to meet the prerequisites for an LEP listing.  
The number of Conservation Areas has also been increased 
to six and now includes Ashford Town Centre and in Inverell, 
Belgravia, Black Flat, Town Centre, Pioneer Village and Ross 

Hill. 

No Aboriginal Heritage Items have been proposed for 
inclusion, a separate study is recommended to investigate 

Aboriginal Heritage in the Shire. 

Key strategies 

The key strategies in response to land use planning issues 

for heritage are to: 

maintain the integrity of heritage conservation areas; 

identify significant heritage items; and 

protect heritage items from works that are detrimental to 

heritage value. 

 

An assessment of traffic conditions is required to understand 
existing problems, future traffic demands and the 

infrastructure required for the future. 

Traffic Study 

The Towns of Inverell & Ashford, Village of Delungra & Gilgai 
Traffic Study provides and evaluation and analysis to the 

urban areas of Inverell, Ashford, Delungra and Gilgai.  The 
study includes a Traffic Management Plan that provides an 
integrated strategy for roads including truck routes, traffic, 
pedestrian and bicycle routes for the short, medium term and 

long term. 

The study gave consideration to numerous aspects including: 

the growth of the urban areas;  

accessibility for commercial vehicles including b-doubles 

to and from the CBD and industrial areas; 

intrusion of the regional road routes through urban areas,  

bicycle and pedestrian activity through Inverell,  

traffic, on-street parking, pedestrian arrangement and 

cyclists; and 

isolated traffic issues identified during the study.  

The study found that a lack of designated loading zones in 
the Inverell town centre resulted in double parking by delivery 
vehicles affecting traffic flows and pedestrian safety.  Another 
major concern raised was bicycle access to schools.  Safe 
access by designated routes would promote the use of 

bicycles and create a more sustainable town. 

The study made recommendations including a Truck Routes 
Network and a road hierarchy for the Inverell, Ashford, 
Delungra and Gilgai.  The recommended truck routes for 
Inverell show a future heavy vehicle link between the Gwydir 
Highway and Ashford Road to complete the town bypass.  It 
also recommended short to long term improvements ranging 
from safety issues, to the provision of roundabouts and 

upgrades. 

Key strategies 

The key strategies in response to land use planning issues 

for traffic are to: 

identify a heavy vehicle bypass of Inverell; 

minimise any detrimental impacts on residential amenity 

caused by traffic; and 

create environments that enhance the safety of 

pedestrians, cyclists, cars and trucks. 
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Ashford is a rural village located 54 kilometres north of the 
Inverell township on Frazers Creek.  The village was 
originally established as a service centre for the surrounding 
agricultural area and administration centre for the former 

Ashford Shire. 

Existing conditions 

Ashford recorded an estimated resident population of 514 at 
the 2006 census, which is a net increase of 35 over the 
previous census.  Whist this is not a large number it does 
represent a significant 7% increase and is against the 

general trend of declining population in smaller rural towns. 

The population has a comparatively older age profile with a 
median age of 44 years (6 years older than Inverell 
township), which will continue to age in line with the broader 
trend.  The chart below shows the village is under-
represented in young adults, which is typical of small 
settlements as opportunities for employment and education 

are sought in larger centres. 

Community facilities in Ashford include churches, central 
school, swimming pool, bowling club, golf course, sports 
grounds, parks, community health care and Sunhaven aged 
care facility.  The New England Institute of TAFE in Inverell 

conduct courses in the village. 

Ashford is serviced by water pumped to the treatment works 
from the Severn River below the Pindari Dam and then 
gravitated through the village.  Sewerage is reticulated to a 
sewerage treatment plant.  Hard waste from Ashford is 

disposed of in landfill operated by Council. 

While Ashford features a range of facilities and services, the 
closure of the nearby coal mine and associated coal fired 
power station in 1997, together with the loss of the tobacco 
industry significantly affected the local economy in recent 
times.  In 2006, Ashford had an unemployment rate of more 

than 20% in comparison with the national average of 5.2% 

(ABS,2007). 

The largest employment sector in Ashford is now health 
care and social assistance (30%), followed by agriculture, 
forestry and fishing (17%), education and training (14%), 

public administration and safety (11%) and retail (9%). 

Development potential 

A study relating to the potential for future urban 
development was undertaken for Ashford in 2007.  The 
study concluded it was not commercially viable to develop 
land for serviced residential allotments in the village.  
Furthermore if such development did become viable there 
was an adequate supply of zoned land for this purpose.  It is 
likely the cost of development would need to be subsidised 

to facilitate urban subdivision in Ashford. 

In 2009 a further study was undertaken of land surrounding 
the village.  The purpose of this study was to investigate the 
p o s s i b i l i t y  o f 
developing 40 hectare 
lots for rural living 
and /o r special is t 
agricultural pursuits.  
Of the area around 
the village, the land 
best suited for such 
development was 
identified (see map 
o p p o s i t e )  a n d 
recommended for a 
minimum lot size of 40 

hectares. 

Key strategies 

The key strategies in response to land use planning issues 

in the villages are: 

Ensure the opportunity exists for a range of housing 
types to accommodate the needs of an ageing 

population. 

Ensure community services meet the needs of the 

Ashford and surrounding area residents. 

Ensure a sufficient range of zones to accommodate the 

township and surrounding rural land. 

Provide opportunities for diverse housing types to utilise 

current available infrastructure. 

>> Ashford 
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>> Gilgai, Delungra & other villages  

There are a number of small rural villages and hamlets of 
various sizes located within the Shire.  Gilgai and Delungra 
are two of the more significant ones in terms of size and 
function along with Yetman.  Hamlets include Bonshaw, 
Nullamanna, Elsmore, Gum Flat, Wandera, Little Plain, 
Oakwood, Mount Russell, Graman, Wallangra, Cherry Tree 

Hill, Stannifer, Old Mill and Bukkulla.  

Gilgai 

Gilgai is located 10 kilometres south of Inverell township on 
the Tingha Road.  It recorded a resident population of 289 at 
the 2006 census and a median age (the point at which half the 
population is older and half younger) of 37 years, which is 
comparable to Inverell township.  The village is strongly 
represented in persons of working age and dependents and 
this is reflected in a relatively high average household size of 

2.7 persons (Inverell township is 2.4). 

Community facilities in the village include a primary school, 

church, tennis complex, a sports field and memorial park. 

The main industry in and around the village is agriculture 
including beef cattle production and wine.  The largest 
employment sectors are manufacturing (22%), followed by 
retail trade (19%) and accommodation and food service 
(10%).  The low proportion of the workforce in agriculture 

indicates that many residents commute to Inverell for work. 

Gilgai‟s water supply has been supplied from Copeton Dam 
since 1981 through the Inverell Water Supply Scheme.  There 
is adequate water supply to service the village, with the 
capacity to meet demands of future expansion.  Council 

operates a reticulated sewerage system for the village. 

Delungra 

Delungra is located 33 kilometres to the west of Inverell 
township on the Gwydir Highway.  Coincidently it recorded the 
same resident population of 289 as Gilgai at the 2006 census 
but has a generally older population with a median age of 43 
years.  This difference can also be seen in the age structure 

charts for both villages. 

The village of Delungra supports local businesses as well as a 
hotel, truck stop, bowling and recreation, police station, post 
office, church, public school, sporting and 

community groups. 

The largest employment sectors in the village are agriculture, 
forestry and fishing (32%) followed by manufacturing (20%) 
and construction (16%).  This indicates Delungra functions 
more independently of Inverell township than Gilgai as a local 

service centre for the surrounding area. 

Delungra's water supply has been supplied from Copeton 
Dam since 1981 through the Inverell Water Supply Scheme.  
There is adequate water supply to service the village, with the 
capacity to meet demands of future expansion.  Council 
operates a reticulated sewerage system in the village.  

Delungra also has a landfill operated by a local Committee. 

A study relating to the potential for future urban development 
was undertaken for Delungra in 2007.  The study concluded it 
is not commercially viable to develop land for serviced 
residential allotments in the village.  Furthermore if such 
development did become viable there was an adequate 
supply of zoned land for this purpose.  It is likely the cost of 
development would need to be subsidised to facilitate further 

urban subdivision in Delungra. 

Other settlements 

Yetman is in the northern part of the Shire approximately 118 
kilometres northwest of Inverell on the Macintyre River.  The 
village facilities include a general store, service station, hotel, 

sporting fields and caravan park. 

The remaining small settlements in the Shire are of a scale 
such that there is very little formal infrastructure in place.  
There is little to no demand for any form of development and 
consequently there is no justification for any expansion of the 
existing village zoning defining the boundaries of these 

hamlets. 

Key strategies 

The key strategies in response to land use planning issues for 

villages are to: 

maintain the rural village atmosphere of the existing 

settlements. 

support private and public services in the villages where 

possible. 

To facilitate development within the confines of existing 

infrastructure. 

Persons per age group in Gilgai 2006
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Persons per age group in Delungra 2006
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Land use strategies  >> 3 
>> future land use & development  

Key issues  

Inverell  

Shire 

Rural lands 

Environment 

Inverell 
township 

Ashford 

Villages 

Population 

Economy 

Social fabric 

Land use 

Agriculture 

Commercial viability of farms 

Rural living 

Off-farm income & family succession 

Land degradation 

Bushfire 

Flooding 

National Parks 

Threatened species 

Population 

Zoned land 

Infrastructure 

Heavy vehicle transport routes 

Town centre  

Population 

Infrastructure 

Services 

Agriculture 

Population 

Lifestyle  

Agriculture 

Village character 

Objectives 

Sustained population growth. 

Protect the Shire‟s heritage. 

Sustained economic growth. 

Responsible land use planning. 

Maintain rural land in agriculture. 

Diversity and innovation of  agricultural pursuits. 

Minimise land use conflicts. 

Provide for compatible rural activities. 

Protect prime agricultural land. 

Protect the natural environment. 

Protect threatened species habitat. 

Plan appropriately for land containing natural 
hazards. 

Sustainable use of land. 

Sufficient supply of zoned urban land. 

Efficient use of infrastructure. 

Reduce the impact of heavy vehicles. 

Maintain primacy of town centre. 

Provide for health and community services. 

Maintain population numbers. 

Opportunities for rural living. 

Provide for health and community services. 

Support for rural community. 

Efficient use of infrastructure. 

Retain population. 

Support for rural community. 

Efficient use of infrastructure. 

Promote lifestyle as alternative to Inverell. 

Foster community development. 



Strategies  

Provide a range of housing choices and lot sizes to respond to changing population structure and occupancy rate - refer to the 

Living Lands Strategy. 

Provide an adequate supple of zoned land for an increase in services and access to health care- refer to the Living Lands 
Strategy. 

Efficient use of infrastructure by restricting development beyond townships - refer to the Living Lands Strategy. 

Apply appropriate minimum lot sizes for subdivision and dwellings  - refer to the Rural Land Strategy (Note the MLS for the 
North and South candidate areas shown on the map on page 6 is to remain at 200ha until further review and public consultation  
has been undertaken). 

Allow opportunities for specialised agricultural production - refer to the Rural Land Strategy. 

Protect and maintain land that provides a transition between rural and other land uses for varying intensities or environmental 

sensitivities - refer to the Rural Land Strategy. 

Maintain and encourage diversity and growth in the economy -  Employment Lands Strategy. 

Promote infill development within the existing urban footprint of Inverell - refer to the Living Lands Strategy. 

Protect declared environmentally significant and sensitive area - refer to the Inverell Environmental Study. 

Manage development in declared bushfire and flood areas through use of overlays. 

Monitor development approvals to understand and respond to supply and demand. 

Apply a range of zones - refer to the Living Lands Strategy & Employment Lands Strategy (Note the area in Burtinshaw 
Road proposed for a future industrial precinct will be subject to further review in relation to the proposed heavy vehicle by -pass 
route). 

Provide appropriate buffers between residential, commercial & industrial land uses to provide protection to industry and allo w 

high amenity for residential land - refer to the Living Lands Strategy & Employment Lands Strategy. 

Provide a defined road hierarchy and heavy vehicle bypass - refer to the Traffic Study (Note the heavy vehicle by-pass route 
shown on the LLS map on page 11 is subject to further consultation). 

Provide a range of zones and lot sizes to accommodate supply of residential land - refer to the Ashford Residential Land 

Availability Study & Ashford Rural Land Use Survey. 

Ensure community services meet the needs of the Ashford and surrounding residents. 

Allow opportunities for specialised agricultural production and rural living around Ashford - refer to the Ashford Rural Land 

Use Survey. 

Provide small holdings in appropriate locations through use of land use zones in the LEP - refer to the  Rural Land Strategy. 

Allow opportunities for specialised agricultural production refer to the  Rural Land Strategy. 

Maintain the rural village atmosphere of the existing settlements through minimum lot size and zone provisions. 

Facilitate development within the confines of existing infrastructure. 



 
Inverell Shire Council 
144 Otho Street 
P O Box 138 
Inverell  NSW  2360 
 
Tel (02) 6728 8288 
Email: council@inverell.nsw.gov.au 
Website: www.inverell.nsw.gov.au 

FURTHER INFORMATION 
 
For more detailed information that underpins the Inverell Shire Strategic 
Land Use Plan interested parties are encouraged to visit Council‟s website at 
www.inverell.nsw.gov.au   
 
Here you will be able to view and download copies of the major planning strate-

gies including the Rural Land Use Study, Living Lands Strategy and Em-
ployment Lands Strategy, all of which include larger scale maps than those 
presented in this document.   
 
Anyone seeking more specific information regarding the contents of this docu-
ment can contact council‟s Civil and Environmental Services Department. 


