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6.4 ADOPTION OF INVERLEIGH STRUCTURE PLAN 

File Number:   

Author: Alicia Te Wierik, Senior Town Planner 

Authoriser: Greg Anders, Director Assets and Amenity  

Attachments: 1. Inverleigh Structure Plan including: Clause 21.07-5, Feasibility Study 
and Strategic Bushfire Assessment    

 

RECOMMENDATION 

That Council: 
1. Endorse the Draft Inverleigh Structure Plan.  
2. Authorise the preparation and exhibition of the planning scheme amendment which 

incorporates the new Inverleigh Structure Plan into the Golden Plains Planning Scheme.  
 

EXECUTIVE SUMMARY 
 

This report presents to Council for adoption the new Structure Plan for the Inverleigh Township.  The 
officer’s recommendation also seeks Council’s authorisation for commencement of the formal 
planning scheme amendment which will incorporate the new structure plan into the Golden Plains 
Planning Scheme in place of the previous Structure Plan for the township.   
 

BACKGROUND 

The Inverleigh Structure Plan 2005 (ISP 2005) has provided the roadmap for development of the 
town over the last 14 years. Whilst the growth rate has been faster than anticipated, the ISP 2005 
has ensured orderly and respectful residential and commercial development whilst protecting and 
enhancing the environmental and heritage assets of the town.   
In 2017 Council commenced preparation of the Inverleigh Structure Plan due to a limited supply of 
residential zoned land stemming from a faster rate of growth than had been anticipated in the 
Inverleigh Structure Plan 2005.   
Planning policy changes since 2005, including Council’s Domestic Wastewater Management Plan 
and new local policy for the Low Density Residential Zone have also led to the ISP 2005 becoming 
outdated and inconsistent with local and state planning policy.   
At the outset it was determined that the township growth boundary be retained.   
Simultaneously, the Inverleigh Flood Study was undertaken as well as preparation of the Inverleigh 
Streetscape Masterplan. 
Community input has been sought throughout the process, commencing in February 2017 with 
surveys, listening posts and workshops up until June 2018 when the draft Structure Plan was 
presented to the community at both a Listening Post in the main street and the Council Conversation 
Post held at the Inverleigh Recreation Reserve.  
Key directions of the Inverleigh Structure Plan include: 

 Retaining the town boundary 

 Integrating the findings of the Inverleigh Flood Study 2018 

 Providing for a growing population at 4.3% per annum reaching a projected 2,380 persons 
by the year 2033. 

 Addressing the limited availability of suitably zoned and unencumbered residential land by 
removing the minimum lot size of 1 and 2 hectares from areas zoned or earmarked for Low 
Density Residential Zone 
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 Retaining a country town, village character while providing opportunities for small scale retail 
and commercial activity as well as some rural and service industry.  Additional infrastructure, 
recreation and open spaces to be provided with connected paths for walking, cycling and 
horse riding as well as green links for biodiversity to be provided as the town grows.     

 Providing for the extension of the Low Density Residential Zone from the core township and 
Inverleigh Recreation Reserve in a westerly direction towards Phillips Road and Riverview 
Road, when the existing use rights of the existing Broiler Farm in McCallum Road expire 
(expected in April 2020). 

 Identifying the area west of Phillips and Riverview Roads as a Future Investigation Area 
based on the Development Feasibility Study Package undertaken to investigate options for 
the future orderly development of this area. 

 Implementing the design requirements of the Strategic Bushfire Assessment as part of 
rezonings and new developments within the town. 

The new structure plan builds on the outcomes of the ISP 2005 and provides directions to guide land 
use decisions in Inverleigh for the next 10-15 years.   The plan integrates and links the findings of 
Council’s Domestic Wastewater Management Plan; the Inverleigh Flood Study 2018; a Strategic 
Bushfire Assessment of the town; and makes reference to the Inverleigh Streetscape Masterplan. 
The vision for Inverleigh has been revised to represent the sense of place and aspirations of the 
community, whilst retaining the core values that run deep through the town’s history. 
A set of principles to distinguish these values and interpret the vision have been developed with 
objectives and strategies to inform land use decisions for Inverleigh into the future. These will be 
included in the Golden Plains Planning Scheme by way of a planning scheme amendment following 
adoption of the Inverleigh Structure Plan. 
The Inverleigh Structure Plan will replace the existing Inverleigh Structure Plan 2005 at Clause 
21.07-5A in the Golden Plains Planning Scheme and the current local planning policy for Inverleigh 
at Clause 21.07-5 will be revised to reflect the Objectives and Strategies of the latest Inverleigh 
Structure Plan. The current provisions of Clause 21.07-5 and Figure 21.07-5A are provided as 
Attachment M of Attachment 1. 
Updating the Golden Plains Planning Scheme, to include the new Inverleigh Structure Plan, will 
ensure Council is well informed and ready to respond when proposals are presented by developers 
to rezone, develop and pursue land use changes in and around the town.     

POLICY CONTENT 

The Inverleigh Structure Plan will be implemented through the Golden Plains Planning Scheme.  
Specifically, Local Planning Policy at Clause 21.07-5 contains policy direction for the township of 
Inverleigh. The objectives and strategies within the Inverleigh Structure Plan will be inserted in this 
clause and replace the current text. Similarly, the Inverleigh Structure Plan map will replace the 
current plan at Figure 21.07-5A Inverleigh Structure Plan.   

DISCUSSION 

Population Forecasts and Residential Land Supply 
The current population of Inverleigh is estimated at 1,203 persons. A conservative estimated growth 
rate of 2.88% per annum would see the population grow to 1,895 by 2033, however a moderate 
estimated growth rate of 4.36% per annum, and a high estimated growth rate of 7.63% would see 
the population reach 2,380 and 3,900 persons respectively. Taking the average household size for 
Inverleigh (recorded at 2.73 persons in 2016), with a moderate estimated growth rate there is 
identified demand for approximately 430 new houses over the next 15 year period to 2033. The new 
Structure Plan provides for the moderate scenario’s continued gradual growth of the town.  
Purposefully, the footprint of the Inverleigh Town Growth Boundary is not proposed to change from 
the Inverleigh Structure Plan of 2005. What is different however, is that the Low Density Residential 
Zone areas in the new structure plan will default to the State defined minimum lot size of 0.4ha rather 
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than the 1.0 hectare minimum lot size stipulated on the current Inverleigh Structure Plan. This 
change will provide capacity for an estimated 525 Low Density Residential Zone lots within identified 
greenfield growth areas located in the northern sector of the town structure plan area. This land 
equates to approximately 18 years of supply at current growth rates. If the schedule was to remain 
at 1.0 hectare lots there would only be capacity for 234 lots, which is a 7 year supply. 
Land to the south west of the Inverleigh Township will be identified as a ‘Future Investigation Area’ 
rather than “Short and Medium Term Growth Area (1Ha)’. A feasibility study, provided at as 
Attachment K of Attachment 1, was undertaken for this land which highlighted the difficulties 
associated with development due to the fragmented ownership, infrastructure constraints and related 
cost implications. It remains earmarked for residential development in the longer term.   

Additional land around the Inverleigh Recreation Reserve and Victoria Park is proposed to be zoned 
Low Density Residential Zone. This area, between the township and the western ‘Future 
Investigation Area’ has been identified for rezoning from Farming Zone to Low Density Residential 
Zone. This area had previously been constrained by the location of a broiler farm in McCallum Road. 
This operation has recently ceased and the existing use rights will expire in two years, providing 
opportunity for this area to be rezoned to LDRZ and developed at 0.4ha lot sizes. This area is 
expected to yield approximately 22 new lots (less than a 1 year supply).  
At a regional and municipal level, Inverleigh is currently recognised as a village or ‘district commercial 
and retail centre’, with moderate growth predicted and planned for within the established township 
boundary. The Inverleigh Structure Plan will cater for the anticipated population and housing growth 
over the next 20–25 years.   

Environmental Risks 
New flood mapping prepared by the CCMA as part of the Inverleigh Flood Study 2018 has been 
incorporated into the plan. As such the new Structure Plan identifies and responds to the most up-
to-date mapping of flood constraints affecting the town. 
The Domestic Wastewater Management Plan 2015 (DWMP), acknowledged that the situation 
regarding sewerage infrastructure within Inverleigh has changed very little since 2005. The DWMP 
supports the minimum lot size of 0.4 ha in un-sewered areas, consistent with the minimum lot size 
stipulated in the State Planning Provisions for the Low Density Residential Zone. There are no plans 
to sewer Inverleigh in the short to medium term, and planning for the draft Inverleigh Structure Plan 
2018 reflects this.   
It is recognised that the constraints of flooding and a lack of sewer infrastructure combine to limit the 
scale of development in the ‘old township area’ and these factors contribute to the township retaining 
the village character which is highly valued by the community.   
Reducing the loss of biodiversity is also addressed in the structure plan, particularly in relation to the 
vegetation lining the Leigh and Barwon rivers. The Structure Plan provides for additional open space 
along the Leigh River as part of future residential development of the adjoining land. Provision is 
made for a Bio-link between the Common Flora and Fauna Reserve and the Leigh River. This will 
provide a link for the transfer of wildlife between the Common, the township and the Leigh and 
Barwon Rivers as well as providing landscape amenity through new residential areas.       

Risk of fire to the township is acknowledged and managed in the Structure Plan, with the application 
of a Bushfire Management Overlay Buffer which extends into residential areas from The Flora and 
Fauna Reserve and the Inverleigh Golf Course. The consideration of fire risk in the Structure Plan 
was largely informed by undertaking the Strategic Bushfire Risk Assessment for Inverleigh, provided 
as Attachment L of Attachment 1. Ensuring safe access to the Hamilton Highway is necessary when 
planning for subdivisions and bridges must have at least 15 tonne capacity to provide for fire tankers.  

Stakeholder and Community Input  
Relevant authorities, including Barwon Water, Department of Education, CFA, VicRoads and 
VicTrack have been involved and contributed to the plan.  
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Similarly, the Inverleigh community has been informed and engaged throughout the process. Starting 
with more than 100 survey responses, followed by two workshops and two listening posts providing 
one-on-one discussions about the draft plan with up to 70 individuals. The views and values of the 
community have been articulated into the revised vision and principles to guide the future planning 
of Inverleigh.   
Consultation and development of the draft Inverleigh Structure Plan was aligned with consultation 
and preparation of the draft Inverleigh Streetscape Masterplan to ensure transparency and 
integration of these projects.   

CONSULTATION 

Community input has been sought throughout the process.  
Council commenced community engagement in March 2017. The engagement process to date has 
included: 

 A community survey  

 Two information gathering workshops (8 March 2017 for residents & 15 March 2017 for 
community groups) 

 One workshop to present results from the community survey and brainstorm with the 
community on the vision and principles of the Structure Plan (26 October 2017) 

 Two listening post sessions where the draft Structure Plan was presented (16 and 23 
June 2018)  

More than 120 survey responses were received which represents around 10% of the Inverleigh 
community. Key findings from the survey found a positive sense of community, country lifestyle, 
proximity to large towns and the rural ambiance as being highly valued. Areas for improvement 
included roads, rate of development and growth as well as the provision of services including public 
transport. The survey identified there is no singular preferred option within the community for future 
growth. 
Council held a community workshop on 26 October 2017 to provide results of the community survey, 
stakeholder engagement and the latest 2016 census findings (which were released between June 
and October 2017). There was a strong turnout with robust and healthy discussion amongst the 
community on key structure planning issues. The workshop findings demonstrated that while there 
is a mix of views on particular issues, there is also widespread support for the following: 

• Retaining the village character, with its historic and natural environments which are 
cornerstones of the town’s charm and appeal; 

• Ongoing dependency on higher order services within Bannockburn and Geelong so as 
to preserve Inverleigh’s village scale and character; and 

• Support for the continuation of boutique scale commercial development and re-use of 
existing buildings in the main street. 

Brainstorming around the following key structure planning issues was undertaken, which contributed 
to the vision, principles and directions of the Structure Plan: 

• Vision; 
• Land Use (residential, commercial, open space, industry and community); 
• Physical attributes; and 
• Movement – connections / accessibility. 

Council held two listening posts in Inverleigh on 16 and 23 June 2018 to present the draft Inverleigh 
Framework Plan. The listening posts provided an opportunity for one-on-one discussions between 
Council planners and around 70 people from the community. Detailed and valuable feedback was 
received including seven written submissions. At this time the draft Framework Plan was made 
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available on Council’s website and continues to be available. Once the Structure Plan is adopted in 
full it will be uploaded to the website. 
In summary, Council continued to hear clear messages about Inverleigh, including how the country 
town/village character is cherished by the community and is something to be retained. On the matter 
of lot sizes, there were conflicting views. Some residents want to subdivide because they don’t want 
to manage large lot sizes, others want to retain the 1 ha minimum lot size. Proposals for rural and 
service industry, commercial, recreation and suggestions for horse/ bridle paths were also provided 
by the community at the listening posts and in the written submissions. 
Further consultation is proposed with: 

• A workshop, once the Structure Plan has been adopted by Council, to present the final 
Structure Plan and explain how community feedback influenced the final product and 
what the next steps in the process are; and  

• Amendment to the Planning Scheme – Formal Exhibition  
Once adopted officers will present the Structure Plan in full back to the community and explain how 
consultation with the community influenced the final product. Officers will also explain the next steps 
in the process which is to incorporate the Structure Plan into the Planning Scheme.  
The planning scheme amendment process affords residents another opportunity to make a 
submission. Should anyone wish to make a submission when the planning scheme amendment is 
exhibited they will be heard by an independent panel. 

CONFLICT OF INTEREST 

In accordance with Section 80B of the Local Government Act 1989, the Officer preparing this report 
declares no conflict of interest in regards to this matter. 

CONCLUSION 

The Inverleigh Structure Plan has been prepared in consultation with the community and relevant 
agencies. It is presented to Council for adoption and will form the basis of a planning scheme 
amendment to replace the Inverleigh Structure Plan, 2005 to inform and guide land use decisions 
for Inverleigh into the future.    
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