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ExecuƟve summary  

Alpine Shire Council is developing a Rural Directions Strategy (the Strategy) to guide the future 
use and development of rurally zoned land. To ensure the Strategy reflects current community 
needs and responds to contemporary issues and opportunities in rural areas across the Shire, two 
phases of community consultation are being undertaken. This report presents the findings from 
the first phase of consultation, conducted from May to August 2025.  

A range of engagement activities were undertaken during the first phase of engagement, 
including a community survey, digital mapping, online and in-person workshops, community drop-
in sessions and written submissions. Through these engagements, we heard from a total of 189 
people across the Shire.  

The community survey gathered insights relating to land use priorities, rural infrastructure, 
tourism, environmental values, natural hazards, and other emerging topics. The community 
workshops and community drop-in sessions aimed to gather further insights from the community 
around issues and opportunities identified in the background paper and Issues and Opportunities 
Paper, as well as identify priorities and what could be done to address these. A digital mapping 
activity on Engage Alpine allowed community members to share particular places and activities 
that they would like to see protected or supported, or that are causing tension or conflict.  

 

Figure 1: Image from community workshop at Porepunkah 
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Key insights 
The following insights represent the key themes that emerged across the engagement process 
with the Alpine community. Drawn from community workshops, community survey, digital 
mapping and submissions, these findings highlight the community’s values, aspirations, concerns 
and priorities to support rural land in Alpine: 

 Protecting productive agricultural land and farming viability:  There is strong agreement 
on the need to protect productive farmland from rezoning. There is concern about the 
viability of farming due to increasing costs and rising land prices driven by development 
pressure, as well as the impact of small lot sizes.  

 Rezoning to enable flexibility and alignment with uses: There is widespread support for 
rezoning non-productive and /or unviable farmland (i.e. land with small lots, poor soil, etc) 
to residential or rural living zones, particularly near townships. This includes better 
aligning zoning where farming is no longer occurring. There are however mixed views on 
subdivision, with some seeing it as a way to enable housing or greater financial viability, 
while others are concerned about land fragmentation (e.g. around Wandiligong and 
Freeburgh).  

 Addressing housing shortages for workers and families: There is clear support for 
greater flexibility to allow small-scale housing on larger farms to provide much needed 
affordable housing for workers, family members, or income diversification for farmers.   

 Supporting agritourism and economic diversification: The community expressed strong 
support for agritourism, nature-based tourism and outdoor activities, and would like to 
see collaborative, tailored assistance from council to support rural businesses in helping 
to diversify income for farmers.  

 Improving infrastructure and environmental risks: There is need to improve the condition 
and accessibility of existing infrastructure, particularly road connections and greater 
investment in water storage or irrigation systems, as well as stronger pest control and 
planning for flood events, erosion and climate risks facing rural areas.  

 Simplifying planning processes and flexible policies: There was a call for reducing 
planning decision delays and greater consistency in decisions which are a key barrier to 
tourism and rural business development. There was also desire for Council to introduce a 
clearer framework for zoning and subdivision, and more flexible policies around land use, 
subdivision and housing, particularly for degraded or underutilised land.  

 Preserving rural character while balancing growth: There was a strong desire to maintain 
existing rural character, scenic values and natural landscapes, whilst carefully managing 
growth to protect township identity, farming activity and the environment.   

Place-based insights 
Alongside these overarching themes, across the engagement period we also heard a range of 
place-specific feedback. Reoccurring feedback received across each township is summarised as 
follows:  

 Dederang: 

- Interest in protecting productive agricultural land, with need for some residential 
development to support workforce. 

- Concerns over battery energy storage conflicting with farming and landscape 
protection.  
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 Buckland Valley: 

- Interest in protecting productive agricultural land and some opposition to 
agritourism and unmanaged camping due to environmental and fire concerns.  

 Wandiligong: 

- Legacy issues of ad-hoc subdivision of farmland reducing viability for agriculture, 
and a call for rezoning of smaller lots to provide more flexible land uses that allow 
for low density residential development. 

- Desire for consistent planning controls that provide clarity and protect heritage and 
landscape values, and defined settlement boundary.   

 Freeburgh 

-  Legacy of subdivision of farmland reducing viability for agriculture, and a call for 
rezoning of smaller lots to provide more flexible land uses and allow low density 
residential development.  

 Harrietville: 

- Misalignment of small lots in Farming Zone which aren’t viable for agriculture and 
desire for rezoning of small lots to Residential or Rural Living Zones.  

- Concern about rebuilding dwellings after natural disasters due to the Farming Zone. 

- Desire for consistent planning controls that provide clarity and defined settlement 
boundary.   

 Myrtleford: 

- Desire to rezone under-used farming areas, especially near Rural Living Zones, to 
better reflect land use, and reducing minimum lot sizes or introduce Rural Activity 
Zones. 

- Interest in protecting significant views and cultural heritage.   

 Tawonga: 

- Interest in subdividing or rezoning properties that are too small for viable agriculture 
to support rural living, and concern about protecting prime agricultural land from 
residential growth and visual impacts.  

- Need for flexibility for nature-based tourism for infrastructure.  

Next steps  
The findings from this Engagement Summary Report will help to inform the development of the 
draft Alpine Shire Rural Directions Strategy. The community will be invited to have their say on the 
Draft Rural Directions Strategy before it is finalised.   
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1. IntroducƟon 

1.1. Project overview 
Alpine Shire Council is preparing the Alpine Shire Rural Directions Strategy (the Strategy) to 
protect valuable rural land. The Strategy will guide how rural land will continue to be used and 
developed in the future. The Strategy will: 

 Identify and protect areas of agricultural and landscape significance; 

 Guide high level future land use and activities for rural settlements; 

 Identify locations for existing and emerging rural employment; 

 Identify ways to support growth in the rural economy; and 

 Review existing rural planning controls and propose changes as needed. 

Two phases of community engagement will inform the Strategy. The purpose of each phase is: 

 First phase engagement (May to August 2025): Consultation on an Issues and 
Opportunities Paper to test high level community priorities and aspirations about future 
rural land directions in Alpine Shire.  

 Second phase engagement (Late 2025): Consultation on the draft Rural Directions 
Strategy to test detailed objectives and actions, including proposed changes to the 
Alpine Planning Scheme.  

The first phase of engagement included an online community survey and digital mapping on the 
Engage Alpine website, community workshops, community drop-in sessions and submissions from 
community members. The Issues and Opportunities Paper focused on six “hot spot” locations 
where competition and conflict between different rural uses is most acute. The community 
workshops and drop-in sessions focussed on engaging residents from these identified hot spot 
areas of Wandiligong, Freeburgh, Buckland Valley, Buffalo River, Dederang and Mudgegonga. 
Harrietville was identified as an additional hot spot through the consultation process.  

This report presents the findings from the first phase of engagement, conducted between May 
and August 2025. Across the engagement period, hundreds of unique pieces of feedback were 
received, and this report synthesises insights from all key engagement.  
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1.2. Project stages 
The Strategy is being developed across five stages, with Stage 2 of the project involving 
community and stakeholder consultation through online and in-person engagement activities. 
Project Stages 1 and 2 have now been completed. Feedback and insights from the engagement 
process will inform the development of draft Alpine Shire Rural Directions, which will be made 
available for further input from the community and stakeholders through public exhibition late in 
2025.  

 

Figure 2 - Alpine Shire Rural Directions Strategy project stages 

 

1.3. Engagement objecƟves 
A project-specific engagement plan was developed at the beginning of the project to guide the 
purpose and delivery of all engagement activities. The engagement plan identified the following 
objectives:  

 To understand community priorities, concerns and opportunities relating to rural land 
use, change and development across Alpine Shire. 

 To identify potential ‘hot spot’ locations across the Shire’ for further review and 
investigation. 

 To raise awareness of the project and encourage the community to participate in shaping 
the outcomes and key directions of the draft Strategy. 

 To have broad reach and depth across a range of community and stakeholder voices and 
interests. 
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1.4. Summary of engagement acƟviƟes 
The engagement process included an online community survey, consultation with community 
members through both online and in-person workshops and drop-in sessions, digital mapping on 
Engage Alpine and submissions from the community. Approximately 199 people participated 
across these engagement activities.  

A summary of all engagement activities is shown in Table 1.  

Table 1: Community engagement program (Phase 1) 

Engagement acƟvity Mode  Date # parƟcipants 

Community survey    Total 61 

The community survey comprised of 9 
questions to gather data around infrastructure 
priorities, land use priorities, tourism, 
environment and natural hazards, other 
challenges and opportunities, as well as 
respondent demographic information. 

Online 19 May to 3 August 
2025 

61 

Community workshops   Total 53 

Online and in-person community workshops were held to gather feedback around issues and opportunities on 
the themes which were identified in Issues and Opportunities Paper. 

An open invitation to community members to participate was shared by Alpine Shire Council through social 
media, a media release, and newsletters. 

Online workshop Online 10 June 6:00-7:00pm 8 

In-person workshop in Dederang In-person 11 June 10:30-12:30am 14 

In-person workshop in Porepunkah In-person 11 June 6:30-8:30pm 25 

In-person workshop in Myrtleford In-person 12 June 2:00-4:00pm 6 
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Community drop-in sessions   Total 33 

Tawonga  In person 21 July 5.00pm 
-  7.00pm 

2 

Harrietville  In person 22 July 
5.00pm -  
7.00pm 

19 

Wandiligong In person 23 July 
5.00pm - 
7.00pm 

12 

Community mapping   Total 35 

A digital tool on Engage Alpine, where participants 
could leave comments on a map about places where 
they think need to better balance land use activity in 
rural areas. 

Online 19 May to 3 
August 2025 

35 

Submissions   Total 6 

Total submissions across the engagement period Online 19 May to 3 
August 2025 

6 

MeeƟngs   Total 10 

Merriang In person 7 August 2025 10 
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2. What we heard: community survey 

2.1. Overview 
This section provides an overview of the community survey findings. Responses to each survey 
question are grouped into the following themes: 

 Infrastructure priorities 

 Land use priorities 

 Tourism 

 Environment and natural hazards 

 Other issues and opportunities 

A total of 61 community surveys were completed during the engagement period. An overview of 
each question and theme asked in the survey is presented in Table 2. 

Table 2: Question types and survey questions 

QuesƟon type Survey quesƟon 

Who we heard from  What is your age group? 

 What is your gender identity? 

 Do you identify as a First Nations person?  

 Do you have a disability? 

 What is your postcode? 

Infrastructure priorities  Where do you live? 

 What do you think are the top two infrastructure priorities in your area 
to support agricultural activities?  

- Cold storage facilities 

- Dedicated freight hub 

- Improved road connections 

- Manufacturing and packaging 

- Water storage or irrigation systems 

- Other (please specify) 
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Land use priorities  Thinking about the future of agricultural land in Alpine Shire, how 
much emphasis should be placed on the following priorities, 
compared to now? 

- Allowing flexibility for landowners to diversify income  

- Enabling hobby farms / rural lifestyle properties  

- Enabling forestry activities  

- Enabling renewable energy  

- Preventing land fragmentation from small-lot development  

- Protecting the scenic and environmental value of rural 
landscapes  

- Supporting opportunities for small-scale farming  

- Supporting tourism activities 

 When considering housing in rural areas and farming land, please rate 
the following statements.  

- Houses should not be allowed on agricultural land unless 
needed to support agriculture.  

- Land in rural areas should not be subdivided unless needed 
to support agriculture.  

- Houses not associated with farming should not interfere with 
the continuation and expansion of farming activities in the 
area.  

- New development on farming land should minimise visual 
impact, particularly from important viewpoints. 

Tourism  What types of tourism activities do you consider to be appropriate for 
our rural areas? Select up to three. 

- Agri-tourism (farm-based experiences, such as farm stays, 
farm tours, and pick your own produce) 

- Culture, history, and events 

- Health and wellness 

- Nature and outdoor 

- Outdoor recreation 

- Other (please specify) 

 Thinking about size, location, and types of farming and rural 
industries, what are the opportunities and challenges for tourism-
related businesses in rural areas? 

Environment and 
natural hazards 

 To what extent do you think it is important that our rural landscape 
and environmental features are protected? 

 Please indicate how much you agree or disagree with the following 
statements about residential development in areas affected by 
natural hazards.  

- Residential development should be supported in areas of low 
bushfire risk.  

- Residential development should be supported in areas of low 
flood risk.  

- Residential development should be allowed in areas only 
where both flood and bushfire risks are low. 

Other issues and 
opportunities 

 Are there any other challenges or opportunities for rural areas in 
Alpine Shire? 
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2.2. Who we heard from 

 Key takeaways: 

  The majority of survey participants were aged between 35 and 64 (60.7%).  

 The majority of participants were female (54.4%).    

Age  
Across the community survey, we heard from a range of people of different ages. As shown in 
Figure 3, the largest group of participants (21.3%) were aged between 55-64, followed by those 
aged 35-44 and 45-54 (both with 19.7%) and 65-74 (18.0%).  

 

Figure 3: What is your age group (61 respondents across community survey)  
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Gender idenƟty  
As shown in Figure 4, 54.4% of respondents were female compared to 42.1% male.   

 

Figure 4 - What is your gender identity (57 respondents across community survey) 

Where parƟcipants live 
As shown in Table 3 most of the survey participants live in postcode 3741 (32.8%), followed by 
3737 (19.7%) and 3697 (16.5%). Participants were also asked whether they live in one of the six hot 
spot locations identified in the Issues and Opportunities Paper. As shown in Figure 5, a handful of 
respondents live in one of the hot spot locations with 6.6% from Buffalo River, 4.9% from 
Wandiligong and Freeburgh respectively, and 3.3% from Mudgegonga, Dederang and Buckland 
Valley respectively.   

Table 3: What is your postcode? (61 respondents across community survey) 

Postcode Number Percentage 

3741: Bright, Freeburgh, Germantown, Harrietville, Hotham 
Heights, Mount Hotham and Smoko 

20 32.8% 

3737: Abbeyard, Barwidgee, Buffalo River, Dandongadale, 
Gapsted, Havilah, Merriang, Merriang South, Mudgegonga, 
Myrtleford, Nug Nug, Rosewhite, Selwyn and Wonnangatta 

12 19.7% 

3697: Tawonga 10 16.5% 

3740: Buckland, Mount Buffalo and Porepunkah 5 8.2% 

3699: Bogong, Falls Creek, Mount Beauty and Nelse 3 4.9% 

0.0%

0.0%

1.8%

1.8%

42.1%

54.4%

Non-binary

Gender fluid

Prefer not to say

Other

Male

Female
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3691: Allans Flat, Bandiana, Baranduda, Barnawartha North, 
Bellbridge, Berringama, Bethanga, Bonegilla, Bungil, Castle 
Creek, Coral Bank, Dederang, Ebden, Gateway Island, Glen Creek, 
Gundowring, Huon Creek, Kancoona, Kergunya, Kergunya South 

3 4.9% 

3744: Wandiligong 2 3.4% 

3683: Chiltern, Chiltern Valley and Cornishtown 1 1.6% 

3698: Tawonga South 1 1.6% 

3707: Biggara, Bringenbrong, Colac Colac, Corryong, Nariel 
Valley, Thowgla Valley, Tom Groggin, Towong, Towong Upper 

1 1.6% 

3739: Eurobin 1 1.6% 

Incorrect or incomplete postcode 2 3.4% 

 

 

Figure 5: Where do you live? (61 respondents across community survey)  
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First NaƟons Peoples 
One respondent to the survey indicated that they identify as Aboriginal, and eight respondents 
(13.1%) indicated that they would prefer not to say whether they identify as being of Aboriginal 
and/or Torres Strait Islander descent.  

 

Figure 6: Do you identify as being of Aboriginal or Torres Strait Islander descent? (61 
respondents across community survey) 

People living with a disability 
One respondent to the survey identified as living with a disability, and three respondents indicated 
they would prefer not to say.  

 

Figure 7: Do you identify as a person living with disability? (61 respondents across community 
survey)  
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2.3. Infrastructure prioriƟes 

 Key takeaways: 

  Improved road connections and water storage or irrigation systems were 
identified as the top two infrastructure priorities for rural areas in Alpine Shire.  

 

Infrastructure prioriƟes 
Participants were asked to identify (from a set list) their top 2 infrastructure priorities to support 
agricultural activities. 61.3% of respondents identified improved road connections as a priority, 
followed by 33.9% for water storage or irrigation systems.  

30.6% of respondents identified ‘other’ infrastructure priorities, including: 

 Energy and water services: reliable affordable electricity, wastewater infrastructure, 
access to water, and renewable / solar energy;  

 Transport: footpaths, and a Bright bypass road for freight vehicles;   

 Local industry: Availability of labour, worker housing, meat processing facilities or a 
micro/mobile abattoir.  

 

Figure 8: What do you think are the top two infrastructure priorities for your area to support 
agricultural activities? (61 respondents)  

While the sample size was small to conduct locational analysis of the infrastructure priorities, 
improved road connections were identified as a priority by the majority of respondents from 
postcodes 3741, 3737 and 3697. Participants from postcode 3737 indicated they would like a 
dedicated freight hub (3 out of 6 people), and water storage or irrigation systems (3 out of 6 
people).  
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2.4. Land use prioriƟes 

 Key takeaways: 

  There is interest in Council placing greater emphasis on allowing flexibility for 
landowners to diversify income, supporting opportunities for small-scale 
farming, and enabling hobby farms or rural lifestyle properties.   

 There is agreement that houses that aren’t needed to support farming uses 
shouldn’t impact agricultural activities.  

 There was also agreement that new development on farming land should 
minimise visual impact.  

 Community views were mixed as to whether land in rural areas should be 
subdivided unless it is supporting agriculture. 

 There were also mixed views about whether houses should be allowed on 
agricultural land unless they are needed to support agriculture. 

Agricultural land prioriƟes 
Respondents were asked to think about the future of agricultural land in Alpine Shire indicate how 
much emphasis they thought should be placed on a range of land use priorities.  

Key findings: 

 50.0% of respondents indicated they would like more emphasis placed on allowing 
flexibility for landowners to diversify income.  

 This was followed by 37.8% indicating they would like to see more emphasis on 
supporting opportunities for small-scale farming. 

 35.3% interested in a greater emphasis on enabling hobby farms / rural lifestyle 
properties.   

 42.0% of respondents would like to see less emphasis placed on preventing land 
fragmentation from small-lot development.  

There were several priorities that respondents indicated they would like to see the same level of 
emphasis on approaches to supporting tourism activities (60.9%), enabling forestry activities 
(50.0%), protecting scenic and environmental value of rural landscapes (46.5%), and enabling 
renewable energy (44.2%).  
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Figure 9 - Thinking about the future of agricultural land in Alpine Shire, how much emphasis 
should be placed on the following priorities, compared to now? (60 respondents)  

 

Locational observations: 

 Despite the support for flexibility to diversify income, a notable proportion of 
respondents from postcode 3741 indicated that they would like to see less flexibility. 

 A notable proportion of respondents from postcode 3741 would like to see less hobby 
farms / rural lifestyle. 

 A high proportion of respondents from postcode 3741, 3737, and 3697 in particular would 
like to see the same amount of emphasis on tourism activity and forestry activities in 
their area.  

  

0% 10% 20% 30% 40% 50% 60% 70% 80% 90% 100%

Supporting tourism activities

Enabling forestry activities

Preventing land fragmentation from small-lot
development

Enabling renewable energy

Protecting the scenic and environmental value of
rural landscapes

Enabling hobby farms / rural lifestyle properties

Supporting opportunities for small-scale farming

Allowing flexibility for landowners to diversify
income

A lot more than now About the same as now A lot less than now



 

Engagement Summary Report | Alpine Shire Rural Directions Strategy  

 

20

Housing in rural areas and farming land 
Respondents were asked to rate their level of agreement with several statements related to the 
appropriateness of housing, new development and subdivision in rural areas and farming land. 

Key findings: 

 There was a high level of agreement that houses not associated with farming should ‘not 
interfere with the continuation and expansion of farming activities in the area’ (73.7% 
somewhat agree or strongly agree). 

 A slightly smaller percentage of respondents agreed that new development on farming 
land should minimise visual impact, particularly from important viewpoints (70.4%).  

 There were more mixed views as to whether land in rural areas should not be subdivided 
unless needed to support agriculture with 49.1% somewhat or strongly agreeing and 
40.9% somewhat or strongly disagreeing.  

 There was highest disagreement with the statement that ‘houses should not be allowed 
on agricultural land unless needed to support agriculture’, with 49.1% somewhat or 
strongly disagreeing and 39.3% somewhat or strongly agreeing.  

 

Figure 10: When considering housing in rural areas and farming land, please rate the following 
statements? (61 respondents)  

 

Locational observations: 

 A high proportion of respondents in postcode 3741 and Buffalo River strongly disagree 
with the statement that ‘houses should not be allowed on agricultural land unless needed 
to support agriculture’ and ‘land in rural areas should not be subdivided unless needed to 
support agriculture’. This contrasts with a high proportion of respondents from Tawonga 
who strongly agree with the two above statements. 

 A high proportion of respondents from postcode 3741 and Tawonga strongly agree with 
the statement that ‘houses not associated with farming should not interfere with the 
continuation and expansion of farming activities’.   
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2.5. Tourism 

 Key takeaways: 

  Agri-tourism and nature / outdoor activities were considered the top types of 
tourism appropriate for rural areas in Alpine Shire, and this was considered to 
provide an opportunity to enable economic diversification for farmers.   

 There was also support for small scale accommodation on farms to support 
tourism, increase worker accommodation and ease the housing crisis.  

 Planning processes and approvals were seen as a key barrier for tourism 
related businesses operating in rural areas, as well as a lack of affordable 
accommodation in rural areas presents issues for housing staff.  

Appropriate tourism acƟviƟes 
Participants were asked to identify the top three types of tourism that they considered 
appropriate for rural areas in Alpine Shire. Agri-tourism was the most popular (31.0%) followed by 
nature and outdoor (26.3%).  

 

Figure 11: What types of tourism activities do you consider appropriate in our rural areas? (60 
respondents)  

Locational trends: 

 Respondents in postcode 3741 in particular strongly indicated that ‘agritourism’, ‘nature 
and outdoor’, and ‘outdoor recreation’ are appropriate tourism activities. 

 A notable proportion of respondents from Mount Buffalo, Porepunkah, Dederang, 
Freeburgh and Tawonga indicated that ‘culture, history and events’ are appropriate 
tourism activities. 
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Issues and opportuniƟes for tourism  
Participants were asked an open-ended question about opportunities and challenges for tourism-
related businesses in rural areas. They were asked to consider key topics such as the size, 
location, and types of farming and rural industries. A total of 46 participants responded to this 
question.  

38 opportunities were mentioned in responses. After analysing and organising these opportunities 
into overarching themes, the most frequently mentioned were: 

 Tourism enterprises and experiences (47.4%),  

 Accommodation on farms (28.9%) 

Table 4 summarises the key themes identified in these responses.  

 

Figure 12: Thinking about size, location, and types of farming and rural industries, what are the 
opportunities for tourism-related businesses in rural areas? (46 respondents)  
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Table 4: Thinking about size, location, and types of farming and rural industries, what are the 
opportunities for tourism-related businesses in rural areas? (46 respondents)  

Theme Insights 

Tourism enterprises and 
experiences 

(17 comments)  

 Agri-tourism: Participants identified several opportunities such as 
farm gate sales, paddock-to-plate, wineries, and craft breweries or 
distilleries. There were also suggestions that there is opportunity to 
showcase to tourists different aspects of farming or industries 
related to farming, including where our food comes from.  

 Outdoor activities and nature-based experiences: Participants 
highlighted opportunities to connect with the natural assets and trails 
of the area for complementary tourism activities.  

 Economic diversification: Several participants commented on the 
desire for supporting income diversification of farmers through 
tourism, and offer a ‘rural’ experience to tourists. Tourism enterprises 
are seen as a way to supplement small farms and make them viable. 

Accommodation on 
farms 

(11 comments) 

 Small scale accommodation on farms:  Participants mentioned 
support for a range of farm-stay opportunities including camping, tiny 
homes, holiday cabins or small scale B&Bs, to provide supplementary 
income. This was also seen as an opportunity to increase worker 
accommodation, remove pressure from the rental market and ease 
the housing crisis.  

Land use management 
(4 comments)  

 Rezoning rural land that can’t be farmed: Participants mentioned 
allowing small rural lots to be subdivided or be rezoned if they can’t 
be farmed in order to enable residential, agri-tourism or other 
commercial opportunities.    

Local development 

(3 comments) 

 Expanding farming businesses: A couple of participants shared ideas 
to expand their farming business, including the need for greater 
investment in infrastructure and services. 

 Local employment and supporting communities: Creating new job 
opportunities and retaining the local population were also mentioned 
as opportunities.  

Other (3 comment)   Among the challenges mentioned, additional comments included the 
importance of sustainable living, the belief that opportunities are 
endless, and that inappropriate industries or activities should not be 
allowed if they negatively impact existing residents. 

 

48 challenges were mentioned in responses. After analysing and organising these challenges into 
overarching themes, the most frequently mentioned were: 

 Permit and planning processes (25.0% of comments),  

 Accommodation (18.8% of comments) 

 Infrastructure (16.7% of comments) 

 Environment and amenity (14.6% of comments).  

Figure 13 summarises the key themes identified in these responses.  
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Figure 13: Thinking about size, location, and types of farming and rural industries, what are the 
challenges for tourism-related businesses in rural areas? (46 respondents)  

 

Table 5 - Thinking about size, location, and types of farming and rural industries, what are the 
challenges for tourism-related businesses in rural areas? (46 respondents)  

 

Theme Insights 

Permit and planning 
process (12 comments) 

 Issues with regulations and planning approvals: Participants 
mentioned frustration with planning, bureaucracy and red-tape, 
including difficulty getting permits, inconsistent decisions and 
inflexible zoning particularly for small rural blocks.  

Accommodation (9 
comments) 

 Lack of affordable accommodation: Respondents expressed concern 
about availability of suitable and affordable accommodation and 
impact this caused for housing staff. The impact of short-term rentals 
for reducing rental market availability was also mentioned. 

More infrastructure (8 
comments)   

 Lack of infrastructure: Participants highlighted several issues with 
infrastructure including poor road conditions, public transport, 
services (sewerage, water, waste), and lack of infrastructure to 
support tourism (bike paths, signage, etc).  
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Environment and 
amenity (7 comments) 

 Environmental impacts: There were a number of comments relating 
to impacts of farming operations, including tourism on the 
environment, with mention of water quality, animals, and intensity of 
production. 

 Environmental concerns: Respondents mentioned concerns about 
climate change, water supply, weeds and the risk for fires as key 
challenges. 

 Impact on amenity and character: Participants also raised concerns 
about the impact of tourism on overall amenity of the Shire (such as 
noise, dust, smell, traffic, and visual amenity), heritage, and the rural 
feel due to overdevelopment.  

 Climate change:  Climate change and water supply were mentioned 
as challenges for tourism.  

Protecting agriculture 
over tourism (4 
comments)  

 Prioritising agricultural activity over tourism: Participants 
commented on avoiding tourism activities on farming land, ensuring 
tourism does not impact agricultural activities, prioritising farming 
enterprises over tourism, and views that tourism shouldn’t be a focus 
of a rural strategy but farm lands and the needs of farmers.  

Fragmentation (3 
comments) 

 Impact of subdivision and housing: Respondents shared concerns 
about the impact of ongoing fragmentation on size of land holdings as 
well as the impact of second homes on sense of community. Some 
lots are considered too small for tourism as a result of this.  

Costs (2 comments)  Expenses related to farming: Participants mentioned that increased 
costs related to fire levies, rates, and insurance are a significant 
challenge.  

Other (3 comments)   Other challenges mentioned included the seasonal nature of farming, 
staffing and people not understanding the nature of farming.  
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Several comments mentioned particular places, summarised in Table 6.  

Table 6: Opportunities and challenges for tourism related businesses by location 

Area  Insight 

Kiewa Valley  It was identified that there is not a lot of accommodation or public 
transport outside of Mount Beauty / Tawonga South.   

 Opportunities to increase tourism without creating land use conflict 
were mentioned. 

Tawonga  A nature based tourism business identified the need to be able to 
develop infrastructure to enable diversification, support business 
growth and second generation involvement in the business.  

Freeburgh  There may be planning limitations or potential conflict when agri-
tourism / tourism based enterprises are proposed on rural land within 
the township.  

Wandiligong  Tourism growth generally detracts from agriculture, but agricultural 
outputs is already limited.  

Bright  A property owner was interested in dwelling and agri-tourism on 
small farm.  
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2.6. Environment and natural hazards 

 Key takeaways: 

  Environmental protection is highly valued.   

 There is general support for building new housing in areas not affected by 
floods or bushfires, but mixed views as to whether this should only occur in 
areas that have both low fire and low flood risk.  

SenƟment for environment protecƟon 
The majority of respondents indicated they felt that it is very important that rural landscape and 
environmental features are protected (68.9%), with an additional 19.7% stating it was moderately 
important. A small proportion of respondents (11.5%) indicated they felt it was only slightly 
important and no respondents felt it was not important.  

 

Figure 14: To what extent do you think it is important that our rural landscape and environmental 
features are protected? (61 respondents)  
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ResidenƟal development in areas not affected by natural hazards 
Participants were asked about their level of support for locating housing in areas not affected by 
natural hazards. 68.9% indicated they somewhat or strongly agree that residential development 
should be supported in areas of low flood risk, and 63.9% indicated agreement that it should be 
supported in areas of low bushfire risk. There were mixed views on whether residential 
development should only be allowed in areas where both flood and bushfire risks are low with 
44.3% somewhat or strongly agreeing, and 29.5% somewhat or strongly disagreeing.  

Locational trends: 

 A high proportion of respondents from postcode 3741 have indicated that they strongly 
disagree with the statement that ‘residential development should be allowed in areas 
only where both flood and bushfire risks are low’. 

 

 

Figure 15: Please indicate how much you agree or disagree with the following statements about 
residential development in areas affected by natural hazards. (61 respondents)  
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2.7. Other issues and opportuniƟes 

 Key takeaways: 

  Many participants expressed support for greater flexibility for residential 
development on unused farming land.    

 There was also support for flexibility for small scale housing on larger farms 
particularly to provide affordable accommodation for workers and families.  

 Key challenges identified included rising costs associated with farming, and 
concerns about viability due to small lot sizes, and financial security for 
farmers. 

 There was also concern for the risk of loss of productive agricultural land and 
the need to carefully manage residential growth to protect the landscape and 
rural character. 

 

48 participants identified a range of other challenges or opportunities for rural areas in Alpine 
Shire. Respondents shared 31 comments regarding opportunities, with the most mentioned ‘Land 
use management’ (21 comments), followed by support for tourism (6 comments).  

 

 

Figure 16: Are there any other opportunities for rural areas in Alpine Shire? (48 respondents) 
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Table 7: Are there any other opportunities for rural areas in Alpine Shire? (48 respondents)  

Theme Insights 

Land use management 

(21 comments) 

 Support for greater flexibility for residential development on 
unused farming land: Participants called for areas no longer used for 
farming, or lots that are degraded, too small or adjacent to the Rural 
Living Zone to be rezoned or able to be subdivided to enable greater 
flexibility for low density housing, rural living and small dwellings.  

 Support for greater flexibility for small scale housing on larger 
farms: Participants identified the need to enable more housing for 
workers due to a rural housing shortage and for family members. 
They also suggested that small scale housing or subdivision enables 
diversification of income and financial viability of farming.  

 Framework for size and capability of land: There was a suggestion 
for Alpine Shire to implement a framework for suitable sizing of 
allotments that align with land capability.  

 Additional comments included relocating pine plantations away from 
waterways and existing residential areas, and rehabilitating farm 
land, and changing zoning for Harrietville to enable nature based 
businesses that support the environment and the community.  

Support for tourism  
(6 comments) 

 Support for agri-tourism and nature-based tourism: Participants 
identified interest in expanding tourism opportunities, particularly 
small-scale activities such as farm stays, tiny homes, glamping, 
outdoor adventure experiences, education-based tourism and wildlife 
experiences. Some of these opportunities relate to connecting to 
aspects of the environment and natural assets of the region, such as 
the Alpine National Parks trail network.  

Other comments  

(5 comments)  

 Other comments related to rebuilding social and affordable housing, 
promoting value of food and agriculture to the local economy, the 
opportunity for diverse range of local food production, potential for 
increased rainfall and building more resilient housing as an example 
of living with climate change.  
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Respondents shared 51 comments relating to challenges for rural areas in Alpine Shire. Both costs 
and viability for farming and balancing growth were mentioned by 19.6%, followed by agricultural 
land pressures (17.6%).  

 

Figure 17: Are there any other challenges for rural areas in Alpine Shire? (48 respondents) 

 

Table 8: Are there any other challenges for rural areas in Alpine Shire (48 respondents)  

Theme Insights 

Costs and viability (10 
comments)  

 Concern with rising costs: Several participants commented on 
concern about increasing costs including taxes and rates, 
particularly for farmland. 

 Concern about viability of farming: Participants raised concerns 
that farming zones are applied to small, unviable lots. There was 
mention about the decreasing viability of farming due to rising 
land prices due to impacts of subdivision and the challenge for 
farming on small lots. Financial security of farmers was raised as 
an issue, with some interest in greater flexibility in zoning to 
allow for some residential opportunities or to subdivide small 
parcels of land.  

Balancing growth (10 
comments)  

 Carefully managing growth to protect landscape and character:  
Participants called for careful planning of residential development 
to prevent overdevelopment and minimise impact on rural character, 
farming land and natural beautfy.  

Agricultural land (9 
comments)  

 Concern over loss of productive agricultural land: Participants 
shared that pressures for housing and lifestyle farms are placing 
agricultural land at risk of loss. Several commented on not wanting 
to see agricultural land rezoned or built on. Some participants also 
identified that protecting agricultural land as an opportunity. 

More infrastructure (5 
comments)  

 Need for infrastructure: Participants identified the need for better 
access to a range of infrastructure such as roads, transport, 
accommodation, maintain local school numbers, recreational 
infrastructure, an abattoir and reticulated sewerage.  
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Permit and planning 
process (5 comments) 

 Frustration with regulation and issues with permits: Several 
participants expressed concerns about delays, uncertainty in the 
permit process, and difficulty obtaining approval for dwellings on 
farming land. This, along with red-tape, was seen as a barrier to 
investment for agri-business and tourism enterprises. There is 
desire for a more supportive and responsive approach to planning 
proposals.   

Environment (5 comments)  Respect and protecting the environment: Participants mentioned 
that protecting local flora and fauna and the local environment is a 
challenge.   

Natural disasters (3 
comments) 

 Managing fire and flood risk: Participants mentioned that the risks 
posed in Alpine Shire due to fire and flood risk need consideration, 
including education of residents to ensure preparedness, or support 
for homes that are fireproof.    

Other (6 comments)   Other comments mentioned included cost of fuel, opportunities for 
renewables, forest plantations or carbon credits, and the need for 
Aboriginal land practice and cultural experiences and farmers 
feeling unheard.  

 

Alongside the broader community sentiments around other issues and opportunities, the following 
were identified for particular areas of Alpine Shire.  

Area  Insight 

Freeburgh  Land in farming zones is no longer used for farming and should be 
rezoned to make it easier to allow appropriate development like sheds 
and carports 

 Housing isn’t allowed on small parcels of rural zoned land along the 
Great Alpine Road, but there aren’t opportunities for these to be 
farmed or connected to larger rural land parcels.  

 Planning should be case-by-case, with a visual amenity or Heritage 
Overlay (similar to in Wandilgong) to prevent project or high volume 
style homes along the Great Alpine Road in Freeburgh or elsewhere 
that detract from natural vistas.  

 Farmland is being sold off in small allotments, making it no longer 
viable for farming and housing permits being approved.   

Myrtleford  Rezone areas in Farming Zones that have never been used for farming 
and are bordered by Rural Living Zones to Rural Living Zone to make 
it consistent with surrounding area.  

 Don’t allow advertising in front of significant views of Mount Buffalo.  

 Restore the old kilns.  

Kiewa Valley  There are opportunities to increase tourism.  

Mudgegonga  Undulating country is excellent for grazing livestock.  

Dederang  Undulating country is excellent for grazing livestock. 

 Ensure the ongoing success of dairy industry through support of 
development of rural land for housing to support workers. 
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Tawonga  Small properties in Farming Zone that aren’t viable should be able to 
be subdivided to provide more rural lifestyle properties.  

Harrietville  A change in farming zoning could allow opportunity for nature based 
businesses that supports the environment and the community.  

 Reticulated sewerage should be a priority. Could a pipeline connect 
Harrietville to the sewerage pipes on the eastern outskirts of Bright?  

Wandiligong  Farmland being sold off in small allotments, is making it no longer 
viable for farming.   
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3. What we heard: community 
workshops and drop-in sessions 

3.1. Overview 
To gather further feedback from the community around identified issues and opportunities in 
background paper, a series of online and in-person community workshops were held across Alpine 
Shire, facilitated by CoFutures, SGS Economics and Planning and RMCG. 

 Online community workshop, on 10 June, 6:00-7:00pm 

 Community workshop in Dederang, on 11 June, 10:30-12:30am 

 Community workshop in Porepunkah, on 11 June, 6:30-8:30pm 

 Community workshop in Myrtleford, on 12 June, 2:00-4:00pm 

The advertisement and promotion of the workshops included a media release, Facebook posts, 
newsletters, flyer distribution at community notice boards and post offices, and sessions listed on 
the Engage Alpine website. As registration for these was low in the lead up to the sessions, a rural 
planning consultant engaged by Council sent direct messages to several residents in rural areas 
to encourage participation and extend the reach.   

Following the workshops, Council extended the first phase of community engagement from July to 
August 2025 to specifically target stakeholders in the key hotspot areas. This extended 
engagement process included drop-in sessions in July, community survey and digital mapping on 
Engage Alpine, and submissions.  The three drop-in sessions, facilitated by Council, with the 
assistance of Schemology, were held at:  

 Tawonga at the Tawonga Memorial Hall on 21 July 2025, 5.00pm - 7.00pm 

 Harrietville at the Harrietville Community Hall on 22 July 2025, 5.00pm - 7.00pm 

 Wandiligong at the Wandiligong Public Hall on 23 July 2025, 5.00pm - 7.00pm 

Alpine Shire Council informed the community about the drop-in sessions through:  

 Flyers posted to 660 property owners in the areas, including 150 letters for Tawonga, 130 
letters for Wandiligong and 380 for Harrietville 

 Personalised email / letters to agricultural businesses registered with Council and peak 
bodies 

 Sessions listed on the Engage Alpine webpage for the Alpine Rural Directions Strategy 

 A media release on 7 July 2025 

 Facebook posts on 7 July 2025 

 Promotion of the drop-in sessions on social media, including community pages.  
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3.2. In-person community workshops 

 Key takeaways: 

  For sustainable agriculture and economic resilience, the top themes were 
‘support for farmers and business owners,’ ‘land use management’ and ‘traffic 
and transportation issues.’ 

 For managing residential development in rural areas, the most mentioned 
themes were ‘land use management,’ ‘planning processes’ and ‘housing supply 
and affordability.’ 

 For environmental risks and natural landscapes management, the top themes 
raised by community members included ‘pest control and environment 
protection’ and ‘flooding and erosion of riverbanks.’ 

 

During the in-person community workshops, following an introductory presentation outlining the 
Rural Directions Strategy, participants were invited to contribute their ideas using sticky notes. 
Three themed worksheets were provided, focusing on: 

 Sustainable agriculture and economic resilience 

 Managing residential development in rural areas 

 Environmental risks and natural landscapes management 

Each worksheet listed issues and opportunities identified in the background study and included 
two columns for participant input: 

 What other issues have you or your community experienced? 

 What could be done to address this? 

After recording their thoughts, participants were asked to indicate their top priorities by placing 
dot stickers next to the most important points.  

Across the in-person community workshops, 45 community members participated and a total of 
253 comments were collected.  

 

  

Figure 18 - Image from community workshops 
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Sustainable agriculture and economic resilience 
The most mentioned themes were ‘support for farmers and business owners’ (18.4%) and ‘land use 
management’ (18.4%), followed closely by ‘traffic and transportation issues’ (16.5%) and by ‘more 
housing’ (9.7%). Further details are provided in Table 9. The prioritisation activity didn’t reveal a 
strong preference for any of the themes mentioned by participants.  

 

Figure 19 - Other issues and opportunities, sustainable agriculture and economic resilience (45 
respondents, 103 comments across community workshops) 
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Table 9 - Other issues and opportunities, sustainable agriculture and economic resilience (45 
respondents, 103 comments across community workshops) 

Theme Insights 

Support for farmers 
and business owners  

(19 comments) 

 Better government and council support: Participants called for more 
collaborative and tailored support from authorities to help address 
business challenges. 

 Fair pricing and market access: Community members noted 
challenges in receiving a fair return for their produce and called for 
better market structures, including opportunities for ‘paddock to 
plate’ and better branding of the region. 

Land use management  

(19 comments) 

 Protecting farming zones and rural land: Community members 
highlighted strong support for maintaining Farming Zone (FZ) areas 
and preventing incompatible development or zones. 

 Interest in flexible and diverse land use options: Participants called 
for zoning changes to support local economic activity and lifestyle 
preferences, such as smaller residential blocks, commercial or rural 
activity zones, and more ancillary uses on unproductive farm land. 
There was particular interest in opportunities for Freeburgh and 
Wandiligong.  

Traffic and 
transportation issues  

(17 comments) 

 Conflict between road users and agricultural operations: Community 
members highlighted the dangers posed by tourists and cyclists 
unfamiliar with agricultural settings, such as cattle on roads. They 
noted that increased recreational use is creating conflicts with 
farming needs. 

 High cost and limited availability of freight services: Attendees 
emphasised that freight costs are high and freight options are 
constrained by operating conditions and infrastructure. 

More housing and 
accommodation 

(10 comments) 

 On-farm worker accommodation: Workshop attendees highlighted 
the importance of housing for agricultural workers and their families. 
They supported second dwellings on-farm to house workers or family, 
especially in the Farming Zone. 

 Affordable housing options for rural workers: Attendees highlighted 
the lack of affordable accommodation for young and productive 
workers and their families. 

Local processing 
capacity  

(9 comments) 

 Rebuilding local processing capacity: Participants emphasised the 
need to rebuild local facilities for milk, meat, and waste processing to 
improve sustainability and reduce reliance on distant centres. 

Pest control and 
environment protection  

(9 comments) 

 Stronger pest and weed control: Community members highlighted 
concerns about inadequate pest and weed control, especially wild 
dogs and blackberries, particularly in areas where pest issues 
threaten livestock and native ecosystems. 

Permit and planning 
process  

(9 comments) 

 Clearer, more transparent planning processes: Participants 
emphasised the need for greater clarity and communication around 
planning decisions and permit outcomes. 

Water security  

(6 comments) 

 Concerns about current and future water availability: Participants 
emphasised that water availability is already limited and may not 
meet future needs for farming and rural living. 
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Adverse impacts of 
industries  

(3 comments) 

 Managing the environmental impacts of industrial activities: 
Participants emphasised the need to manage noise, dust, and smoke 
impacts from nearby industrial and forestry activities on agricultural 
land and community wellbeing. 

Other 

 (2 comments) 

Some comments raised concerns about high rates and a lack of public 
toilets in Freeburgh. 

 

Managing residenƟal development in rural areas 
The most mentioned theme was ‘land use management’ (31.9%), followed by ‘permit and planning 
process’ (13.2%), and ‘more housing and affordability’ (11.0%). Further details are provided in Table 
10. The prioritisation activity didn’t reveal a strong preference for any of the themes mentioned by 
participants. The prioritisation activity didn’t reveal a strong preference for any of the themes 
mentioned by participants, other than four people indicating that planning processes take too 
long and are costly. 

 

Figure 20 - Other issues and opportunities, managing residential development in rural areas (45 
respondents, 91 comments across community workshops) 

  

31.9%

13.2%

11.0%

9.9%

9.9%

5.5%

4.4%

3.3%

3.3%

2.2%

5.5%

Land use management

Permit and planning process

More housing and affordability

Water access and sewage

Support for tourism and culture

More infrastructure

Traffic issues

Concern for tourism

Hazards risk

Pest control

Other



 

Engagement Summary Report | Alpine Shire Rural Directions Strategy  

 

39

Table 10 - Other issues and opportunities, managing residential development in rural areas (45 
respondents, 91 comments across community workshops) 

Theme Insights 

Land use management  

(29 comments) 

 Aligning zoning with current and future needs: Participants 
expressed a need for zoning that reflects current land use, demand, 
and legacy development patterns. 

 Managing land use conflicts and protecting rural character: 
Participants raised concerns about land use conflicts and the 
importance of protecting the rural landscape and farming viability. 

 Subdivision and housing flexibility: Participants expressed mixed 
views on subdivision, noting both opportunities for housing and 
concerns about land fragmentation and planning controls. 

Permit and planning 
process  

(12 comments) 

 Improving efficiency and timelines: Participants expressed 
frustration with long planning timelines, noting that delays increase 
costs and reduce confidence in the system. 

 Consistency and accountability: Participants raised concerns about 
inconsistent requirements and decision-making across staff and 
departments. 

More housing and 
affordability  

(10 comments) 

 Accommodation for key workers: Participants highlighted a shortage 
of affordable housing for workers, especially in tourism and 
agriculture, affecting employment and service delivery. Suggestions 
included using unproductive land for temporary housing, funding 
support for worker accommodation and enabling more flexible 
residential options. 

Water access and 
sewage  

(9 comments) 

 Concerns about water extraction and environmental impacts: 
Community members highlighted the need to manage water 
extraction and sewage discharge to protect waterways and 
surrounding environments. There were specific concerns about water 
being taken from streams, the need to protect native flora and fauna 
and a lack of water and sewer services for new development. 

Support for tourism and 
culture  

(9 comments) 

 Enabling agritourism to support rural economies: Participants saw 
agritourism as a valuable opportunity to diversify income for small 
farms and strengthen local tourism. 

 Protecting cultural heritage and rural character: Participants 
emphasised the importance of protecting First Nations’ cultural 
heritage and the visual landscape to support cultural values and 
tourism appeal. 

More infrastructure  

(5 comments) 

 Infrastructure needed to support growth and liveability: Community 
members highlighted that existing infrastructure, including 
telecommunications, health, education and public amenities, is 
insufficient to meet current and future needs. 

Traffic issues  

(4 comments) 

 Managing traffic impacts from growth and tourism: Participants 
highlighted the need to address increasing traffic pressures from new 
housing and tourism. 
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Concern for tourism  

(3 comments) 

 Tension between tourism and rural living - Community members 
highlighted that tourism can conflict with agricultural practices. 
Issues included littering, lack of contribution to the local economy 
and new property owners unfamiliar with farming lifestyles and 
expectations. 

Hazards risk  

(3 comments) 

 Managing natural hazard risks in rural development: Workshop 
attendees highlighted the need to consider natural hazard risks such 
as bushfire and flooding when planning residential development. 

Pest control  

(2 comments) 

 Managing invasive species: Participants highlighted the need for 
council support in managing weeds and maintaining waterways in 
rural areas. 

Other 

(5 comments) 

Some comments raised concerns about high rates, population growth, and 
the potential future use of pine plantations for development. 

 

Environmental risks and natural landscape management 
The most mentioned theme was ‘pest control and environment protection’ (39.0%), followed by 
‘flooding and erosion of riverbanks’ (16.9%) and ‘bushfire’ (8.5%). Further details are provided in 
Table 11. Through the prioritisation activity, four participants identified sale of crown land to 
existing neighbours as a priority opportunity, and three participants identified feral animals as a 
priority challenge.  

 

Figure 21 - Other issues and opportunities, environmental risks and natural landscapes 
management (45 respondents, 59 comments across community workshops) 
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Table 11- Other issues and opportunities, environmental risks and natural landscapes 
management (45 respondents, 59 comments across community workshops) 

Theme Insights 

Pest control and 
environment protection  

(23 comments) 

 Coordinated weed and pest management across land tenures: 
Community members highlighted widespread issues with noxious 
weeds and feral animals and called for better enforcement and 
coordination across jurisdictions. 

 Feral and wild animals impacts on agriculture: Feedback indicated 
that species such as deer, kangaroos, wild dogs, wombats, and Indian 
Myna birds are creating significant challenges for landowners. 

Flooding and erosion of 
riverbanks  

(10 comments) 

 Preparing for future flood risks and extreme weather: Workshop 
attendees highlighted the need to plan for more frequent and intense 
flood events due to climate change. 

 Addressing riverbank erosion and flood impacts on private land: 
Participants emphasised the growing risk of riverbank erosion and 
flooding on private properties, and called for coordinated government 
support. 

Bushfire  

(5 comments) 

 Improving bushfire management and support: Community members 
raised concerns about inadequate bushfire prevention and response, 
particularly around track maintenance and agency support. They 
highlighted the downstream effects of bushfire runoff on vineyards 
and the risk of land slips, calling for more coordinated efforts to 
manage fire risk. 

Camping management  

(5 comments) 

 Managing the environmental impacts of camping: Community 
members raised concerns about unmanaged free camping, especially 
in areas like Buckland Valley and Freeburgh. They raised concerns 
about environmental degradation, fire risks and impacts on 
waterways. 

Battery facility 
management  

(3 comments) 

 Concerns about environmental risks from battery facilities: 
Participants emphasised the environmental and health risks posed by 
battery facilities and called for stronger assessment and regulation. 

Land use management  

(3 comments) 

 Protecting significant landscapes: Community members highlighted 
the need to maintain landscape character and limit undesirable 
residential expansion. One comment suggested that if Crown land is 
to be sold, it should be offered to existing neighbouring landholders. 

Traffic and 
transportation issues  

(2 comments) 

Participants highlighted concerns about track management and cyclist 
behaviour. 

Tourism  

(2 comments) 

Community members highlighted opportunities to integrate dual-use 
tourism within forestry operations and to promote tourism during bad 
weather.  

Other  

(6 comments) 

There were comments about restricted access to irrigation, calls for 
worker accommodation, the management of national and state park 
interfaces, and increasing complaints from scattergun usage. 
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3.3. Online community workshops 

 Key takeaways: 

  Participants emphasised the need for planning schemes that support 
diversifications of agriculture, while highlighting challenges such as small 
farm sizes, high land prices and accommodations shortages for workers. 

 There was concern about the impacts of residential development near farms, 
including land use conflicts and ribbon development.  

 

During the online workshop, participants were invited to take part in an open Q&A-style discussion 
following a presentation outlining the background research for the Strategy. The discussion 
focused on the same three themes explored in the in-person community workshops: 

 Sustainable agriculture and economic resilience 

 Managing residential development in rural areas 

 Environmental risks and natural landscapes management 

A total of 8 community members participated in the session. Key points raised during the 
discussion are summarised below. 

Sustainable agriculture and economic resilience 
 Barriers to farm viability and intensification: Participant noted that high land prices and 

small farm sizes create challenges in achieving economies of scale, leading to an 
increased need for intensive agriculture. This intensification can lead to land use 
conflicts, particularly where residential uses are nearby. 

 Value-adding and agritourism: Several attendees supported enabling value-adding 
activities, such as on-farm processing or sales, to improve farm profitability. Examples 
included cellar doors and nut processing. However, planning controls (e.g., red tape on 
signage and parking) were seen as a barrier. 

 Support for agricultural diversification and innovation: Community member stressed the 
importance of ensuring planning schemes remain flexible to support innovative and 
contemporary agricultural practices. There was concern that restrictive planning could 
stifle opportunities for diversification, such as value-adding or intensive farming. 

 Labour and accommodation shortages: Access to seasonal or itinerant labour was noted 
as a challenge, especially due to inadequate and expensive accommodation. This issue 
affects not only agriculture but also local retail and tourism sectors. 

 Freight and infrastructure limitations: Transport and freight issues were mentioned, 
particularly the cost and difficulty of moving goods due to the Shire’s distance from major 
routes and facilities like abattoirs. 
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Managing residenƟal development in rural areas 
 Land use conflicts: Concerns were raised about new residents being located near farms. 

These often lead to complaints about typical farming activities (e.g., noise, spraying, night-
time harvesting), putting pressure on farm operations. 

 Residential development and infrastructure constraints: Discussion highlighted growing 
demand for rural living, particularly in areas like Dederang, which are considered 
potentially suitable due to lower bushfire risk. However, the feasibility of accommodating 
this growth is constrained by limited infrastructure especially sewer and potable water 
and a lack of strategic investment by service providers. 

Environmental risks and natural landscapes management 
 Flood overlays and planning uncertainty: Attendee expressed frustration over their past 

experience of inconvenient flood overlays, particularly relating to Amendment C7.  

 Landscape protection and renewable energy conflicts: The approval of a battery energy 
storage facility in Dederang raised concerns about insufficient planning controls, 
especially outdated significant landscape overlays. Participants urged caution, noting 
that such overlays could also impose unintended constraints on agricultural or forestry 
activities. 
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3.4. Drop-in sessions 

 Key takeaways: 

  Small lot sizes in Wandiligong and Harrietville present challenges for farming 
viability. There is support to rezone these areas from the Farming Zone to Rural 
Living or the Rural Activity Zone.  

 There is interest in allowing agritourism in Wandiligong and Harrietville to 
enable farmers to diversify income, however the Farming Zone doesn’t 
facilitate this or hobby farms.  

 Lack of diversity of housing, particularly to support key workers is a challenge. 

 There is interest in greater consistency in the application of planning policy to 
provide clarity around decisions, as well as greater consideration of bushfire 
risk and updating of flood mapping.  

 There is need for greater government support to manage invasive flora and 
fauna. 

The drop-in sessions at Harrietville and Wandiligong undertook a similar format to the in-person 
community workshops. Council officers briefly introduced the Rural Directions Strategy and 
summarised what the strategy aims to achieve. Participants were invited to contribute their ideas 
to the Rural Directions Strategy using sticky notes on three themed worksheets, focusing on:  

 Sustainable agriculture and economic resilience 

 Managing residential development in rural areas 

 Environmental risks and natural landscapes management 

At Tawonga where there were less participants the discussions were one-on-one between 
participants and Council officers.  

Key insights from drop-in sessions 

Sustainable agriculture and economic resilience 

 Participants in Wandiligong observed that the area does have some good soils and is 
generally used for apple orchards and grazing, but small lot sizes pose an issue for viable 
agriculture. 

 It was noted that cropping along isn’t as profitable as it used to be due to falling prices 
and pressure from supermarkets. 

 Participants noted that the Farming Zone doesn’t facilitate agritourism or hobby farms 
and that Council doesn’t have planning policy to support agritourism applications in the 
Farming Zone. Allowing agritourism will allow farmers to diversify and supplement 
income opportunities as cropping or grazing along isn’t viable. 

 The Rural Activity Zone was suggested as an option to facilitate agritourism 
opportunities, including farm stays.  

 In Harrietville businesses have been unviable and that the number of businesses and 
services have been declining for several decades. Reasons for this include population 
loss, the impact of COVID, and economic competition from larger centres such as Bright. 
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 Housing was noted as a key issue, including a lack of housing diversity and a lack of 
rentals and key worker accommodation for permanent residents.  

 Improved active transport infrastructure such as cycling trails and footpaths was 
mentioned as a key opportunity for both towns. This will encourage an uptake in walking 
and cycling and promote the region as a key cycling destination.  

 Poor driver behaviour and a need for traffic calming infrastructure was listed as an issue 
for both towns. 

 There is an opportunity to legitimise the business that are already existing and to 
consolidate new businesses into the centre of the townships. Community-owned models 
and coordination amongst existing businesses could see an increase in businesses and 
services to the townships. 

Land use, development, and rural planning 

 Planning controls were noted as key issues among participants in Harrietville and 
Wandiligong. There was a general consensus that the application of the farming zone 
does not reflect the use of the land in these townships, mainly around small lots which are 
not actively farmed and are either vacant or feature a dwelling.  

 Particularly in Harrietville there are concerns about the ability to rebuild dwellings after 
disasters due to the Farming Zone and the ability to get approvals from government 
agencies.  

 In Wandiligong it was noted that a combination of Farming Zone, Heritage Overlay, 
Significant Landscape Overlay and a lack of planning policy is leading to inconsistent 
planning outcomes through the assessment of planning permits and VCAT decisions. This 
has often led to subdivision and use of land for dwelling in the farming zone by stealth. 
The Heritage Overlay has been interpreted inconsistently over the past decade, especially 
for land with no significant buildings.  

 In Wandiligong it was noted that residents would like planning controls to be updated to 
ensure consistent decision making in applications and to maintain the visual quality and 
amenity valued by residents. This includes planning policy surrounding the farming zone, 
and updating the Heritage Overlay and the Significant Landscape Overlay.  

 In the Kiewa Valley the Significant Landscape Overlay is restrictive as it prevents the 
construction of sheds and other farming facilities in the Farming Zone. 

 There is an opportunity in both Harrietville and Wandiligong to introduce a settlement 
boundary to indicate areas where non-agricultural uses can occur. 

 The Rural Living Zone or the Rural Activity Zone was suggested to offer more flexibility 
for the development of land, particularly small lots.  

 It was noted that Harrietville was not presented as a hot-spot area in the Issues and 
Opportunities Paper. 

Environmental risks and natural hazard management 

 Control of invasive flora and fauna such as blackberries, cats, dogs, kangaroo & deer were 
noted among participants as a key issue, noting that their presence has a negative impact 
on crops and roadside hazard. Participants would like more government support to 
manage these invasive species.  

 Bushfire risk and behaviour was mentioned as a key environmental hazard for both 
Wandiligong and Harrietville. It was noted that the unique topography and how it 
influences bushfire behaviour needs to be considered.  
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 Flood mapping across the Shire is inadequate and doesn’t reflect the flood risk. A key 
opportunity is for Council to implement the Myrtleford and Upper Ovens Flood Studies to 
provide guidance and certainty to landowners and builders. 

 Former mines haven’t been mapped and may have an impact on the future use and 
development of land.  
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4. What we heard - other engagement 
acƟviƟes 

4.1. Community mapping 

 Key takeaways: 

  There is notable support for the rezoning of existing unsuitable farming land 
(due to small lot sizes, steep slope, soil issues, etc.) into residential or rural 
living zones. 

 Valuable farming land and natural environment should be protected from 
future development, infrastructure work and energy projects.  

 

During the engagement period, an interactive community map was made available on Engage 
Alpine. Participants were invited to pin locations where they think the Alpine community needs to 
better balance land use activity in rural areas.  

Pins were collected under two categories: ‘Protect or Support’ (Use the map to mark places where 
certain activities should be protected or supported), and ‘Tension or Conflict’ (Mark places where 
there are tensions or conflicts between different uses). A total of 36 contributions were received: 
26 pins and comments were categorised as ‘Protect or Support’, and 10 were submitted under 
‘Tension or Conflict’.  

It is worth noting that most of respondent pin comments have not clearly fallen into either of the 
above categories. This analysis has instead categorised pins into ‘Protect’, ‘Conflict’, and ‘Support’. 
Furthermore, it is worth noting that 40% of all the pins have been placed by two users. A summary 
of the comments is represented in the following pages. 
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Map 1: ExisƟng conflict and aspects to protect 

 

Map 2: Aspects that received support 
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Other feedback 
 Freeburgh: Further interest in learning about the Rural Directions Strategy. 

 Gapsted: Highlighted types and scales of approved commercial businesses should 
respond to the existing access conditions (gravel vs. paved roads). 

 Harrietville: As mentioned previously, the remaining pins in Harrietville highlighted 
conditions such as small lot sizes that do not support farming and legacy zoning which 
resulted in them being currently zoned for farming. 

 Porepunkah: Considering an agribusiness and residential use on one specific lot. 

 Smoko: Highlighted several lots where land sizes are not suitable for farming. 

 Tawonga: Highlighted a lot where it is indicated it falls into a Proposed Rural Based 
Tourism Area (2015 Rural Land Strategy), however, is not reflected in the current Rural 
Directions Strategy Background Report despite Mountain Creek Road being identified as 
a key touring route. 

 Merriang: A range of issues and opportunities were identified in relation to rural land 
uses. Refer to Section 4.3 (summary of meetings) for further details. 
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4.2. Submissions 

 Key takeaways: 

  A diversity of views was reflected in community submissions, covering topics 
such as protecting agricultural land and preventing fragmentation, housing 
availability and infrastructure gaps, appropriateness and flexibility of zoning 
and subdivision, and clarity around what is permitted through planning (such 
as new housing). 

 

Six submissions were received by Council with these summarised by Council below.  

Table 12: Summary of submissions 

Submission 
number 

Contents 

1  Preservation of historic, cultural and natural landscapes for the townships. 

 Residential and industrial expansion shouldn't compromise agricultural land. 

 Fragmentation of viable farmland key issue and threatens food security. 

 Strategy should protect high-quality farmland from rezoning or development 
pressures, including inappropriate subdivision and renewable energy projects. 

2  Focuses on Wandiligong and Harrietville. 

 Notes the tension in Wandiligong between agriculture and residential 
development and a lack of policy direction in the scheme and inconsistent 
decision in facilitating residential development in farming zone areas by Council 
and VCAT. 

 Suggests rezoning farming zone land into the low density residential zone or 
rural living zone within the township, and use the rural activity zone in fringe 
areas to the township. 

 The RDS needs to consider the extreme bushfire risk in Wandiligong and assess 
options on how to develop Wandiligong in an extreme bushfire risk scenario. It 
would be useful for the RDS to present maps of the BAL ratings in rural areas 
from the Bushfire Planning Study.  
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3  Fooding unresolved 

 Small lots under 40ha and challenging to make them viable 

 LDRZ/RLZ legacy issues  

 Existing farming houses are underutilised 

 There is significant utility infrastructure that is not being utilised.  

 Policy should support the consolidation of farms.  

 Appetite for more flexibility on the land 

 Area needs a nuanced place-based approach that reviews each lot in more 
detail: property owners have agreed to prepare a map to inform this (might not 
be resolved in RDS, but brief for ‘next steps’ should be developed through the 
RDS process).  

 May be a case for reducing the minimum lot size in the Farming Zone in some 
locations, especially closer to Myrt, or introducing a RAZ zoning that allows 
greater flexibility. 

 Policy should be clear about where consolidation will be facilitated and where 
flexibility is supported to inform the above.   

 Consideration should be given to how the existing housing and associated 
infrastructure can be leveraged to address housing shortages, especially within 
10 mins drive of Myrtleford.  

 Farmers in the area need policy intervention to enable them to be more diverse 
and financially viable.   

4  Harrietville should be identified as a hotspot 

 Agriculture is limited to grazing, a tree farm, and blueberries 

 Sewerage is a constraint on development as there's no reticulated services.  

 Harrietville serves as an overflow for tourists in Bright which has an impact on 
housing availability.  

 Agrees of the very high bushfire risk in Harrietville, but notes that the steep 
topography has meant that bushfires have burnt around the ridges and not in 
town.  

 Notes the zoning issues in Harrietville; mainly that smaller properties are within 
the Farming Zone which doesn't correspond with the use of the site. There are 20 
properties north of Monarch Lane that are smaller than 0.2 hectares and have no 
agricultural capability. There are no properties more than 20 hectares south of 
Howards Bridge.  

 There's concern that dwellings can't be replaced in the farming zone as the 
property is under-sized and not primarily used for agriculture.  

 Concerns over building costs for replacement dwellings. 

 Rural Living Zone may be an appropriate zone for these areas.  

 Rural Activity Zone may also be appropriate for Harrietville. 

 Data in table 3.1 is inaccurate as there's 19.567 hectares of Rural Living Land in 
the shire.  

 The town needs more dwellings for the existing population to remain viable and 
that additional development should be assessed on its merits rather than an 
automatic "no" due to constraints. 

5  The intent to protect farming land should recognise legacy planning issues and 
that new direction shouldn't disadvantage current owners and residents.  

 Land around Harrietville is low productivity due to poor soil types and small farm 
size. There are 54 blocks zoned farming of which 26 are less than two hectares 
with 23 houses. 
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6  Small lots in farming zone is a problematic legacy zoning issue. Farming is not 
viable and not occurring. Should be rezoned to allow for residential and 
commercial development and allow less intrusive uses such as wilderness and 
nature experiences, and allow for accommodation for workers and residents. 
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4.3. MeeƟngs 

 Key takeaways: 

  Key issues are flooding, viability of smaller lots, and there are legacy zoning 
issues. 

 There are opportunities for consolidation of lots, more flexible land uses close 
to Myrtleford,  

 
Council facilitated a community meeting with 10 landowners in Merriang on 7 August with 
Schemology. The issues, opportunities and potential planning options discussed at this meeting 
are summarised in Table 13.  

Table 13: Summary of meeting in Merriang on 7 August 2025 

Focus Key insights  

Issues  Flooding is a significant unresolved issue.  

 Many lots are ex-tobacco farms; much smaller than 40ha that is challenging to 
make viable for horticulture and grazing.  

 Use of legacy housing is problematic and there is a range of opinions on how 
to rectify this. Housing stock is in poor condition and improving it is not a good 
capital investment if you can't subdivide the land.  

 There is significant infrastructure available along Merriang South Road and 
Buffalo River Road (for example reticulated water) that is not being utilised. 

 LDRZ / RLZ legacy issue from a previous Councillor who owned land in the 
area – not a strategic application of zones.  Has introduced farming interface 
issues.  

Opportunities  There are some opportunities for lots to be consolidated and policy should 
facilitate and support this further.  

 General support for more land-use flexibility closer to Myrtleford and east of 
Buffalo Creek and maintaining the Farming Zone as is to the west of Buffalo 
Creek. There is an appetite for more flexibility on the land, but not for the 
introduction of uses such as group accommodation or short-stay 
accommodation that may introduce amenity conflicts. 

 Strong support for economic development intervention / coordinating role to 
make better use of existing housing infrastructure on farms.  

 Explore opportunities and facilitate collaboration between landholders to 
encourage consolidation of land parcels where sensible and agistment of land 
to create more viable farming parcels. 

 Provide support to landowners to better utilise the housing already on site 
through attracting capital investment (looking at NEWMAH Inc / build to rent 
type model).   

 Support landowners recognising that the transition from tobacco uses to the 
‘new normal’ is not yet complete, and advocate for more flexible use of land 
close to Myrtleford. 
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Planning 
options 

 Farming Zone land parcel along Buffalo River Road should be rezoned to the 
Rural Activity Zone.  
 

Map 3: Area in that participants at meeting felt should be rezoned as Rural 
Activity Zone  
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  More nuanced zoning of land and minimum lot sizes closer to Myrtleford. 

o Explore more uses related to agritourism – e.g. 

Accommodation. Recognise the yellow, purple, green and red areas on 

Map 4 are largely a conservation and lifestyle precinct, and provide an 

opportunity to introduce a wider range of mixes and provide more 

economic viability for landowners on small lots.    

o Reduce lot sizes close to Myrtleford.  

 

Map 4: Areas that meeting participants felt are a conservation and lifestyle 

precinct suitable for a wider range of uses 
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1. Executive summary 

Alpine Shire Council (Council) has prepared the Alpine Shire Rural Directions 
Strategy (ARDS) to guide land use and development outcomes in the Shire’s rural 
areas over the long term. It identifies and provides clarity on resources that require 
stronger protection, preferred locations and outcomes for future rural residential 
development, and areas well suited to support more diverse economic activity.   

The focus of the strategy is on areas of the Shire zoned for 
rural land uses. These are areas zoned Farming Zone, Rural 
Conservation Zone and Rural Living Zone. The ARDS 
provides policy direction at the Shire-wide level and as well 
as place-specific guidance for eight rural settlements that 
have been identified by Council and the community as 
facing acute challenges relating to rural lands: Dederang, 
Harrietville, Tawonga, Wandiligong, Freeburgh, Ovens, 
Buckland Valley and Buffalo River.  

The ARDS sits alongside the Alpine Shire Land Development 
Strategy (2024), which addresses land use and 
development areas in urban zoned areas of the Shire. It 
also considers relevant directions from Council’s other 
strategic work, including the Alpine Shire Economic 
Development Strategy (2022) and the Alpine Shire Bushfire 
Planning Study (2024). It also revisits and extends the 
earlier Alpine Shire Rural Land Strategy (2015). 

 

Figure 1: Preparing the ARDS 
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The draft ARDS has been shaped by detailed background research and input from key stakeholders and 
the broader community received through consultation.1 Many of the objectives and strategies 
contained in the Strategy will be implemented into the Alpine Planning Scheme following completion of 
the project, giving them legal weight within the broader land use planning system (for instance, updates 
or changes to rural zones and overlays). Other non-regulatory actions will be led by Council and 
implemented in partnership with relevant community, government and business stakeholders.  

Key elements of the Rural Directions Strategy  

The ARDS set out the following vision for rural lands in Alpine Shire: 

Alpine Shire Council will support and plan for use and development in rural areas in a manner 
that best harnesses and protects the environmental, economic, social, landscape and cultural 
values of rural land. 

The strategic directions guiding the key content and policy in the strategy are: 

 

Strategic direction 1: Environmental risks: To avoid development in areas at risk of natural 
hazard to protect human life. 

 

Strategic direction 2: Natural resource management: To identify, protect and manage significant 
natural resources so that they can be harnessed in a sustainable manner. 

 

Strategic direction 3: Rural Settlement: To direct future population and housing development in 
accordance with the defined future roles of service towns, rural towns, small settlements and 
rural localities. 

 

Strategic direction 4: Rural residential development: To direct rural residential development to 
defined rural settlements and identified land of low agricultural productivity, while appropriately 
managing bushfire risk. 

 

Strategic direction 5: Rural industry and tourism: To support appropriate non-agricultural uses in 
rural areas where these do not compromise agricultural production or landscape values. 

 

Strategic direction 6: Environmental and landscape values: To manage use and development to 
protect the environmental and landscape values of the Shire. 

The above vision and strategic directions are underpinned by a series of objectives, strategies and 
actions, which provide an increasing level of detail for how the vision will be realised. These are set out 
in detail in Sections 6 and 7. However, in summary, the key outcomes proposed in the strategy are: 

 

1 See: Alpine Rural Directions Strategy: Background Report (2024) and Alpine Shire Rural Directions Strategy: 
Community Engagement Summary Report (2025) for further detail.  
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1. Mapping of, and improved protection for, high-value agricultural land; and clearer direction about 
preferred locations for non-agricultural land uses.  

2. Clarity about the preferred land use on the edges of rural settlements where conflict between land 
uses and proliferation of small lots in farming areas has undermined agricultural productivity and 
created uncertainty for residents and businesses.  

3. Identification of rural economic clusters that are well-suited to supporting more diverse agricultural 
enterprises such as market gardens, wineries, and on-site processing of farm produce, while 
carefully considering environmental and amenity impacts. 

4. Establishes criteria where consideration of rezoning for rural residential development may be 
appropriate. 

5. Identifies potential locations for infrastructure such as a future freight hub and battery storage 
near existing energy assets. 

Proposed changes in rural settlements 

The strategy includes a large suite of objectives strategies and actions. The below place-based 
summaries provide a brief overview of the outcomes expected in key locations.   

Dederang and Mudgegonga  

Dederang and Mudgegonga are small rural 
settlements located in the Kiewa Valley region.  

Dederang features a modest cluster of facilities 
along the highway, including a pub, recreation 
reserve, and electricity infrastructure, but lacks 
reticulated water and sewerage.  

Mudgegonga, situated between the Ovens and 
Kiewa Valleys, has no defined town centre but 
contains a dispersed cluster of dwellings amid 
productive farmland. Agriculture in both areas is 
dominated by beef grazing and dairy, with 
Mudgegonga benefiting from large lot sizes and 
a mix of medium to low capability land. 

 

Key planning outcomes for Dederang and 
Mudgegonga: 

­ These areas are functioning well from a land use 
perspective with minimal changes proposed.  

­ The Farming Zone will be maintained with policy 
strengthened to reinforce protection of land for 
agricultural purposes through policy. 

­ Potential for battery storage infrastructure near 
existing energy facilities, offering low visual 
impact and efficient grid integration. 

­ The area could be considered for future 
residential growth due to its lower bushfire risk, 
if directed by the Victorian government. 
However this is not currently recommended 
given its limited infrastructure. 
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Harrietville  

Harrietville is a small alpine settlement located 
at the southern end of the Ovens Valley, 
known for its scenic landscape and tourism 
appeal.  

The town is surrounded by bushland and steep 
terrain, contributing to its high bushfire risk. It 
has limited capacity for growth due to 
environmental constraints, heritage values, 
and infrastructure limitations.  

The settlement supports tourism and small-
scale agriculture. Harrietville has low 
productivity due to poor soil types (resulting 
from earlier mining activity stripping the 
topsoil) and smaller farm sizes. 

Tawonga 

Tawonga is a small settlement located in the 
Kiewa Valley, north of Mount Beauty. It has a 
modest cluster of homes and community 
facilities, with surrounding land primarily used 
for agriculture, particularly beef and dairy 
farming. The settlement is not connected to 
reticulated sewerage, and its growth potential 
is limited by infrastructure constraints and 
bushfire risk.  

Planning in Tawonga focuses on maintaining its 
rural character, supporting agricultural activity, 
and carefully managing any future 
development. 

Key planning outcomes for Harrietville: 

­ Consider rezoning limited areas of low agricultural 
productivity to Rural Activity Zone to better reflect 
existing patterns of development, areas of lower 
agricultural potential and allow for a greater 
diversity of agricultural enterprises. 

­ Zoning should reflect exist patterns of 
development but further growth is not encouraged 
due to the level of bushfire risk. 

­ Support tourism-related uses to help small farms 
diversify income and improve viability. 

­ Allow for incremental infill development within the 
existing settlement footprint. 

Key planning outcomes for Tawonga: 

­ This area is functioning well from a land use 
perspective with minimal changes proposed. 
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Wandiligong 

Wandiligong is a historic settlement located in 
the narrow valley carved by Morses Creek, just 
south of Bright. The valley is enclosed by steep 
hills, with pine plantations to the west and the 
Alpine National Park to the east, creating a 
striking and highly valued landscape setting. 

The settlement is renowned for its heritage 
character, featuring numerous historic 
buildings that reflect its gold rush past. Most of 
Wandiligong is subject to heritage controls that 
protect its built form and cultural significance. 
The surrounding landscape is also safeguarded 
by planning overlays that preserve their scenic 
and environmental qualities.  

To the south of the settlement lies land of high 
agricultural capability. Around Wandiligong 
fragmentation of land into smaller farm sizes 
has also reduced the productivity of land zoned 
Farming Zone. The convergence of heritage 
values, landscape protection, and agricultural 
significance presents a complex planning 
context.  

 

Buckland Valley and Buffalo River  

Buffalo River and Buckland Valley are narrow, 
scenic valleys located south of Myrtleford and 
Porepunkah, respectively. Both areas are 
primarily zoned Farming Zone and support 
productive agriculture, including beef, dairy, 
cropping, horticulture, and vineyards.  

The Buffalo River Valley features steep terrain 
that flattens near Myrtleford, with picturesque 
views of Mount Buffalo. Buckland Valley is 
subject to flooding near the river and benefits 
from active and sleeper water licences that 
support farming. 

The surrounding land includes high-capability farmland and areas zoned for National Park, contributing 
to the region’s environmental and landscape significance. 

Key planning outcomes proposed for Wandiligong: 

­ Apply more suitable zoning, such as the Rural 
Activity Zone or Rural Conservation Zone, to areas 
of lower agricultural productivity to: recognise 
Wandiligong’s heritage and landscape values; allow 
more flexibility for appropriate non-agricultural 
uses; and to allow potential rural residential 
development where bushfire risk can be resolved, 
while preventing further subdivision. 

­ Support limited infill development within the 
existing settlement to accommodate incremental 
growth while preserving heritage and landscape 
values. 

­ Enable tourism-related uses to support economic 
diversification for small farms, enhancing farm 
viability without compromising landscape or 
heritage character. 

­ Encourage diverse agricultural enterprises, such as 
market gardens, wineries, and on-site produce 
processing on land with moderate to low 
productivity, with careful attention to 
environmental and amenity impacts. 

Key planning outcomes proposed for Buckland 
Valley and Buffalo River: 

­ Retain Farming Zone with a minimum 40 hectare 
subdivision size, reflecting the area’s high 
agricultural productivity. 
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Freeburgh 

Freeburgh is a small rural settlement located 
along the flat to gently undulating valley floor 
of the Ovens River, between Bright and 
Harrietville. The valley is framed by steep 
slopes rising into the Alpine National Park to 
the east and State Forest to the west, offering 
striking alpine views along the Great Alpine 
Road. 

The area has low agricultural capability due to 
historic dredging and mining on the river flats 
and the steepness of surrounding terrain. 
Despite this, Freeburgh has experienced 
modest growth, with six dwellings and one 
subdivision approved since 2015. The 
settlement has no defined town centre and is 
characterised by dispersed rural living within a 
scenic and environmentally sensitive landscape 

 

Merriang, Merriang South and Myrtleford  

The precinct just south of Myrtleford is flood 
prone and has a patchwork of land zoned 
Farming and Rural Living Zones. Lots are 
generally small. 

The existing constraints of lot size and zoning, 
combined with the proximity to Myrtleford, 
support more flexible use of rural land in this 
area. 

There are parcels south and west of Buffalo 
Road that are low productivity and in close 
proximity to Rural Living Zone. 

 

 

Key planning outcomes proposed for Freeburgh: 

­ Apply the Rural Activity Zone to reflect areas of 
lower agricultural productivity, allowing more 
flexibility for appropriate non-agricultural uses and  
potential rural residential development where 
bushfire risk can be resolved, while preventing 
further subdivision. 

­ Support limited infill development within the 
existing settlement to accommodate incremental 
growth while preserving heritage and landscape 
values. 

­ Enable tourism-related uses to support economic 
diversification for small farms, enhancing farm 
viability without compromising landscape or 
heritage character. 

­ Encourage diverse agricultural enterprises, such as 
market gardens, wineries, and on-site produce 
processing on land with moderate to low 
productivity, with careful attention to 
environmental and amenity impacts. 

 

Key planning outcomes for Merriang, Merriang 
South and Myrtleford: 

­ Recognise this area in policy as a rural economic 
cluster. 

­ The Farming Zone will be maintained but 
minimum lot sizes for the construction of a 
dwelling without a permit could be supported in 
this area. 

­ Some land south and west of Buffalo Creek Road 
can be rezoned to Rural Living Zone, with 
minimum lot sizes preventing further subdivision 
in recognition of bushfire risk. 
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2. Introduction  

Alpine Shire’s rural lands are a vital part of the region’s identity and prosperity, 
supporting thriving communities and a broad range of local industries. The Alpine 
Shire Rural Directions Strategy is a land use planning framework that will guide 
sustainable development and land management across the Shire’s rural areas over 
the long term. 

2.1 What is the ARDS? 

The Alpine Shire Rural Directions Strategy (ARDS) is the Shire’s planning framework guiding the future 
use and development of all rurally zoned land in Alpine Shire rural areas over the long term. It also 
considers specific land use outcomes in Rural Towns, Small Settlements and selected Rural Localities, as 
identified in the Alpine Shire Land Development Strategy (2024). The settlements have been included in 
the ARDS due to identified land use and development challenges that are adversely affecting rural 
outcomes in these areas. These are: 

 Rural Towns of Dederang, Harrietville, Tawonga and Wandiligong. 

 Small Settlements of Freeburgh and Ovens. 

 Rural Localities Buckland Valley and Buffalo River. 

The ARDS sets a clear vision and strategic direction to manage growth and change, strengthen rural 
resilience, protect of the Shire’s distinctive rural assets and provide clarity about rural land use 
outcomes over the long term. The objectives of the ARDS are:  

Support established rural industries like agriculture and forestry. 

 Identify and protect areas of agricultural and landscape significance. 

 Determine preferred locations for existing and emerging rural employment uses. 

 Support growth and innovation in rural industries. 

 Ensure fair and consistent long-term land use and development frameworks. 

 Reduce land use conflict and manage competing demands for rural land. 

 Guide the future role and land use outcomes of Rural Towns, Rural Settlements and selected Rural 
Localities. 

The Strategy complements other recent strategic work such as the Alpine Shire Economic Development 
Strategy (2022), the Alpine Shire Land Development Strategy (2024), and the Alpine Shire Bushfire 
Planning Study (2024). It also revisits and extends the earlier Alpine Shire Rural Land Strategy (2015), 
with a particular focus on providing greater spatial and policy clarity. 
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What the RDS does: 

 Identifies areas of agricultural and environmental significance and looks to safeguard this 
from competing uses over the long term.  

 Guides where and how rural housing growth should occur, aligning with policy direction 
and infrastructure and services. 

 
Informs planning scheme updates, zoning decisions, and development priorities. 

 
Supports advocacy and funding by providing an evidence base for housing-related 
initiatives. 

What the RDS doesn’t do: 

 
It does not approve or assess individual development applications. 

 It does not rezone land directly - this occurs through separate planning scheme 
amendments, led by proponents and managed by Council. 

 
It does not guarantee housing delivery or construction outcomes. 

 

It does not override state planning policy or infrastructure constraints. 
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2.2 Study area 

The ARDS applies at a Shire-wide level and primarily relates to land subject to the Farming Zone (FZ), 
while considering land within the other rural zones where relevant including the Rural Conservation 
Zone (RCZ) and Rural Living Zone (RLZ). It does not address land use in the Public Conservation and 
Resource Zone (PCRZ), which applies to state and national parks.  

The ARDS also provides more detailed, place-specific guidance for settlements identified in the Alpine 
Shire Land Development Strategy (2024) as Rural Towns, Small Settlements and selected Rural 
Localities.  

Figure 2: Alpine Shire Rural Directions Strategy study area, 2025 

 

Source: RMCG (2025) 
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2.3 Developing the ARDS 

The ARDS project commenced in mid-2024 and 
will be completed over four stages as shown in 
Figure 1.  

Stage 1 of the ARDS involved technical 
background research to inform the strategy’s 
direction. It reviewed relevant strategies and 
planning policies, assessed the performance of 
current planning controls, and analysed rural 
land use patterns, agricultural capability, and 
environmental constraints. It also identified key 
themes for further investigation in later stages 
and culminated in the Alpine Rural Directions 
Strategy: Background Paper (2024). 

Stage 2 included the publication of a succinct 
Issues and Opportunities Report (2024), which 
distilled the findings of the detailed background 
research and informed the first round of 
community consultation. 

Stage 3 included a comprehensive first round 
community engagement process involving an 
online survey, in-person and online workshops, 
drop-in sessions, digital mapping via Engage 
Alpine, and written submissions. A total of 189 
people participated across these activities, and 
the outcomes have been documented in the 
Alpine Shire Rural Directions Strategy: 
Community Engagement Summary Report 
(2025). 

Stage 4 involved the preparation of the draft 
Alpine Shire Rural Directions Strategy, which 
will be subject to a second round of community 
engagement in Stage 5. Following this final 
stage, the Strategy will be refined and 
presented to Council for consideration. 

The ARDS includes both policy directions and 
proposed changes to planning scheme controls, 
which will be implemented through an 
amendment to the Alpine Planning Scheme. It 
also outlines broader implementation actions 
outside the planning scheme, to be delivered 

by Council and relevant partners. Further detail 
on implementation is provided in Section 7. 
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Figure 3: Alpine Shire Rural Directions Strategy, 
Project process, 2025 
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3. The Alpine context 
Planning for rural land in Alpine Shire is shaped by a combination of geographic, 
economic and policy factors. This section provides a brief overview of the key 
contextual influences that inform the strategy. 

3.1 Snapshot of Alpine Shire  

The Alpine Shire is in northeast Victoria and spans an area of 4,791 square kilometres. It is notable for 
the high proportion of Shire land in State and National reserves. Some of this crown land is allocated for 
forestry purposes. 

The landscape features of the Alpine Shire include the picturesque and iconic scenery that is of 
environmental and cultural significance to residents and the broader Victorian community. Many rural 
towns, small settlements and rural localities are in Alpine’s rural areas.  

Agricultural activity is concentrated in the two major valleys between the mountain ranges: Ovens and 
Kiewa Valleys. Agricultural land is also found along the Buffalo River, Morses Creek, Happy Valley and 
around Rosewhite. The Ovens and Kiewa Valleys are key tourist destinations, benefitting from proximity 
to the Alpine resorts, natural beauty and abundant lifestyle and recreation opportunities. 

As with other scenic areas of Victoria, the agricultural sector is increasingly integrated with tourism 
activities such as cellar door sales, and pick-your-own and farm stay experiences. The sector also 
underpins allied service sectors such as transport and manufacturing.  

The desirability of the Shire’s rural areas for a range of agricultural, tourism, residential and other uses 
sharpen competition for land in these locations and requires clear direction.



 

13 

 

3.2 Policy and planning framework 

The ARDS presents a planning framework for rural land and settlements, informed by state, regional 
and local planning policy.  

It incorporates relevant recommendations from Planning Panels Victoria and the Victorian Civil and 
Administrative Tribunal (VCAT) and responds to findings from previous planning scheme reviews.  

The Strategy aligns with state-level directions for rural land use and advances the implementation of 
Council’s existing strategic priorities. Where necessary, it updates or replaces local planning policy to 
support the vision for rural land use in the Shire. 

The following documents inform the ARDS.  

 Plan for Victoria (2025) 

 Hume Regional Growth Plan (2014) 

 Hume Bushfire Management Strategy (2020) 

 Alpine Planning Scheme (2025) 

 Alpine Community Vision and Council Plan 
2025-2029 (2025) 

 Alpine Planning Scheme Review (2023) 

 Alpine Shire Land Development Strategy 
(2024) 

 Alpine Shire Bushfire Planning Study (2024) 

 Alpine Shire Economic Development Strategy 
(2022) 

 Alpine Shire Rural Land Use Strategy (2015) 

Detailed summaries can be found in the Alpine Rural Directions Strategy: Background Paper (2025). 
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The existing planning scheme 

The Alpine Planning Scheme is the key document controlling land use and development planning in 
Alpine Shire. It includes a policy framework that distils other strategies (notably those mentioned 
above) to guide decision-making. It also includes zones and overlays that control the use of land and 
recognise areas with special qualities, values, and hazards.   

More than 80% of the Shire is within the Public Conservation and Resource Zone, reflecting the large 
areas of National Park across the Alpine areas and their hinterland. Of the balance however, most of 
the land is zoned for rural purposes, reflecting the farmland along the valley floors. This is 
predominantly land zoned Farming Zone, which prioritises agricultural uses. This zone covers 88% of 
the land that is outside the Public Conservation and Resource Zone. 

The conservation-focussed Rural Conservation Zone is used in a few limited areas, notably in the 
southern (upstream) end of the Buckland Valley (1.3% of all zoned land). The Rural Activity Zone, which 
allows more flexibility for non-farming rural uses, is not currently used on any land in the Shire. 

Table 1: Zones used in Alpine Shire 

Zone Area (sqkm) % within Shire 

Farming Zone 783.3 16.4% 

Public Conservation and Resource Zone 3901.7 81.4% 

Rural Conservation Zone 62.7 1.3% 

Rural Living Zone 6.3 0.1% 

Rural Activity Zone 0 0% 

Other Zones 36.7 0.8% 

Total 4790.7 100% 

Source: RMCG (2024) 

Rural Zones 

There are four key rural zones relevant to the Alpine Shire: the Farming Zone, Rural 
Conservation Zone, Rural Activity Zone, and the Rural Living Zone. The Victorian government 
Practice Note Applying the Rural Zones guides the choice of which zone is to be used. The 
descriptions below summarise the guidance in the Practice Note about the features of the zones 
and how they are to be to applied.  

The Farming Zone 

This zone, used on the overwhelming majority of rural land in Alpine Shire, is predominantly 
focused on protecting and promoting farming and agriculture.  
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Farming is treated as the dominant land use with other uses subordinate. Dwellings not 
associated with farming, and other non-farming land uses, can be considered but should not 
prejudice the operation of existing farming uses. Fragmentation of land through subdivision is 
discouraged. 

Key features and settings: 

- Minimum subdivision size: defaults to 40 hectares, although in Alpine Shire, the scheme 
allows 20 hectares to be considered if in accordance with policy guidelines. Subdivisions 
below the minimum lot size are allowed only in limited circumstances, the most significant 
being in association with a new dwelling. 

- Dwellings: need a permit on land below 40 hectares (this number can be increased using a 
schedule to the zone, but the Alpine Planning Scheme does not make such a change). 

The Rural Conservation Zone 

The Rural Conservation Zone is used on a small percentage of Alpine Shire’s rural areas. It is 
primarily concerned with protecting and conserving rural land for its environmental features or 
attributes. These may include native vegetation, flora and fauna, significant habitats, or 
landscape qualities. 

Key features and settings: 

- Minimum subdivision size: defaults to 40 hectares, although in the limited areas the zone is 
used in Alpine Shire, a 100 hectare minimum has been applied. Subdivisions below the 
minimum lot size are allowed only in limited circumstances, the most significant being in 
association with a new dwelling. 

- Dwellings: need a permit on all land in the zone. 

Rural Activity Zone 

This zone, not currently used in the Alpine Planning Scheme, is for areas where farming is 
important but the planning objectives identified for the land support the establishment of other 
land uses. For example, this can give greater support to tourism or rural industry. 

Key features and settings: 

- Minimum subdivision size: set by the schedule to the zone, with no default. 

- Dwellings: need a permit on all land in the zone. 

- Can nominate (through a local schedule) specific purposes that the zone should provide for 
– allowing a measure of customised focus for a particular area. 

Rural Living Zone 

This zone is to be used for rural areas that have a mainly residential function. In contrast with 
the Farming Zone, in this zone, farming can take place but is subordinate to that residential use. 
It is suggested in Planning Practice Note 42: Applying the rural zones that for “rural areas that 
have been substantially subdivided and developed for dwellings in proximity to an urban area or 
township with a range of urban services and infrastructure.” 

Key features and settings: 
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- Minimum subdivision size: defaults to 2 hectares (and this is used in the Alpine Planning 
Scheme). 

- Dwellings: need a permit on land below 2 hectares (this number can be increased using a 
schedule to the zone, but the Alpine Planning Scheme does not make such a change). 

The Alpine Planning Scheme employs a relatively limited range of environmental and landscape 
overlays across rural land. There are no Environmental Significance Overlays or Vegetation Protection 
Overlays, for example. However Significant Landscape Overlays (SLOs) apply to: 

 Most of the Buckland Valley and the lower portions of the approach to Mount Buffalo (along Mt 
Buffalo Road, before the park is entered). 

 Much of the Wandiligong (Morses Creek) Valley. 

 Much of the Ovens Valley between Germantown and Harrietville. 

 The upper Kiewa Valley from near Dederang to Mt Beauty. 

 Happy Valley (along the road between Ovens River and Running Creek). 

These derive from 1970s National Trust listings (Landscape Planning & Conservation in North-East 
Victoria, National Trust of Australia, 1977) and were identified as warranting review in the Alpine 
Planning Scheme Review in 2023. 

Flood prone land is recognised by the Land Subject to Inundation Overlay (LSIO), which applies 
throughout much of the Ovens Valley, notably along the valley near Myrtleford (affecting the southwest 
edges of the town) and along the Snow Road (especially near Whorouly). More limited application 
occurs close to watercourses feeding the Ovens River, notably along the Buffalo River, Happy Valley 
Creek, and along the Barwidgee Creek (between Myrtleford and Mudgegonga). 

The Bushfire Management Overlay (BMO) applies widely across the Shire. In addition to the forested 
hills and valleys, it covers the entirety of the Ovens Valley floor from a point just southeast of Ovens and 
the Buffalo River Valley from outside of Myrtleford, as well as the higher edges of other valleys. 
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Figure 4: Areas within and outside the Bushfire Management Overlay 
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3.3 The rural economy 

The rural economy of Alpine Shire is diverse and underpins the Shire’s social and 
economic development. It encompasses a mix of agricultural production, nature-
based tourism, and niche industries that collectively sustain local communities.  

Agriculture 

Food and fibre production in the 
Alpine Shire is a key contributor 
to the economy generating $72 
million in value and employing 
564 people in 2021. The major 
agricultural industries by value of 
production, included livestock 
(predominately beef), milk 
production, fruit, plant nurseries, 
cut flowers and cultivated turf 
and nut production (Figure 5). 

Figure 6 shows the distribution of 
agricultural uses across the 
Alpine Shire. Livestock grazing 
occurs throughout the Shire (as shown in yellow) and is the largest industry in terms of area of land use 
and value of production. Milk production (dairy) occurs predominately in the Kiewa Valley and 
Dederang with a small amount occurring around Mudgegonga (as shown in blue). There are pockets of 
horticulture and broadacre cropping across the Shire following the Buffalo River in the Lower Ovens 
and the Ovens River in the Upper Ovens. 

A comparison of key commodities produced in Alpine Shire from 2006 to 2021 indicates that the value 
of livestock (beef and sheep) production, milk production, nuts, nurseries and cut flowers has 
increased, while the value of other commodities has remained steady or declined. Further detail on 
each industry is provided in the Alpine Shire Rural Directions Strategy: Background Paper (2025). 

Hops and some types of seeds (such as pepitas) are grown specifically in the Alpine Shire due to the 
prevailing climatic conditions, fertile soil and water supply. As such they are considered regionally 
important commodities. The outlook for hop production in Australia is optimistic, driven by a growing 
craft beer industry, rising global demand for unique hop varieties, and investments in research and 
sustainability. The Alpine Shire offers ideal conditions for hop cultivation; however, climate variability 
and water availability remain key concerns as droughts and heatwaves can impact yields and hop 
quality. 

 

 

Figure 5: Commodity Contributions to GVAP (%), Alpine Shire, 2024 
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