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Chapter 1: Introduction
1.1

Introduction

Forbes Shire is located in Central West of New South Wales and covers an area of
4,719 square kilometres and has a population of 10,098 at June 2004. The main
industries include manufacturing, sheep and cattle farming, wheat, and various other
crops.
The Shire is located on the Newell Highway and has become an increasingly popular
tourist destination. Its heritage buildings, location on the Lachlan River and links to
the bushranger, Ben Hall are some of the more prominent tourist drawcards.
The Shire has a diverse number of settlements of varying sizes and function. These
range from rural localities with no services like Waroo and Daroobalgie, small
settlements with limited services like Bedgerebong and Ootha to the Forbes township,
which has a range of services and facilities. However, there are no typical village
settlements with populations of 100 – 300 like a number of the surrounding Shires.
There are 2 basic landscapes in the Shire – the flat open river floodplains in the north,
west and south and the steeper vegetated land to the east and north east as well as
along the Jemalong Range in the centre of the Shire.
The land within the Shire provides an important resource, both for the Shire and the
wider region. This resource consists of a number of components:






Productive agriculture
Rural landscapes
Towns
Waterways






Native vegetation
Industry
Community facilities and services
Cultural heritage

The council has prepared and exhibited its Growth Management Strategy in 2007. The
Council subsequently adopted this Strategy in December 2007 but did not adopt a
rural dwelling house minimum lot size. The reason for this was the Central West
Inquiry into Rural Lands which had been released and made recommendations for the
preparation of a Rural SEPP. This was gazetted in May this year and the issue has
addressed the issue by EDGE Land Planning by carrying out a review of its current
minimum of 40 ha to make a recommendation for a range of minimums to be
instituted as well as recommending the most appropriate rural land use zonings for
the Shire.

1.2

Rural Subdivision

There are 2 broad forms of rural subdivision:
 Subdivision for farming purposes
 Subdivision for rural residential purposes
Subdivision for farming purposes will create lots that can be large enough to be used
as a farm and is unlikely to cause land use conflict – with adjoining farming and the
EDGE Land Planning
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environment. The size of the lot depends on a number of issues which are discussed
in chapter 3. Suffice to say, it depends on the type of farming – intensive agriculture
can be sustained on smaller lots than extensive agriculture.
Subdivision for rural residential development purposes will create lots that have a
residential basis, not farming.
“The residential use of rural land is called rural residential
development; that is, people live on rural lots, but use the land
primarily for residential rather than agricultural purposes. Although
some engage in ‘hobby farming’, most derive their income from
pursuits not carried out on the land. The main distinction between
urban housing and rural residential housing is bigger lot size and larger
distances between dwellings. This creates a sense of openness and of
living in the landscape rather than in an urban area.
Rural residential development can be divided into two main categories:
rural fringe and rural living. Rural fringe development is characterised
by single detached houses and dual occupancies on lot sizes of
approximately 4000 square metres to 1 hectare laid out in an estate.
This estate usually joins or is in close proximity to an urban area. Rural
living, on the other hand, features single detached houses and dual
occupancies on lot sizes between 1 hectare and 40 to 100 hectares
and can adjoin farmland or vegetated areas. People living on these lots
use the land primarily for residential purposes, although they may
graze some cattle or have horses. This requires lot sizes of more than
2 hectares if land degradation is to be avoided. The lots do not adjoin
townships or villages and are scattered throughout the rural
landscape.” (Sinclair and Bunker, 2007 pp 163-164)
The land use survey showed that both of these are apparent in the Shire and that
they are found mostly around Forbes. The rural fringe areas are currently zoned as
rural 1(c) and they are located around the town of Forbes. Map 1.1 shows the location
of them. Rural living uses are scattered throughout the rural area but are found closer
to the town of Forbes. They have varying lot sizes ranging from approximately 2 ha to
40 ha.
The purpose of this document is to provide analysis and discussion on the most
appropriate size for dwelling houses for farming areas as well as the 2 types of rural
residential development outlined above. In conjunction with the minimum size for
dwelling houses, the most appropriate zoning for rural land will also be recommended.
It should be noted that Council has already adopted the areas to be considered for
rural fringe rural residential development 0.4 ha and 2 ha (referred to as Large Lot
Residential in the Standard LEP) and 10 ha rural living (referred to as Rural Small
holdings in the Standard LEP). They are shown on map 1.2.

EDGE Land Planning
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Map 1.1: Existing Rural 1(c) Zone
EDGE Land Planning
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Map 1.2: Rural Fringe Development
EDGE Land Planning
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Chapter 2: Rural Planning Policies
2.1

Introduction

The State Government has 3 policies and a SEPP that are relevant to the future
planning of the Shire. They are as follows:





2.2

SEPP Rural Lands 2008
Rural Land Use Policy
Policy on Sustainable Agriculture
NSW Policy for Protection of Agricultural Land, 2004

SEPP Rural Lands 2008

The SEPP Rural Lands 2008 was gazetted on 9 May 2008. It applies to the State
except for those Councils in the Sydney Metropolitan Region. The aims of the Policy
are as follows:
(a) to facilitate the orderly and economic use and development of rural lands for
rural and related purposes,
(b) to identify the Rural Planning Principles and the Rural Subdivision Principles so
as to assist in the proper management, development and protection of rural
lands for the purpose of promoting the social, economic and environmental
welfare of the State,
(c) to implement measures designed to reduce land use conflicts,
(d) to identify State significant agricultural land for the purpose of ensuring the
ongoing viability of agriculture on that land, having regard to social, economic
and environmental considerations,
(e) to amend provisions of other environmental planning instruments relating to
concessional lots in rural subdivisions.
The Department have also released a Planning Circular (PS 08-002) to accompany
and describe the SEPP. This states that the aims of the SEPP will be achieved by:









introducing rural planning principles to provide guidance for local Councils when
preparing new comprehensive LEPs or amending LEPs in respect to rural and
environment protection zones
introducing rural subdivision principles to provide guidance for local Councils
which seek to vary existing minimum lot sizes in rural and environment
protection zones
enabling subdivision of rural land for the purpose of primary production below
the minimum lot size without allowance for a dwelling
introducing heads of consideration for the assessment of land use conflict when
councils consider development applications in rural areas
removing concessional lot provisions from LEPs to minimise land use conflicts
and fragmentation of rural lands
enabling the Minister to identify State significant agricultural land and limit
certain types of development on such land

EDGE Land Planning
November 2008

5

Forbes Shire Growth Management Strategy
Draft Rural Lands Supplement


enabling the Minister to establish rural lands planning panels to provide advice
to the Director-General on developments that propose to vary development
standards.

A set of Rural Planning Principles have been outlined in clause 7 of the SEPP and the
Planning Circular provides an explanation of them. This is reproduced below:
(a) The promotion and protection of opportunities for current and
potential productive and sustainable economic activities in rural areas.
In planning for rural areas councils should ensure that zoning and
development controls within LEPs protect the range of current rural uses, i.e.
agriculture, forestry and extractive industries, which contribute to the local,
regional and State economy. Planning controls should be flexible to provide
opportunities for changes in agriculture, existing industries and potential
economic activities. This can be achieved through adopting a range of
appropriate zones, minimum lot sizes and land use that support current and
future rural land uses.
(b) Recognition of the importance of rural lands and agriculture and the
changing nature of agriculture and of trends, demands and issues in
agriculture in the area, region or State.
Economic activities in rural areas make a significant contribution to the NSW
economy. Agriculture, itself, contributes approximately $7.3 billion to the
economy of NSW (2006–07). Future planning for these areas is key to the
social, economic and environmental sustainability of rural areas. Planning for
rural areas should recognise the trends and ongoing change to agriculture
including changing farm sizes, agricultural sector restructuring, and changes in
farm practices and productivity and provide appropriate controls in LEPs to
achieve this outcome.
(c) Recognition of the significance of rural land uses to the State and rural
communities, including the social and economic benefits of rural land
use and development.
The proper management and development of rural areas have significant
social and economic benefits to local rural communities and the broader State
community. Planning for rural areas should recognise the significance of rural
land uses and provide a range of planning responses, such as zoning, land
uses and strategically planned housing opportunities that do not conflict with
rural uses. The role of agriculture, including new and innovative forms, and
appropriately located rural housing in facilitating the social and economic
rejuvenation of local communities is an important factor to consider.
(d) In planning for rural lands, to balance the social, economic and
environmental interests of the community.
Rural lands have a range of social, economic and environmental values
including agriculture, extractive resources, water resources, environmental
services (such as water quality management), tourism, housing, conservation,
landscape values and sustaining rural communities. At times these values may
compete with each other, however sound strategic planning can avoid conflict.
For instance introducing appropriate farm-based tourism uses to rural zones
can permit tourism activity and the associated economic benefits while at the
same time complement the existing agricultural activity. Planning for these
areas should seek to ensure a balance is achieved between these values to
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achieve the proper management of rural land and reinforce opportunities for
rural communities.
(e) The identification and protection of natural resources, having regard
to maintaining biodiversity, the protection of native vegetation, the
importance of water resources and avoiding constrained land.
Planning for rural areas should ensure that appropriate environmental values
and natural resources are identified in the planning process and protected
appropriately through zoning and planning controls, including the use of
environment protection zones to protect important rural landscapes where
soundly justified. This includes protection, management and restoration of
areas of high ecological, scientific, cultural or aesthetic values (such as areas
of native vegetation, riparian areas and habitats of native flora and fauna,
including threatened species, populations and ecological communities). The
new Standard Instrument (Local Environmental Plan) Order 2006 reinforces
the importance of environment protection zones in promoting and protecting
environmental conservation and management. The range of land uses which
are appropriate in environment protection zones should reflect the
characteristics and capability of the land. The Department is drafting a practice
note on the use of environment protection zones in Standard LEPs.
(f) The provision of opportunities for rural lifestyle, settlement and
housing that contribute to the social and economic welfare of rural
communities.
Rural areas are increasingly under pressure for lifestyle housing opportunities.
This demand for rural housing has both social and economic advantages and
disadvantages for rural communities. Planning should identify a range of
housing choices within rural areas including urban areas, rural lifestyle and
housing associated with rural activities. Housing opportunities should be
determined through a strategic planning process to avoid land use conflict,
avoid constraints, fragmentation of rural land and provide access to
appropriate infrastructure and services. The provision of a reasonable quantity
of rural lifestyle development opportunities in strategically appropriate
locations can be an important factor in reducing the pressure for lifestyle
housing on important agricultural land.
(g) The consideration of impacts on services and infrastructure and
appropriate location when providing for rural housing.
In planning for housing in rural areas the costs and impacts to the community,
councils and State government of providing access to services and
infrastructure needs to be considered. The costs to local councils for basic
services such as roads (including maintenance), water, garbage collection etc,
should be a significant factor in considering proposals in remote locations.
(h) Ensuring consistency with any applicable regional strategy of the
Department of Planning or any applicable local Strategy endorsed by
the Director-General.
Where an applicable regional strategy or endorsed local strategy provides
outcomes and actions relevant to rural areas for the preparation of a LEP,
councils should ensure LEPs are consistent with and implement those
outcomes and actions.
A set of Rural Subdivision Principles have been outlined in clause 8 of the SEPP and
the Planning Circular provides an explanation of them. This is reproduced below:
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(a) Minimisation of rural land fragmentation.
Unplanned rural subdivision through inappropriate planning controls can result
in fragmentation of rural lands which can result in lots sizes which do not
reflect the needs of rural land uses, potential conflict with existing agriculture,
and land prices reflecting residential demand rather than agricultural potential.
Future planning should avoid controls which result in fragmentation of rural
lands. A range of lot sizes can be considered based on agricultural suitability
and capability, trends in agriculture, land ownership patterns, commercial
sustainability, impact of current lot sizes on future land uses, environmental
constraints, and infrastructure provision.
(b) Minimisation of rural land use conflicts, particularly between
residential land uses and other rural land uses.
Residential and non rural uses in rural areas often result in land use conflicts
with existing rural uses, such as agriculture, extractive industry, forestry, food
processing, or transport. Planning for rural areas should consider possible land
use conflicts at both the land use planning (LEP) and development application
stage. Consideration of the location of future urban and rural residential areas,
existing rural uses, a range of lot sizes, permissible land uses within zones,
setbacks and buffers should be undertaken when preparing new LEPs and
reviewing lot sizes. The heads of consideration in clause of 10 of the SEPP are
also relevant in this regard.
(c) The consideration of the nature of existing agricultural holdings and
the existing and planned future supply of rural residential land when
considering lot sizes for rural lands.
A review of lot sizes should consider the size and pattern of existing rural
holdings and their related economic activities. A review may result in a range
of lot sizes that meet the requirements for primary production, existing and
future, and rural housing opportunities. Future opportunities for rural
residential development should be strategically planned and located to avoid
potential land use conflicts, be easily serviced and provide for a sufficient
quantity and range of rural housing needs.
(d) The consideration of the natural and physical constraints and
opportunities of land.
A review of rural lot sizes should have regard to existing environmental values
and natural resources, including the agricultural viability of the land. Future
controls for lot size should reflect such constraints and be developed to reflect
these constraints and opportunities where appropriate.
These considerations should also aim to:

minimise impacts on the natural environment, including avoiding
increased fragmentation of native vegetation and habitats of threatened
flora and fauna (including threatened species, populations or
communities)

avoid inappropriate development in areas which may be constrained
due to biodiversity, land and water values.
(e) Ensuring that planning for dwelling opportunities takes account of
those constraints.
Any review of minimum lot sizes that will permit the subsequent erection of
dwellings should ensure that lot sizes are an adequate size to permit dwellings
and manage any constraints, including the need for appropriate buffers to any
surrounding agricultural uses.

EDGE Land Planning
November 2008

8

Forbes Shire Growth Management Strategy
Draft Rural Lands Supplement
The SEPP Rural Lands was one of the recommendations of the Central West Rural
Lands Planning Panel which was established in February 2007. The Panel was formed
to provide recommendations to the Minister for Planning for 13 Local Government
areas within the Central West of New South Wales in relation to 5 specific terms of
reference these being:







Establish the extent, value and location of agriculture in the Central West
Region of New South Wales.
Identify the key land use planning threats to its ongoing viability.
Assess the net benefits of agricultural land uses in terms of economic, social
and environmental benefits.
Advise on a preferred land use planning approach to ensure the continuation
of agriculture, which takes into account social, economic and environmental
factors. The approach is to identify an appropriate mix of strategic, statutory
and incentive based mechanisms.
Provide specific advice on establishing minimum lot sizes and/or subdivision
constraints through the Local Environmental Plans and the appropriateness
of the Department of Primary Industries methodology for determining
minimum lot sizes, including the issue of off-farm income.

The Panel’s findings can be summarised as follows:
 Agriculture is an important component of the Central West and that it is
changing in its nature across the whole nation. It also found that farm incomes
fluctuate with the varying commodity prices.
 The key land use threats to the ongoing viability of agriculture is the lack of
understanding in some quarters of the changing face of agriculture. The
uncertain planning environment, land use conflicts between rural residential
uses and agriculture as well as the fragmentation and loss of rural land were
also seen as threats.
 It was found that there were net benefits in terms of economic, social and
environmental aspects.
 A new SEPP has been proposed as the preferred land use planning approach in
association with the Standard LEP and Advisory Independent Hearing and
Assessment Panels.
 The DPI methodology is considered inappropriate because it relies soley on the
economic viability of agriculture. It was the Panel’s recommendation that the
existing minimum lot sizes in the region be maintained.

2.3

Rural Land Use Policy

The Rural Land Use Policy of the Department of Planning covers the following matters:


The need to preserve the rural land as a resource including the following
matters:
o
o

o

to minimise the loss or fragmentation of agricultural land or holdings
to maintain and promote agricultural activities and uses and to
provide opportunities for a greater variety of agricultural uses in the
future
to protect the productive capacity of agricultural land
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o
o
o



Planning for settlements are to include the following:
o
o
o
o
o
o
o
o
o
o

2.4

to minimise landuse conflicts and environmental impacts
to protect and maintain the scenic and landscape values of rural
lands
to protect and restore the natural resource base on which
agriculture and other land uses depend

to ensure supply of new housing relates to demand
to plan for rural residential development in the context of a rural
release or settlement strategy
to maximise use of existing infrastructure in the provision of urban
and rural residential lots
to conserve or use land in a way that will not prejudice future urban
purposes
to minimise impact on the existing and potential productivity of
agricultural land
to minimise landuse conflicts and environmental impacts
to protect and maintain scenic landscape values
to provide for a variety of urban and rural living opportunities
to ensure settlement relates to the physical, social and service
catchments
to ensure coordination on a regional level and between adjoining
local government areas

Policy for Sustainable Agriculture

The State Government’s Policy for Sustainable Agriculture seeks to create an
environment in which agricultural enterprises can contribute positively to the state’s
productivity and economy, protect the state’s biological and physical resource base
and thus support the State’s rural people and communities. The purpose of the policy
is to facilitate a coordinated approach to achieving an ecologically and economically
sustainable agricultural sector in New South Wales. The Policy provides an agreed goal
for sustainable agriculture in New South Wales, common objectives, and strategies
that should guide a wide range of stakeholders towards this goal. It also provides a
framework within which individual agencies and interest groups can develop specific
position statements and action plans. The policy develops objectives and strategies for
the following areas:







Agricultural production
Land management
Water use and quality
Nature conservation on farms
Rural communities
Integrated management

It is a whole of Government Policy which is to be implemented by all government
departments.
Objectives of the Policy for Sustainable Agriculture relevant to strategic local planning
are to:
EDGE Land Planning
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 Ensure that there is the opportunity for the ongoing use of land for agriculture
both in having lands available for the next generation of farmers to farm, as
well as to undertake agriculture without hindrance. Conflict is one of the
complications from allowing unplanned or poorly planned residential
development in or next to agricultural lands. This addresses intergenerational
equity as one of the principles of ecological sustainable development (ESD).
With any government process, all ESD principles should be adopted as basic
principles.
 Facilitate the structural adjustment of agriculture industries and rural
communities to enhance the sustainability of agriculture (i.e. facilitating farm
adjustment and avoiding the speculation that comes with allowing other
competing land uses). It also recognises that with increasing environmental
regulation regarding noise, dust, odour and chemical use, the impacts of
practising agriculture can be managed better on farm, and between farms.
This can be achieved through having separate zones for agricultural production
and ensuring that the integrity of agricultural areas are preserved.
 Provide opportunities for agricultural processing facilities to be located in rural
areas and to strengthen supporting infrastructure
The former Departments of Agriculture and Urban Affairs and Planning (now part of
the Department of Primary Industries and Department of Planning respectively) in
2001 developed the following policy on the development of LEPs for rural areas:

 Minimum lot sizes for subdivisions that may be eligible for a dwelling consent

should be determined based on the area required to sustain a farming enterprise
typical for that locality. This approach recognises the role of off farm income and
that smaller parcels of agricultural land can be traded, however no dwelling
rights are attached to these smaller lots.
 Concessional allotments are an inappropriate form of subdivision and should be
progressively removed from plans across the State.
 Rural lifestyle opportunities should be provided for in a planned way, based on
rural residential strategies and zones.
 Intensive forms of agriculture need to be catered for in the planning process.
Determining allotment sizes for sustainable intensive agricultural developments
will need to carefully consider potential environmental impacts as well as return
on capital invested
This policy has been formalised in the 2001 report to the Premier of NSW by the NSW
Sustainable Agriculture Review Group.

2.5

Policy for the Protection of Agricultural Land

The Policy for Protection of Agricultural Land was adopted in May 2004. It provides
detail on the provision of advice concerning the preparation of Environmental Planning
Instruments – State Environmental Planning Policies (SEPP), Regional Environmental
Plans (REPs) and Local Environmental Plans (LEPs). It references the policy on
Sustainable Agriculture. The document promotes a strategic approach to the
preparation of planning instruments which is openly consultative with the local
communities as well as being transparent.
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There are 3 major policy focuses to protect agricultural land, according to the policy.
They are as follows:

 Environmental planning instruments
 Conversion of land
 Minimum size of holdings for a dwelling entitlement
The Policy states that Environmental Planning Instruments should be structured to:

 promote the continued use of agricultural land, particularly prime crop and






pasture land, for commercial agricultural purposes, where that form of land use
is sustainable in the long term;
avoid land use conflicts;
protect natural resources used by agriculture;
protect other values associated with agricultural land that are of importance to
local communities, such as heritage and visual amenity;
provide diversity of agriculture opportunities, including specialised agricultural
developments, at appropriate locations to provide scope for development in
rural areas; and
allow for value adding and integration of agricultural industries into regional
economies.

The conversion of land used by agricultural enterprises to other uses should only take
place where fully justified and after consideration of alternative sites and options. Any
decisions to convert agricultural land to non agricultural uses should consider the
optimal agricultural use of the land and alternative ways to structure the agricultural
business. This is to ensure that competing land uses are located so as to maximise the
benefit to the community. It requires the determination of the economic,
environmental and social contributions from agricultural land uses, preferably through
a local or regional rural land study.
Criteria in environmental planning instruments to determine the minimum size of
holdings necessary for a dwelling entitlement should be developed to suit local needs
and conditions. The objective is to reduce opportunities for conflict with commercial
agricultural enterprises by minimising residential uses that are not directly associated
with commercial farms. The policy goes on to state that setting a large minimum is a
disincentive to life style purchasers but the size also needs to allow for entry by young
farmers and the criteria should also allow for more intensive forms of agriculture
where appropriate. The policy also notes that specifying a minimum area for a
dwelling entitlement has been an effective strategy that is easily understood and is
efficiently implemented, Councils should also consider other approaches to achieving
the goal of minimising conflict in agricultural production zones so that farms can
operate without unnecessary restrictions.
The Policy states that the minimum area for a dwelling entitlement and other
provisions in Environmental Planning Instruments to regulate subdivisions should take
account of the following factors:

 the agricultural productivity and suitability of the land in question;
 the nature and requirements of agricultural industries in the area being
considered;
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 the risk of creating land use conflict;
 the current distribution of property sizes; and
 cumulative impacts.
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Chapter 3: Rural Lands Planning
3.1

Introduction

Planning for rural land is necessary to ensure that the agricultural use is able to be
sustained, it being noted that the agriculture of the Shire is one of the key economic
drivers for the future.
The Rural SEPP and the section 117 Direction for preparing LEPs require that the
Council address the Rural Planning and Rural Subdivision Principles that are outlined
in the SEPP.
This chapter will deal with the issue of preserving rural landscapes, the zoning of rural
land and the minimum lot size for a dwelling house.

3.2

Preserving Rural Land

Rural land has 3 productive components. It is a source of food and fibre, a biodiversity
resource and a place for people to live. These relate to the three components of ESD
in the following manner:
Source of food, fibre & resources
Biodiversity resource
Place to live

Ä
Ä
Ä

Economic
Environment
Social Equity

There is a need to find the balance between of all three of these components to
achieve a sustainable future.
Agricultural land is a finite resource, it is not a commodity. It is a resource that is
dwindling in NSW as productive land is converted to residential and rural residential
use. It is acknowledged that this is not happening to a large degree in the Shire,
except for land around Forbes and to the east around Cookamidgera, where there
have been some recent subdivision of land in to 40 ha lots as well as scattered
subdivisions in other areas (this will be discussed in section 3.4). There is, therefore a
need to allow farms to continue by not permitting unnecessary fragmentation of them.
"Prime agricultural soils represent the highest level of agricultural
productivity; they are uniquely suitable for intensive cultivation with
no conservation hazards.
It is extremely difficult to defend
agricultural lands when their cash value can be multiplied tenfold by
employment for relatively cheap housing. Yet the farm is the basic
factory - the farmer is the country's best landscape gardener and
maintenance workforce, the custodian of much scenic beauty. The
market values of farmland do not reflect the long-term value or the
irreplaceable nature of these living soils. An omnibus protection of all
farmland is difficult to defend; but protection of the best soils in a
metropolitan area would appear not only the sensible, but clearly
desirable." (McHarg, 1992 p 60)

EDGE Land Planning
November 2008

14

Forbes Shire Growth Management Strategy
Draft Rural Lands Supplement
One major issue with planning for the preservation of agricultural land is the size of
the holdings that currently exist. The smaller the lot the more likely it is to be used for
a residential use and when there is a mixture of rural residential (this can range from
1 – 2 ha to 40 ha) and agriculture (both extensive and intensive). It can lead to rural
land use conflict. Where there are a number of larger lots it is easier to protect the
resource for agricultural use because of the ability to locate any dwellings away from
the agriculture that is practiced on the adjoining land. There is also a higher
probability that the land will be used for agriculture rather than rural residential if it is
a larger size.
It should be recognised that this desire to subdivide is based on the farmers’ belief
that they should be permitted to subdivide the land or that they have a ‘right’ to
subdivide. At no time has there been any indication from the Council or State
Government that they would be able to subdivide some time in the future. It is a
resource that can be utilised in the future if it is not subdivided. However, experience
has shown that once land is subdivided, even into rural residential lots of 10 to 20 ha
to 40 ha and even up to 100 ha, the ability for it to be used for sustainable
agricultural use is lost.
As planners seek to balance the needs of agricultural producers with those of rural
residential dwellers and biodiversity habitat, they must also bear in mind the
importance of preserving the rural landscape. In Australia, planning policy and
regulation are the main mechanisms for doing this, but overseas research (Daniels
and Daniels 2003) shows that there is a need to balance these mechanisms with
incentives, economic development initiatives and farming infrastructure while
encouraging community engagement, communication and education. There is also a
need to understand and take advantage of the linkages between these three
components. An effective policy regime for preserving important rural landscapes
requires the application of all these elements, as outlined in figure 3.1.
It is not intended to discuss these aspects in detail here, suffice to say that to be
effective, there is a need to address all of them and not only one or 2, as is the case
at present where there has traditionally been an emphasis on zoning and regulation.
The linkages to incentives, economic development and the need for farming
infrastructure as well as techniques to engage the community, communicating with
the community and educating the community of the benefits of preserving farmland
also need to be addressed. Whilst it is acknowledged that Local Government can play
a role in promoting farmers markets, for example or publishing information about the
issues surrounding rural land use conflict, they are mostly issues of State Government
responsibility.
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Planning
Policy and
regulation

Linkages
Incentives,
Economic
Development
and
Infrastructure

Community
Engagement,
Communication
and education

Figure 3.1: Policy responses to preserving rural landscapes
Source: Sinclair and Bunker (2007).

3.3
3.3.1.

Designating Rural Land
Rural Land Units

Landuse surveys and holding size analyses have been used to identify land with
common features as a foundation for future zoning. The landuse survey is used
because it provides an overview of the existing landuse pattern within an area and
therefore gives an indication of the predominant landuses which should be conserved.
It is important to consider the size of the lots and holdings within an area because the
existing fragmented lot patterns contribute to rural land use conflicts and the ability of
the area to be protected from such rural landuse conflicts.
The methodology used identifies a series of land units as the basis for the land use
designations. These land units are areas, which are contiguous, have similar
characteristics, reflect the existing land use pattern and are generally homogenous in
nature. These characteristics can be topographical, the abundance of vegetation, the
similarities in landuses, land tenure, landscape character or the like. They have also
been based on an understanding of the issues affecting the Shire as well as a review
of planning policies of other local government areas. Comments from the community
were also taken into consideration. In particular is the desire of the community for
lifestyle and conservation of vegetation and the natural features and environmental
qualities of the area as well as the continuation of agriculture. It is important to note
that these units are based on the existing land uses and landforms and that no
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attempt has been made at this stage to consider the policy and planning provisions
that relate to the land. This is the next step.
The methodology is described in the Growth Management Strategy. Based on this
methodology, there are 5 broad land units within the Shire. The land units are
outlined on Map 3.1 and are as follows:







Agriculture
Rural Landscape
Native Vegetation
Rural Fringe
Rural Living
Towns and Villages
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Map 3.1: Rural Land Units
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The Agriculture land unit is based on the high class agricultural land, which covers
most of the Shire. It is characterised by broad acre and irrigated cropping as well as
grazing of sheep and cattle. It is also characterised by areas of native vegetation.
Photo 3.1 shows the land unit.

Photo 3.1: Agriculture Land Unit
Date of Photo: March 2006

The Rural Landscape land unit is based on the hilly to steep land to the north east and
south east of the Shire. This area is mostly used for grazing but does have some
cropping. There are significant parts of this area that is covered by native vegetation
which is in large areas as well as being scattered. Photo 3.2 shows the land unit.

Photo 3.2: Rural Landscape Land Unit
Date of Photo: March 2006
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The Native Vegetation land unit consists of the land that is covered by a significant
amount of native vegetation which is scattered across the Shire on both flat and steep
land. The land has mostly poor soil quality which makes it unsuitable for agriculture.
It does provide a rich source of biodiversity. There is also significant areas of native
vegetation adjacent to the Lachlan River and its tributaries and this riparian
vegetation is also significant. The land unit also includes areas of State Forest and
National Parks and Nature Reserves. Photo 3.3 shows the land unit.

Photo 3.3: Native Vegetation Land Unit

Date of Photo: March 2005

The Rural Fringe land unit consists of the land that is currently subdivided into 4,000
m2 to 2 ha lots and are found on the northern outskirts of town between Farnell St
and Calarie Road. Photo 3.4 shows this land unit.

Photo 3.4: Rural Fringe Land Unit
Date of Photo: March 2005
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The Rural Living land unit covers the rural residential areas that are not adjoining the
urban area but are some distance from it. They are on lots of 2 ha to 40 ha and are
mostly around the town of Forbes. Photo 3.5 shows the rural living lots on South Lead
Road.

Photo 3.5: Rural Living Land Unit
Date of Photo: March 2005

The Towns and Village land unit is the town of Forbes as well as the Villages of
Bedgerebong and Ootha. Photo 3.6 shows the village land unit.

Photo 3.6: Town and Village Land Unit – Ootha
Date of Photo: March 2005
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3.3.2.

Rural Land Designations

The land units can be translated into future zones. However, as this is a strategy and
does not zone the land, the term land use designation has been used to describe
them.
The utilisation of landuse zoning to segregate landuses is a commonly used practice in
New South Wales. In rural areas however there has generally been one or 2 generic
type zones that have been called a "rural" zone. One of the major reasons for zoning
an area is to preclude or regulate specific uses that are considered to be not in
keeping with the general amenity of the area.
Zone names such as residential, commercial and industrial are used to identify a list of
specific land uses that are permissible in a particular location. Rural zones are often
less specific. The term rural describes a character, not a use. It is therefore
appropriate to use a zone name that provides an indication of the uses that are
carried out within that area. The recently gazetted Standard LEP provides a list of
names that conforms to this but it is necessary to ensure that the zones are applied to
the land in a logical manner.
Zoning can also be used to identify the major objective for any future as well as
existing development in an area for example, if an area is of high conservation status
then a zone name outlining this is also appropriate.
A sieve methodology has been used to determine the land use designations.
The recommended designations are as follows:






Primary Production
Forestry
Large Lot Residential
Rural Small Holdings
Village

Whilst it is acknowledged that there is a significant area of native vegetation in the
Jemalong Range and in the north eastern parts of the Shire, its status is not fully
known and so it is not considered appropriate to recommend environmental protection
designations at this stage. Once the status of it is known, it may be considered
appropriate to create a specific zone, such as environmental management, to ensure
that the vegetation is conserved and the biodiversity protected.
The rural designations are outlined on Map 3.2 and are discussed below.
It should be noted that some of the Large Lot Residential designation have already
been adopted by the Council in the Forbes Shire Growth Management Strategy and
does not need to be mentioned again in this document which is focused on the rural
subdivision minimum and zoning. The land is shown on map 1.2.
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Map 3.2: Land Use Designations
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Primary Production
This is the majority of the Shire. The land is mostly class 2 and 3 and is used mostly
for cropping and grazing.
Irrigated cropping will be encouraged because of the availability and security of the
water resource and high soil quality. Agriculture is the main use to be practiced on
this land and the vast majority of other uses are to be prohibited with the exception of
low scale tourist facilities such as bed and breakfast style accommodation.
The subdivision minima would be 200 hectares for allotments seeking a dwelling
entitlement. This would be reduced to 40 hectares where irrigated agriculture in the
form of intensive plant horticulture as defined under the Standard LEP instrument is
practiced fulltime.
It is worthy to note that the definition of intensive plant
horticulture does not include the growing of lucerne for hay production which currently
encompasses a large proportion of irrigated agriculture in Forbes.
A separate
minimum of 100 hectares is proposed for this use.
It is also not considered
appropriate that the broad acre irrigation area serviced by the Jemalong Irrigation
Scheme have the potential to fragment holdings to a minimum 40 hectares and
therefore would also be subject to a 100 hectare minimum area of subdivision to be
eligible for an accompanying dwelling entitlement. There would be no subdivision
minima for the purposes of agriculture.
A set of desired future character statements (which can ultimately become the zone
objectives) should be prepared for the designation and it should include the following
matters (the first 4 are from the Standard LEP which are compulsory):








To encourage sustainable primary industry production by maintaining and
enhancing the natural resource base.
To encourage diversity in primary industry enterprises and systems
appropriate for the area.
To minimise the fragmentation and alienation of resource lands.
To minimise conflict between land uses within the zone and with adjoining
zones.
Protection and improvement of water quality.
Preservation and enhancement of native vegetation, including habitat
corridors.
Protection of the amenity of existing residents.

It should be noted that these will be finalised when the Draft LEP is prepared.

Rural Small Holdings
This designation covers the current zone rural 1(c) zone at River Road and Cowra
Road.
The subdivision minimum is 10 ha and this is also the minimum for a dwelling house..
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A set of desired future character statements (which will ultimately become the zone
objectives) should be prepared for the designation and it should include the following
matters (the first 4 are the objectives as stated in the Standard LEP):
 To enable small-scale sustainable primary industry and other compatible land
uses.
 To maintain the rural and scenic character of the land.
 To ensure that development does not unreasonably increase the demand for
public services or public facilities.
 To minimise conflict between land uses within the zone and adjoining zones.
In addition, it is considered that the following should apply:
 To provide for a restricted range of employment generating development
opportunities that are compatible with adjacent or nearby residential and
agriculture development.
 To protect and enhance native vegetation and the quality of existing
waterways and water resources.
 To ensure that development does not:
Ö generate significant additional traffic, or create or increase a condition of
ribbon development on any road, relative to the capacity and safety of
the road, and
Ö create unreasonable or uneconomic demands for the provision or
extension of public amenities or services.
 To ensure that development has proper regard to the environmental
constraints of land and minimises any off and on site impacts on biodiversity,
water resources and natural landforms.
Controls should also be placed on the height of dwellings as well as the impact they
have on the landscape by way of location and appearance. For example, they should
be located below ridgelines and be of colours that blend in with the surrounding
environment. This matter will be dealt with in the draft LEP, however it is mentioned
here to give an indication of the intention.
Consideration should be given to placing controls on the clearing of land and
preservation of areas of known biodiversity habitat and important habitat linkages.
There is also a need to prohibit any further intensive forms of agriculture to minimise
any future rural land use conflict.
It should be noted that these will be finalised when the Draft LEP is prepared.

Large Lot Residential 20 ha
This land covers land that has been identified as part of the process of reviewing the
rural dwelling house minimum lot size and is discussed in section 3.4.
The mixture of rural uses is to be retained with controls placed on the location of
houses so that they do not create a conflict by being too close to the boundaries,
thereby creating rural land use conflict. Agriculture, particularly intensive forms of it
are not to be encouraged as they have the potential to cause land use conflict with the
predominately rural residential uses in the area.
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Lot sizes are to be a minimum of 20 hectares, with a dwelling entitlement given to
each of the existing lots that are less than 20 ha. This will provide a mix of lot sizes.
A set of desired future character statements (which can ultimately become the zone
objectives) should be prepared for the designation and it should include the following
matters:






Preservation of the open rural landscape and its cultural heritage values.
Buildings to blend into the landscape by having ‘earthy’ colours and low
scale buildings.
Protection and improvement of water quality.
Preservation and enhancement of native vegetation, including habitat
linkages.
Protection of the amenity of existing residents.

Controls should also be placed on the height of dwellings as well as the impact they
have on the landscape by way of location and appearance. For example, they should
be located below ridgelines and be of colours that blend in with the surrounding
environment. . This matter will be dealt with in the draft LEP, however it is mentioned
here to give an indication of the intention.
It should be noted that these will be finalised when the Draft LEP is prepared.

3.4

Minimum Lot Size for a dwelling House

The SEPP Rural Land 2008 allows the Council to retain its existing rural subdivision
provisions. It is noted that the current rural subdivision provisions allow for a
minimum of 40 ha. This is considered to be too small for dryland farming and is likely
to lead to rural land use conflict with adjoining farms.

3.4.1.

Existing Subdivision Controls

It is noted that over the past 2 years, there have been a number of subdivisions of
larger properties into 40 ha lots. These lots are not being used for agricultural
purposes and are being used for rural lifestyle (residential) and not farming. The
subdivisions are shown on Map 3.3 and it can be seen that the majority of them are
20 to 30 km and more from Forbes. As outlined in section 1.2 this type of subdivision
is rural residential and categorised as rural living (although the zoning will be Large
Lot Residential). Whilst there are some of these lots with dwellings on them the
majority of the lots have sheds and caravans erected. One such shed and caravan can
be seen from photo 3.1.
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Photo 3.1: Shed and Caravan on 40 ha Lot

Date of Photo: May 2008

The discussion about Rural Residential development in the Growth Management
Strategy has highlighted the need for this type of development to be in close
proximity to the urban area because of the need for access to services and facilities. It
is clear from Map 3.3 that the existing 40 ha subdivisions are not close to the services
and facilities provided in Forbes. It is acknowledged that Eugowra and Parkes are
close to the Shire boundaries but Eugowra does not have the services and facilities
that are provided in Forbes. It is unreasonable for residents of Forbes Shire to have to
travel to Parkes for services and facilities that can be provided in Forbes. A more
sustainable solution is to increase the minimum lot size for a dwelling house (which
will facilitate farming and not rural residential development) and provide specific areas
for rural living style of development in close proximity to the town of Forbes. The
proliferation of 40 ha lots (which are expected to continue) will also artificially inflate
land prices to the extent that land is valued more for its dwelling potential than its
agricultural value. It also creates fragmentation of rural land which is difficult and
costly to service. There are also potential impacts on natural resources and
biodiversity.
The issues surrounding rural lot sizes can be categorised into the subdivision
minimum and the minimum lot size for a dwelling house. It is important to make the
distinction between them and to recognise that it is the minimum size for a dwelling
house that is the most important aspect. It is also necessary to have regard to the
provisions of the Rural Lands SEPP which have been outlined in Chapter 2.
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Map 3.3: 40 ha Subdivisions
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There are a number of issues that have to be taken into consideration when
considering the most appropriate subdivision minimum. They are as follows:
Current fragmentation and holding pattern;
Current subdivision & dwelling house minimum;
Range of holding sizes;
Current dwelling entitlements;
Potential to increase the fragmentation;
Number of potential subdivisions;
Impact on services and facilities;
Impact on traffic generation and road upgrading;
Ability to do boundary adjustments; and
The area of the land required to sustain a farming enterprise typical for the
area
 Value of land in the Shire











There also has to be an acknowledgement that a number of farms in the Shire have
an off farm source of income which supplements the income gained from agriculture.
Anecdotal evidence suggests that this is an increasing trend in the Forbes Shire as
well as all across the State.
An analysis has been carried out of the holdings for the Shire. Map 3.4 shows the
holding size analysis. As can be seen from the map, the majority of holdings less than
38 ha are surrounding the town of Forbes and that holdings between 38 ha and 100
ha are along the Lachlan River. The 200 to 400 and 400 to 600 ha farms are scattered
across the Shire but there are some areas like Garema to Wirrinya and Waroo –
Bedgerebong – Ootha where they are the dominant holding size. The 600 to 800, 800
to 1,000 and 1,000 and above are mostly to the west in the Corinella – Jemalong and
Ootha areas.

EDGE Land Planning
November 2008

29

Forbes Shire Growth Management Strategy
Draft Rural Lands Supplement

Map 3.4: Holding Size

EDGE Land Planning
November 2008

30

Forbes Shire Growth Management Strategy
Draft Rural Lands Supplement

3.4.2.

Economic Assessment

The following assessment has been based on a methodology that was prepared by the
Department of Primary Industries and Department of Planning and is included as
Appendix 1 of the Growth Management Strategy. However, its status is as an advisory
document and the methodology is now referred to as the former methodology. It has
been used to provide a commercial farm size for the Shire. The steps in the
methodology are outlined then the results of how it has been applied to the Shire are
shown. The full workings are reproduced as Appendix 2 of the Growth Management
Strategy.
Step 1 – Identify Key Agricultural Industries & Enterprises in the LGA:
 What are the Main Agricultural Industries?
 What is the Shire well known for?
 Has Agriculture in the Shire changed over time? If so, what has happened?

Step 2 – Identify the Characteristics of Farms in the Shire:
 What are the land use characteristics of major agricultural enterprises?
 Are there distinctly different patterns of agriculture in different areas across

the Shire?

Step 3 – For Key Agricultural Enterprises identified:
 Determine the Existing Production Levels of key enterprises

Ö Crop yields
Ö Livestock Performance
Ö Carrying Capacity

 Determine Input/Production Costs

Step 4 - Determine Appropriate Gross Margins for key enterprises:
 Deduct Input costs from gross income.

Step 5 – Determine a target income for a commercial farming unit
(Break even point)
Step 6 – Calculate the Overhead Costs
 Rates, electricity, phone, farm maintenance, depreciation, family labour

Step 7 - Calculate the area needed to generate the breakeven level of income
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 Gross margins multiplied by area of enterprise

The methodology has been applied to the Shire by Council and the following is the
outcome. It has been arranged to answer the questions in the methodology outlined
above.
1. Key Agricultural Industries & Enterprises in the LGA:
1.

Main Agricultural Industries?

Ö Cereal Cropping and Sheep for Wool
Ö Cereal Cropping & Beef Fattening
Ö Lucerne Hay Production and Fat Lambs
2.

What is the Shire well known for?

Ö Sheep, Grain & Irrigated Agriculture
3.

Has Agriculture in the Shire changed over time? If so, what has happened?

The agricultural base of Grains and Sheep has remained dominant with the coming
and going of other agricultural uses including dairying, feedlots beef & sheep,
orchards & vegetable production.
2. Identify the Characteristics of Farms in the Shire:
4.

What are the land use characteristics of major agricultural enterprises?

Ö Diversified farms 50/50 mix of livestock & cropping, lucerne & fat lambs,
wheat and sheep, wheat and cattle, etc

5.

Are there distinctly different patterns of agriculture in different areas across
the Shire?

Ö Irrigated

and dryland agriculture.
moves further west.

Carrying capacity reduces as one

Economic Analysis
3. Production Levels of Key Enterprises on Farms
Determine the Existing Production Levels of key enterprises

Ö Crop yields

- Dry Land 2 tonnes per ha
- Irrigated 5 tonnes /ha

Ö Livestock Performance Indicators:

Carrying Capacity - Dry land
- Irrigated
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4. Gross Margins for key enterprises:
(source: DPI 2006)
Wheat – Long Fallow
Flood Irrigated Lucerne
Merino Eves (21 Micron)
1st Cross Ewes – Terminal Meat
Beef Grow Out Steers 240-460kg

$/ha
244.80
1,855.83
215.42
223.41
182.25

Forbes Local Estimates
Option 1:
a.

Cereal Cropping and Sheep for Wool

Option 2:
b.
Cereal Cropping & Beef Fattening
Option 3:
c.

Lucerne Hay Production and Fat Lambs

5. Target income for a commercial farming unit
Return on investment – Estimate $60,000 cropping enterprise, considered break even
point
Step 6 – Calculate the Overhead Costs
Rates, electricity, phone, farm maintenance, depreciation, family labour, fencing,
water supply machinery repairs
Estimated 40% of total farm costs
7. Area needed to generate income
Option 1:
a.

Cereal Cropping and Sheep for Wool

Farm Size
200ha
300ha
400ha
500ha
600ha
800ha
1,000ha

Income
$28,682
$43,023
$57,364
$71,704
$84,332
$114,728
$143,410

Farm Size
200ha
300ha

Income
$-7,966
$3,592

Option 2:
b.

Cereal Cropping & Beef Fattening
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400ha
600ha
800ha
1,000ha

$4,788
$7,182
$9,576
$11,790

Option 3:
Diversified Cereal Cropping and Sheep for Wool having 1st Cross Fat Lambs

c.

Farm Size
200ha
300ha
400ha
500ha
600ha
800ha
1,000ha

Income
$27,387
$41,066
$55,355
$68,445
$82,134
$109,513
$136,625

Option 4
d.

Flood Irrigated Lucerne Hay Production and Fat Lambs
Farm Size
40ha
100ha
150ha
200ha
300ha
400ha

Income
$19,540
$48,865
$79,073
$97,722
$146,600
$195,467

Option 5
e.

Spray Irrigated Lucerne Hay Production and Fat Lambs
Farm Size
40ha
100ha
150ha
200ha
300ha
400ha

Income
$29,359
$73,399
$115,872
$146,799
$220,199
$293,598

Therefore, it can be seen that agriculture in the Shire has varying levels of productive
capacity. From an economic viewpoint, a farmer can make an income of $60,000 (as
recommended by the DPI), which can be called a commercial or ideal farm size from:





100 - 150 ha of flood irrigated lucerne with fat lambs
40 - 100 ha of spray irrigated lucerne with fat lambs
400 – 500 ha of cereal cropping and sheep for wool
400 – 500 ha of diversified cereal cropping and sheep
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3.4.3.

Holding Analysis

The following methodology has been developed based on the current holding patterns,
subdivision scenarios as well as the average holding patterns for the Shire. The first
matter to consider is whether the current minimum is adequate and whether it should
be decreased or increased.
The total holding size range for the entire Shire is shown in figure 3.2. It shows the
spread of holdings across the ranges from less than 0.8 ha to greater than 2,000 ha.
It can be seen that there is a wide range of holding sizes throughout the rural parts of
the Shire. The highest range is 100 – 200 ha, followed by 200 – 300 ha then 42 to
100 ha range. 400 – 600 is the 4th highest range.
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Figure 3.2: Holding size range for Shire
It can be seen that 40 ha does not represent most of the farms in the Shire. Further
analysis shows that the percentage of holdings less than 40 ha (the current minimum)
is 35.1%, between 42 and 300 ha is 34.2% and over 300 ha is 31.5%. It should be
noted that the holdings less than 40 ha only represent 1.1% of the total area of the
Shire and the holdings between 42 and 300 ha make up 18.8% and greater than 300
is 80.2% of the total Shire.
The current holding pattern is analysed to determine the current average holding size
for the Shire. Table 3.1 shows this. It shows the average holding size for the entire
Shire as being 279 ha with a median of 129 ha which suggests that there are a lot of
small holding so some further analysis is needed. It is noted from the economic
analysis that an economic return can be made from irrigated lucerne and that there
are a number of these properties scattered along the Lachlan River on holdings of 20
to 40 ha. It can be assumed that most holdings less than 40 ha therefore are unlikely,
from a general point of view, to be of a size to generate a sufficient income to be an
economic holding for agriculture having regard to the Government policy. The holding
size range shows that the peak of holdings is at 100 – 200ha, which suggest that this
is an area where holdings not irrigated become sustainable. By choosing a 40 ha cut
off, it will also negate the impact of any rural residential uses by countering any
holding that are economical and less than 40 ha. For transparency with the analysis, it
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would be prudent to show the numbers of holdings at 100, 200 and 300 ha intervals.
There are 68 holdings greater than 1,000 ha, 11 holdings greater than 2,000 ha and 3
greater than 3,000 ha, which are likely to be the large corporate style farming
operations, which tend to skew the figures. For transparency with the analysis, again
it would be prudent to use all 3 ranges. When this is done, it produces a number of
figures as can be seen in table 3.1 It can be seen that the figures range from 300 ha
to 600 ha.
Table 3.1: Average Holding Sizes

Holding Ranges
All Holdings
40 ha to 1,000 ha
100 ha to 1,000 ha
200 ha to 1,000 ha
300 ha to 1,000 ha
40 ha to 2,000 ha
100 ha to 2,000 ha
200 ha to 2,000 ha
300 ha to 2,000 ha
40 ha to 3,000 ha
100 ha to 3,000 ha
200 ha to 3,000 ha
300 ha to 3,000 ha

Total
Number
of Lots
5,266
3,273
2,927
2,435
1,994
3,906
3,560
3,068
2,627
4,005
3,659
3,167
2,726

Total
Number
of
Holdings
1,405
845
693
522
364
902
750
579
421
910
758
587
429

Total
Area
392,664
272,395
263,208
238,021
198,754
349,969
340,782
315,595
276,327
368,943
359,756
334,568
295,301

Average
Holding
size
279
322
380
456
546
388
454
545
656
405
475
570
688

Median
129
260
315
418
519
273
348
450
553
275
351
454
557

Source: Council Property System
Note: * Holdings are made up of a number of individual lots.

The number of potential lots that could be created if all current holdings were
subdivided to the existing minimum in the LEP has been assessed. A range of holding
sizes below and above the current minima (which is 40 ha) has also been analysed.
The results of this analysis is provided in figure 3.3.
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Figure 3.3: Subdivision Scenarios

Source: Council Property System

It can be seen from the above graph that at the current minimum of 40 ha there is
potential for a total of 9,166 additional lots. At 100 ha it would be 3,427 and it is not
until 400 ha that it becomes significantly less (340) and at 500 ha it is 207. At 1,000
ha, there would be 34 additional lots created in the Shire. It should be noted that the
higher number of potential subdivisions can cause a drain of the Council's resources,
particularly for road repairs and reconstruction. It should also be noted that the
majority of the holding large holdings are on the plains where there has not been any
subdivision of the land for some time.
The number of farms that are above a range of holding sizes has been analysed to
provide an indication of the current number of farms that could be said to be
sustainable. This data is presented in figure 3.4 It can be seen that at greater than 40
ha there are 913 farms, above 100 ha 761 farms, 300 ha there are 432 farms, 400 ha
there are 347 farms and above 500 ha there are 263. At 1,000 ha there are 68 farms.
The significance of this analysis is that it shows the number of farms deemed to be
sustainable.
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Figure 3.4: Number of Farms in holding size ranges
The ABS carry out an agricultural census every 5 years which counts the farms having
an income of $20,000 and above. One aspect that needs to be considered when using
the ABS figures is that the survey is voluntary and counts the information provided by
the farmers with no checking of it for accuracy. The ABS figures show that in 2001
there were 445 agricultural holdings covering 403,053 ha of land. This gives an
average of 907 ha.

3.4.4.

Recommended Minimum Lot Size for a Dwelling House

The minimum holding size for a dwelling house needs to take into consideration a
number of factors as follows:






Commercial Farm size
Current average holding size range
Potential for future fragmentation
Number of holdings above a range of potential minimums
The number of farms counted by the ABS Agricultural Census

The above data has provided a number of figures. It should be noted that the method
for estimating the commercial farm size is based on generic data and may vary having
regard to local climatic, soil and management practices. It should also be noted that
the typical farming enterprise in the Shire is sheep and wheat. Whilst it is
acknowledged that some people have irrigated agriculture, they also may run sheep
as well as some wheat or other type of dryland cropping. It is therefore difficult to set
a range of holding sizes for the Shire. Therefore, one size has been recommended.
The analysis has shown that:
 The ideal commercial farm size for Forbes Shire is between 40 ha (for spray
irrigated lucerne and fat lambs) and 500 ha (for cereal cropping and sheep).
 The average holding size for 40 to 3,000 ha farms ranges between 300 ha and
600 ha.
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 When the potential fragmentation is considered, at 300 ha there would be 621
additional lots, at 400 ha there would be 340 additional lots created and there
are 347 farms above this figure. At 500 ha there would be 207 additional lots
and there are 263 farms above this and at 600 ha there would be 193 farms.
 Currently there are 432 farms greater than 300 ha and 193 farms greater than
600 ha.
The Council have considered this information and have resolved to adopt a 200 ha
minimum for a dwelling house to increase the ability for young farmers to access
smaller and more affordable lots to enable them to enter the farming profession.

Rural Subdivision Principles
In accordance with the provisions of the Rural SEPP and the recent Section 117
Direction, when changing the existing rural minimum lot size on land within a rural
zone, the Council must adhere to the Rural Subdivision Principles outlined in the Rural
Lands SEPP. The rural subdivision principles outlined in the Rural Lands SEPP have
been complied with by this recommended minimum. The principles and reasons for
compliance are as follows:
 Minimisation of rural land fragmentation. The 200 ha minimum for a dwelling
house will achieve this by stopping any further fragmentation of the rural land.
However it has to be recognised that 58.0% of all farms within the Shire are
currently less than 200 ha which suggests that the Shire is already quite
fragmented and any further fragmentation will be avoided.
 Minimisation of rural land use conflicts. The 200 ha minimum for a dwelling
house will reduce rural land use conflicts because this is a large lot for people to
use as a rural residential lot because of its size as well as the cost of purchasing
such land. In addition, specific rural residential zones have been identified for 2
ha, 20 ha and 20 ha lots to cater for those people who wish to have these sized
lots.
 Nature of existing agricultural holdings and future rural residential land. The
majority of the larger agricultural holdings are located away from the Lachlan
River and Forbes where there is minimal fragmentation when compared to the
River frontage and around Forbes. The adoption of a 200 ha minimum for a
dwelling house is not considered to have an impact on the existing rural holdings
and their economic activities because it will allow farming to remain sustainable
by not allowing any more fragmentation of this important resource. It should be
noted that fragmentation can have the impact of increasing the price land which
makes it difficult to purchase land. This Strategy recommends the establishment
of a number of rural residential zones and lot sizes which will cater for the
expected rural living and rural fringe demand. The 200 ha minimum for a
dwelling house satisfies this requirement.
 Natural and Physical constraints and opportunities. The information on the
natural environment and flooding provided in the Forbes Shire Comprehensive
Land Use Strategy Issues Paper 2005 and this Strategy shows that the main
constraints are flooding, groundwater issues, salinity and native vegetation. A
200 ha minimum size for a dwelling house is not considered to have an impact
on this as 200 ha is not considered an appropriate size for a rural residential lot
in this area because of its cost as well as cost of maintenance.
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 Planning for dwelling opportunities. A 200 ha minimum size for a dwelling house
will allow for adequate separation of dwelling houses from adjoining land uses as
well as allowing for onsite effluent disposal, vegetation and slope as well as
potential impact on water quality.

3.4.5.

Large Lot Residential 20 ha

The introduction of a higher minimum lot size for a dwelling house means that there
are not any areas that cater for people who want a rural living lot. It is considered
that this should be 20 ha because it is considered to be a suitable size for such a lot.
The most appropriate zone in the Standard LEP is Large Lot Residential as they will be
rural residential use and not agricultural as the main use of the property.
The rural residential criteria outlined in the Growth Management Strategy has been
applied to the land around Forbes and the best land is the land between Limestone
Road in the west, Calarie Road in the East, the Alcheringa Subdivision in the north and
School Road in the south. The land is flood free and has good access to the town of
Forbes via a mixture of sealed and unsealed roads. The land is gently undulating and
there is not much vegetation present. It has lot sizes ranging from 1.8 ha to 98 ha
and is in multiple ownerships. The lot size recommended is 20 ha but also all of the
existing lots would be given a dwelling entitlement which will provide for a mixture of
lot sizes. This would be done by listing each lot in Additional Permitted Uses clause of
the Standard LEP. There are 5 existing dwellings in the area and there would be a
total of 55 additional dwellings on the land. The Growth Management Strategy
highlighted a demand of 4 (low) and 8(high) dwellings for 2 ha subdivision and this is
considered to be adequate for this designation. This means that 7 and 14 years supply
which is considered to be adequate. There is a low flow water pipeline that serves the
Alcheringa Subdivision which is to the west of this area and this would be extended to
include this area. Effluent disposal would be via on-site disposal. The land is shown on
map 3.5.
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Map 3.5: Large Lot Residential 20 ha
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3.4.6.

Existing Dwelling Entitlements

The current LEP makes provision for dwelling houses on parcels of land (adjoining or
adjacent land held in the same ownership) as long as they meet the following criteria:
 has an area of more than 40 ha
 is a lot created by a subdivision permitted by the LEP (40 ha or concessional lot)
and that subdivision has been consented to by the Council
The introduction of a higher minimum lot size for a dwelling will take away any current
entitlement because it will now be 200 ha.
The SEPP Rural Lands 2008 has introduced new requirements for rural dwellings. The
accompanying circular (PS08 002) makes the following statement in relation to
dwellings in rural areas:
“The SEPP does not affect any provisions within an LEP that permit the erection
of a dwelling within a rural or an environment protection zone, other than
provisions that allow for the erection of a dwelling on a concessional lot.” (DoP
Circular PS08 002 p3)
This statement is interpreted to mean that the current provisions allowing dwellings
on all parcels over 40 ha are retained. This position has been resolved by the Council
as its position in relation to dwelling houses on rural land. It includes lots that have
been created under the current provisions as well as parcels that meet the current
dwelling house provisions. The number of parcels that would fall within this is 405 and
they are shown on map 3.6. It can be seen that these are scattered throughout the
Shire.
To achieve this it will be necessary to create an ‘existing holding’ clause in the draft
LEP. An existing holding is defined as follows:
All adjoining land, even if separated by a road or railway, held in the same
ownership:
(a) on (insert date); and
(b) at the time of lodging a development application for the erection of a
dwelling under this clause
and includes any other land adjoining that land acquired by the owner since
(insert date above)
The relevant date is the important and it would be appropriate to use the date on
which this document is placed on public exhibition and the details of the controls
become public.
This clause will have the effect of preserving any dwelling entitlement for vacant land
between 40 and 200 ha so as not to disadvantage any current property owners.
It should be noted that the exact wording of this clause will be resolved in the draft
LEP.
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Map 3.6: Holdings between 40 and 200 ha
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However, there are likely to be costs to the Council of introducing such a clause. The
issues associated with scattered settlements have already been identified in section
3.4.1 and the 200 ha minimum lot size for a dwelling house has been recommended
to alleviate these issues. It is difficult to quantify the actual costs to the Council but
they would cover such issues as road upgrading, provision of community services.
There would also be costs to the people residing on the land which would be
proportional to the distance they are from the town of Forbes where all of the services
are located. There would also be potential rural land use conflict between an
essentially rural residential use and any adjoining agricultural enterprise. The creation
of dwelling houses in a rural location could also have the impact of increasing the
price of rural land because it may be more valuable for its residential use than its
agricultural use.
The best way to ensure that those who have purchased land with the intention of
constructing a dwelling house on it and also provide for the effective and efficient
management of rural land in the medium to long term by alleviating any potential
rural land use conflict and minimising future costs to Council and rural residential land
owners is to put a time limit or ‘sunset’ provision on the existing holding provision. It
is considered reasonable for this to be 5 years from the date of gazettal of the LEP. It
is noted that dwelling houses consented to under this provision would have to be
physically commenced within 5 years from the date of that consent. This means that
the maximum time for a landowner to commence a dwelling house on an existing
holding would be 10 years from the date of gazettal of the LEP, which is considered to
be reasonable.

3.4.7.

Subdivision for Intensive Plant Agriculture

It is acknowledged that not all agricultural uses will need such a large holding size. It
is therefore proposed that a lesser minimum be established for irrigated and intensive
plant horticulture (which does not include irrigated cropping) and a slightly larger
minimum particularly for irrigated lucerne, however, there has to be some proof that
the use has been established before a dwelling house can be constructed.
Intensive Plant Agriculture is defined in the Standard LEP as follows:
intensive plant agriculture means any of the following carried out for
commercial purposes:
(a)

the cultivation of irrigated crops (other than irrigated pasture or fodder
crops),

(b)

horticulture,

(c)

turf farming,

(d)

viticulture.

It is proposed to set a 40 ha minimum for intensive plant agriculture and 100 ha for
irrigated lucerne. That means that horticulture, turf farming and viticulture can occur
on 40 ha lots and irrigated lucerne can only occur on 100 ha lots. The application
would have to be accompanied by an assessment of the land by a suitably qualified
person that the land can be used for an intensive plant agriculture purpose as well as
evidence of the 2 types of irrigation license – the license to draw water as well as the
access license to use it on the subject land prior to subdivision consent being granted.
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Further, prior to the granting of development consent for the construction of a
dwelling house, there will have to be evidence on the site of the irrigation installations
including pump and reticulation as well as the licenses outlined above.
The provision of the above information will help the Council to assess the bona fides of
the application. It is acknowledged that this could be provided by specifically creating
a zone for intensive agriculture or by creating a separate minimum lot size in the lot
size map. However this is not considered an appropriate measure because it is not
anticipated that there will be a large demand for such subdivision and if a zone is
created or a separate minimum lot size, the potential for creating lots that would have
a rural residential rather than intensive agricultural use would be heightened. The
intention is to create the ability for this sort of agriculture to occur in the future.
Initial consultations with Government Agencies have raised concern about the areas
that this will be applied to, particularly the irrigated cropping in the Jemalong Wyldes
Plain Irrigation District, which could yield a considerable amount of subdivision. The
area envisaged for the intensive plant horticulture and irrigated cropping is generally
that area along the Lachlan River and does not include the Jemalong Wyldes Plain
Irrigation Area. The economic analysis indicates that flood irrigated lucerne and fat
lambs could generate a sufficient income (using the DPI Methodology) for a farm size
of between 100 and 150 ha. However, the Jemalong Wyldes Plain Irrigation District is
a unique district in terms of the irrigation and the cropping systems involved. For
these reasons, along with the potential impact of subdivision on land and water
management issues the minimum for intensive plant agriculture at 100 ha only.
It is noted that the Standard Instrument LEP does not make provision for subdividing
for intensive plant horticulture. This matter is considered to be in need of further
investigation and discussion to be resolved during the drafting of the LEP.

Rural Subdivision Principles
In accordance with the provisions of the Rural SEPP and the recent Section 117
Direction, when changing the existing rural minimum lot size on land within a rural
zone, the Council must adhere to the Rural Subdivision Principles outlined in the Rural
Lands SEPP. The rural subdivision principles outlined in the Rural Lands SEPP have
been complied with by this recommended minimum. The principles and reasons for
compliance are as follows:
 Minimisation of rural land fragmentation. The 200 ha minimum for a dwelling
house in the Primary Production designation will provide for a more realistic
minimum than at present. It is not anticipated that there will be many of these
40 or 100 ha subdivisions so it will not add much to the already fragmented
nature of the Shire. It being noted that 58.0% of all farms within the Shire are
currently less than 200 ha which suggests that the Shire is already quite
fragmented. The holding size map shows that the Shire is already fragmented
along the river where these lots are expected to occur so it will not add to the
fragmentation significantly.
 Minimisation of rural land use conflicts. The recommended 200 ha minimum for a
dwelling house will create larger lots for agriculture and the creation of a small
number of irrigated agriculture lots are not anticipated to add to rural land use
conflict because both framers will be practicing agriculture. In addition, a number
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of the existing farms along the river have irrigation licences and practice
irrigation farming so any conflict would be reduced. The requirements for
establishing these farms will also deter rural residential uses.
 Nature of existing agricultural holdings and future rural residential land. The
holding analysis map shows that the holdings around the Lachlan River are of a
similar size and carrying out irrigated agriculture.
 Natural and Physical constraints and opportunities. The main constraints for this
type of agriculture is potential flooding and land use conflict with adjoining land.
The area all along the Lachlan River is floodprone and this can be addressed at
the DA stage. The potential for rural land use conflict will be avoided because the
proposed use of the land for intensive agriculture will fit in with the surrounding
agricultural uses.
 Planning for dwelling opportunities. Dwelling opportunities will only be permitted
once the criteria outlined above have been met. To achieve this criteria, the
applicant will have to go to some expense which is considered to be significant in
the case and is therefore consistent with the principle.

3.5

Rural Workers Dwellings

The issue of rural worker’s dwellings also needs to be discussed in light of the
minimum holding size for a dwelling (as outlined above). It is noted that some
properties require a worker to live on the farm for ease of workload as well as security
and emergency. These are currently permitted in accordance with the minimum
holding size, however, were a holding has dwellings in accordance with the minimum
or a lower size, this should not penalise the opportunity for employing and housing
workers on the property. Therefore rural workers dwellings should be permissible in
close proximity to the existing dwelling without subdivision and on the same lot as the
primary residence. Access to the rural workers dwelling should be from the same
access road that serves the main dwelling on the property. It is considered that a plan
and statement from a suitably qualified person should be required to justify the need
for the rural workers dwelling house. It is also not considered necessary for the rural
workers dwelling requirement to be tied to the minimum size for a dwelling house –
the report and plan from the suitably qualified person should be able to justify this.

3.6

Rural Planning Principles

The designations for the rural land are consistent with the rural planning principles
outlined in clause 7 of the Rural Lands SEPP. The principles and reasons for the
consistency are as follows:
(a)

the promotion and protection of opportunities for current and potential
productive and sustainable economic activities in rural areas.
Comment: The land designations and recommended minimum lot size for a
dwelling house provide for the continuation of the sustainable economic
activities by providing 1 designation for the main rural areas of the Shire. This
will ensure that the current range of rural uses such as agriculture, forestry and
extractive industries are able to continue to prosper and also diversify as the
times change in the future. This is reinforced by the recommended minimum lot
size for a dwelling of 200 ha along with the provisions allowing subdivision to
any size provided it is for purpose of primary production.
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(b)

recognition of the importance of rural lands and agriculture and the changing
nature of agriculture and of trends, demands and issues in agriculture in the
area, region or State,
Comment: The land use designations, proposed mix of lot sizes and the
provisions for subdivision of intensive agriculture recognise the importance of
rural land as well as providing for changing trends in agriculture such as the
one for smaller farms with the ability to have an irrigation license.

(c)

recognition of the significance of rural land uses to the State and rural
communities, including the social and economic benefits of rural land use and
development,
Comment: The recommended land use designations, proposed mix of lot sizes
and specific provisions outlined in this document will encourage a diversity of
rural land uses thereby ensuring that the future socio-economic makeup of the
community is preserved.

(d)

in planning for rural lands, to balance the social, economic and environmental
interests of the community,
Comment: The provisions outlined above are consistent with balancing the
social, economic and environmental interests of the community. It will allow for
a range of farms to establish which will allow new and young farmers to
purchase land at an affordable price. It will also ensure that there is minimal
environmental impact because the large minimum lot size for a dwelling is
sufficient to locate any improvements away from environmentally sensitive
land.

(e)

the identification and protection of natural resources, having regard to
maintaining biodiversity, the protection of native vegetation, the importance of
water resources and avoiding constrained land,
Comment: The land use designations and the proposed minimum lot size of 200
ha for a dwelling will be large enough to ensure that natural resources will be
protected. The proposed objectives of the zone will also ensure consistency.

(f)

the provision of opportunities for rural lifestyle, settlement and housing that
contribute to the social and economic welfare of rural communities,
Comment: This document and the adopted Growth Management Strategy
provide for a mix of rural lifestyle and urban housing and is consistent with this
principle.

(g)

the consideration of impacts on services and infrastructure and appropriate
location when providing for rural housing,
Comment: The impacts on services and infrastructure has been taken into
account by recommending a higher minimum lot size for dwelling houses in the
rural areas of the Shire and providing rural residential housing in close
proximity to the town of Forbes.

(h)

ensuring consistency with any applicable regional strategy of the Department
of Planning or any applicable local strategy endorsed by the Director-General.
Comment: At the time of writing there are no applicable regional or local
strategies.
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Chapter 4: Conclusion
Forbes Shire Council adopted its Growth Management Strategy in December 2007
after it was exhibited for 2 months. The Council did not make any determination on
the rural minimum lot size for dwelling houses as well as the most appropriate rural
land use zonings because of the Central West Rural Lands Inquiry and proposed Rural
SEPP. The Rural SEPP has now been gazetted and the Council has proceeded with the
finalisation of the rural provisions.
This report has carried out a review of the current minimum lot size for a dwelling
house and found that it is not appropriate. An analysis has been carried out and a 200
ha minimum has been recommended. In tandem with this an area north of Forbes has
been identified for subdivision to a minimum of 20 ha as well as allowing dwellings on
lots less than 20 ha. This is considered to address the desire for people to live on land
less than 200 ha. In addition, the existing dwelling entitlements under the current LEP
have been preserved in accordance with the Rural SEPP Circular.
Zoning of the rural land has been addressed in accordance with the provisions of the
Standard LEP. A Primary Production zone has been recommended to cover all of the
other rural lands within the Shire. The existing State Forest estate has been
recommended to be zoned Forestry.
The mattes outlined in this report will ensure that the rural lands of the Shire have a
sustainable future, bearing in mind that they are a large component of the Shire’s
economy.
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