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Overview  
The draft Alpine Shire Land Development Strategy 2023 (draft LDS) shows how population growth will be accommodated in Alpine 
Shire for at least 15 years and up to 2041. 

The draft LDS considers projected population growth, and future housing and employment needs. It particularly focuses on the four 
Service Towns (Bright, Mount Beauty-Tawonga South, Myrtleford and Porepunkah), which will accommodate the majority of the 
municipality’s future growth. It acknowledges the constraints to growth including bushfire risk, flood prone land, and infrastructure 
and servicing needs. It also highlights the key trends that have shifted demand for housing and identifies key actions and objectives 
to deliver planning outcomes that are respectful of the unique character, landscape and natural landscape of Alpine Shire. 

The draft LDS was informed by significant community consultation from late 2022 to early 2023 that included: 

- Community Reference Groups - 3 x 2.5hr sessions 
- Technical Reference Group - 1 x 2.5hr sessions 
- 3 x Saturday Market Pop-ups (Bright, Mount Beauty and Myrtleford) 
- 4 x Street Pop ups (Bright, Mount Beauty/Tawonga South, Myrtleford and Porepunkah)  
- Survey open for 3 months 
- 1 on 1 meetings at residents’ request with Strategic Planning officers 
- Facebook and social media posts weekly  
- Letter box drop for landowners directly affected 
- Email submissions received  

The submissions received during this community consultation and Council officers’ responses to these submissions are summarised in 
the Your Town, Your Future Community Engagement Report May 2023. 

The draft LDS was subject to community consultation from 1st November 2023 to the 15th of December 2023 and it included the 
following: 

- 3 x Saturday Market Pop-ups (Bright, Mount Beauty and Myrtleford) 
- 1 on 1 meetings at residents’ request with Strategic Planning officers 
- Facebook and social media posts weekly  
- Letter box drop for landowners directly affected 
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- Submissions received via Engage Alpine  

Council officers are of the view that this community consultation on the draft LDS has been extensive and appropriate.  

Council received 24 submissions including a number of late submissions. The key themes identified in submissions and Council 
officers’ responses to these submissions are outlined below.  

 

Key Themes 
- The Rezoning of Land, including process and timelines 
- Affordable Housing and Short-term Rentals 
- Housing Density 
- Traffic and Transport Infrastructure 
- Bushfire Risk 
- Community Infrastructure and Facilities 
- North East Water Capacity and Assets 
- Environmental, Neighbourhood Character and Heritage Impacts 
- Water Sensitive Urban Design and Integrated Water Management 
- Stormwater Drainage 

Of these key themes, most queries and feedback has already been reflected in the Implementation Plan appended to the draft LDS. 
Discussion of this and further work outlined in the draft LDS is noted below, along with amendments to the draft LDS proposed 
following this draft engagement.  

 

The Rezoning of Land 
It is important to note that the implementation of any final LDS that continues to identify land for future urban growth will not result 
in the land or any land being rezoned. The draft LDS makes it clear that significant further work is needed to confirm whether the 
land is suitable for any urban development. This further work includes the preparation of a structure plan for each Service Town 
(Bright, Mount Beauty/Tawonga South, Myrtleford and Porepunkah) by Council, which will include further detailed technical 
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investigations including community, flooding, open space, stormwater drainage, traffic and social needs. It will also include detailed 
design and infrastructure planning. This will involve further consultation with landowners and the community, and they will be invited 
to make a submission at that time. 

Once, the structure plan is complete, owners of land identified for future urban development who wish to rezone land will be invited 
to begin preparing technical background reports further investigating the specific development constraints of the land. This will 
provide the strategic justification to rezone the land through a subsequent planning scheme amendment.  

It is important to note that the preparation of these technical background reports and any planning scheme amendment/s seeking to 
rezone land identified for future urban development would need to be funded by landowners and managed by Council as they will 
not be Council-led. 

 

Affordable Housing & Short-term Rental 
Concerns were noted regarding housing affordability and key worker housing, particularly the impact of such a high rate of short-
term rental properties on the local rental market, and capacity for local workers to live and work in Alpine Shire.  

It is Council officers’ view that until the Victorian government permits local government to consider or manage short stay 
accommodation, Council has little jurisdiction in restricting the use of residential land for this purpose. 

The below action highlights this within the implementation plan appended to the draft LDS:  
 

A4.2: Advocate to the Victorian Government to introduce a tool that will enable the proportion of short-term accommodation 
available in townships to be managed. (For example, creating a definition in Clause 73.03 for short term accommodation, and 
making it a section 2 use in the residential zones). 

 
Council can then consider how to proceed to strike a balance between the role of short-term rental properties and the need for key 
worker and more affordable housing solutions.  
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Housing Density  
Some submitters expressed concerns about higher density housing particularly lots less than 200sqm. It is acknowledged in the draft 
LDS that there is a lack of 1–2-bedroom housing, and smaller housing options that support an ageing population, key workers and 
younger individuals should be encouraged. Councils are required to support a diversity of housing to provide inclusive housing 
outcomes for all residents.  

However, the implementation plan appended to the draft LDS states that neighbourhood character assessments should be prepared 
for each of the Service Towns. Council is currently preparing neighbourhood character assessments for the four Service Towns. These 
assessments will identify the existing and preferred neighbourhood character to protect or realise as development occurs, and, if 
appropriate, where higher density development is and is not supported. This work will inform the future structure planning process. 

 

Traffic & Transport Infrastructure 
Concerns were raised regarding single point of access from the Great Alpine Road to new residential development and similar 
concerns with traffic volumes at peak periods. 

The Great Alpine Road is an arterial road, and any future residential development accessing the route will need to comply with the 
requirements of Regional Roads Victoria. 

The draft LDS envisages that the majority of future residential development will be accommodated in the four Service Towns. As 
outlined above, before any future rezoning of land can occur in these towns, a structure plan will need to be prepared. Further 
detailed technical investigations will be required to inform the future structure planning process and one of these will be a traffic 
impact assessment. 

Amongst other things, a traffic impact assessment will need to understand the existing and future traffic volumes that any future 
urban growth areas will generate, what new infrastructure is needed to support them, how this can be integrated with the existing 
road, pedestrian and cycling networks, and what cost apportionment, if any, is required to realise it. This work will also identify any 
required upgrades to existing intersections and other infrastructure. 
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Bushfire Risk  
Concerns were raised regarding bushfire risk for the areas nominated for future urban growth. 

Council has undertaken a Bushfire Planning Study to inform several strategic planning projects including the final LDS. Amongst other 
things, it will consider the future urban growth areas and confirm whether they are appropriate or what bushfire mitigation measures 
must be considered as part of a future structure planning process. The Bushfire Planning Study was informed by the requirements of 
the CFA. 

Findings of the July 2024 Bushfire Planning Study have now been considered and incorporated in the final LDS.  

 

Community Infrastructure and Facilities 
Some submissions note the need for additional community and educational facilities, public open space, retail premises and other 
social infrastructure to come first prior to considering further urban growth. As outlined above, further detailed technical 
investigations will be required to inform the future structure planning process. Council is currently undertaking a Community 
Infrastructure Needs Assessment to inform several strategic planning projects. This assessment will inform a final structure plan for 
each of the four Service Towns, which will understand these needs and identify sufficient land to accommodate them. 

The below action highlights the investigative work that Council will undertake to understand the community infrastructure 
requirements for each of the Service Towns to support population growth. 

A10.2: Prepare a community infrastructure needs assessment based on the existing and projected population growth that 
identifies what community infrastructure will be required, and when it is likely to be required. 

The Implementation Plan appended to the draft LDS highlights additional work required including: 

- Sustainable Tourism Strategy  
- Utilities Assessment 
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North East Water Capacity and Assets 
There was some concern from submitters regarding the capacity of reticulated services provided by North East Water (NEW) to 
accommodate future urban development and population growth.  

NEW has provided a submission to the draft LDS, in which it notes the growth forecasts in the document and states that it will 
continue to work closely with Council to ensure this data is incorporated into its master planning process that it is currently 
undertaking. This master planning process will assess the capacity of the existing reticulated services network, acknowledge the 
population growth projections and determine the future reticulated services network needed to support this growth. 

NEW also provided specific feedback on the servicing of Barwidgree Creek, Harrietville and Wandiligong, greenfield development in 
Porepunkah, and consideration of proposed urban growth areas in close proximity to the Mount Beauty Wastewater Treatment Plant 
as there may be amenity impacts on these areas. 

Council officers will continue to work closely with NEW, as well as other referral agencies and authorities, on future planning to 
ensure the orderly and timely development of each of the four Service Towns.  

 

Environmental / Neighbourhood Character / Heritage Impacts 
Many submitters acknowledged environmental values, neighbourhood character and heritage places as also being of significance. 
The draft LDS outlines key directions and actions to be undertaken in the Implementation Plan in each of these areas to ensure they 
are considered and protected in the future. Actions 2.1 and 8.1 in the implementation plan highlights further strategic planning work, 
which will seek to review existing controls and determine if further amendments to planning controls are required in each of these 
areas. 

The implementation plan highlights the work required: 

- Neighbourhood Character Assessments for the Service Towns 
- Assessment of Significant Landscapes  

Council officers are currently undertaking a review of existing places of heritage significance and the application of the Heritage 
Overlay in the Alpine Planning Scheme. This work will ensure that planning controls for all places in the Heritage Overlay meet the 
requirements of Planning Practice Note 01: Applying the Heritage Overlay, and it will update and address any gaps found. 
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As outlined above, Council is currently preparing neighbourhood character assessments for the four Service Towns. Once 
implemented, these assessments will ensure neighbourhood character considerations will be addressed in future decision-making 
processes. 

Council officers are of the view that the Victorian Government must support the preparation of the Victoria’s High Country and alpine 
regions Significant Landscape Assessment. Once the assessment is complete, a group council or GC planning scheme amendment 
must then be prepared to implement the assessment in the planning scheme of those municipalities included in the assessment. 
Council will continue to advocate for this outcome. 

 

Water Sensitive Urban Design & Integrated Water Management  
Council is participating in the Integrated Water Management Forum led by NEW and is also actively working with the Council Alliance 
for a Sustainable Built Environment (CASBE) on the development of the Sustainable Subdivisions Framework. This, along with the 
Victorian Government’s amendments to the Victoria Planning Provisions to include consideration of Environmentally Sustainable 
Development, which is likely to occur later in the year, will continue to inform further work in this area.  

The below action in the Implementation Plan acknowledges this as a key area required in future planning.  

A2.2: Prepare and implement stormwater drainage studies / integrated water management plans for urban areas to identify all 
infrastructure required to ensure water quality in receiving environments is appropriate. 

 

Stormwater Drainage 
Council is aware of stormwater drainage and flooding issues in Porepunkah, which have been a consideration in the draft LDS. The 
draft LDS envisages that future residential development in Porepunkah will be accommodated within the existing settlement 
boundary and to the north of Station Street. As outlined above, before any future rezoning of land can occur, a structure plan will 
need to be prepared for Porepunkah. Further detailed technical investigations will be required to inform the future structure planning 
process and one of these will be an integrated water management plan, which will consider stormwater drainage and flooding issues. 
This plan will identify all new and upgraded stormwater drainage infrastructure needed to support future residential development.  
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Further to this, Council is currently identifying stormwater drainage upgrades and other works required to alleviate existing 
stormwater drainage issues.  

 

State Policy Changes that may implicate infill capacity  
 
It is acknowledged that the Victorian Government’s direction in the Housing Statement has now allowed small secondary dwellings of 
60sqm in residential zoned areas. This may have a positive impact on the potential for infill areas to cater for a greater proportion of 
future population growth. It should also have positive implications to improve the diversity of housing offered in Alpine Shire. 
However, given the infancy of this policy change and the significant bushfire risk evident across the shire, the impact of this will need 
to be reviewed against actual growth numbers every 5 years in alignment with the findings of technical investigations and structure 
planning outcomes, and, critically, the finalisation of the bushfire planning study. Council officers consider it inappropriate to review 
capacity figures in infill areas at this time, however, they will be reviewed in further work on a biennial or five yearly basis. 
 
State government has also released a housing target in June 2024 for all municipalities across Victoria. The draft housing target of 
1,700 homes to 2050 was released for Alpine Shire, and Council has been engaged to provide input.  
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Amendments to the Draft LDS 
The below reflects the outcome and actions of feedback that is supported by Council officers and not yet included within the draft 
LDS implementation plan.  
 
Stakeholder Response  
 
Theme Outcome 
North East Water Assets Consideration of proximity of proposed urban growth areas to the Mount Beauty Wastewater 

Treatment Plant as there may be amenity impacts to future residents. Council officers support the 
preparation of an amenity impact assessment to investigate the extent of this impact. 

CFA  The CFA did not show support for the Draft LDS and in response to this, the Bushfire Planning Study 
was commissioned and completed in July 2024. Findings in this document that are supported by 
Officers have been considered in the Final LDS.  

 
 
 
 
Community Response  
Theme Outcome 
Rezoning  Adjustments to future growth areas based on community response, NEW feedback and landowner 

submissions that also reflect a good planning outcome will be updated in the final report. This 
includes outcomes from the Bushfire Planning Study.  

Traffic & Transport  Include a Traffic Impact Assessment or Strategic Traffic and Transport assessment within the technical 
investigations for structure planning to ensure adequate infrastructure upgrades for traffic and 
transport are considered.  

Waterway Health  Update Strategic Direction 1 and actions regarding principles to support waterway health in 
collaboration with North East Catchment Management Authority. This may include seeking grant 
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funding to assess issues associated with poor stormwater drainage, dumping and regeneration of 
existing waterways that effect water quality.  

Neighbourhood Character 
& Street trees  

Council will consider preparing a Street Tree Master Plan and Replacement Plan for urban areas as 
part of a future strategic work program.  

Stormwater Drainage  Council to include additional commentary in the final LDS that relates to stormwater drainage, and, 
specifically, the impact of natural springs for ongoing maintenance and run off that may influence the 
development potential of certain areas.  

Bogong Village  Consider revising the wording from no growth in Bogong Village to no significant development in 
Bogong Village, but consideration for refurbishment of existing buildings for the purpose of seasonal, 
school camps, seasonal key worker housing or other short-term accommodation uses. This will only 
be known with the finalisation of the LDS. 

Rural Land  There was some concern regarding certain townships such as Harrietville and Freeburgh that have 
similar land use issues as Wandiligong from a land use conflict perspective. Wandiligong was utilised 
as an example in the draft LDS but will not be the only area Council is aware of that poses issues with 
conflict of land use.  This wording will be reviewed to include these rural places as an example of 
locations that require further review and investigation to ensure planning controls reflect the extent 
of the existing built form of the township and the risks to development. All rural will be considered as 
part of the preparation and finalisation of the Alpine Shire Rural Directions Strategy that will 
commence later this year. 

Future Growth  The level of future growth for each of the township is dictated by the settlement hierarchy; however, 
the final LDS could more clearly define the term “future growth” to ensure it is better understood.   

 

Next Steps 
Council officers have utilised feedback from community consultation and the results from any outstanding technical reports including 
the Bushfire Planning Study, to finalise the LDS. 
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When adopted, Council officers will begin implementing the findings and directions of a final LDS and the associated final 
Implementation Plan. The high-level policy objectives and directions of a final LDS will be implemented into the Alpine Planning 
Scheme through a planning scheme amendment. 

Council officers will begin preparing a structure plan for each Service Town (Bright, Mount Beauty/Tawonga South, Myrtleford and 
Porepunkah), which will identify and resolve site level constraints, determine appropriate allocation of residential, employment and 
community uses, determine infrastructure and servicing needs to accommodate additional development, and ensure that any 
development contributes positively to the environment, neighbourhood character and places of heritage significance. There will be 
additional input for community consultation as part of the structure planning process.  

Once the structure plans have been finalised, they will also need to be implemented into the Alpine Planning Scheme through a 
planning scheme amendment. This will provide the strategic justification required to rezone land or amend planning controls to 
accommodate the urban growth supported in the final LDS through subsequent planning scheme amendments. 
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Kevin Hazell Bushfire Planning has been engaged by Alpine Shire Council (the ‘Council’) to 
prepare a bushfire planning assessment for the municipality. The purpose is to provide an 
assessment of the bushfire hazard and to consider bushfire policies in c13.02-1S Bushfire 
Planning of the Alpine Planning Scheme (the ‘planning scheme’).

The bushfire assessment is to inform strategic planning at the whole of municipality level, 
with a specific focus on settlement planning for the following towns: 

The scope of work requires the assessment to consider: 

• The level of bushfire risk across the Shire with a specific focus on urban areas and those 
identified for growth as part of recent settlement planning. 

• Evaluate the historical bushfire data, fire weather conditions, topographical features, 
and vegetation types within Alpine Shire. 

• Design, planning strategies and bushfire protection measures to enhance the resilience 
of towns and interface with surrounding areas. 

The bushfire assessment is intended to inform the emerging land development strategy that 
the Council is currently preparing to support strategic planning across the Shire. A draft has 
been prepared (Alpine Shire Land Development Strategy, draft, November 2023) and is 
referred to in this report as LDS 2023. The bushfire assessment will also inform a rural land 
strategy which the Council is preparing.

1.1 Study Area 

The Study Area is the municipal area of Alpine Shire. The Study Area does not include Mount 
Hotham or Falls Creek alpine resorts.  

See:
Figure 1-1: Locality map with Study Area
Figure 1-2: Locality aerial photo with Study Area

1. Introduction

PAGE 3

A broader study area includes parts of Rural City of Wangaratta, City of Wodonga, Indigo 
Shire, Moira Shire, Benalla Rural City, Mansfield Shire and Towong Shire. The broader Study 
Area is referenced in the regional and sub-regional commentary included in Chapter 8. 

See: Figure 8-2: Settlements on a regional and sub-regional scale

The study areas for settlement level bushfire assessments included in Chapters 9a-9e are 
based on existing residential zone land, land identified for growth in the LDS 2023 and 
surrounding rural land relevant to a settlement level bushfire assessment based on expert 
judgement. 

1.2 Structure of this report

c13.02-1S Bushfire Planning includes strategies that inform how bushfire hazards are to be 
assessed and for considering where and how growth and new development should occur. 
Having regard to these strategies, this report responds to the scope of work as follows: 

• Chapter 1a provides context on strategic and settlement planning in Alpine Shire. 

• Chapter 2 provides an overview of bushfire content in the planning scheme, including 
the strategies in c13.02-1S Bushfire Planning. 

• Chapters 3 to 6 provide information relevant to bushfire planning, including: 

• Chapter 3 describes Shire-wide landscape bushfire information using a range 
of information sources, mostly arising from the work of public authorities 
such as fire authorities and the Council. 

• Chapter 4 describes contextual information including bushfire history, 
bushfire management strategy guiding public agencies, Victorian Fire Risk 
Register, planning scheme bushfire designations and the regional bushfire 
planning assessment.  

• Chapter 5 describes the landscape bushfires to be anticipated. 

• Chapter 6 describes low(er) hazard areas. 

• Chapter 7 describes landscape types as described in Planning Permit Applications 
Bushfire Management Overlay Technical Guide (DELWP 2017). Landscape types help 
understand the relative risk between different places within the Study Area. 

• Chapter 8 includes a discussion on regional and sub-regional appreciation of planning 
for bushfire. 

• Chapter 9 introduces settlement-level assessments, following by a chapter on each of 
the five settlements being considered in detail as part of this report. 

• Myrtleford • Porepunkah

• Mount Beauty and Tawonga South • Dederang

• Bright
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• Chapter 9a to 9e (separate document) includes settlement specific assessments. These 
are in part informed by the methodology for a bushfire hazard site assessment as 
described in Planning Permit Applications Bushfire Management Overlay Technical 
Guide (DELWP 2017) and AS3959-2018 Construction of buildings in bushfire-prone areas 
(Standards Australia). 

• Chapter 10 introduces a strategic approach to responding to bushfire in settlement 
planning, as a basis for considering how an integrated approach might work and to 
enable it to be assessed against c13.02-1S Bushfire Planning. 

• Chapter 11 includes an assessment against c13.02-1S Bushfire Planning and other 
bushfire provisions

• Chapter 12 provides recommendations oriented around the five settlements being 
considered in detail as part of this report. 

• Chapter 13 includes a conclusion. 

• Appendix 1 contains contextual information on settlements not included in Chapter 9.

• Appendix 2 contains recommendations for changes to the Bushfire Management 
Overlay and Bushfire prone area mapping, for referral to the Department of Transport 
and Planning mapping monitoring and update service. 

1.3 How to use this report

The bushfire assessment is only intended to inform decision making of a planning authority 
under the Planning and Environment Act 1987. The bushfire assessment does not inform 
decisions on individual planning approvals, such as permit applications, or bushfire-related 
decision making under non-planning emergency management legislation.

References in this report to growth and development only relate to these when enabled by 
a planning scheme amendment. This is consistent with this report informing the preparation 
of a Shire-wide settlement strategy and planning scheme changes arising from this. This 
report does not consider bushfire factors for applications under current planning scheme 
policies or settings and should not be used for this purpose. 

Recommendations in this report only have regard to bushfire considerations. The Council 
will use these recommendations alongside other considerations in determining where 
growth will occur. A recommendation in this report for growth does not preclude the 
necessity for non-bushfire factors to be applied and which may, ultimately, make a 
recommendation in this report neither feasible or deliverable. 

PAGE 4
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Figure 1-2: Study Area
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The Alpine Planning Scheme provides an appreciation of how settlements and growth are 
currently planned in Alpine Shire, as derived from State, regional and local planning policies. 
This chapter describes these policies.  

1a.1 Municipal Planning Strategy

The Municipal Planning Strategy at c02.01 describes Alpine Shire as follows: 

Alpine Shire Council is located approximately 300 kilometres north east of 
Melbourne and 70 kilometres south of Wodonga and approximately 4,787 square 
kilometres.

The Shire falls into two distinct subregions:

To the west lies the Ovens River basin which includes the large townships of 
Bright and Myrtleford.  This subregion has a close relationship with the regional 
city of Wangaratta for employment opportunities, economic activity and higher 
order services.

To the east lies the Kiewa River basin that includes the large township of Mount 
Beauty-Tawonga South. This subregion has a close relationship with the regional 
twin cities of Albury and Wodonga for economic activity, higher education, health 
services, cultural activities and recreational opportunity.

Although not part of Alpine Shire, Falls Creek and Mount Hotham Alpine Resorts 
are located wholly within the Shire boundary and have a strong economic and 
environmental relationship with Alpine Shire.

Most freehold land is located along the river valleys. There is in excess of 600 
kilometres of common boundaries between privately owned land and public land 
requiring careful management of interfaces.

There is continued demand for new housing in townships, much of which is 
purchased for holiday houses and short term rental accommodation placing 
pressure on the permanent housing market.

Most residents live in the large townships of Bright, Mount Beauty-Tawonga 
South and Myrtleford, and the small township of Porepunkah.

Alpine Shire’s largest industry is its vibrant tourism industry based on snow 
sports, cycling, wine and fine food and nature based recreation such as rock 
climbing, fishing, mountain biking, bush walking, 4-wheel-driving, rafting, sight-
seeing, and paragliding. Agriculture (beef, dairy and horticulture) and forestry 
(hardwood and softwood plantations) are also important contributers to the local 
economy. There is a mining legacy in the Shire, and land is still used for resource 
extraction.

1a. Context on strategic and settlement planning in Alpine Shire

PAGE 7

The strategic directions for settlements at c02.03-1 includes the following: 

Approximately 70 per cent of the Shire’s population is located in Ovens Valley 
area (Bright, Myrtleford, Dinner Plain, Harrietville, Porepunkah and Wandiligong) 
and approximately 30 per cent of the Shire’s population is located in Kiewa Valley 
area (Mount Beauty/Tawonga South, Bogong, Dederang and Tawonga).

Opportunities for development within the shire are limited by the environmental 
capacity of the surrounding land and influenced by proximity to road 
infrastructure and community, health and recreational opportunities.

c02.03-3 Environmental risk and amenity includes content on bushfire: 

Alpine Shire is regularly affected by significant natural events, particularly 
bushfire, and significant storm events that cause flooding and landslip in steeper 
areas.

Large areas of the municipality are affected by the Bushfire Management 
Overlay.

Bushfire risks in both urban and rural areas are largely due to dense vegetation 
cover, difficulty of access for emergency vehicles, and exposure of development 
at the rural-urban interface.

Conflicting objectives between vegetation retention and clearing to reduce the 
risk from bushfire require considered management.

1a.2 Planning Policy Framework

c10-19 includes State, regional and local policies within the Planning Policy Framework. 
Contextual regional and local policy includes the following. State planning policies are 
described in Chapter 2. 

See :
Figure 1a-1: Planning Policy Framework extracts
Figure 1a-2: c02.04 Strategic Framework Plan, Alpine Planning Scheme
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Clause Objective Relevant Policies/Strategies

12.05-1L
Public and private land interfaces

This policy applies to all areas where 
publicly owned or managed land and 
privately owned land interface.

To ensure development of private land adjacent to public land 
minimises impacts on environmental values of public land

• Encourage public and private land holders to plan cooperatively to ensure the protection of both private 
property and public land from fire, pests and other hazards

• Ensure development is compatible with and does not detract from the values of and management plans for the 
national park or nature reserve.

• Ensure environmental risks that may arise from the proposed development are identified and strategies for 
managing the risk are prepared

13.02-1L
Bushfire Planning

• Avoid residential development of land that is identified as Bushfire Prone Land where residential development 
and use of land will intensify the risk or require a Bushfire Attack Level rating in excess of 29.

16.01-3L
Rural residential development

This policy applies to all land in the Low 
Density Residential Zone and Rural 
Living Zone

To ensure that rural residential development is appropriately 
located to:
• Protect rural land from inappropriate development to 

provide social, economic and environmental benefits for 
existing and future generations.

• Provide a safe living environment for residents.

Avoid rural residential development on constrained land that:
• Has a bushfire hazard rating resulting in the construction requirement of a Bushfire Attack Level rating in excess 

of 29.
• Is sloped steeper than twenty per cent (1 in 5).

17.04-1L
Tourism

To enhance and expand the tourism industry, while protecting 
the environmental, landscape and cultural values of the Shire 
and the lifestyle of its residents.

• Maintain the existing character of towns by ensuring that township boundaries are not compromised by tourism 
development.

• Discourage linear development of tourist facilities along the major traffic routes including the Great Alpine 
Road, the Kiewa Valley Highway and the alpine approaches.

Figure 1a-1: Planning Policy Framework extracts

1a.3 Recent strategic planning for the Study Area

The Alpine Shire Land Development Strategy (draft) November 2023 (LDS 2023) has been 
prepared. The purpose of the LDS 2023 is to:

• Document growth forecasts for population, housing, and employment.

• Facilitate orderly development of urban land uses.

• Protect areas of environmental significance and sensitivity, and identify 
areas subject to natural hazards not appropriate for development.

• Enable change that responds to the valued character and qualities that 
distinguish each of the municipality’s townships and settlements.

The LDS 2023 includes the following commentary on natural hazards (Page 22): 

Natural hazards

The impacts of climate change pose a significant threat to the health, wellbeing, 
and liveability of the natural environment, people and communities in Alpine 
Shire. An important principle underpinning the preparation of the LDS is to 
strengthen the resilience of settlements and communities and prioritise 
protection of human life.

Bushfire

Over the past 20 years, Alpine Shire has suffered the devastating effects of 
bushfires on its community and economy. The bushfires of 2019-20 burnt 
significant tracts of state forests and National Parks. The Bushfire Management 
Overlay (BMO) identifies areas where bushfire hazard warrants bushfire 
protection measures to be implemented and seeks to ensure that development is 
only permitted where the risk to life and property from bushfire can be reduced 
to an acceptable level.

[…]

The Country Fire Authority (CFA) has provided a response to the Future Directions 
Consultation Paper noting Category 4 Bushfire Risk in all major townships in the 
area and a need for community resilience planning and further work that is 
outlined in the Implementation Plan.
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The LDS 2023 includes the following strategic directions (Page 44): 

Underpinning the vision is a set of directions for land use and development which 
reflect Victorian Government policy and preferred local outcomes for the 
community. The directions provide the framing for objectives, strategies and 
actions of the LDS and will also be used to inform future decision-making 
regarding housing and employment outcomes.

3. To avoid development in areas of environmental and landscape significance 
and at risk of natural hazards to preserve natural resources and protect human 
life.

4.  To direct future population and housing development in accordance with the 
defined future roles of service towns, rural towns, small settlements and rural 
localities.

5. To prioritise the creation of compact towns and settlements to enable more 
efficient use of land and infrastructure. 

6. To improve the diversity of housing to provide greater choice for residents 
throughout all stages of life.

7.  To support diversification, prosperity, sustainability, and innovation on 
employment land.

8. To support new development that contributes to the unique local character of 
towns and settlements.

9. To deliver appropriate utility, transport, and community infrastructure when 
and where it is needed to support growth. 

[Note: The LDS 2023 does not include (1) or (2) in the above numbered list]

Strategic direction 1 (page 46) includes Action 1.5, which is to collaborate with the CFA to 
prepare a municipal bushfire assessment. This report / assessment gives affect to this 
action. 

Strategic direction 2 (page 47) describes emerging thinking as follows:

Bright, Myrtleford and Mount Beauty-Tawonga South are classified as ‘Service 
Towns’ and Porepunkah has been classified as an emerging ‘Service Town’. 
Service towns will accommodate the largest amount of future housing and 
employment growth. 

Porepunkah has previously been identified in the Alpine Planning Scheme as a 
township that has significant capacity for residential and commercial growth.

The findings of the LDS have reiterated this given the inherent flood and bushfire 
risk impacting on the growth potential of other parts of the Shire, and the high 
demand for services currently experienced in Bright, Porepunkah continues to 
represent a suitable location for urban development, community infrastructure 
and housing. However further work, particularly in relation to planning for 
bushfire, will be needed to determine if rezoning of land to support growth is 
appropriate in Porepunkah. 

Separate to any opportunities for greenfield development in Porepunkah, a 
review of the Township Zone is required to ensure a more structured approach to 
commercial, industrial and residential use, to avoid conflicts in planning, and to 
apply zoning that reflects the patterns of land use.

Strategic direction 3 (page 49) includes strategies as follows:

Strategy 3.1 Direct population growth to existing and emerging Service Towns 
identified in the Settlement Hierarchy and the Service Town Framework Plans to 
support efficient and safe use of land and infrastructure and convenient access to 
jobs and services.

Strategy 3.2: Consolidate growth of Rural Towns within existing township 
boundaries, recognising that reticulated services are unlikely to be provided in 
these locations over the long term.

See: Figure 1a-3 Extract of Table 16, Future role of towns and settlements

Strategic direction 4 (Page 54) includes the following commentary: 

Greenfield housing

Rezoning of new greenfield areas will provide for housing growth that cannot be 
accommodated in existing urban zoned areas.

Opportunities for greenfield development are in areas that are not subject to 
environmental and other constraints, that satisfy government policy regarding 
urban growth and are able to be provided with urban services and facilities in an 
efficient and affordable manner.

Greenfield investigation areas have been identified in Myrtleford, Porepunkah 
and Mount Beauty-Tawonga South as shown in Framework Plans shown in 
Chapter 9.

The framework plans referenced in the LDS 2023 are reproduced in the Chapterr 9 in this 
report. 
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1a.4 Alpine Planning Scheme Review 2023

The Alpine Shire Land Development Strategy (November 2023) Appendix A: Planning policy 
(Page 18) provides a summary of the recent planning scheme review. Extracts are included 
below. 

The Review found that the Alpine Planning Scheme contains many policy gaps 
and is not effectively guiding decision-making in Alpine Shire. There are 
significant gaps and the planning scheme is out-of-date. This is leading to 
inconsistent decision-making and lost opportunities for the most efficient use of 
land, adaptation to climate change and protection of values, such as landscapes 
and heritage, for the benefit of the community.

The statutory planning function of Council is confronted with both legislative 
requirements and community expectations.

The process to address the underlying issues that led to this situation to improve 
the performance of the planning function at Council are underway, but they will 
take time to see results. In the interim, the Review states that it is critical that 
Council remains focused on the strategic planning projects that will make the 
most difference to the wider community, and to building the capacity and 
confidence of the statutory planning team.

Among other things, the Alpine Shire Land Development Strategy will be 
implemented via an amendment to the Alpine Planning Scheme to ensure the 
Municipal Planning Strategy and the local policies of the Planning Policy 
Framework (PPF) are up-to-date and can assist in decision-making.

M(9) 27 August 2024 8.2.3.b Alpine Shire Bushfire Planning Study 2024



PAGE 11

Figure 1a-2: c02.04 Strategic Framework Plan, Alpine Planning Scheme
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Figure 1a-3 Extract of Table 16, Future role of towns and settlements, Alpine Shire Land Development Strategy Draft (November 2023) Page 50
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2. Planning scheme bushfire context
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The planning scheme contains provisions that inform permit requirements, application 
requirements and policies & decision guidelines where the bushfire hazard could be an 
influence on future land use and development. This Chapter provides an overview of these 
provisions. Figure 2-1 summarises the considerations.

2.1 Integrated decision making (c71.02-3)

c71.02-3 requires planning authorities, in bushfire areas:

[T]o prioritise the protection of human life over all other policy considerations.

Bushfire considerations are not to be balanced in favour of net-community benefit, as 
occurs for all other planning scheme matters. The bushfire emphasis in c71.02-3 was 
introduced through Amendment VC140 in December 2017. Such policy settings were 
recommended in 2011 by the 2009 Victorian Bushfires Royal Commission.

2.2 Natural hazards and climate change (c13.01-1S)

The objective of the State natural hazards and climate change policy is:

To minimise the impacts of natural hazards and adapt to the impacts of climate 
change through risk-based planning.

c13.01-1S Natural hazards and climate change  contains a series of strategies to meet the 
above objective:

• Respond to the risks associated with climate change in planning and management 
decision making processes.

• Identify at risk areas using the best available data and climate change science.

• Integrate strategic land use planning with emergency management decision making.

• Direct population growth and development to low risk locations.

• Develop adaptation response strategies for existing settlements in risk areas to 
accommodate change over time.

• Ensure planning controls allow for risk mitigation and climate adaptation strategies to 
be implemented.

• Site and design development to minimise risk to life, property, the natural environment 
and community infrastructure from natural hazards.

2.3 State planning policy for bushfire (c13.02-1S)

The objective of the State planning policy for bushfire is:

To strengthen the resilience of settlements and communities to bushfire through 
risk-based planning that prioritises the protection of human life.

The key strategy that directs bushfire decision making is: 

Give priority to the protection of human life by:

• Prioritising the protection of human life over all other policy considerations.

• Directing population growth and development to low risk locations and 
ensuring the availability of, and safe access to, areas where human life can 
be better protected from the effects of bushfire.

• Reducing the vulnerability of communities to bushfire through the 
consideration of bushfire risk in decision making at all stages of the planning 
process.

c13.02-1S Bushfire Planning applies to all planning and decision making relating to land:

• Within a designated bushfire prone area;

• Subject to a Bushfire Management Overlay; or

• Proposed to be used or developed in a way that may create a bushfire 
hazard.

c13.02-1S Bushfire Planning contains a series of strategies and these are summarised 
below.

Landscape bushfire considerations

c13.02-1S Bushfire Planning requires a tiered approach to assessing the hazard:

• Considering and assessing the bushfire hazard on the basis of [...] landscape conditions - 
meaning the conditions in the landscape within 20 kilometres and potentially up to 75 
kilometres from a site;

• Assessing and addressing the bushfire hazard posed to the settlement and the likely 
bushfire behaviour it will produce at a landscape, settlement, local, neighbourhood and 
site scale, including the potential for neighbourhood-scale destruction.
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Alternative locations for development

c13.02-1S Bushfire Planning includes two strategies that seek to direct new development:

• Give priority to the protection of human life by [...] directing population growth and 
development to low risk locations [.]

• Assessing alternative low risk locations for settlement growth on a regional, municipal, 
settlement, local and neighbourhood basis.

Availability and safe access to areas of enhanced protection 

c13.02-1S Bushfire Planning requires a location in easy reach that provides better protection 
for life from the harmful effects of bushfire:

• Ensuring the availability of, and safe access to, areas assessed as a BAL-LOW rating 
under AS3959-2018 Construction of buildings in bushfire-prone areas (Standards 
Australia) where human life can be better protected from the effects of bushfire. 

• Directing population growth and development to low risk locations and ensuring the 
availability of, and safe access to, areas where human life can be better protected from 
the effects of bushfire.

The views of the relevant fire authority 

c13.02-1S Bushfire Planning identifies that a key element of a risk assessment is to: 

• Consult […] with […] the relevant fire authority early in the process to receive their 
recommendations and implement appropriate bushfire protection measures.

Site based exposure

c13.02-1S Bushfire Planning provides policy directions for planning authorities about the 
level of acceptable exposure for new development enabled by a planning scheme 
amendment:

• Directing population growth and development to low risk locations, being those 
locations assessed as having a radiant heat flux of less than 12.5 kilowatts/square metre 
under AS3959-2018 Construction of buildings in bushfire-prone areas (Standards 
Australia).

• Not approving any strategic planning document, local planning policy, or planning 
scheme amendment that will result in the introduction or intensification of development 
in an area that has, or will on completion have, more than a BAL-12.5 rating under 
AS3959-2018.

Areas of high biodiversity conservation value

c13.02-1S Bushfire Planning provides directions on situations where a bushfire risk and 
biodiversity values are both present:

• Ensure settlement growth and development approvals can implement bushfire 
protection measures without unacceptable biodiversity impacts by discouraging 
settlement growth and development in bushfire affected areas that are of high 
biodiversity conservation value.

No increase in risk

c13.02-1S Bushfire Planning provides an overall view of acceptable risk:

• Ensuring the bushfire risk to existing and future residents, property and community 
infrastructure will not increase as a result of future land use and development.

• Achieving no net increase in risk to existing and future residents, property and 
community infrastructure, through the implementation of bushfire protection measures 
and where possible reduce bushfire risk overall.

2.4 Bushfire Management Overlay (c44.06)

The purpose of the Bushfire Management Overlay is:

• To ensure that the development of land prioritises the protection of human life and 
strengthens community resilience to bushfire.

• To identify areas where the bushfire hazard warrants bushfire protection measures to be 
implemented.

• To ensure development is only permitted where the risk to life and property from 
bushfire can be reduced to an acceptable level.

The Bushfire Management Overlay is generally applied to patches of vegetation (except 
grasslands) that are larger than 4 hectares in size. Where such a patch of vegetation exists, a 
150 metre ember protection buffer is added and this land is also included in the Bushfire 
Management Overlay. Areas of extreme hazard are also included in the Bushfire 
Management Overlay. 

Planning Advisory Note 46: Bushfire Management Overlay Methodology and Criteria (2013, 
DPTLI) provides more information on where the Bushfire Management Overlay is applied. 
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2.5 Bushfire Planning (c53.02) 

c52.03 Bushfire Planning specifies the requirements that apply to a planning application 
under c44.06 Bushfire Management Overlay. The purpose of this provision is:

• To implement the Municipal Planning Strategy and the Planning Policy Framework.

• To ensure that the development of land prioritises the protection of human life and 
strengthens community resilience to bushfire.

• To ensure that the location, design and construction of development appropriately 
responds to the bushfire hazard.

• To ensure development is only permitted where the risk to life, property and community 
infrastructure from bushfire can be reduced to an acceptable level.

• To specify location, design and construction measures for a single dwelling that reduces 
the bushfire risk to life and property to an acceptable level.

2.6 Bushfire prone area (c13.02-1S, Building Act 1993 & Building Regulations 2018)

Bushfire Prone Areas are areas that are subject to or likely to be subject to bushfire. The 
Minister for Planning makes a determination to designate Bushfire Prone Areas under 
section 192A of the Building Act 1993. 

Designated Bushfire Prone Areas include all areas subject to the Bushfire Management 
Overlay.  Bushfire Prone Areas also include grassland areas and, occasionally, smaller 
patches of non-grassland vegetation. 

The Building Regulations 2018 require bushfire construction standards in these areas and 
these are implemented by the relevant building surveyor as part of the building permit. 
These construction standards are referred to as bushfire attack levels (BAL).  

Where land is included in the Bushfire Prone Area is also included in the Bushfire 
Management Overlay, the requirements of the Bushfire Management Overlay take 
precedence. Where this is the case, the building regulations ensure bushfire construction 
requirements in a planning permit are given effect to by the relevant building surveyor at 
the time a building permit is issued. 

2.7 Use and development control in Bushfire Prone Areas (c13.02-1S)

c13.02-1S Bushfire Planning includes planning requirements for Bushfire Prone Areas. These 
are in the form a ‘use and development control’ that applies to certain uses that are in a 
Bushfire Prone Area. 
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The use and development control applies to Subdivisions of more than 10 lots, 
Accommodation, Child care centre, Education centre, Emergency services facility, Hospital, 
Indoor recreation facility, Major sports and recreation facility, Place of assembly, and any 
application for development that will result in people congregating in large numbers.

The use and development control requires that when assessing a planning permit 
application:

• Consider the risk of bushfire to people, property and community 
infrastructure. 

• Require the implementation of appropriate bushfire protection measures to 
address the identified bushfire risk. 

• Ensure new development can implement bushfire protection measures 
without unacceptable biodiversity impacts. 

2.8 Bushfire protection permit exemptions (c52.12)

Bushfire related permit exemptions are included in c52.12 Bushfire protection exemptions. 
Exemptions are included for the following matters: 

• Permit exemptions to create defendable space around existing buildings used for 
accommodation. They apply to bushfire prone areas, which includes land subject to the 
Bushfire Management Overlay. These are commonly known as the 10/30 rule and the 
10/50 rule. This exemption applies to accommodation constructed or approved on or 
before 2009. 

• Permit exemptions to create defendable space for a dwelling under the Bushfire 
Management Overlay, where the defendable space is specified in a planning permit 
issued after 31 July 2014. The permit exemption only applies to specified zones, which 
include residential zones. The permit exemption does not apply to defendable space 
specified in a planning permit for uses other than a dwelling and for any uses outside of 
the Bushfire Management Overlay. 

• Permit exemptions for buildings and works associated with a community fire refuge and 
a private bushfire shelter (where a Class 10c building). 
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Figure 2-1:  Planning scheme bushfire provisions and supporting material

c71.02-3                        
Integrated decision making

• In bushfire affected areas, 
prioritise the protection of 
human life over all other 
policy considerations. 

c13.02-1S Bushfire Planning 
[planning policy framework]

• Strengthen resilience to 
bushfire

• Approach to risk 
assessment

• Benchmarks for acceptable 
risk

c44.06                                      
Bushfire Management Overlay

• Permit triggers
• Application requirements
• Decision guidelines

c13.02-1S                                  
Use and development control 

in a bushfire prone area

• Considerations for 
planning application in 
areas outside of the 
Bushfire Management 
Overlay

c53.02 Bushfire Planning                   
[particular provision]

• Determining if 
development should 
proceed. 

• Bushfire safety measures 
to accompany new 
development

Building Act 1993 / Building  
Regulations 2018 (r156-157)

• Declared bushfire prone 
area

• Planning system directs 
building system. 

• Construction requirements 
using AS3959-2018 
Construction of buildings in 
bushfire-prone areas 
(Standards Australia)

• Minimum BAL12.5 
construction (embers)

8 key strategies

• Landscape risk
• Alternative locations 
• Availability and safe access 

to areas of enhanced 
protection 

• Site based exposure
• Areas of high biodiversity 

conservation value
• No increase in risk

Guidance

Planning Permit Applications 
Bushfire Management Overlay 
Technical Guide 2017 (DELWP)

c52.12 Bushfire protection 
permit exemptions 

A range of permit exemptions 
to support bushfire safety
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3. Bushfire hazard landscape assessment
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This Chapter describes the bushfire context of the Study Area using a range of information 
sources that help understand bushfire. The matters included are typically provided as part 
of a bushfire hazard landscape assessment as described in Planning Permit Applications 
Bushfire Management Overlay Technical Guide (DELWP 2017). 

The following c13.02-1S Bushfire Planning policies require these matters to be considered 
(emphasis added): 

• Considering and assessing the bushfire hazard on the basis of [..] landscape 
conditions - meaning the conditions in the landscape within 20 kilometres 
and potentially up to 75 kilometres from a site.

• Assessing and addressing the bushfire hazard posed to the settlement and 
the likely bushfire behaviour it will produce at a landscape, settlement, local, 
neighbourhood and site scale, including the potential for neighbourhood-
scale destruction.

The extent of the surrounding landscape relevant to any settlement or location for a 
planning decision is determined by factors such as the extent and continuity of vegetation, 
potential fire runs and where a bushfire can start, develop and grow large. 

Considering bushfire from a landscape perspective is important as it affects whether larger 
bushfires (or grassfires) can threaten a location and the potential impact on life and 
property (including whether neighbourhood scale destruction could arise). These 
characteristics help understand how planning decision making can respond to bushfire 
hazards in the landscape. 
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3a. Weather-related elements of the landscape bushfire hazard
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Bushfire hazards are formed from vegetation, slope / topography and weather. 

Weather conditions influence the size, intensity, speed and predictability of bushfires and 
how dangerous they can be to the community. This chapter provides context on the 
weather-related elements of the landscape bushfire hazard. 

3a.1 Bushfire weather in Victoria

The Department of Environment, Land, Water and Planning (DELWP) (2015) identifies key 
features relevant to bushfire weather in Victoria. These include:

• A forest fire danger index of well over 100

• Severe drought conditions

• Temperatures above 40°C

• Relative humidity below 10%

• Strong to gale-force north-westerly winds

• A strong to gale-force west-south-westerly wind change that turns the eastern flank of a 
running bushfire into a wide new fire front.

These conditions can create bushfires with powerful convection columns. Ember storms, 
wind-blown debris, downbursts, fire tornadoes and explosive flares of igniting eucalyptus 
vapour are likely to arise. DELWP (2015) notes that these conditions are representative of 
where a bushfire does most of its damage in a single day. The greatest loss of life and 
property in Victoria have historically been caused by such single day bushfires. 

CFA (2023) describes wind as an important influence on bushfire, with wind influencing: 

• Speed at which a fire spreads

• Direction in which a fire travels and the size of the fire front

• Intensity of a fire – wind provides more oxygen

• Likelihood of spotting (ember attack ahead of the main fire front). 

A change in wind direction is one of the most dangerous influences on fire behaviour. Many 
people who die in bushfires get caught during or after a wind change. In Victoria, hot, dry 
winds typically come from the north and northwest and are often followed by a southwest 
wind change. In this situation the side of the fire can quickly become a much larger fire 
front.

3a.2 Bushfire weather and climate change

DELWP (2020) identifies that climate change is forecast to: 

• Extend the bushfire season

• Make bushfires larger, more severe, and more frequent

• Make days with an elevated fire danger rating more frequent

• Start the bushfire season earlier, with more bushfires starting in spring (which may also 
change fire weather conditions that are experienced, such as wind speed and direction). 

This is reinforced by the CSIRO (2020) which concluded that changing fire weather is likely to 
result in: 

• Longer fire seasons, arriving earlier in spring most notably

• Accompanied by more extreme heatwaves, including in spring

• Lower rainfall during the cooler months in some fire prone regions of the […] southeast 
[of Australia]

• Hotter drought periods

• Evidence of more favourable environments for fire generated thunderstorms.

The Royal Commission into National Natural Disaster Arrangements (2020) concluded: 

[…] [T]here may also be a trend towards more weather-dominated fire events. In 
weather-dominated events, fires interact with the atmosphere resulting in 
unpredictable and extreme fire behaviour. The most extreme of these are known 
as firestorms or pyrocumulonimbus (pyroCb) events, which can be associated 
with extraordinarily destructive fire behaviour.  

3a.3 Fire Danger Ratings

The National Council for Fire and Emergency Services (AFAC 2023) describe fire danger 
ratings as the potential level of danger should a bushfire start, with ratings calculated using 
a combination of weather forecasting and information about vegetation that could fuel a 
fire. They use as an input the forest fire danger index (FFDI). 

Fire danger ratings have recently been changed, with the changes implemented for the 
2022-2023 bushfire season. 

See: Figure 3a-1: Australian Fire Danger Rating System (AFAC 2023) 
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FFDI TOTAL 
FIRE 
BAN

WHAT DOES IT MEAN?

LOW-
MODERATE

0-11 No If a fire starts, it can most likely be controlled in these 
conditions and homes can provide safety.
Be aware of how fires can start and minimize the risk.
Controlled burning off may occur in these conditions 
if it is safe – check to see if permits apply. 

HIGH 12.31 No

VERY HIGH 32.49 Yes

SEVERE 50-74 Yes Expect hot, dry and possibly windy conditions.
If a fire starts and takes hold, it may be 
uncontrollable.
Well prepared homes that are actively defended can 
provide safety.
You must be physically and mentally prepared to 
defend in these conditions. 

EXTREME 75-99 Yes Expect extremely hot, dry and windy conditions.
If a fire starts and takes hold, it will be uncontrollable, 
unpredictable and fast moving.  Spot fires will start, 
move quickly and come from many directions.
Homes that are situated and constructed or modified 
to withstand a bushfire, that are well prepared and 
actively defended, may provide safety.
You must be physically and mentally prepared to 
defend in these conditions. 

CATASTROPHIC
(CODE RED)

100+ Yes These are the worst conditions for a bush or grass 
fire.  Homes are not designed or constructed to 
withstand fires in these conditions.
The safest place to be is away from high risk bushfire 
areas.

Figure 3a-2: Forest Fire Danger Ratings (pre-2022)

The pre-2022 fire danger ratings were capable of being tracked to total fire ban days and the 
forest fire danger index. These (especially the latter) had been extensively used in planning 
decision making as a basis for the closure of facilities in bushfire areas as a condition of the 
planning permit. There is not a simple translation of the pre-2022 categories to the new 
categories, as more factors are considered in determining the rating within each category.

The pre-2022 fire danger rating categories as shown in Figure 3A-2. The fire danger rating in 
the Study Area between 2010 and 2022 are shown in Figure 3A-3. 

See:  
Figure 3a-2:  Forest Fire Danger Ratings (pre-2022)
Figure 3a-3:  North East Region Fire Danger Rating 2010-2022 DELWP (pre-2022 system)

Figure 3a-1: Australian Fire Danger Rating system (AFAC 2023) – Adapted

Fire Danger Rating (Fire Behaviour Index)

12-23 24-49 50-99 100+
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Figure 3a-3:  North East Region Fire Danger Rating  2010-2022 DELWP (pre-2022 system)
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3b. Vegetation-related elements of the landscape bushfire hazard
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Bushfire hazards are formed from vegetation, slope / topography and weather. This chapter 
describes the vegetation-related elements of the landscape bushfire hazard. 

3b.1 Bioregions and EVC benchmarks

Bioregions are a landscape-scale approach to classifying the environment using a range of 
attributes such as climate, geomorphology, geology, soils and vegetation. The following 
bioregions are in the Study Area. 

See: Figure 3b-2: Bioregion

Highlands - Northern Fall

DEECA (2023) describes the EVCs in this area as follows:    

Highlands - Northern Fall, located in the central part of Eastern Victoria, is the 
northerly aspect of the Great Dividing Range. These dissected uplands have 
moderate to steep slopes, high plateaus and alluvial flats along the main valleys. 
The geology is of Palaeozoic deposits giving rise to predominantly sedimentary 
and granitic rocks. The brown and red porous earths (Dermosols) occur in the 
upper reaches and yellow and red texture contrast soils (Chromosols and 
Kurosols) graduate down the valleys.

The vegetation is a mosaic of Herb-rich Foothill Forest and Shrubby Dry 
ecosystems dominating large areas of lower slopes; Montane Dry Woodland and 
Heathy Dry Forest ecosystems on the upper slopes and plateau; and Grassy Dry 
Forest and Valley Grassy Forest ecosystems associated with major river valleys.

Highlands – Southern Fall

DEECA (2023) describes the EVCs in this area as follows:    

Highlands - Southern Fall, located in the central part of eastern Victoria, is the 
southerly aspect of the Great Dividing Range. These dissected uplands have 
moderate to steep slopes, high plateaus and alluvial flats along the main valleys. 
The geology is of Palaeozoic deposits giving rise to predominantly sedimentary 
and granitic rocks. The brown and red porous earths (Dermosols) occur in the 
upper reaches and yellow and red texture contrast soils (Chromosols and 
Kurosols) graduate down the valleys.

The dominated vegetation is Shrubby Dry Forest and Damp Forest on the upper 
slopes, with Wet Forest ecosystems dominant in the valleys including Cool 
Temperate Rainforest in the most protected gullies; Montane Dry Woodland, 
Montane Damp Forest and Montane Wet Forest ecosystems occur in the higher 
altitudes.

Central Victorian Uplands

DEECA (2023) describes the EVCs in this area as follows:    

Central Victorian Uplands, located in the central Victoria, is dominated by Lower 
Paleozoic deposits giving rise to dissected uplands at higher elevations, amongst 
granitic and sedimentary (with Tertiary colluvial aprons) terrain with 
metamorphic and old volcanic rocks which have formed steeply sloped peaks and 
ridges. The less fertile hills support Grassy Dry Forest and Heathy Dry Forest 
ecosystems. Herb-rich Foothill Forest and Shrubby Foothill Forest ecosystems 
dominate on the more fertile outwash slopes. The granitic and sedimentary (with 
Tertiary colluvial aprons) terrain is dominated by Grassy Woodlands much of 
which has been cleared. Lower lying valleys and plains are dominated by Valley 
Grassy Forest and Plains Grassy Woodland ecosystems. 

Northern Inland Slopes

DEECA (2023) describes the EVCs in this area as follows:    

Northern Inland Slopes, located in the north east of Victoria, consists of foothill 
slopes and minor ranges separated by river valleys that drain northward from the 
High Country to the Murray River. It is a mixed complex of geology's both granitic 
and metamorphic, which protrudes through and is surrounded by the Riverine 
Plain. The Warby Ranges is of granitic and sedimentary origin, Mt. Major is of 
volcanic and Terrick Terrick and Pyramid Hill are of granitic origin. The soils are 
predominantly texture contrast (Chromosols and Sodosols) apart from the Mt 
Major area (Ferrosols, Calcarosols and Vertosols).

The vegetation is dominated by Grassy Dry Forest, Box Ironbark Forest, Granitic 
Hills Woodland, Heathy Dry Forest and, Shrubby Dry Forest ecosystems on the 
less fertile hills; Herb-rich Foothill Forest ecosystems on the more fertile hills and 
outwash; and Grassy Woodland, Valley Grassy Forest, Plains Grassy Woodland, 
Floodplain Riparian Woodland, Riverine Grassy Woodland, Riverine Sedgy Forest 
and Wetland ecosystems on the fertile plains and watercourses.
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Victorian Alps

DEECA (2023) describes the EVCs in this area as follows:    

Victorian Alps, north east Victoria, consists of a series of high plateaus and peaks 
along the Great Dividing Range. The Palaeozoic deposits predominantly of 
granitic and basaltic origin give rise to friable leached earths, loams and peaty 
soils (Tenosols and Organosols). This bioregion has a cool climate with snow in 
winter, a short summer and annual rainfall above 1000m.

The vegetation associated with the subalpine plateaus are Sub-alpine Woodland, 
Treeless Sub-alpine Mosaic and Sub-alpine Grassland ecosystems and the upper 
slopes and generally surrounding sub-alpine areas are dominated by Montane 
Dry Woodland, Montane Damp Forest, Montane Wet Forest and Montane Grassy 
Woodland ecosystems.

Victorian Riverina

DEECA (2023) describes the EVCs in this area as follows:    

Victorian Riverina, located north of the Great Dividing Range in Victoria, is 
characterised by flat to gently undulating landscape on recent unconsolidated 
sediments with evidence of former stream channels and wide floodplain areas 
associated with major river systems and prior streams. Alluvium deposits from 
the Cainozoic period gave rise to the red brown earths and texture contrast soils 
(Chromosols and Sodosols) which dominate the Riverine Plain.

Annual average rainfall for the region ranges from 360- 672mm per annum. The 
average annual minimum and maximum temperature range is from 3 to 9 °C and 
15 to 21 °C respectively. The vegetation is dominated by Plains Grassy Woodland, 
Plains Grassland, Pine Box Woodland/Riverina Plains Grassy Woodland Mosaic, 
Riverine Grassy Woodland/Riverine Sedgy Forest/Wetland Mosaic, Plains Grassy 
Woodland/Gilgai Plains Woodland/Wetland Mosaic, Grassy Woodland and 
Wetland Formation ecosystems. The Victorian Riverina bioregion is associated 
with the eight river basin tributaries of the Murray River draining north, west and 
south west from the Great Dividing Range of eastern Australia. However some 
rivers, such as the Avoca, drain internally into a series of terminal lakes and 
wetlands.

3b.2 Ecological Vegetation Classes (EVCs)

Ecological vegetation classes (2005) are identified in many parts of the Study Area. 

The dominant EVC is Dry Forest, within which there is Grassy Dry Forest, Heathy Dry Forest 
and Shrubby Dry Forest. In the higher elevation areas Wet or Damp Forests arise. Other 
EVCs include Sub-alpine Woodlands and Montane Woodlands. 

See: Figure 3b-3: Ecological Vegetation Classes

3b.3 Natural landscape areas in the Hume region

DELWP (2020) describes the natural landscape as follows: 

Vegetation communities change dramatically from west to east across the 
region, following a distinct rainfall and elevation gradient. 

In the west, there are floodplains of grasslands and woodlands; the landscape 
then becomes undulating and foothill forest; in the east are tall, wet montane 
forests, with snow gum woodlands and grassy alpine meadows on the higher 
mountain ranges. 

Several of these vegetation communities are sensitive to fire regimes, and along 
with several flora and fauna species are listed under the Flora and Fauna 
Guarantee Act 1988 and the Environment Protection and Biodiversity 
Conservation Act 1999. 

The flatter part of the region in the west has been more extensively cleared for 
agriculture and settlements, compared to the east, which remains largely 
forested. Several river valleys run in a north-west-to-south-east direction, the 
most significant of which are the Mitta Mitta, Kiewa, Ovens, King, Broken and 
Goulburn valleys.

3b.4 Eucalypt Forests

Eucalypts have oil-rich foliage that burns readily. They correlate with the parts of eastern 
and south-eastern Australia where large landscape bushfires typically arise. The presence of 
eucalypt forests in the Study Area reinforces potential risks arising from landscape bushfire 
hazard. 

Cruz et al (2012) describes the key mechanisms driving high fire intensity in eucalypt forests 
arise from fuel characteristics where fairly open canopies allow the development of an 
understorey layer dominated by trees, shrubs and/or herbaceous vegetation that provide 
vertical fuel continuity. Fuel bark associated with these forests is a key driver of bushfire 
behaviour where fibrous bark is easily ignited and dislodged or where smooth bark provide 
aerodynamic efficiency. Both allow for vertical fire propagation and spot fire ignitions, with 
spot fires (or ember ignited fires) being the dominant fire spreading process.

See: Figure 3b-1: Eucalyptus forests in south-east Australia 
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3b.5 Grassland areas

Grasslands exist in various parts of the Study Area, including along valley floors, in the more 
open areas around Myrtleford, and in flatter areas in the northern parts of the Study Area 
including around Mudgegonga and Dederang.  

The CFA (2021) identifies key characteristics of grasslands and grassfires to include: 

• Grassfires can start and spread quickly and are extremely dangerous.

• Grassfires can travel up to 25 km per hour and pulse even faster over short 
distances.

• Grass is a fine fuel and burns faster than bush or forests.

• Grassfires tend to be less intense and produce fewer embers than bushfires, 
but still generate enormous amounts of radiant heat.

• The taller and drier the grass, the more intensely it will burn.

• The shorter the grass, the lower the flame height and the easier the fire will 
be to control.

• Grassfires can start earlier in the day than bushfires, because grass dries out 
more quickly when temperatures are high.

Figure 3b-1:  Eucalypt forests in south-east Australia

(adapted from C’wealth Department of Agriculture 2019)

3b.6 Plantations 

Plantations exist in the central part of the Study Area, including extensive concentrations 
around Bright and to the east of Myrtleford. Other plantations arise in the western part of 
the Study Area. 

Planning scheme decision making usually assumes a plantation is at maximum fuel load and 
does not apply any reduced risk to be factored into decision making associated with recent 
harvesting. If a plantation is permanently removed, then the issue is no longer relevant and 
planning scheme decision making can proceed on that basis. 

There is extensive research about whether plantations affect forest structure and 
consequently affect likely fire behaviour (for example, the potential for crown fires), 
including how fire behaviour might change over time as vegetation re-grows following 
harvesting / logging. For this report, plantations are assumed to be ‘forests’ according to the 
classification of vegetation using AS3959-2018 Construction of buildings in Bushfire Prone 
Areas (Standards Australia 2018).  

See: Figure 3b-4: Plantations 

3b.7 Vegetation types for planning scheme decision making 

The Bushfire hazard site assessment is a planning scheme tool (referenced in c53.02 
Bushfire Planning) for assessing bushfire hazards. It uses (in part) the vegetation types and 
classification in AS3959-2018 Construction of buildings in Bushfire Prone Areas (Standards 
Australia 2018). Vegetation for bushfire analysis is different than for other purposes, such as 
EVCs, landscape value or biodiversity, although the extent of vegetation will often correlate. 

Vegetation types for planning scheme decision making are: 

• Forest 

• Woodland

• Scrub

• Shrubland

• Mallee / Mulga

• Grassland

• Modified vegetation

At the settlement and site-scale, the above classifications provides a localised assessment of 
bushfire hazards and there is no strategic map that seeks to show these classifications. 
Instead, localised assessments would identify classifiable vegetation based on field 
observations in association with specific planning proposals. Nonetheless, there are two 
dominant vegetation types in the Study Area that are most informative to landscape 
bushfire behaviour. 
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Forests

Forest under AS3959-2018 Construction of buildings in Bushfire Prone Areas (Standards 
Australia 2018) is dominant in the treed areas in the Study Area. 

Forest is described by the CFA (2014) as follows: 

Forests occur throughout Victoria and encompass great floristic diversity. Forests 
are generally characterised by tall, straight trees, but there is a great degree of 
variability in forests. Forests are described by the BMO as having multiple layers 
of vegetation, including a pronounced shrubby middle layer in addition to a taller 
canopy and an underlying layer of grasses, herbs or sedges.

Although normally defined by the highest layer of trees having a canopy cover of 
greater than 30%, this can in practice be difficult to discern, particularly in more 
open situations. In addition, taller woodlands may have a secondary tree layer 
just below the dominant tree canopy and are therefore also treated as forests. 
Shrubby variants can be low-growing in the dry forests, or tall and dense in the 
wet forests. Grassy variants often have a high diversity and cover of herbs. 
Grasses are dominated by Wallaby grass and Spear grass species. 

Of particular interest are heathy woodlands, which may not be tall, but have 
significant fuel loads in the mid layers. Heathy woodland canopies can grow close 
together, so are treated as forests. 

Plantations of pine and blue gum have also been included as forests. Fire 
behaviour in plantations can be highly variable depending on management 
regimes. Pine plantations can have very high fuel loads without shrubby layers, 
due to the tree structure having branches near ground level, providing almost 
continuous fuel from the ground to the top of the canopy.

In progressing localised hazard assessments, there may be circumstances where areas of 
woodland rather than forest is better assessed at the local or site scale. This reflects that 
there is a transition between forests and woodland and the distinction is not self-evident in 
all cases, especially as vegetation is present in settlement / urban areas and where the 
middle and understorey may be modified from their natural condition. 

Grasslands

Grasslands under AS3959-2018 Construction of buildings in Bushfire Prone Areas (Standards 
Australia 2018) are the other Study Area dominant vegetation type. 

Grassland is described by the CFA (2014) as follows: 

Grasslands are widespread and cover not only native grasslands, but also areas 
of cropping pasture and some cultivation. Although trees or shrubs may be 
present, they are widely spaced, occur only occasionally and form less than 10% 
canopy cover. Although strictly a shrubland, chenopod shrubland (e.g. Saltbush) is 
characterised by grass growth after a high-rainfall event. This growth influences 
fire behaviour in the drier parts of the state and as such, these areas are 
described as grassland for the purposes of the BMO and AS 3959–2009 in 
Victoria. 

The predominant native grasslands in Victoria are located on the volcanic plains 
in the southwest, the north-central plains, the Wimmera plains, and the 
Gippsland Plains in the south-east. Clay soils support a diverse range of native 
grasses, herbs, forbs and small shrubs (<1 metre). The more arid locations exhibit 
chenopod-dominated shrublands (salt-tolerant, succulent shrubs of various 
Saltbush species). Montane and alpine grasslands and shrublands are located at 
higher elevations on fertile, rocky or shallow soils, and dominated by grasses and 
herbs. within an otherwise treeless landscape.

Areas of modified woodland or forest that has been converted to pasture or crop 
are treated as grassland areas. There may be scattered individual trees or 
treelines along creeks within an otherwise treeless landscape.

3b.8 Landcover

Landcover (2015-2019) as contained on Nature Kit 2.0 (DELWP) shows the extensively treed  
areas in the Study Area with exotic pasture / grasslands throughout the valleys. 

See Figure 3b-5: Landcover vegetated extent

M(9) 27 August 2024 8.2.3.b Alpine Shire Bushfire Planning Study 2024



Figure 3b-2: Bioregions
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Figure 3b-3 Ecological Vegetation Classes 2005
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Figure 3b-4:  Plantations
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Figure 3b-5: Landcover (2015-2019) as contained in Nature Kit 2.0 (DELWP)
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3c. Slope and topography related elements of the landscape bushfire hazard
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Bushfire hazards are formed from vegetation, slope / topography and weather. This chapter 
describes the slope / topography elements of the landscape bushfire hazard. 

Slope and topography describe the shape and relief of the land. Topography is a 
measurement of elevation and slope is the percent change in that elevation over a certain 
distance. 

See: 
Figure 3c-1: Slope based on the 10m contour
Figure 3c-2: Elevation based on the 10m contour

Slope and topography show (at a landscape scale) extensive areas of steep terrain. This 
includes gullies and valleys where wind driven bushfire behaviour may arise. 

Slope under hazardous vegetation informs how fast a bushfire may travel. The CFA (2023) 
identify the following characteristics of slope: 

• A fire will burn faster uphill. This is because the flames can easily reach more unburnt 
fuel in front of the fire. 

• Radiant heat pre-heats the fuel in front of the fire, making the fuel even more 
flammable.

• For every 10˚ slope, the fire will double its speed.

• By increasing in speed the fire also increases in intensity, becoming even hotter.

• Fires tend to move more slowly as the slope decreases.

Evidence of bushfire behaviour indicates that extreme bushfire behaviour is more likely to 
arise in locations where there is steep and rugged terrain, especially in eucalypt forests like 
those found in the Study Area. 

In these types of environments, the movement of a bushfire consistently across a landscape 
as assumed in some bushfire models (for example, models that underpin AS3959-20018 
Construction of buildings in a Bushfire Prone Area (Standards Australia 2018)) are less 
instructive to likely bushfire behaviour. Instead, the combination of rugged terrain and the 
vegetation type can create extreme bushfire behaviour and an ‘area of bushfire’ (Tolhurst 
2011). 

Based on the topography in the Study Area when combined with the vegetation types, it is 
reasonable to conclude that extreme bushfire behaviour is likely in the Study Area. The 
potential for extreme bushfire behaviour is a key input to planning decision making because 
it helps appreciate where large bushfires will arise and where the most damage from 
bushfire may occur (including neighbourhood scale destruction).  
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Figure 3c-1:  Slope based on the 10m contour
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Figure 3c-2: Elevation based on the 10m contour

PAGE 31

Local Government Area

Study Area

Date: 23/02/2024

East Gippsland

Towong

Indigo

Wangaratta

Mansfield

Wellington

2028m

167m

Elevation Profile

10m Contour

East Gippsland

Indigo

Wangaratta

Mansfield

Wellington

Towong 

1

Settlements 
1. Myrtleford
2. Mount Beauty & Tawonga 

South
3. Bright
4. Porepunkah
5. Dederang
6. Tawonga
7. Wandiligong
8. Harrietville

2
3

4

5

6

7

8

M(9) 27 August 2024 8.2.3.b Alpine Shire Bushfire Planning Study 2024



3d. Fuel management in the Study Area
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Bushfire hazards are formed from vegetation, slope / topography and weather. This chapter 
describes how fuel management activities seek to affect vegetation in managing bushfire 
risks. 

3d.1 Joint Fuel Management Program

The Joint Fuel Management Program outlines where Forest Fire Management Victoria, the 
CFA and (sometimes) other public agencies intend to carry out fire management operations 
on Victoria's public and private land. 

The strategy for fuel management is the Hume Bushfire Management Strategy (DELWP 
2020) with a three-year program published by Forest Fire Management Victoria (2021). 

The fuel management program is expressed as a series of zones. Each zone performs a 
function in the overall aim to reduce the amount of fuel available to burn, to reduce 
bushfire intensity and rate of spread and to, potentially, increase opportunities for 
suppression (especially before grassfires and bushfires have time to grow large). 

The fuel management zones include:  

• Asset Protection Zones (APZ) are an area around properties and infrastructure where 
intensive management of fuel provides localised protection to reduce flame height, 
radiant heat and ember attack on life and property in the event of a bushfire. 

• Bushfire Moderation Zones (BMZ) are an area around properties and infrastructure 
where fuel is managed to reduce the speed and intensity of bushfires and to protect 
nearby assets, particularly from ember attack in the event of a bushfire. They are 
designed to complement Asset Protection Zones and reduce bushfire spotting (ember 
attack) and convective output (extreme fire behaviour). 

• Landscape Management Zones (LMZ) are an area where fuel is managed to minimise 
the impact of major bushfires, to improve ecosystem resilience and for other purposes 
(such as to regenerate forests and protect water catchments). They aim to reduce 
treatable fuels and achieve ecologically beneficial fire intervals. 

• Planned Burning Exclusion Zones are an area where planned burning is to be avoided, 
mainly because ecological assts in this zone cannot tolerate fire.  These areas are not 
managed to achieve a fuel treatment goal. 

Not all areas within each zone receive treatments each year, with specific treatments 
planned on a 3-year rolling basis. 

3d.2 Fuel management in the Study Area

The fuel management zones in the Study Area comprise the following:

• Asset Protection Zones orientated to the north-west of Myrtleford. 

• Bushfire Moderation Zones oriented to settlements in the valleys, including Bright, 
Tawonga, Mount Beauty & Tawonga South, Wandiligong and Harrietville. 

• Landscape Management Zones oriented to the forests further away from settlements. 

• Planned burn exclusion zones focused on the highest elevation areas and their 
surrounds.  

See Figure 3d-1: Fire management zones in the Strategic Framework Plan area

The Hume Bushfire Management Strategy (DELWP 2020) includes the following key 
principles informing fuel management in the Study Area (extracts, not all principles shown): 

• Focus fuel management activities within Asset Protection Zone (APZ) and 
Bushfire Moderation Zone (BMZ), where fuel hazards are reduced to an 
acceptable level […]

• Undertake fuel management activities within Landscape Management Zone 
(LMZ) where there is a clear bushfire risk reduction objective or ecological 
outcome, otherwise minimise fuel management activities within LMZ to 
reduce negative impacts on ecosystem resilience 

• Reduce the size of bushfires as much as possible through rapid suppression 
and maintenance of a network of fuel-reduced areas (such as strategically 
placed BMZ and LMZ areas, which are managed together to reduce risk 
across the landscape, for example, interconnecting ridgelines in remote 
areas) and an annual schedule of maintenance of strategic fire access roads, 
water points, helipads and other fire response infrastructure in the 
landscape. 
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Figure 3d-1: Fire management zones on public land in the Study Area (Adapted from DELWP 2020 and FFMV 2024)M(9) 27 August 2024 8.2.3.b Alpine Shire Bushfire Planning Study 2024



4. Contextual factors relevant to bushfires
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The following chapters discuss contextual factors that help appreciate bushfires in the Study 
Area, including bushfire history, bushfire management strategy guiding public agencies, 
Victorian Fire Risk Register, planning scheme bushfire designations and the regional bushfire 
planning assessment.  
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4a. Bushfire history
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Bushfire history can be informative to understanding likely bushfire behaviour, but where 
bushfire has or has not occurred in the past should not be overemphasised in planning 
decision making. All bushfire hazards are assumed capable of being part of a bushfire (or 
grassfire) and planning decision making generally responds to bushfire hazards on this basis. 

However, bushfire history can assist in understanding how communities have previously 
experienced bushfire and can reiterate important features likely to arise in any future 
bushfire (for example, the effect of the late afternoon wind change typical in Victoria’s 
worst bushfire weather). 

4a.1 Regional bushfire strategy summary of bushfire history and patterns

The Hume Bushfire Management Strategy (DELWP 2020) provides the following 
information: 

Hume region has a long history of large and intense fires, some involving 
significant loss of life and property. Major fire events in the region include a total 
of 1.27 million ha burnt in the 1939 Black Friday fires, more than 503,000 ha in 
the 2003 Alpine fires, 444,000 ha in the 2006–07 Great Divide fires, 247,000 ha in 
the 2009 Black Saturday fires, 36,000 ha in the 2013 Harrietville fire and 320,120 
ha in the 2019–20 Black Summer fires. 

Since 2000, the region has been subject to a series of particularly severe bushfire 
events in relatively quick succession. These fires have affected many thousands of 
hectares of public and private land and had significant social, economic and 
environmental impacts.

4a.2 Bushfire history

The potential for bushfire in and around the Study Area is demonstrated by bushfire history. 
There is extensive bushfire history in the Study Area including large, landscape-scale 
bushfires along with smaller fires. 

Key elements of bushfire behaviour demonstrates through bushfire history include: 

• Landscape scale bushfires in the large forested areas. 

• Fire moving into grassland areas from bushfire in forested areas. 

• Grassfire entering forested areas. 

See Figure 4a-1: Bushfire history since 1960

4a.3 Major bushfires in the Study Area

Various sources provide contextual and descriptive content on past bushfires, with selected 
extracts of these provided below. 

See Figure 4a-2: Selected major bushfires

2003 Alpine Fires (Forest Fire Management Victoria (2024) 

Eighty-seven fires commenced by lightning in the northeast of Victoria on 8 
January. Eight fires were unable to be contained and joined to form the largest 
fire in Victoria since the 1939 Black Friday bushfires. The fires burned for 59 days 
before contained. The Alpine fires burned more than 1.3 million hectares, 41 
homes, and 9,000 livestock, with thousands of kilometres of fencing destroyed. 
Areas affected included Mt Buffalo, Bright, Dinner Plain, Benambra, and Omeo.

2006-2007 Great Divide Fires (Forest Fire Management Victoria (2024) 

Fire agencies responded to more than 1,000 fires across Victoria from mid-
December 2006 to mid-March 2007. The total area burned exceeded 1,200,000 
hectares.The two most serious fires occurred in the northeast (the Great Divide 
North fire) and Gippsland (the Great Divide South fire). The fires were contained 
in mid-February after burning for 59 days. The Great Divide North and South fires 
burned 1,048,238 hectares, majority on public land. Other significant fires 
burning at the same time were the Tawonga Gap fire (33,590 hectares) and the 
Tatong-Watchbox Creek Track fire (31,810 hectares). There was one death, 51 
houses destroyed and 1,741 stock lost.

2009 Beechworth fire (2009 Victorian Bushfires Royal Commission)

The 2009 Beechworth fire occurred within the 2009 Black Saturday period and was 
therefore subject to the 2009 Victorian Bushfires Royal Commission (VBRC). Its description 
of the fires (Volume 1, Page 210) included the following content on how the fire progressed 
(extracts shown):

From the point of ignition the fire burned on public land in eucalypt forest, 
moving south-east under the influence of a strong north-westerly wind. Initial 
witnesses described a small fire—only 2 to 3 square metres—burning directly 
under power lines on the eastern side of Buckland Gap Road (also known as the 
Beechworth–Myrtleford road), just south of Library Road. […]
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A further urgent threat message was issued at 21:25, warning residents of the 
potential impact of the wind change. Throughout the night, threat messages 
continued to be issued, alerting residents of Barwidgee Creek, Mudgegonga, 
Stanley, Yackandandah, Bruarong, Rosewhite, Murmungee, Ovens, Myrtleford, 
Glen Creek, Kancoona, Kancoona South, Running Creek and Dederang and along 
Carrolls Road (near Mudgegonga). […]

At 21:50 Mr McKenzie received reports of a spot fire in Mudgegonga. This was 
earlier than expected, and it meant the fire was spotting long distances. He 
issued a fire situation report at 21:59, advising that there were new spot fires 
east of the firefront at Barwidgee Creek.[…]

At 23:34 Mr McKenzie reported that there was extreme fire behaviour and 
significant spotting, including up to 1 kilometre from the township of Myrtleford. 
He issued a fire situation report saying the fire was ‘going’. At about 23:46 he 
received word that the fire had crossed the Yackandandah–Myrtleford road; this 
meant the fire was moving very quickly. Between 21:30–22:00 on 7 February and 
02:30–03:00 on 8 February the fire travelled 24 kilometres.[…]

The predicted south-westerly wind change reached the fire ground at about 
midnight, turning the northern flank—which was at that stage about 32 
kilometres long—into the main firefront. The fire began heading north-east, 
towards cleared agricultural land, mountainous forest and Mudgegonga.

At about 00:20 on 8 February Mr McKenzie was told a ‘firestorm’ was 
approaching Mudgegonga and heading into the Rosewhite Valley.Ms Pat 
Easterbrook and her husband, Lindsay, lived across the road from the two people 
who were killed by the fire. She described the fire as it approached Mudgegonga:

It … sounded as though a few jets were … taking off over the top of 
our house. I said to Lindsay, ‘What the hell is that?’ He said, ‘That’s 
the fire’ … [Shortly after] everything just burst into flames … It was like 
bombs were going off. The mountain on the left side, on the creek 
side, the north side, that just exploded. The tree breaks that were 
coming up from the creek were on fire. The shed was burning down. It 
was roaring down from the south side as well.

At about 01:00 on 8 February, Mr Andrew Taylor, Alpine Shire Municipal 
Emergency Resource Officer, and Senior Sergeant Incoll were told the fire was 
heading towards Carrolls Road in Mudgegonga. […]
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About midday the south-westerly wind began to increase in strength, and the fire 
began major runs between Mudgegonga and Bruarong in the north and 
Rosewhite and Running Creek in the east. As the fire approached Running Creek, 
between about 17:00 and 18:00, it spotted for several kilometres across the 
Kiewa Valley into heavily forested terrain. This area had undergone fuel-
reduction burning in the autumn of 2007, and the result was that the fire 
behaviour moderated considerably.

Shortly after 18:00 on 8 February the northern run of the fire was largely 
controlled by fire crews in cleared paddocks.

On 9 February weather conditions moderated further, and fire crews constructed 
control lines and conducted back-burns. This work continued until 10:30 on 16 
February, when the fire was declared contained. The fire was reported under 
control on 25 March.

Key statistics for this fire from the VBRC include: 

• A maximum temperature of 45.5 degrees at Wangaratta. 

• Wind speeds up to 35km/hour with gusts up to 57km/hour. 

• A maximum fire danger index of 126 at Wangaratta at 1.30pm. 

2020 Hume fires (Inspector General for Emergency Management (Vic) (2020)

Parts of the Study Area were affected by the 2020 Hume fires, which occurred within the 
Black Summer of bushfires affecting the east coast of Australia. The Inspector General for 
Emergency Management review into these fires included the following extracts. 

Two fires in the Abbeyard area grew quickly with minimal opportunity for 
effective suppression in the extreme fire conditions that prevailed at the start of 
January. Crews were pulled back from the fire front to attend to asset protection 
around Catherine Station and Abbeyard, before heavy machinery was extracted 
from the area. By 2 January, fires had breached control lines on the Ovens 41 
Abbeyard–Yarrarabula South fire, which would overrun a second fire Ovens 36 
Abbeyard–Worseldine Track and other smaller outbreaks.

Coinciding with the announcement of the State of Disaster, the entire Alpine 
National Park and surrounding state forest areas were closed to visitors and 
those already there were advised to leave.

With the prediction of extreme fire weather on 4 January, all crews and 
machinery were withdrawn from the Ovens Complex of fires and redeployed to 
undertake asset and township protection works in the Upper Ovens Valley, 
around Harrietville, Bright, Wandiligong and Porepunkah.
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The fires in the Ovens Complex remained active on 5 January. An Emergency 
Warning for communities west of Mount Buffalo National Park and Myrtleford, 
and an Evacuation Warning in place for the communities of Freeburgh, 
Harrietville, Smoko and Wandiligong were progressively downgraded over the 
next 24 hours. Fires which stared on New Year’s Eve were overrun by the main 
Ovens 41 Abbeyard–Yarrarabula South fire, including a 1000 ha fire in the Mount 
Buffalo National Park.
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Note: Some fires overlap other fires 
and therefore the full extent of all 
fires may not be shown
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Figure 4a-1: Bushfires in the Study Area since 1960
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Figure 4a-2: Selected larger bushfires in the Study Area
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4b. Bushfire management strategies guiding public agencies
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4b.1 Regional bushfire management strategies

The Hume Bushfire Management Strategy (DELWP 2020) considers the long-term 
implications of bushfire to direct the activities of bushfire-related public agencies and to 
reduce bushfire risk to people, property, infrastructure and economic activity. 

The bushfire management strategy contains information that assists in appreciating the 
landscape bushfire risk. This includes the following extracts:

Since 2000, the region has been subject to a series of particularly severe bushfire 
events in relatively quick succession. These fires have affected many thousands of 
hectares of public and private land and had significant social, economic and 
environmental impacts.

The risk of bushfire is widespread across our landscape. In the northern and 
western parts of the region, fires are often fast-moving, wind-driven grassfires 
that are generally contained within 24 hours, despite sometimes covering large 
areas. In the southern and eastern areas, the steep, long and heavily forested 
slopes of our landscape mean fires are generally slower, intense and difficult to 
suppress. These fires in the difficult terrain of the Great Dividing Range, High 
Country and Central Highlands have impacts not only for Hume region but for 
landscapes, communities and regions to the south and east of Hume. Significant 
fires have also entered the Hume region from fires in NSW.

Responding to more than 1,000 ignitions a year, fire management agencies in 
Hume see extreme contrasts in ignition patterns and fire behaviours that require 
a variety of suppression strategies. More than 80% of ignitions in the Hume 
region occur on private land, and 20% of these are caused by lightning.

The bushfire management strategy includes simulations of house loss to identify areas 
across a landscape where bushfires could have the greatest impact. The outputs from these 
simulations show that the Study Area, comparative to other locations in the Hume Region, 
has:  

• Settlements in the highest 5% and 20% of risk of house loss, oriented around parts of 
Bright, Mount Beauty – Tawonga South, Tawonga, Harrietville and Myrtleford. 

• Other areas identified at some risk of modelled house loss, which includes all other 
settlements in the Study Area.  

See Figure 4b-1: Modelled house loss bushfire risk

The bushfire management strategy contains information that assists in appreciating where 
modelled house loss is likely in the region. This includes the following extracts:

In Hume, communities with relatively high numbers of properties, which are also 
in the path of many simulated bushfires and/or identified in the VFRR-b are 
considered as highest risk. 

Property risk is highest around the communities in the valleys and surrounding 
hilly terrain in the Murrindindi, Alpine,Indigo and Mansfield shires. Some 
examples of particular higher risk localities include Marysville, Kinglake, 
Flowerdale, Yackandandah, Bright, Mount Beauty /Tawonga, Jamieson, Sawmill 
Settlement/ Merrijig, and Tolmie. 

The communities in these localities are in the paths of multiple simulated 
bushfires with the greatest level of potential impact. They are vulnerable to 
bushfires starting at a variety of locations, and bushfires under worst case 
weather conditions could result in the most properties lost.

4b.2 Municipal bushfire strategies

Each local council is required to have a municipal bushfire plan. These specify local fuel 
management activities derived from the analysis in the Victorian Fire Risk Register (see 
other parts of this report) and local priorities.

The Alpine Shire Municipal Fire Management Plan 2019 – 2022 is no longer current but does 
include information that generally described the municipal level approach to managing 
bushfire risks. The following description is included for context about the role of land use 
planning in bushfire risk creation and management (emphasis added) (Page 15):

The impact of a bushfire increases if the fire occurs in areas where people live, 
work and visit, so settlement and visitor patterns are important when 
determining bushfire risk. There has been a significant population expansion in 
rural residential development in several parts of the Shire for lifestyle reasons. 
The increased amount of urban rural interface requires intensive fire 
management and creates variation in the degree and nature of bushfire risk 
between localities. [..]

Importantly, visitors to the municipality are often drawn to the areas of higher 
fire risk creating a situation of increasing potential impact as the fire risk rises. 
Furthermore, visitors to the region are often less informed of bush fire risk and 
less prepared to deal with bushfire situations. 
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Figure 4b-1: Modelled house loss bushfire risk (adapted from DELWP 2020)

Study Area (notional)
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4c. Victorian Fire Risk Register
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The Victorian Fire Risk Register (VFRR) is a data set prepared by fire authorities and local 
councils that identifies assets at risk of bushfire. The human settlement data is most 
interesting to planning scheme decision making. 

The VFRR can be of interest to appreciate how current assets (for example, settlements) are 
shown as risks, according to fire authorities and local councils. The VFRR only assesses 
existing risks. The VFRR should not be over-emphasised in planning decision making as it has 
not been prepared for this purpose and does not contemplate new risk that might arise 
because of a planning decisions. 

See: Figure 4c-1: Victorian Fire Risk Register human settlement

The VFRR identifies: 

• All of the settlement of Wandiligong at an extreme risk.

• Parts of settlements at an extreme risk, including parts of Mount Beauty – Tawonga 
South. 

• All of Harrietville & Tawonga, the edges of Bright, the main urban parts of Mount 
Beauty & Porepunkah and the outer north-east edges of Myrtleford at a very high risk. 

• All of Dederang and the edges of Myrtleford as high risks. 

• The core of Bright as a low risk. 

• The core of Myrtleford as no identified risk. 

It is noted that the VFRR is not a State-wide, regional or sub-regional assessment of risk and 
provides no value to understand relative risk between places when seeking to apply c13.02-
1S Bushfire Planning policies. 

On balance, there are some peculiarities about the VFRR assessment in Alpine Shire, 
including the core of Bright being assessed as low-risk and most of Myrtleford being no risk 
at all. These will not readily read-across to the planning-risk assessments contained later in 
this report nor to the risk of modelled house loss in the regional bushfire management 
strategy.  

More detailed maps of the VFRR for selected settlements in provided in the settlement 
Chapters 9a to 9e later in this report. 
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Figure 4c-1: Victorian Fire Risk Register Human settlement
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4d. Planning scheme bushfire destinations and Zones
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4d.1 Planning scheme bushfire designations

Planning schemes identify potentially bushfire affected land through the inclusion of land 
into the Bushfire Management Overlay or within a designated Bushfire Prone Area 
(referenced in c13.02-1S Bushfire Planning and approved under the Building Act 1993). 
Appendix 2 to this report provides advice on possible changes to planning scheme 
designations, which this chapter outlining where and how they currently apply.  

Bushfire Management Overlay

The Bushfire Management Overlay is applied across Victoria based on areas of non-
grassland vegetation larger than 4ha (patch size criteria) with a 150m buffer applied to 
account for ember attack (ember criteria).  It is also applied to land likely to be subject to 
extreme bushfire behaviour (extreme fire behaviour criteria). 

The Bushfire Management Overlay applies to most of the Study Area except for the 
grassland areas (outside of the BMO ember protection buffer) in the northern parts of the 
Study Area. 

It is noted that the extreme fire behaviour criteria is likely driving the application of the 
Bushfire Management Overlay in locations where it extends beyond the typical 150m ember 
protection buffer measured from the edge of non-grassland hazards. These locations 
include all of Bright & Porepunkah, along with all the settlement areas of Mount Beauty and 
Tawonga South. 

See Figure 4d-1: Bushfire Management Overlay

Schedules to the Bushfire Management Overlay

Some areas of Bushfire Management Overlay are within a schedule. These specify bushfire 
protection measures to streamline decision making for the development of a lot with a 
single dwelling. 

Schedule 1 applies to various areas including parts of Bright, Porepunkah, Mount Beauty – 
Tawonga South. Schedule 1 provides for a BAL12.5 construction standard, reflecting the 
expectation that development in these areas would be exposed to no more than 
12.5kw/sq.m of radiant heat. 

Schedule 1 areas tend to arise in the core of settlement areas which are relatively low fuel. 
By being central to settlement areas the settlement / hazard edges are avoided along with 
the flame contact and highest levels of radiant heat that arise closer to settlement edges. 

12.5kw/sq.m of radiant heat is the same outcome as specified in c13.02-1S Bushfire 
Planning for development enabled by a strategic plan and/or a planning scheme 
amendment. The expected radiant heat outcome in these area is at the lowest end of the 
permitted spectrum of acceptable radiant heat exposure specified in planning schemes. 

It is however important to recognise that Schedule 1 is applied based on a radiant heat 
exposure and not in response to assessed levels of ember attack or whether high to extreme 
levels of ember attack are likely to arise. It is also not a strategic planning consideration. 

Schedule 2 applies to parts of Tawonga South, Bright, and Myrtleford. Schedule 2 provides 
for a BAL29 construction standard. This construction standard reflects the potential for up 
to 29kw/sq.m of radiant heat. It may also reflect higher levels of ember attack and the 
potential for localised bushfire to arise within developed areas. 

In combination, Schedule 1 and Schedule 2 areas form a ‘layered’ approach to settlements 
that have them, where the edges of settlements are not included in a schedule, a middle 
area included within Schedule 2, and a core settlement area included in Schedule 1. Bright 
provides a simple example of this. 

See Figure 4d-1: Locations with schedules to Bushfire Management Overlay 

Bushfire Prone Area

The Bushfire prone area applies to all land within the Bushfire Management Overlay along 
with grassland areas, smaller patches of non-grassland vegetation and land usually within 
150m or 50m of these areas (forming part of the ember protection buffer). 

The Bushfire Prone Area applies to all land in the Study Area except low fuel settlement 
areas in Myrtleford. These parts of Myrtleford are significant for indicating them being low 
enough risk to not warrant being included into the Bushfire Prone Area at all, according to 
planning scheme bushfire designations. 

See Figure 4d-2: Bushfire Prone Area

4d.2 Zones

Planning scheme Zones provide an indication of the overall planning structure of the Study 
Area, including where settlements and concentrations of development exist. 

See Figure 4d-3: Zones
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Figure 4d-1: Bushfire Management Overlay and Schedules to the BMO 

PAGE 45

Bushfire Management 
Overlay

Date: 23/02/2024

Local Government Area

Study Area

BMO Schedule 1 
within settlement

BMO Schedule 2
within settlement

East Gippsland

Indigo

Wangaratta

Mansfield

Wellington

Towong 

1

Settlements 
1. Myrtleford
2. Mount Beauty & 

Tawonga South
3. Bright
4. Porepunkah
5. Dederang
6. Tawonga
7. Wandiligong
8. Harrietville

2
3

4

5

6

7

8

M(9) 27 August 2024 8.2.3.b Alpine Shire Bushfire Planning Study 2024



Figure 4d-2: Bushfire Prone Area
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Figure 4d-3: Zones 
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4e. Regional bushfire planning assessment
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The Regional Bushfire Planning Assessment Hume Region 2012 (DPCD) provides information 
about ‘identified areas’ where a range of land use planning matters intersect with a bushfire 
hazard.

Identified areas include extensive hazard / settlement interfaces, small lots in or close to 
bushfire hazards, and development pressure in bushfire areas in many parts of the Study 
Area. Key issues also include local and strategic access challenges in many places. 

See Figure 4e-1: Regional Bushfire Planning Assessment
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Figure 4e-1:  Regional bushfire planning assessment – Hume Region (extract)
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Source: DPCD 2012
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5. Landscape bushfires to be anticipated 
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Chapter 3 provided an appreciation of the bushfire hazard having regard to weather 
vegetation and slope / topography. Chapter 4 described contextual information including 
bushfire history, the bushfire management strategy guiding public agencies, Victorian Fire 
Risk Register, planning scheme bushfire designations and the regional bushfire planning 
assessment.  

This Chapter takes the analysis forward by describing the landscape bushfires to be 
anticipated in the Study Area. Landscape bushfire considerations are important because 
they help to understand how bushfire may impact on a location, including the likelihood of 
a bushfire threatening a location, its likely intensity and destructive power, and the 
potential impact on life and property. 

5.1 Likely landscape-scale bushfires

The range of vegetation types within the Study Area include large areas of forests, when 
considering both the EVCs present, land cover information and the vegetation types in 
AS3959-2018 Construction of buildings in bushfire prone areas (2018). Outside of the few 
larger settlements, vegetation capable of being a bushfire hazard applies to nearly all the 
Study Area. The slope and topography within the Study Area is dominated by mountainous 
areas, including areas of rugged terrain.

The vegetation / bushfire hazard and the terrain, when combined with Victoria’s bushfire 
weather, means that large, landscape-scale bushfires are to be expected in the Study Area. 
These are enabled by long fire runs of a scale consistent with some of the longest fire runs 
in Victoria.

All forms of bushfire attack (flame contact, radiant heat, ember attack, extreme ember 
attack) can be generated by the landscape hazard and should be expected in all parts of the 
Study Area, although to different extents in different places.  

The effects of climate change in combination with the landscape bushfire hazard means that 
bushfires are likely to become progressively worse. Based on past bushfires and modelled 
bushfire conditions, it is likely that the severity of bushfire would exceed the FFDI 100 and 
flame temperature (1080) used to inform bushfire setbacks in planning schemes (as 
expressed in the defendable space tables in c53.02 Bushfire Planning).

The bushfire landscape is sufficiently hazardous where interventions (for example, fuel 
reduction activities) do not materially affect the risk for the purpose of planning scheme 
decision making, especially under the worst bushfire weather conditions which are to be 
expected.  

Whilst forests will carry large bushfires through the Study Area, they will interact with 
grasslands in the northern parts of the Study Area. These grasslands will be influenced by 
landscape bushfire behaviour by: 

• Moving forest fires ‘running’ into grassland areas, the effect being wide grassfire fronts 
arising at the point of grassfire ignition.  

• Ember attack (including extreme ember attack) into grassland areas, which can ignite 
individual grassfires well ahead of the main fire front.

Grasslands, because of the influence of forests, need to be considered within the frame of 
landscape bushfires rather than a more typical grassland which avoids the impact from 
forest fires (for example, in other parts of the region where only grassland hazards exist). A 
key input to planning scheme decision making is the distance grasslands are influence by 
landscape forest fires beyond which a ‘typical’ grassfire is appropriate to assume. This is 
considered in other parts of this report. 

Extreme bushfires 

It is reasonable to conclude that extreme bushfire behaviour is likely to arise in the Study 
Area. Filkov et al (2019) provides a definition of extreme fire behaviour from the (US) 
National Wildfire Coordination Group as follows: 

Extreme implies a level of fire behaviour characteristics that ordinarily precludes 
methods of direct control action. One or more of the following is usually involved: 
high rate of spread, prolific crowning and/or spotting, presence of fire whirls, 
strong convection column. Predictability is difficult because such fires often 
exercise some degree of influence on their environment and behave erratically, 
sometimes dangerously.

The likely landscape bushfire may be a multi-day bushfire including bushfires in the 
landscape for weeks and potentially months at a time. There is also the potential for single 
day bushfire, with these correlating with where significant loss of life and neighbourhood 
scale destruction tends to arise as evidenced in past bushfires in Victoria (such as on Ash 
Wednesday and Black Saturday).

Settlements

Within the areas influenced by forests are settlements. These are variably affected by fire 
behaviour driven by north-west winds and on a typical wind change, south-west winds. 

M(9) 27 August 2024 8.2.3.b Alpine Shire Bushfire Planning Study 2024



PAGE 51

Moving bushfires are likely to impact on the edges of settlements where they adjoin bushfire 
hazards. Bushfire is likely to penetrate deep into settlement areas where there are 
continuous hazard paths, which may include riparian corridors and heavily vegetated parts of 
settlements. Flame contact from the fire front and very high levels of radiant heat are to be 
expected in settlement areas adjoining vegetation in a mostly natural condition. 

Ember attack at high to extreme levels is likely to arise across all settlement areas. This will 
create localised fires with flames and radiant heat from vegetation in gardens, parks and on 
roadsides being on fire and from structures being on fire. Life threatening levels of radiant 
heat and flame contact from these localised fires are to be expected. Movement within 
settlement areas will be difficult during a bushfire, including because of smoke hazards. 

Neighbourhood and settlement scale destruction is likely to arise wherever the landscape 
hazards interface with settlements, consistent with modelled house loss undertaken by 
DELWP (2020). 

The likely landscape-scale bushfires described above have been realised frequently in the 
Study Area, as evidenced by bushfire history. 

5.2 Grassfires

The Country Fire Authority (2024) identify the following grassfire characteristics:

• Grassfires can start and spread quickly and are extremely dangerous.

• Grassfires can travel up to 25 km per hour and pulse even faster over short distances.

• Grass is a fine fuel and burns faster than bush or forests.

• Grassfires tend to be less intense and produce fewer embers than bushfires, but still 
generate enormous amounts of radiant heat.

• The taller and drier the grass, the more intensely it will burn.

• The shorter the grass, the lower the flame height and the easier the fire will be to control.

• Grassfires can start earlier in the day than bushfires, because grass dries out more quickly 
when temperatures are high.

Interspersed with grassland areas are areas of fragmented vegetation. These will include 
clumps of non-grassland vegetation, roadside vegetation, strips of trees (for example, along 
vehicle accesses and water courses) and the occasional smaller patch of non-grassland 
vegetation. The extent of fragmentation will be a factor when considering bushfire at the 
local scale but the impact on landscape-scale bushfire is minimal. The grassland vegetation 
will be the dominant driver of bushfire behaviour in these grassland areas  
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6. Low hazard areas
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An assessment has been made of areas that may be lower fuel where human life can be 
better protected from the harmful effects of bushfire. Lower fuel areas can provide 
protection at a settlement and neighbourhood scale as they provide a form of passive 
mitigation, enabling people to move away from bushfire hazards if they need to. 

c13.02-1S Bushfire Planning defines such places as BAL:Low. BAL:Low places are where 
hazardous vegetation is more than 100m away (50m for grasslands). Hazardous vegetation 
for the purpose of BAL:Low is defined as vegetation that cannot be excluded under 2.2.3.2 
of Australian Standard AS3959:2018 Construction of buildings in Bushfire Prone Areas 
(Standards Australia). 

In BAL:Low places, people sheltering in the open air are assumed to not be exposed to flame 
contact and the highest levels of radiant heat from a moving bushfire front that would be 
harmful to people. This methodology for BAL:Low does not necessarily achieve this outcome 
because: 

• BAL:Low does not consider ember attack or the potential for extreme ember attack.  

• Land where the vegetation is low-threat as defined by AS3959-2018 Construction of 
buildings in bushfire prone areas (2018) but which still presents a bushfire hazard from 
localised vegetation and other flammable elements, including buildings being on fire, is 
not considered.  

• Land in proximity to forested areas where there are steep slopes under the hazardous 
vegetation meaning flame contact and higher levels of radiant heat are still likely at 
harmful levels. 

Despite limitations, policies relating to safer areas do provide a stepping-off point for 
considering safer areas in the development of planning responses to bushfire hazards. 

6.1 Lower fuel areas in the Study Area

Lower fuel areas are available in the main settlements of Myrtleford, Porepunkah, Mount 
Beauty and Tawonga South. Parts of Bright have lower fuel areas but due to the linear 
configuration of this settlement, the lower-fuel areas may be some distance from urban 
land. Dederang also has a low fuel area. 

See: Figure 6-1: Locations that have lower fuel areas and BAL:Low capable land

Given the bushfire hazard in the Study Area, including the vegetation types and rugged 
terrain, it is probable that an area of BAL:Low would not in fact be capable in all cases of 
protecting people sheltering in the open air from the harmful effects of bushfire.

Extreme ember attack is likely into lower fuel areas, along with the potential that low-fuel 
areas may not have the capacity to accommodate the number of people seeking shelter, 
especially at the peak of the tourism season which correlates with the bushfire season. 

For these reasons, the utility of the measure of BAL:Low may not be relevant for some 
settlements in the Study Area. This issue is explored in more detail in the planning response 
to c13.02-1S Bushfire Planning later in this report. 

Grassland areas have a credible basis for areas of BAL:Low to arise in conjunction with new 
development. This is because the separation distances to achieve an area of BAL:Low or an 
even larger area tend to be highly achievable in grasslands where larger lots exist in 
combination with a lack of non-grassland vegetation. 

It is also common for there to be a lack of vegetation protected by the planning scheme in 
grasslands that makes providing the separation distances through vegetation management 
highly achievable. Low fuel areas can therefore often arise in conjunction with planning 
decision making in grassland areas. It is also possible to require this as a result of planning 
permission being granted / planning permit conditions. 

6.2 Designated places of shelter

There are many designated neighbourhood safer place located in the Study Area. This is to 
be expected given the extent of bushfire hazard. Consistent with CFA advice, designated 
places of safety are not afforded any weight in planning decision making. This is because 
designated places of safety are not a justification to enable new risk to be introduced that is 
otherwise not consistent with planning scheme policies. There is also no assurance that any 
designated location will not change in future or be removed from being designated based 
on changed circumstances. 

Planning scheme considerations around lower fuel areas may often correlate with the 
location of a designed neighbourhood safer place. 

See:  Figure 6-2: Locations with Neighbourhood safer places 

 6.3 Ember attack

All areas within the landscape, including BAL:Low areas and designated neighbourhood 
safer places, are likely to be subject to ember attack. In some places, extreme ember attack 
is expected. Sheltering in these locations and traveling to these locations during a bushfire 
will be uncomfortable and potentially dangerous for people. 
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Figure 6-2: Locations with Neighbourhood Safer Places
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Landscape types are applied from considering likely bushfire scenarios, the potential for 
neighbourhood scale destruction and the availability and access to safer areas. These 
matters are described in the preceding chapters. 

The assessed landscape types enable locational policies in c13.02-1S Bushfire Planning to 
be considered based on the landscape risk of specific places in the Study Area as well as 
appreciating the relative risk between places within the Study Area. 

7.1 Policies informing Landscape types

c13.02-1S Bushfire Planning includes strategies on locational considerations that 
influence where development could be directed to enhance life-safety outcomes in 
response to bushfire hazards. These locational policies relate to landscape bushfire 
considerations, availability of safer areas and alternative locations for development. 

Landscape types provide a framework for bringing these policy considerations together 
in a spatial analysis of what might be acceptable according to c13.02-1S Bushfire 
Planning. 

Landscape bushfire considerations 

Landscape bushfire considerations include the scale of likely bushfire and the type of 
hazard in the wider locality where a bushfire can start and grow large. The following 
policies require these matters to be considered: 

• Considering and assessing the bushfire hazard on the basis of [..] 
landscape conditions - meaning the conditions in the landscape within 20 
kilometres and potentially up to 75 kilometres from a site.

• Assessing and addressing the bushfire hazard posed to the settlement and 
the likely bushfire behaviour it will produce at a landscape, settlement, 
local, neighbourhood and site scale, including the potential for 
neighbourhood-scale destruction.

These policies ensure that decision making fully appreciates whether there is potential 
for the most destructive bushfires to arise. They emphasise the assessment of bushfire 
hazards not only very close to a site or area of planning interest but in the much wider 
area (referred to as the bushfire ‘landscape’).

Alternative locations for development 

An appreciation of alternative locations or growth and development can assist in 
considering where best amongst alternatives can life safety be enhanced. The following 
policies require these matters to be considered: 

• Assessing alternative low risk locations for settlement growth on a 
regional, municipal, settlement, local and neighbourhood basis.

• Directing population growth and development to low risk locations and 
ensuring the availability of, and safe access to, areas where human life 
can be better protected from the effects of bushfire.

Policies on assessing alternative locations for development tend to be determinative to 
acceptable strategic planning outcomes, including because of their focus on directing 
development to low risk locations. In many bushfire settings, such locations often do not 
exists and reinforce the need to avoid planning scheme enabled new development. 

Availability of safer areas 

Consideration of how occupiers of a development or people living in a specific location 
can move to a safer area was introduced into planning schemes in 2017. Bushfire 
protection is enhanced where people have a layering of options available to them, 
including being able to move to a safer location. 

The following policies require these matters to be considered: 

• Ensuring the availability of, and safe access to, areas assessed as a BAL-
LOW rating under AS3959-2018 Construction of buildings in bushfire-
prone areas (Standards Australia) where human life can be better 
protected from the effects of bushfire. 

• Directing population growth and development to low risk locations and 
ensuring the availability of, and safe access to, areas where human life 
can be better protected from the effects of bushfire.

BAL:Low land is where hazardous vegetation is more than 100m away (50m for 
grasslands). Hazardous vegetation for the purpose of BAL:Low is defined as vegetation 
that cannot be excluded under 2.2.3.2 of Australian Standard AS3959:2018 Construction 
of buildings in Bushfire Prone Areas (Standards Australia). 
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7.2 Landscape types explanation

Landscape types (1-4) are described in Planning Permit Applications Bushfire Management 
Overlay Technical Guide (DELWP, 2017). Generally, as the landscape types identified progress 
through 1-4, the landscape risk increases.

See: Figure 7-1: Overview of landscape types

The identified landscape types in this report are strategic and are not intended to be scaled to 
apply to individual properties. Landscape types are not always a perfect match to a particular 
location but they remain useful including as a stepping off point for discussions and further 
investigations, especially the settlement assessments in Chapter 9 and the policy analysis in 
Chapter 11. They also assist to provide an indication on the relative risk in different parts of 
the Study Areas. 

To simplify where landscape types apply, another data set may be used to define the spatial 
extent or boundary. For example, the Bushfire Prone Area, Bushfire Management Overlay or 
Victorian Fire Risk Register. Where another data set has been used, it is referenced to 
distinguish it from where expert judgement is otherwise used to define boundaries of the 
landscape types. 

7.3 Assessed Landscape types 

Based on the likely bushfire scenarios, the potential for neighbourhood scale destruction and 
the availability and access to low fuel areas, landscape types can be assessed. The assessed 
landscape types are shown in Figure 7-2. 

See Figure 7-2: Assessed landscape types

7.4 Using the assessed landscape types shown in this report

The assessed landscape types have been prepared solely for the purposes of preparing this 
report. They are not intended to be applicable to other planning processes and they are not 
scalable to individual property boundaries. They should not be used for planning permit 
applications under the Bushfire Management Overlay. 
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Planning Permit Applications Bushfire Management 
Overlay Technical Guide (DELWP, 2017) identifies 
landscape types to inform planning decision making 
based on the risk from the landscape beyond the site.  
They enable landscape bushfire information to be 
described according to a simple framework to assist 
planning decision making. 

Landscape types assist in: 

▪ Consistently describing landscape hazards. 
Landscape hazards are bushfire hazards more than 
150m from an area that inform the likelihood of a 
bushfire threatening a location and its likely 
intensity and destructive power.  

▪ Describing proximity and access to low fuel areas 
that may provide shelter from bushfire. In these 
areas, people may avoid flame contact and can 
withstand the effects of radiant heat from a 
moving bushfire.

▪ Understanding the relative risk between different 
locations.  

Landscape types when applied provide a spatial 
representation of how different areas are affected by 
landscape scale bushfire considerations. Based on this, 
places that are relatively higher or lower risk emerge. 

The diagram on this page summarises landscape types. 

LANDSCAPE TYPE 1 LANDSCAPE TYPE 2 LANDSCAPE TYPE 3 LANDSCAPE TYPE 4

• There is little vegetation 
beyond 150 metres of the site 
(except grasslands and low-
threat vegetation)

• Extreme bushfire behaviour is 
not possible

• The type and extent of 
vegetation is unlikely to result 
in neighbourhood scale 
destruction of property

• Immediate access is available 
to a place that provides 
shelter from bushfire

• The type and extent of vegetation 
located more than 150 metres 
from the site may result in 
neighbourhood-scale destruction 
as it interacts with the bushfire 
hazard on and close to a site

• Bushfire can only approach from 
one aspect and the site is located 
in a suburban, township or urban 
area managed in a minimum fuel 
condition

• Access is readily available to a 
place that provides shelter from 
bushfire.  This will often be the 
surrounding developed area

• The type and extent of vegetation 
located more than 150 metres from 
the site may result in 
neighbourhood-scale destruction as 
it interacts with the bushfire hazard 
on and close to a site

• Bushfire can approach from more 
than one aspect

• The area is located in an area that 
is not managed in a minimal fuel 
condition

• Access to an appropriate place that 
provides shelter from bushfire is 
not certain

• The broader landscape 
presents an extreme risk

• Bushfires may have hours or 
days to grow and develop 
before impacting1

• Evacuation options are 
limited or not available

                Lower risk from the bushfire landscape Higher risk from the bushfire landscape

1 Adapted by author

Figure 7-1:  Overview of landscape typesM(9) 27 August 2024 8.2.3.b Alpine Shire Bushfire Planning Study 2024



Figure 7-2: Landscape types in the Study Area
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There is no Landscape type 1 assessed in the Study Area. Landscape type 1 generally 
applies to locations which are at the lowest-end of the landscape risk spectrum using the 
landscape type approach. 

Given the potential for extreme bushfire behaviour in most parts of the Study Area, 
including in grasslands that are close to forested areas, the description of Landscape type 
1 cannot be applied as it assumes minimal bushfire hazards in the wider landscape and 
no potential for extreme fire behaviour, conditions not applicable to the Study Area. 

This chapter provides context on Landscape type 1 locations for reference only. 

7a.1 Landscape type 1 planning description 

Landscape type 1 is described by DELWP (2017) as follows:  

• There is little vegetation beyond 150 metres of the site (except grasslands and low-
threat vegetation)

• Extreme bushfire behaviour is not possible

• The type and extent of vegetation is unlikely to result in neighbourhood scale 
destruction of property

• Immediate access is available to a place that provides shelter from bushfire (usually 
capable of being provided within a site or development proposal).

7a.2 Land not included in a bushfire prone area

The methodology for assessing landscape types would ordinarily assess land not included 
in a Bushfire Prone Area as being Landscape type 1. This would have applied to the 
developed settlement areas of Myrtleford, the only part of the Study Area not within a 
Bushfire Prone Area (other than a water body in Mount Beauty).  

See: Figure 4d-2: Bushfire Prone Area

Having considered the Bushfire Prone Area in Myrtleford, it is concluded that it is not 
being applied to properly capture the potential for ember attack and therefore should 
not be used as a proxy for land that is no bushfire risk or sufficiently low bushfire risk to 
warrant Landscape type 1 being applied. 

The analysis and recommended adjustments to the Bushfire Prone Area (and Bushfire 
Management Overlay) are included in Attachment 2. 

See: Attachment 2 Review of planning scheme bushfire designations

7a.3 Data informing landscape type 1 locations

Nil. No Landscape type 1 has been assessed. 

7a.4 Appreciation of policy for landscape type 1 locations

Planning scheme directions that seek to direct growth to Landscape type 1 locations are 
likely to be favourably assessed against locational policies in c13.02-1S Bushfire Planning. 
There is however no opportunity for this in the Study Area. 
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This Chapter describes the locations which are at the lower-end of the landscape risk 
spectrum using the landscape type approach. They can be assessed as Landscape type 2.

See Figure 7b-1: Landscape type 2 locations

 7b.1 Landscape type 2 planning description

Landscape type 2 is described by DELWP (2017) as follows:  

• The type and extent of vegetation located more than 150 metres from the site may 
result in neighbourhood-scale destruction as it interacts with the bushfire hazard on 
and close to a site

• Bushfire can only approach from one aspect and the site is located in a suburban, 
township or urban area managed in a minimum fuel condition

• Access is readily available to a place that provides shelter from bushfire. This will 
often be the surrounding developed area.

7b.2 Adjusting the Landscape type 2 planning description

Grasslands

The landscape types approach assumes all grasslands are within Landscape type 1 and 
will not be exposed to extreme bushfire behaviour. Given the extent of forests in the 
landscape, grasslands beyond the immediate forest interface (1km) are assessed as the 
relatively higher Landscape type 2 to emphasise the potential for extreme bushfire 
behaviour in the wider landscape. 

Place of shelter 

In a rural / grassland setting, Landscape type 2 does not currently have land managed in 
a minimum fuel condition (or no hazard condition). In the application of landscape types 
in a grassland setting, the emphasis is on the ability to create a no hazard area of land in 
conjunction with new development given the ease of which this is likely to be possible 
(essentially, mowing the grass). 

This is the typical response to grassland areas in strategic planning decision making and is 
followed in this report. 

7b.3 Where does Landscape type 2 arise? 

Landscape type 2 arises in the following settings. 

Grasslands 

Grasslands beyond the immediate interface of forests. In these areas, there is potential 
for increased ember-ignited grassfires and multiple grassfires as bushfire moves out of 
the forest. They are not readily assessed as the alternative Landscape type 1 (see 
previous chapter). They are relatively higher risk by being in proximity to large forest 
areas. 

Settlements 

Most of the developed areas of Myrtleford, Mount Beauty and Porepunkah, emphasising 
the separation available to forest hazards and taking advantage of low hazard land 
available for shelter. Whilst it is recognised that in these settlements bushfire can 
approach from more than one aspect, the separation to forest fire runs and the 
minimum fuel condition of the settlements is emphasised in assessing this landscape 
type. 

7b.4 Data informing Landscape type 2 locations

Grasslands

• Grasslands to the north Mount Beauty based on the western edge of the Bushfire 
Management Overlay (which itself is buffered off the forest edge by 150m), 
considering aspect where a fire in nearby forests to the east would be moving away 
from the area and proximity to low hazard land in the settlement of Mount Beauty. 

• Grasslands within forested landscape (which is all grasslands) based on being at least 
1.15km from the forest edge and 1km from the edge of the Bushfire Management 
Overlay, unless within a settlement outlined below. No accounting for aspect has 
been used in grassland areas assessed as Landscape type 2 except in Mount Beauty.  

Settlements

• Land not designated as a Bushfire Prone Area in Myrtleford. 

• Land in Mount Beauty based on being located to the west of forest hazards, thereby 
accounting for aspect where a fire in nearby forests would be moving away from 
Mount Beauty under dominant bushfire weather. 

• Land in Porepunkah south of Station Street. 
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This Chapter describes the locations which are at the higher-end of the landscape risk 
spectrum using the landscape type approach. 

See Figure 7c-1: Landscape type 3 locations

7c.1 Landscape type 3 locations

Landscape type 3 is described by DELWP (2017) as follows:  

• The type and extent of vegetation located more than 150 metres from the site may 
result in neighbourhood-scale destruction as it interacts with the bushfire hazard on 
and close to a site

• Bushfire can approach from more than aspect

• The area is located in an area that is not managed in a minimal fuel condition

• Access to an appropriate place that provides shelter from bushfire is not certain

7c.2 Adjusting the Landscape type 3 planning description

No adjustments are needed. 

7c.3 Where does Landscape type 3 arise? 

Landscape type 3 arises in the following settings.

Grasslands

Grasslands close to the forest interface. In these areas, the impact of forest fires nearby 
drives the landscape risk based on: 

• The potential for increased grassfires from ember-ignitions arising from bushfires in 
forests. 

• The potential for multiple grassfires and/or a wide fire front into grassland areas as 
bushfire moves out of the forest.

Settlements 

Where parts of settlements are located within a forest landscape, including: 

• The edges of Myrtleford, Dederang and Porepunkah. 

• All of Tawonga and Tawonga South. 

• Parts of Bright away from the immediate forest interface. 

7c.4 Data informing Landscape type 3 locations

Grasslands

• Grasslands within forested landscapes (which is all grasslands) based on being 
between 150m and 1.15km from the edge of the Bushfire Management Overlay 
(which itself is buffered off the forest edge by 150m), unless within a settlement 
outlined below. 

• Grasslands to the south of Myrtleford that are between 1km and 1.15kms from the 
edge of the Bushfire Management Overlay. This is extended in some parts to also 
apply to where a small area of land beyond 1.15kms arises that is not low hazard or 
within a settlement which would otherwise warrant Landscape type 2 if not for the 
landscape bushfire risk. 

• No accounting for aspect has been used in grassland areas except the land to the 
north of Mount Beauty assessed as Landscape type 2. 

Settlements

Settlements located between 150m and 1km from the edge of the Bushfire Management 
Overlay (which itself is buffered off the forest edge by 150m) except: 

• Land in Myrtleford where the edge of Landscape type 3 is defined by the Bushfire 
Prone Area. 

• Land in Bright where the extent of Landscape type 3 is defined by land include into a 
schedule to the Bushfire Management Overlay. 
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This Chapter describes the locations which are at the highest-end of the landscape risk 
spectrum using the landscape type approach. 

See Figure 7d-1: Landscape type 4 locations

7d.1 Landscape type 4 areas 

Landscape type 4 is described by DELWP (2017) as follows:  

• The broader landscape presents an extreme risk

• Bushfires may have hours or days to grow and develop before impacting

• Evacuation options are limited or not available

7d.2 Adjusting the Landscape type 4 planning description

No adjustments are needed. 

7d.3 Where does Landscape type 4 arise? 

Landscape type 4 arises in the following settings.

Grasslands

Grasslands at the immediate forest interface. In these locations there is the potential for 
increased grassfires from ember-ignitions arising from bushfires in forests and the 
potential for multiple grassfires and/or a wide fire front into grassland areas as bushfire 
moves out of the forest. Extreme ember attack is to be expected. 

Settlements 

Where settlements directly interface with forests, including the edges of Myrtleford, 
Tawonga South and Bright.  

7d.4 Data informing Landscape type 4 locations

Grasslands

• Grasslands within the Bushfire Management Overlay (which is buffered off the forest 
edge by 150m), unless within a settlement outlined below. 

Settlements

Settlements within the Bushfire Management Overlay (which is buffered off the forest 
edge by 150m), except: 

• Parts of Bright included in a schedule to the Bushfire Management Overlay (and 
included in Landscape type 3).  

• Mount Beauty which is assessed based on aspect as Landscape type 2. 

M(9) 27 August 2024 8.2.3.b Alpine Shire Bushfire Planning Study 2024



PAGE 65

Boundaries shown on this plan are 
schematic only and should not be 
scaled to property boundaries

Local Government Area

Study Area

Landscape type 4

Figure 7d-1: Assessed Landscape Type 4 Locations

Date:  05/04/2024

East Gippsland

Indigo

Wangaratta

Mansfield

Wellington

Towong 

1

Settlements 
1. Myrtleford
2. Mount Beauty & Tawonga 

South
3. Bright
4. Porepunkah
5. Dederang
6. Tawonga
7. Wandiligong
8. Harrietville

2
3

4

5

6

7

8

M(9) 27 August 2024 8.2.3.b Alpine Shire Bushfire Planning Study 2024



8. Regional and sub-regional appreciation of planning for bushfire
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State bushfire policies require low risk locations for settlement growth to be 
considered on a regional or sub-regional basis. This supports ensuring that 
municipal boundaries do not preclude consideration of directing growth to lower 
risk locations outside of an individual local government area.  

c13.02-1S Bushfire Planning includes strategies on locational considerations that 
influence where development could be directed to enhance life-safety outcomes 
in response to bushfire hazards. The following policy is especially relevant 
(emphasis added): 

• Assessing alternative low risk locations for settlement growth on a regional, 
municipal, settlement, local and neighbourhood basis.

8.1 Hume Regional Growth Plan May 2014 (DTPLI)

The Alpine Shire Council Land Development Strategy (November 2023) – Appendix 
A Planning Policy includes a summary of the Hume Regional Growth Plan 2014. 
Extracts of this summary are included below (emphasises added in the primary 
document). 

The Hume Regional Growth Plan applies to the twelve local government 
areas in North East Victoria (the Hume region), including Alpine Shire. 
The plan provides a regional approach to land use planning within a 30-
year timeframe and identifies where development can be supported at 
a regional scale and priority areas for future infrastructure to support 
growth. It sets out the key strategic directions for this region, which are 
reflected in the PPF.

Within the Central Hume sub-region, focus areas for growth are 
Wangaratta and Benalla. The implication of such a designation means 
those two cities are the focus for services and employment access 
planning and investment. Growth is also projected for the surrounding 
towns that have good access to Wangaratta and Benalla, including the 
communities of the Ovens (part of Alpine Shire), King and Broken River 
Valleys. 

In Alpine Shire, Myrtleford and Bright are identified as locations where 
increased tourism development (currently a major drive of the Hume Region’s 
economy) and lifestyle opportunities may be concentrated. Myrtleford has the 
closest proximity to Wangaratta (40km west), with the next closest city being 
Wodonga (65km north). In the Kiewa Valley, Mount Beauty and Tawonga 
South are strongly linked to Albury-Wodonga, located in the Upper Hume sub-
region.

The following settlement hierarchy is identified for the Central Hume sub-
region (towns/settlements in Alpine Shire highlighted in bold text):

• Regional city – Major growth location: Wangaratta

• Medium to high growth location: Benalla

• Key sub-regional settlements – Moderate growth locations: Myrtleford, 
Bright (incorporating Porepunkah) and Mansfield.

The Plan highlights key regional challenges, including existing skills shortages 
and the need for additional employment opportunities to support the 
projected regional population growth.

It sets out a framework to support the future growth (Figure 1), according to 
the following strategies:

• Focus growth and development specifically in the regional cities of 
Shepparton, Wangaratta, and Wodonga, and in Benalla.

• Encourage residential growth in areas where there are supporting 
employment, transport services and commercial activities. Urban growth 
frameworks included in this plan broadly identify these areas for 
Shepparton, Wodonga, Wangaratta and Benalla.

• [….]

• The tourism industry will continue to generate regional wealth and 
interest from investors, including Alpine resorts which have the potential 
to offer a range of tourism activities year-round.

See Figure 8-1: Central Hume Sub-region – Future Urban Growth
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8.2 Planning Policy Framework

Selected policies from the Planning Policy Framework are outlined below, which appear to 
be derived from the Hume Regional Growth Plan 2014. 

11.01-1R Settlement – Hume

Facilitate growth and development specifically in the regional cities of 
Shepparton, Wangaratta, Wodonga and Benalla.

Support growth and development in other existing urban settlements and foster 
the sustainability of small rural settlements.

8.3 Discussion on regional growth settings

To the extent the Hume Regional Growth Plan 2014 directs growth at the regional level to 
Alpine Shire, from a bushfire perspective the approach does not reflect a contemporary 
approach to planning. Its approach is characterised by: 

• Designating growth into bushfire areas without the technical basis for whether that 
growth can be realised in a life-safety context.  

• Containing separate and conflicting policies that are unlikely to be resolvable at a 
municipal level from a bushfire perspective.

• Emphasising low and/or lower risk locations for growth but suggesting development can 
proceed in high-risk places if unavoidable, remaining silent on why growth is 
unavoidable when the levers to deliver avoidance are readily available through P&E Act 
1987 decision making. 

• Excessive framing of bushfire as a constraint to the achievement of other policy areas 
such as growth, biodiversity or township character rather than as a life safety 
imperative. 

• Appearing to exclude the Bushfire Prone Area from consideration where c13.02-1S 
Bushfire Planning requires it to now be considered in planning decision making. 

The Planning Policy Framework largely gives effect to the Hume Regional Growth Plan 2014 
in both regional and local policies. Policies which cut across c13.02-1S Bushfire Planning as 
derived from the Hume Regional Growth Plan 2014 are unlikely to be realised. 

It is essential to be cognisant of the operation of the Planning Policy Framework as 
established in c72 of the planning scheme, which requires planning authorities in bushfire 
affected areas to prioritise the protection of human life over all other policy 
considerations. This policy sentiment was within planning schemes at the time the regional 
growth plan was prepared but was better operationalised through c72 in 2017, after the 
regional growth was prepared. Such policy settings were recommended in 2011 by the 2009 
Victorian Bushfires Royal Commission (VBRC).
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The change is significant as to be meaningfully applied, life safety would operate to be 
prioritised over the regional growth plan. This is the correct approach to how planning 
schemes operate whilst also being essential to successful strategic planning which needs to 
consider low and lower risk outcomes in Alpine Shire. 

8.4 Appreciating bushfire policies in the regional and sub-regional context 

Regional growth planning directs the most change to the regional cities which includes 
Wangaratta, Benalla and Wodonga, all of which enable development to be low risk and 
significantly lower risk than development in the Study Area.  This element of regional 
growth planning is self-evidently advantageous from a bushfire perspective. 

Of more relevance is how the settlement hierarchy beyond these three larger settlements 
operates. Of most interest at the sub-regional scale are: 

• Similar sized settlements to Myrtleford and Bright, including Euroa, Mansfield and 
Chiltern, that are significant lower risk. 

• Other settlements such as Violet Town, Glenrowan and Springhurst that are significantly 
lower risk than any existing settlement in Alpine Shire. 

See Figure 8-2: Settlements on a regional and sub-regional scale

To the extent that regional growth directions seek to provide a network of towns below 
Wangaratta, Benalla and Wondonga, there would seem to be many to choose from if 
looking for low risk settlements (or part thereof) and lower risk settlements relative to 
settlements in Alpine Shire. 

8.5 What does this mean? 

Relative to alternative locations at the regional and sub-regional scale, existing settlements 
in Alpine Shire are higher risk. But in absolute risk terms there are locations within Alpine 
Shire that can deliver low-risk outcomes as defined in planning scheme decision making. 

The policy framing around this is important as it enables a shift away from any suggestion 
Alpine Shire is delivering a ‘regional or sub-regional growth agenda’ to one where new 
development is being considered within a municipal scale of assessment to achieve local 
planning objectives. 

Being clearer about the justification for change enables decision makers to carefully weigh 
up the range of policies in c13.02-1S Bushfire Planning. Balancing within bushfire policy 
settings is to be expected, it is when balancing bushfire with other policies that strategic 
planning proposals become less acceptable and/or undeliverable. 
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A more nuanced approach can include, for example, policies that: 

• Consider alternative locations for development within the municipal scale of 
assessment.  

• Consider where new development can improve on existing conditions and deliver an 
overall risk reduce at the settlement scale. 

• Consider specific uses rather than ‘growth’ as an all-encompassing objective, 
recognising that different uses (for example, single dwellings, other accommodation, 
economic development) present different bushfire risks in completed development. 

• Are prepared to look beyond historical settlement patterns to ‘find’ low risk locations, 
even if they are locations not previously considered in strategic planning. 

• Recognise that some places are too dangerous to develop and introducing more people 
should be avoided. 

Successfully responding to bushfire is not a tick-a-box approach where ‘failure’ on one 
element of policy is fatal (which is no more credible than ‘satisfying’ one element of policy is 
sufficient). Instead, the role of strategic planning in Alpine Shire is to negotiate acceptable 
outcomes in a bushfire setting having regard to c13.02-1S Bushfire Planning as a whole and 
focused on life safety outcomes. The balance of this report seeks to achieve this. 
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Figure 8-1: Central Hume Sub-region – Future Urban Growth
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Figure 8-2:  Settlements on a regional and sub-regional scale
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9. Local and settlement assessments 
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Most of this report until now has focused on strategic and landscape bushfire 
considerations. c13.02-1S Bushfire Planning has a concurrent focus on local and 
settlement scales of assessment to ensure bushfire is comprehensively considered in any 
given location. 

Whilst though the landscape types identified in Chapter 7, all existing settlements in 
Alpine Shire are assessed, this chapter looks at the following existing settlements in more 
detail: 

• Myrtleford (Chapter 9a)
• Towonga South and Mount Beauty (Chapter 9b)
• Bright (Chapter 9c)
• Porepunkah Chapter 9d). 
• Dederang (Chapter 9e)

See: Figure 9-1 Settlements assessed In Chapter 9

The analysis of these settlements is included in a separate document to manage file 
sizes. 

9.1 Policies and guidelines informing local and settlement assessments

c13.02-1S Bushfire Planning includes strategies on local and site planning for bushfire. 
Design Guidelines: Settlement Planning at the Bushfire Interface (DELWP 2020) provides 
design advice on settlement planning. c53.02 Bushfire Planning includes approved and 
alternative measures to be applied alongside development, if a permit is required under 
the Bushfire Management Overlay. 

These policies and guidelines are summarised in this chapter. 

9.2 c13.02-1S Bushfire Planning

c13.02-1S Bushfire Planning includes strategies on local and site planning for bushfire, 
oriented around ensuring exposure to bushfire hazards on and close to a development 
locations are managed through bushfire setbacks and considering if there are safer areas 
nearby where people could seek shelter, if they needed to (for example, if their site-
based mitigation fails). 

Bushfire exposure benchmark

c13.02-1S Bushfire Planning provides directions for planning authorities about the level 
of acceptable exposure for new development enabled by a planning scheme 
amendment:

• Not approving any strategic planning document, local planning policy, or 
planning scheme amendment that will result in the introduction or 
intensification of development in an area that has, or will on completion 
have, more than a BAL-12.5 rating under AS3959-2018. 

• Directing population growth and development to low risk locations, being 
those locations assessed as having a radiant heat flux of less than 12.5 
kilowatts/square metre under AS3959-2018 Construction of buildings in 
bushfire-prone areas (Standards Australia).

Exposure to meet planning scheme requirements is delivered through development 
being setback (i.e. separated) from bushfire hazards and where necessary, an area of 
defendable space being applied to maintain the setback land in a low fuel condition. 

In this report, it is assumed that a responsible authority would require consideration of 
bushfire exposure for a planning application, as necessary under the Bushfire 
Management Overlay and as reasonable contemplated under the c13.02-1S Bushfire 
Planning. No distinction is made as to whether a planning permit would be required 
under the Bushfire Management Overlay.  

Availability of safer areas 

Consideration of how occupiers of a development or people living in a specific location 
can move to a safer area was introduced into planning schemes in 2017. Bushfire 
protection is enhanced where people have a layering of options available to them, 
including being able to move to a safer area. 

The following c13.02-1S Bushfire Planning strategies require these matters to be 
considered: 

• Ensuring the availability of, and safe access to, areas assessed as a BAL-
LOW rating under AS3959-2018 Construction of buildings in bushfire-
prone areas (Standards Australia) where human life can be better 
protected from the effects of bushfire. 

• Directing population growth and development to low risk locations and 
ensuring the availability of, and safe access to, areas where human life 
can be better protected from the effects of bushfire.
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9.3 Design Guidelines: Settlement Planning at the Bushfire Interface (DELWP 2020)

Design Guidelines: Settlement Planning at the Bushfire Interface (DELWP 2020) (the ‘Design 
Guidelines’) assists in the creation of responsive settlement planning outcomes. The Design 
Guidelines provide advice on strategic and settlement planning set out according to three 
themes: 

• Form and structure of settlements

• The settlement interface

• Bushfire protection measures across a whole settlement. The Design Guidelines have 
been considered in preparing the local and settlement scale assessments in this report. 

The Design Guidelines include a description of the bushfire threat to settlements. This is 
reproduced in this report to assist the reader to appreciate how bushfire may affect 
settlements. 

See Figure 9-2: Generalised understanding of how bushfire threatens settlements

9.4 c53.02 Bushfire Planning 

Where a planning permit is required under the Bushfire Management Overlay, site-based  
requirements arise under c53.02 Bushfire Planning. The main elements include the 
following approved measures in c53.02 Bushfire Planning: 

• AM2.2 - Siting of development within a proposed lot. 

• AM2.3 - Building design. 

• AM3.1 - Defendable space and construction standards. 

• AM4.1 - Water supply and emergency vehicle access.

• AM5.3  - Perimeter road adjoining permanent hazards.  

• Emergency management planning

Site based requirements in c53.02 Bushfire Planning has been considered in preparing the 
local assessments in this report. Landscape and strategic factors are not considered in these 
chapters unless specifically identified as such. 

9.5 c13.02 Use and development control in a bushfire prone area

Planning consideration is required under the c13.02-1S Use and development control in a 
bushfire prone area for many types of planning applications, including for vulnerable uses 
and to subdivide land into more than 10 lots. The use and development control requires 
that when assessing a planning permit application: 
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• Consider the risk of bushfire to people, property and community infrastructure. 

• Require the implementation of appropriate bushfire protection measures to address the 
identified bushfire risk. 

• Ensure new development can implement bushfire protection measures without 
unacceptable biodiversity impacts. 

As the Bushfire Management Overlay may not always apply, the Use and development 
control will often be used to derive comparable outcomes in response to bushfire risks.  

9.6 Methodology for local and settlement assessments

For each selected settlement, the following has been assessed: 

• Contextual information: 

• Extent of existing residential Zone land, as a proximation of the existing settlement 
extent. 

• The 10m contour, to appreciate slope within the settlement and immediate 
surrounds. 

• Whether there is a Neighbourhood Safer Place in proximity to the settlement. 

• Bushfire assessments: 

• Whether bushfire setbacks likely to be required by the planning scheme can be met. 

• How bushfire vegetation management is likely to be needed, including the 
introduction of new vegetation (hazards). 

• Design response inputs to future planning

• Whether there are preferred or acceptable directions for future growth, based on 
bushfire considerations. 

• Whether there are priority interfaces which could be optimised in any growth. 

• Whether it would be acceptable to consolidate development within existing urban 
boundaries. 

• Whether there are vacant sites where development would remove hazards as a 
beneficial element of future growth.

The output for each settlement is a settlement bushfire diagram with annotations. On each 
diagram, additional comments are added that might assist preparing future structure plans. 
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Figure 9-1: Settlements assessed in Chapter 9
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Figure 9-2: How bushfire threatens settlements (DELWP 2019)
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10. A strategic approach to responding to bushfire in Alpine Shire settlement planning
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Chapter 1 to 7 of this report provides bushfire information to enable 13.02-1S Bushfire 
Planning to be considered in settlement planning. This chapter provides a framework for 
bushfire responsive settlement planning derived from c13.02-1S Bushfire Planning. 

The purpose of setting this out before the c13.02-1S Bushfire Planning assessment in 
Chapter 11 is to identify an overall strategic approach, with risk reductions and risk 
increases, that when considered together as a strategic approach could demonstrate no 
net increase in risk and possibly a risk reduction overall on the current planning scheme 
settings. These risk changes can then be considered against c13.02-1S Bushfire Planning.

In considering a strategic approach to responding to bushfire in Alpine Shire settlement 
planning, there is opportunity to further consider inputs in the LDS 2023 as it continues 
to be developed, as follows:  

• Revisit predict and provide approaches to housing growth. 

The LDS 2023 uses past development trends as a broad guide to future growth in each 
settlement and the allocation of growth between settlements (see LDS 2023 Chapter 6, 
page 30). This approach is not suitable in bushfire constrained contexts because past 
development has mostly arisen outside of current planning scheme bushfire policies. 
Past trends are not an indicator of acceptable life-safety outcomes if those trends were 
continued. 

• Re-consider non-bushfire constraints on settlement growth

The LDS 2023 is influenced by a range of policy constraints, planning scheme constraints 
and physical constraints. These may have worked to limit opportunities for bushfire-
responsive development and/or provided a context for the proposed introduction of 
new risk into sub-optimal bushfire locations. 

Potentially reconsidering non-bushfire constraints on settlement growth may result in 
new opportunities and options for achieving municipal planning objectives. The strategic 
approach set out in this chapter is somewhat dependant on this occurring. 

• Work with the community to understand sustainable but constrained settlements

The preparation and approval of planning strategies do not always contemplate the true 
nature of bushfire risk and its likely impacts. In reviewing the LDS 2023 and its 
background & engagement products, there are not clear statements on bushfire risk that 
might be expected, including:

• That neighbourhood scale destruction and the loss of many houses is likely in many  
settlements in Alpine Shire. 

• That bushfire is not only in the surrounding forests and plantations but will be in the 
towns and in the centre of towns. 

• That as bushfire occurs and settlements are impacted, neighbourhood scale 
destruction and significant dislocation lasting many years is to be expected. 

• That the historical lack of bushfire in the settlements in Aline Shire are a product of 
good luck, not any strategic indication of lower risks. 

The above is realistic about what might be likely in future and how Planning and 
Environment Act 1987 decision making needs to occur in this setting. It is optimal to ask 
the community what they think of settlement planning in a context more soundly based 
in likely bushfires. We are optimistic that this report can support the Council to do this. 

Using the above as a stepping off point, future strategic planning could be developed 
around a series of inter-related elements as follows: 

1. Deploy existing urban Zone land for greenfield development, where available.

2. Recalibrate bushfire planning scheme designations to reflect landscape-scale risk. 

3. Enable greenfield development in selected settlements.

4. Plan for consolidation in selected settlements.

5. Prepare for the long term by acting in the short and medium term.

See: Figure 10-1 Strategic approach to responding to bushfire in Alpine Shire settlement planning

Each element is explained below. 

The strategic approach is used in Chapter 11 to consider the risk changes and/or 
adjustments that are factored into the formal step-by-step assessment of c13.02-1S 
Bushfire Planning. 
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Figure 10-1:  Strategic approach to responding to bushfire in Alpine Shire settlement planning

Enable greenfield 
development in 

selected 
settlements

Option A – Land 
north of Porepunkah

Land north of 
Mount Beauty

Dederang

Plan for 
consolidation in 

selected 
settlements

Mount Beauty

Myrtleford

Porepunkah

Commercial 1 Zone 
land in Bright

Prepare for the long term by acting in the short and medium term

Change BMO Schedule 
1 (BAL12.5) to BMO 

Schedule 2 (BAL29) in 
Bright

Apply the Bushfire 
Prone Area to all of 

Myrtleford

Change BMO Schedule 
1 (BAL12.5) to BMO 

Schedule 2 (BAL29) in 
Tawonga South

Land on the 
western edge of 

Bright, if a planning 
permit is granted

Land on the 
northern edge of 

Myrtleford

M(9) 27 August 2024 8.2.3.b Alpine Shire Bushfire Planning Study 2024



PAGE 77

10.1 Deploy existing urban Zone land for greenfield development, where safe to do so

There are two existing greenfield development areas within the General Residential 
Zone:

• Land on the northern edge of Myrtleford; and

• Land on the western edge of Bright.

Chapter 9 (settlement chapters) describes these areas and concluded that at the site-
scale they can achieve acceptable outcomes (and therefore partially satisfy c13.02-1S 
Bushfire Planning).  At the landscape scale, they are high risk (especially the land in 
Bright). 

Responsible authorities and relevant fire authorities tend to give significant weight to 
development proceeding where land is already Zoned for a specific use than if the same 
proposal required a planning scheme amendment to enable development. 

c13.02-1S Bushfire Planning is therefore variable implemented between strategic 
planning proposals / planning scheme amendments and decisions on planning 
applications, despite there being limited planning scheme basis for variability. 

In the context of delivering new housing, existing urban Zone land for greenfield 
development where available is a significant contribution to housing supply in the short 
to medium term at the municipal level. 

Myrtleford 

The risk to this land is from a patch of forest within the ‘settlement’ area of Myrtleford 
rather than from a continuous run of forest fire connected to the wider hazard in the 
landscape. This land is immediately connected to the existing settlement land and its low 
hazard core, meaning people will be able to walk several streets ‘back’ into the 
settlement and find places of enhanced safety (including land assessed as BAL:Low). 

These advantageous features when combined with urban sized lots mean that 
completed development will mostly result in Landscape type 2 outcomes (or the lower 
end of Landscape type 3), consistent with other parts of Myrtleford. It is reasonable for 
the future planning of Myrtleford to factor in the build out of this land. 

It is noted that the land is in several different parcels and may be not be emerging in a 
coordinated way from a bushfire perspective. If opportunity allows, it would be 
preferable for a development plan or similar to guide the subdivision of land to enable 
bushfire mitigation to be coordinated across multiple lots. 

Bright 

The undeveloped land at the western edge of Bright adjoins forests with landscape fire 
runs onto its edges. It will be at the immediate interface of landscape-scale bushfires. It 
is not located to immediately adjoin the low hazard parts of Bright and the movement of 
people to places of enhanced safety is sub-optimal.  

If developed in way that maximises bushfire protection, it may result in land capable of 
being assessed in part as Landscape type 3, consistent with other urban parts of Bright. 
The location of the land in its bushfire landscape is unlikely to deliver low risk outcomes. 
But maximising bushfire protection on the land and achieving the best possible outcome 
in the context of development proceeding is necessary, if development is to proceed on 
this land. 

Whether development proceeds on this land is subject to a planning permit being 
granted. Depending on that process, the land can be either factored into the build out of 
Bright or not. Self-evidently, if development does proceed on the land the supply of lots 
into Bright is secured for some time given the size of this land. 

It is noted that the LDS 2023 includes a smaller area of land in multiple properties 
(approximately 8ha in total) also at the western edge of Bright and proposed to be 
included within a Low Density Residential Zone. Council has advised that up to 8 lots 
might arise on this land. 

Given the scale of risk increase associated the larger greenfield land to the south, this 
smaller parcel of land is somewhat at the margins of risk increase when considered 
together. It is reasonable for the future planning of Bright to factor in the build out of this 
small parcel if the larger area of land is granted a planning permit. 

10.2 Recalibrate planning scheme bushfire designations

Planning scheme bushfire designations comprise the Bushfire Management Overlay, 
schedules to the Bushfire Management Overlay and the Bushfire Prone Area (noting that 
the Bushfire Prone Area is designated under the Building Act 1993). 

Whilst under constant review by the Department of Transport and Planning (DTP) 
through the State-led designations approach (as recommended by the VBRC), the 
designations in Alpine Shire are in parts now out of date and significantly so. 

Attachment 2 details recommended changes, consistent with the scope of work for this 
assessment that included considering existing designations. The recommended changes 
arise from a need for bushfire designations to better reflect landscape bushfire risk 
rather than site-scale bushfire risk which was the dominant focus when the designations 
were initially prepared in 2014-2017. 
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The recommended changes in summary are: 

• Apply the Bushfire Prone Area to all of Myrtleford. 

• Change BMO Schedule 1 (BAL12.5) to BMO Schedule 2 (BAL29) in Bright. 

• Change BMO Schedule 1 (BAL12.5) to BMO Schedule 2 (BAL29) in Tawonga South. 

For the Council to action this change, this report can be provided to DTP. There is no 
statutory ‘decision’ required for this to occur. The Council would simply be providing 
information for consideration by DTP in refining bushfire designations in Alpine Shire. 

Once within the State-led process, DTP will make its own investigations working with the 
CFA and will recommend to the Minister for Planning whatever it sees fit. Changes to 
designations would occur at the State-level as part of the regular designation updates. If 
DTP chooses not to proceed with any changes, that is a matter for them. 

Changes to bushfire designations are prospective and not retrospective, they would only 
apply to new development seeking a planning or building permit after any changes were 
made.

Recalibrating planning scheme bushfire designations are important as they would enable 
bushfire designations to accurately reflect contemporary application including landscape 
bushfire risk. Importantly however for settlement planning, they provide a risk reduction 
in settlements where changes are made and can contribute to the careful calibration of 
risk overall, including in the context of new risk being introduced. 

10.3 Enable greenfield development in selected settlements

There are two locations where some development could be enabled when assessed 
against c13.02-1S Bushfire Planning as part of an overall strategic approach to 
responding to bushfire in Alpine Shire. 

10.3.1 Land to the north of Mount Beauty 

Land to the north of Mount Beauty is within Landscape type 2. In itself, Landscape type 2 
is an acceptable location to direct growth based on strategic and landscape factors in 
c13.02-1S Bushfire Planning. Chapter 9 (settlement chapters) describes that at the site-
scale the land can achieve acceptable outcomes also. Overall, it is a favourable location 
in the Alpine Shire municipal context. 

The LDS 2023 recognises the interrelationship of the settlements of Tawonga South and 
Mount Beauty. At these two settlement scales, land to the north of the Mount Beauty is 
the lowest risk location for growth amongst the alternatives within Tawonga South – 
Mount Beauty combined. Compared to the locations for greenfield growth in Tawonga 
South identified in the LDS 2023, land to the north Mount Beauty is significantly lower 
risk. 

The Council should focus its efforts to exploring development on the northern edge of 
Mount Beauty in favour of all other greenfield locations in Tawonga South – Mount 
Beauty. 

10.3.2 Porepunkah 

Land to the immediate north of Porepunkah adjoins the existing Township Zone that is 
low hazard. The existing developed part of Porepunkah is mostly within Landscape type 2 
for this reason (rather than the higher risk Landscape types 3 or 4), along with benefiting 
from generous setbacks from forests (to the north, over 600m). Porepunkah does 
however sit within a high-risk landscape. 

The LDS 2023 identifies an ‘Area for Investigation - Potential residential’ to the north of 
Porepunkah. The settlement chapter for Porepunkah (in this report) identified two 
options for its northern growth to provide a basis for assessment.

Option A – Enable limited growth would involve one or three new rows of housing being 
provided immediately adjoining the existing Township Zone land. Given the length of the 
interface, up to 80 new lots (one row of new houses) or 240 new lots (three rows of new 
housing) could be created, which is strategically significant for Porepunkah and 
Porepunkah – Bright combined. 

Option A could be justified according to c13.02-1S Bushfire Planning based on the 
following: 

• Satisfying site-based considerations in c13.02-1S Bushfire Planning, which Chapter 9 
confirms are capable of being met. This includes a perimeter road as the interface on 
the (new) northern edge of Porepunkah and development set back from grasslands  
to achieve Column A / no more than 12.5kw/sq.m of radiant heat. 

• Requiring a BAL29 in completed development to provide strengthened ember 
protection in new dwellings in response to the landscape risk. 

Development would be the form of a linear development across several land holdings. 
Coordinating development and the implementation of bushfire protection measures 
would be essential. A development plan for the entire interface could be prepared to 
manage this. 

Porepunkah is not a low-risk settlement. However, introducing new greenfield 
development (risk increase) can be connect to a nuanced strategic approach including: 

• Strengthening resilience at the settlement level in the planning scheme level by: 

o Recognising grassland areas to the north and south of Porepunkah (the 
current grasslands between the town and forests) as strategically 
beneficial and not to be comprised by other decisions unrelated to 
settlement planning. This includes not introducing new hazards 
associated with plantations or as mitigation in non-urban planning permit 
decisions. 
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Whilst fully serviced land and urban size lots would be preferred, there are strategic 
advantageous to Dederang further developing even in the context of low-density 
residential development that would justify development being directed there, in any 
event. But even if low density, the full suite of bushfire protection measures would be 
required. 

Development in Dederang where supported as part of a settlement planning for Alpine 
Shire would benefit from a structure plan, development plan or similar to coordinate 
development and bushfire protection measures.

10.4 Plan for consolidation in selected settlements

Consolidation of settlements is a likely incremental change that will continue to occur in 
most settlements. The form of development is variable, with vacant lots being developed  
with a dwelling, older dwellings replaced by new dwellings, medium density housing, 
new businesses including for the visitor economy, and non-dwelling Accommodation (for 
example, hotels, bed and breakfasts, etc). 

Incremental development will occur in settlements under current planning scheme 
controls if strategic and settlement planning is silent. Fire authorities and responsible 
authorities routinely approve new development that introduces more people into 
existing settlements. In some cases, the planning scheme enables and streamlines it (for 
example, through permit exemptions, streamlined provisions and BMO Schedule areas). 

Decision-making for strategic and settlement planning needs to consider whether it 
seeks to manage issue of consolidation at all and if doing so, can such directions 
demonstrate bushfire risk is acceptably managed. It would be advantageous from a life-
safety perspective that consolidation did occur within a settlement planning framework 
(such as a structure plan). 

Some settlements do have favourable characteristics which could enable an emphasis on 
consolidation of existing settlement areas. This would require: 

• A level of risk acceptance associated with strategic movement challenges along the 
Great Alpine Road and introducing more people into a constrained bushfire context 
(i.e. it is difficult to evacuate people out of a settlement or out of the bushfire 
landscape). 

• The need for enhanced mitigation, mostly in the form of closure of uses and 
emergency management procedures for development, to seek to better manage 
people before, during and after a bushfire. 

• The need to strengthen settlement resilience in response to consolidation, through 
the recalibration of bushfire planning scheme designations to reflect landscape-scale 
risk or specific changes to designations in response to consolidation. 

o Change BMO Schedule 1 (BAL12.5) to BMO Schedule 2 (BAL29) in 
Porepunkah, requiring a BAL29 for new dwellings which provides 
enhanced ember protection in response to the higher levels of ember 
attack to be expected and to support low hazard outcomes in settlement 
areas for shelter (enhancing the credibility of the BAL:Low land). This 
change is recommended in Attachment 2. 

• Acknowledge and plan for an overall risk reduction when assessed against c13.02-1S 
Bushfire Planning by: 

o Recognising the current sub-optimal northern interface, especially the 
lack of a perimeter road, and that the introduction of limited growth 
provides the opportunity to create a bushfire optimised interface for the 
protective benefit and risk reduction for existing Township Zone land. 

o Recognise that enabling limited growth would arise in Porepunkah as an 
alternative to Bright (beyond existing Zoned land), with Porepunkah being 
relatively lower risk of the two settlements. 

o Carefully progressing strategic planning through a structure plan that has 
bushfire central to its analysis. 

10.3.3 Dederang

Dederang is a smaller settlement and is not currently a focus for new development in 
strategic and settlement planning. Dederang is a location where new growth could be 
enabled. Dederang is a lower risk location which can be built on by: 

• Taking advantage of land to the south of the existing Township Zone but which 
would remain more than 500m away from forests. 

• Recognising the lack of an existing defined settlement edge and the potential for a 
moving grassfire to enter existing Township Zone land by: 

o Promoting development to the south and west to create a new, 
contemporary bushfire settlement edge. This would include perimeter 
roads and hazard management (if lot sizes larger than 1,200sq.m were 
proposed) which would be substantially lower risk than current 
settlement edges. 

o In planning development to the west, minimise the creation of linear 
development and substantial increases in hazard interfaces by require a 
‘rectangular’ development area comprising land up to Dederang Primary 
School (for example). 

• Acknowledging the low hazard land to the east as part of the Dederang Recreation 
Reserve and the role it plays as a place of shelter, including land assessed as 
BAL:Low.

• Acknowledging a growing role for Dederang as a place of shelter and low hazard area 
in the wider Kiewa Valley.
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The balance of the decisions on consolidation in selection settlements is a whole of 
system one, shared by the Council, relevant fire authorities and the Minister for 
Planning. The emphasis to be placed on emergency management agencies, including 
powers to manage people outside of planning decision making, may also be relevant. 

The following lower risk parts of selected settlements could be considered for 
consolidation, subject to future structure planning. 

10.4.1 Myrtleford 

Myrtleford is optimised to promote consolidation taking advantage of the large area of 
low hazard land (BAL:Low assessed land) and the relative benefits of being separated 
from the immediate forest interfaces on the north-west and south-west. The residual 
landscape bushfire risk is from ember attack. 

Consolidation focused on land not currently included in the Bushfire Prone Area or 
assessed as BAL:Low land (these are the same areas) would be a focus for consolidation. 
Given the favourable attributes of Myrtleford, consolidation for dwellings, town centre 
uses and tourism uses (including Accommodation) are likely to be acceptable. Promoting 
uses for vulnerable people in permanent accommodation would be less favourable 
assessed (for example, aged care). 

Consolidation would be dependent on the adjustments to the Bushfire Prone Area 
recommended in this report (see Attachment 2), to ensure all new development is 
provided with ember protection.

It would also be prudent for the planning scheme to recognise grassland areas on all 
sides of Myrtleford as strategically beneficial and not to be comprised by other decisions 
unrelated to settlement planning. This includes not introducing new hazards, including as 
mitigation in planning permit decisions. 

10.4.2 Mount Beauty 

Mount Beauty is optimised to promote consolidation taking advantage of the large area 
of low hazard land and the relative benefits of being separated from the immediate 
forest interfaces on the north-west and south-west. The residual landscape bushfire risk 
is from ember attack although there is some risk form a south running bushfire, meaning 
nuance in the consolidation areas might be necessary. 

Consolidation focused on the current BMO Schedule 1 land should be a focus. Given the 
favourable attributes of Mount Beauty, consolidation for dwellings, town centre uses 
and tourism uses (including Accommodation) are likely to be acceptable. Promoting uses 
for vulnerable people in permanent accommodation would be less favourable (for 
example, aged care). 

Consolidation would be dependent on changing BMO Schedule 1 (BAL12.5) to BMO 
Schedule 2 (BAL29) in areas proposed for consolidation, requiring a BAL29 for new 
dwellings which provides enhanced ember protection but also radiant heat protection 
from localised flaming elements such as structures being on fire. Given consolidation 
would likely involve structures being closer together, this would be a logical response. 

10.4.3 Porepunkah 

Porepunkah is optimised to promote consolidation taking advantage of the large area of 
low hazard land and the relative benefits of being separated from the immediate forest 
interfaces on the north-west and south-west. The residual risk is from ember attack. 

Consolidation focused on the current BMO Schedule 1 land should be a focus. Given the 
favourable attributes of Porepunkah, consolidation for dwellings, town centre uses, and 
tourism uses (including Accommodation) are likely to be acceptable. Promoting uses for 
vulnerable people in permanent accommodation would be less favourable (for example, 
aged care). 

Consolidation of an area would be dependent on changing BMO Schedule 1 (BAL12.5) to 
BMO Schedule 2 (BAL29) in areas proposed for consolidation, requiring a BAL29 for new 
dwellings which provides enhanced ember protection but also radiant heat protection 
from localised flaming elements such as structures being on fire. Given consolidation 
would likely involve structures being closer together, this would be a logical response. 

10.4.4 Bright 

Bright is not especially optimised to promote consolidation as its low hazard areas are in 
three parts and localised hazards are present within the settlement. Bright also does not 
benefit from any separation between settlement areas and forests at the settlement – 
hazard interface. 

Consolidation focused on Commercial 1 Zone in the town centre could be a focus for 
town centre uses and tourism uses (including Accommodation). Using planning permit 
conditions, these uses can be closed on high-risk bushfire days and this can materially 
reduce the risk to acceptable levels, despite the presence of otherwise unfavourable 
bushfire characteristics. 
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10.5 Prepare for the long term by acting in the short and medium term

c13.02-1S Bushfire Planning seeks overall risk reductions, where possible, as a positive 
outcome from strategic and settlement planning and, sometimes, to balance out any risk 
increases (within bushfire policy considerations). 

The strategic approach to responding to bushfire in Alpine Shire settlement planning, set 
out in this chapter, would provide the Council with short term and medium term options, 
including securing adequate housing land supply for at least the next five years (if not 
more) at the municipal level (but not necessarily in each settlement). 

There is a need however to look beyond short-term land supply to the medium to long 
term issues. There is no point seeking to respond to bushfire in future only once existing 
land is used up. Getting ahead of the issue well in advance of problems emerging is likely 
a more sustainable approach to strategic and settlement planning. 

It may therefore be opportunistic to consider now how bushfire planning is to be 
managed in the long term in Alpine Shire. It may also be necessary to do so now, where 
long term decisions could enable short term growth and development. 

10.5.1 Take advantage (in the medium to long term) of low-risk locations and outcomes

Landscape type 2 locations oriented to the northern parts of the Shire, especially around 
Dederang and Mudgegonga, provide a strategic opportunity to deliver low risk 
outcomes. Strategic and structure planning can recognise these areas as opportunities 
and start a process of considering if they can be taken advantage of (and how). 

There may be a range of options, subject to further assessment, including:

• Establishing Dederang as a larger settlement, including land north of the Kiewa 
Valley Highway. This might recognise how development is driven by and attracted to 
Albury – Wodonga as a strategic driver and whether there is an economic basis for 
development in these areas. 

• Considering whether these locations perform a role in future economic 
development, including for integrated developments seeking to take advantage of 
the mountainous setting and proximity to tourism assets without being in a 
settlement and which may otherwise be seeking to locate in higher risk parts of the 
Shire. By creating a strategic basis for directing this development in lower risk areas, 
more straight forward planning approvals can be envisaged. 

10.5.2 Recognise the outwards growth of selected settlements is completing

Beyond existing Zone land and limited growth in selected locations as set out in this 
chapter, Bright, Myrtleford, Tawonga South and likely Porepunkah will be bushfire 
constrained settlements in perpetuity. 

Future planning should assume there will be no more greenfield development, with  
settlement boundaries permanently constrained by bushfire. Explicitly recognising this as 
soon as possible is a central feature of the response to c13.02-1S Bushfire Planning in the 
next Chapter. It provides part of the risk reduction which can off-set limited risk increases 
contemplated in this report. 

This is essential in the context that there is no absolutely low risk land in Alpine Shire (as 
evidenced by no Landscape type 1 being assessed).

It will be important and necessary that the upside of this report (where development 
could be justified) is coupled at the same time with restrictive policies, including to 
ensure the more difficult decisions are not deferred to a later unspecified time or 
subsequent Planning & Environment Act 1987 process. 

Being clear about the strategic intention also delivers a level of planning certainty for 
communities on what future development could be expected. 

A long-term approach to settlement boundaries in a bushfire constrained settlement is 
likely to be highly beneficial to creating strategic alignment and to securing CFA 
agreement to a long-term approach to strategic and settlement planning and the short 
term risk changes contemplated in this Chapter. 

10.5.3 Create alignment outside of Planning and Environment 1983 decision making

Many ways in which a sustainable settlement arise are outside of new development or 
Planning and Environment Act 1983 decision making. The LDS 2023 includes many such 
actions. 

This includes the role of advocacy in seeking new regulatory and other tools to support 
sustainable settlements in a high cost and bushfire constrained setting (for example, 
management of short-term accommodation, provision of housing for key workers, 
unlocking land where landowners are unwilling to do so, plantation management).  

It may also be necessary to work with infrastructure providers to consider the delivery of 
new infrastructure in locations supportive of bushfire responsive settlement planning. 
This may require infrastructure providers to reconsider their plans and proposals in the 
medium term. 

There may also be benefits in aligning economic development strategies with bushfire 
considerations to ensure the Council is promoting growth and development in locations 
which are reasonably likely to secure planning approvals. 
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11. Assessment against c13.02-1S Bushfire Planning and other bushfire provisions
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This report has considered the bushfire context of the Study Area, the landscape hazard, 
the availability of low fuel areas and whether there are locations that could satisfy the 
c13.02 Bushfire Planning exposure requirement. It has further considered in Chapter 10 a 
strategic approach to responding to bushfire in Alpine Shire settlement planning, 
including specific ways settlement planning could emerge through an integrated series of 
proposals. 

This chapter assess settlements in Alpine Shire and the strategic approach to responding 
to bushfire according to c13.02-1S Bushfire Planning and other bushfire planning 
provisions. 

11.1 c13.02-1S Bushfire Planning

11.1.1 Landscape bushfire considerations

c13.02-1S Bushfire Planning requires a tiered approach to assessing the hazard:

• Considering and assessing the bushfire hazard on the basis of [..] landscape 
conditions - meaning the conditions in the landscape within 20 kilometres and 
potentially up to 75 kilometres from a site.

• Assessing and addressing the bushfire hazard posed to the settlement and the likely 
bushfire behaviour it will produce at a landscape, settlement, local, neighbourhood 
and site scale, including the potential for neighbourhood-scale destruction.

The bushfire hazard landscape assessment has considered the bushfire hazard at the 
strategic and landscape scales as required by these policies. Identified landscape types 
have been prepared that assist to appreciate different risks in different parts of the 
municipality and within settlements. 

At the Shire-wide scale, Alpine Shire is a high risk municipality due to landscape bushfire 
considerations. Within this, risk is variable and requires a nuanced approach when 
considering risk differences between settlements and whether lower risk outcomes can 
be achieved in response to landscape bushfire considerations. 

Whilst not a focus for settlement-level analysis this report, at a landscape scale 
Wandiligong and Harrietville are high risk settlements and are assessed as Landscape 
type 4. The Council’s current approach to strategic and settlement planning for these 
places and the LDS 2023 does not direct growth to these settlements. They are not 
further considered in this Chapter. 

Greenfield development / outward growth of settlements

Based on the strategic approach to responding to bushfire in Chapter 10, landscape 
bushfire considerations would derive acceptable outcomes where: 

• Greenfield development is directed to Landscape type 2 locations comprising land 
north of Mount Beauty and to Dederang. These are settlements assessed in part as 
Landscape type 2 in Alpine Shire. 

• Limited greenfield development directed to the north of Porepunkah (Option A) to 
take advantage of favourable features of this settlement, subject to risk reductions 
relating to existing settlement areas (BMO schedule changes set out in Attachment 2 
and structure planning considering a BAL29 construction for new homes in 
greenfield areas). 

The planning authority would need to recognise that Option A would complete 
Porepunkah with a settlement boundary that is then fixed in perpetuity, based on 
landscape bushfire considerations. 

When considered together, Landscape type 2 outcomes in completed new 
greenfield development can be envisaged along with risk reductions for the 
settlement overall and planning scheme risk reductions from a bushfire responsive 
settlement boundary. 

Realising greenfield development as above would be combined with deploying existing 
urban Zone land for greenfield development if granted a planning permit in Myrtleford 
and Bright. 

Landscape bushfire considerations would indicate that selected settlements should not 
contain an outward growth trajectory based on landscape bushfire factors. This includes 
Bright and Tawonga South, and also Tawonga but this is not identified for outward 
growth in any event in the LDS 2023. 

It also includes Myrtleford as being bushfire constrained moving forward, but this arises 
from the extensive flood affected land south of the existing settlement which would 
otherwise be worthy of consideration from a landscape bushfire perspective for 
greenfield development as the lowest risk land around Myrtleford. 

Consolidation of settlements

Consolidation as part of future structure planning in lower risk parts of selected 
settlements can respond to landscape bushfire considerations by taking advantage of 
existing lower risk land. 
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Myrtleford, with Landscape type 2 areas, is suitable for consolidation subject to the 
adjustments to planning scheme designation set out in Attachment 2. 

Mount Beauty, with Landscape type 2 areas, is suitable for consolidation subject to the 
consideration in structure planning of whether a BMO BAL29 schedule is appropriate in 
areas proposed for consolidation as set out in Attachment 2.  

Porepunkah, with Landscape type 2 areas, is suitable for consolidation subject to the 
consideration in structure planning of whether a BMO BAL29 schedule is appropriate in 
areas proposed for consolidation as set out in Attachment 2 and where structure planning 
fixes the settlement boundary in perpetuity based on the landscape bushfire setting of the 
settlement. 

Bright is more problematically consolidated as it is more suspectable to the impacts of 
landscape bushfires. Only the core Commercial 1 Zone land, which is already highly 
developed, is recommended for a policy of consolidation. This would be enabled in part by 
the adjustments to planning scheme designation set out in Attachment 2. 

Overall

Greenfield development and consolidation in selected locations can satisfy landscape 
bushfire considerations in c13.02-1S Bushfire Planning, where forming part of a strategic 
approach to responding to bushfire in Alpine Shire.  

11.1.2 Alternative locations for development

c13.02-1S Bushfire Planning includes two strategies that seek to direct new development:

• Give priority to the protection of human life by [..] directing population growth and 
development to low risk locations[.]

• Assessing alternative low risk locations for settlement growth on a regional, municipal, 
settlement, local and neighbourhood basis.

Chapter 8 considered Alpine Shire in a regional and sub-regional planning policy and 
bushfire context. Regional growth planning directs the most change to regional cities which 
includes Wangaratta, Benalla and Wodonga, all of which enable development to be low risk 
and significantly lower risk than development in Alpine Shire. 

To the extent that regional growth planning provide a network of towns below Wangaratta, 
Benalla and Wondonga, there are many options if looking for low risk settlements (or part 
thereof) outside of Alpine Shire and lower risk settlements relative to settlements in Alpine 
Shire. Settlement planning in Alpine Shire should not seek to justify housing growth on a 
regional or sub-regional basis, as any reasonable consideration of alternative locations for 
development would not prioritise or emphasis Alpine Shire, quite the opposite.
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Relative to alternative locations at the regional and sub-regional scale, existing settlements 
in Alpine Shire are higher risk. But in absolute risk terms there are locations within Alpine 
Shire that can deliver low-risk outcomes as defined in planning scheme decision making. 

The policy framing around this is important, as it shifts away from any suggestion Alpine 
Shire is delivering a ‘regional or sub-regional growth agenda’ to one where new 
development is being considered within a municipal scale of assessment to achieve local 
planning objectives. 

Being clearer about the justification for change enables decision makers to carefully weigh 
up the range of policies in c13.02-1S Bushfire Planning. Balancing within bushfire policy 
settings is to be expected, it is when balancing bushfire with other policies that strategic 
planning proposals become less acceptable and/or undeliverable. 

To this end, at the municipal scale the strategic approach to responding to bushfire in 
Chapter 10 would: 

• Direct new greenfield development to land north of Mount Beauty and Dederang, lower 
risk settlements in Alpine Shire. 

• Directing limited greenfield development and consolidation to Porepunkah as part of an 
integrated strategy, recognising this settlement is not clearly low or high risk at all scales 
of assessment but has attributes of both. 

• Direct consolidation to Myrtleford, Mount Beauty and Porepunkah, building on 
Landscape type 2 land or the potential to create Landscape type 2 outcomes in 
completed development when combined with some favourable locational attributes.

• Directing limited consolidation to Bright, recognising the Commercial 1 Zone land as the 
lowest risk part of the settlement. 

At the sub-municipal scale, the strategic approach to responding to bushfire in Chapter 10 
includes: 

• Directing new greenfield development to Mount Beauty rather than Tawonga South. 
Mount Beauty is lower risk than Tawonga South. 

• Directing new greenfield development to Porepunkah rather than Bright. Porepunkah is 
lower risk than Bright.  

• Directing consolidation (and the development it might enable) to Porepunkah rather 
than to Bright. Existing settlement areas in Porepunkah are lower risk than all of Bright.  
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Using the above, settlement planning creates or takes advantage of land with access to a 
location that providers shelter from the harmful effects of flame contact and radiant heat 
from a moving bushfire. Access will be immediate and available by walking. 

Any area of BAL:Low land may and likely will in Alpine Shire be exposed to ember attack at 
high levels. The presence of an area of BAL:Low is not of itself an indicator of acceptable risk 
outcomes but needs to be considered alongside other policies in c13.02-1S Bushfire 
Planning. 

11.1.3 Site based exposure

c13.02-1S Bushfire Planning provides directions for planning authorities about the level of 
acceptable exposure for new development enabled by a planning scheme amendment:

• Not approving any strategic planning document, local planning policy, or planning 
scheme amendment that will result in the introduction or intensification of development 
in an area that has, or will on completion have, more than a BAL-12.5 rating under 
AS3959-2018. 

• Directing population growth and development to low risk locations, being those 
locations assessed as having a radiant heat flux of less than 12.5 kilowatts/square metre 
under AS3959-2018 Construction of buildings in bushfire-prone areas (Standards 
Australia).

The assessment of site based exposure prepared for each settlement in Chapter 9 confirms 
that the strategic approach to responding to bushfire in Chapter 10 would only direct 
development to locations which can be set back from bushfire hazards to achieve a radiant 
heat flux of less than 12.5kw/sq.m in completed development. 

Based on this, exposure of future development would be consistent with c13.02-1S Bushfire 
Planning. Each planning scheme amendment subsequently arising would need to confirm 
that site-based exposure is managed in development being enabled, with this typically 
being confirmed in the structure planning process. 

11.1.4 Areas of high biodiversity conservation value

c13.02-1S Bushfire Planning provides directions on situations where bushfire and high 
biodiversity conservation values correlate:​

• ​Ensure settlement growth and development approvals can implement bushfire 
protection measures without unacceptable biodiversity impacts by discouraging 
settlement growth and development in bushfire affected areas that are of 
high biodiversity conservation value.

The strategic approach to responding to bushfire in Chapter 10 recognises that Bright, 
Myrtleford, Tawonga South and Porepunkah (once short-term greenfield development is 
delivered) would have a fixed settlement boundary in perpetuity and would no longer be 
recognised or revisited as preferred locations for greenfield development. At the planning 
scheme level, this is a significant risk management intervention, recognising them in 
statutory planning as not preferred locations for continuing outward expansion.  

The strategic approach to responding to bushfire in Chapter 10  would also seek to prepare 
and plan for the long term by giving significant weight to lower risk land (Landscape type 2) 
in future strategic and settlement planning, recognising this land as being alternative 
locations for development of strategic significance given bushfire considerations. Part of this 
is considering what advocacy may be required to ensure development in low risk locations 
has a prospect of being realised. 

11.1.2 Availability of safe areas 

c13.02-1S Bushfire Planning requires a location that provides enhanced protection for life 
from the harmful effects of bushfire:

• Ensuring the availability of, and safe access to, areas assessed as a BAL-LOW rating 
under AS3959-2018 Construction of buildings in bushfire-prone areas (Standards 
Australia) where human life can be better protected from the effects of bushfire. 

• Directing population growth and development to low risk locations and ensuring the 
availability of, and safe access to, areas where human life can be better protected from 
the effects of bushfire.

Chapter 6 identified the BAL:Low land in settlements in Alpine Shire. The policy references 
the need for safe access to these areas as an indicator of acceptable risk. This bushfire 
assessment considers that such access should be within a settlement and not travel 
between settlements. Where within a settlement, access should generally be on foot and 
not through significant hazard areas that might prevent movement. 

Giving effect to this element of c13.02-1S Bushfire Planning, the strategic approach to 
responding to bushfire in Chapter 10: 

• Directs greenfield development to settlements with an area of BAL:Low, being 
Myrtleford, Dederang, Mount Beauty and Porepunkah. Greenfield development will 
also enable more BAL:Low land to arise. 

• Directs consolidation only to settlements with an area of BAL:Low, being Myrtleford, 
Mount Beauty and Porepunkah. 

• Takes a nuanced approach to consolidation in Bright, recognising its linear nature and 
area of BAL:Low land not being all that proximate to all parts of the settlement, 
resulting in only the Commercial 1 Zone land being emphasised for consolidation. 
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The extensive covering of the Bushfire Management Overlay means that low hazard 
outcomes are required by the planning scheme in most settlements, in any event, through 
the automatic operation of c53.02 Bushfire Planning. In its operation, bushfire vegetation 
management will override any other vegetation management or protection requirement or 
preference. 

Some growth would be directed to locations outside of the Bushfire Management Overlay 
(for example, Dederang). In the landscape setting of Alpine Shire, low hazard outcomes 
should be assumed as a condition of planning approval. Settlement and structure planning 
should require all new development to be low hazard consistent with vegetation 
management requirements in c53.02 Bushfire Planning. This will apply to any new 
greenfield development in Dederang or any development that seeks to take advantage of 
Landscape type 2 locations in the longer term, irrespective of whether the Bushfire 
Management Overlay applies. 

It is beyond the scope of this report to assess the biodiversity conservation value of 
vegetation that may need to be removed or managed because of bushfire requirements. 
However, it will be necessary that where there is an unacceptable conflict it be resolved 
with development not proceeding and not a reduction in bushfire protection. 

11.1.5 No increase in risk

c13.02-1S Bushfire Planning provides an overall view of acceptable risk:

• Ensuring the bushfire risk to existing and future residents, property and community 
infrastructure will not increase as a result of future land use and development.

• Achieving no net increase in risk to existing and future residents, property and 
community infrastructure, through the implementation of bushfire protection measures 
and where possible reduce bushfire risk overall.

The preparation of this bushfire assessment has been cognisant throughout of seeking to 
provide no increase in risk overall and where possible, reduce risk. 

Underpinning this is the strategic approach to responding to bushfire in Chapter 10. By 
integrated a series of actions, some increasing the risk and some reducing the risk, it may be 
possible to demonstrate that overall and over a 10-20 year period, bushfire risk is not 
increased and potentially is reduced (at the planning scheme level).

As an integrated strategy, it is not the intention that only parts are progressed, including the 
parts that might support development. Both the parts that support development, the parts 
that seek to manage development, and the parts that restrict development, need to be 
progressed together as an integrated strategy. 
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This does not mean all in one planning scheme amendment. But some things cannot be 
deferred to an unknown timeline. In considering the strategic approach to responding to 
bushfire in Chapter 10 , it must be viewed as a package seeking to credibly respond to 
c13.02-1S Bushfire Planning and to a standard that would withstand scrutiny through 
planning processes.  

Where this is done so, no increase in bushfire risk and a potential reduction in bushfire risk 
emerges in the strategic approach to responding to bushfire. It is not a like for like 
comparison, as some risk change is apparent relatively quickly (new homes in greenfield 
areas) and some risk change is only apparent over time (for example, settlement wide 
resilience if bushfire planning scheme designations are adjusted), and some change whilst 
administrative is strategically significant (for example, settlement boundaries where 
necessary are fixed in perpetuity). 

Central to embedding risk management and risk reduction is the recalibration of bushfire 
planning scheme designations set out in Attachment 2. These are significant interventions to 
respond to landscape bushfire risk and will over time deliver a step change in settlement 
outcomes. They provide the baseline of risk change / reduction that other proposals can 
build on. 

A core element of the strategic approach to responding to bushfire is to confirm now the 
long term approach to settlement boundaries, including that Bright, Myrtleford & Tawonga 
South and Porepunkah (once short-term greenfield development is delivered) would have a 
fixed settlement boundary in perpetuity and would no longer be recognised or revisited as 
preferred locations for greenfield development. 

Such an approach is essentially a risk reduction tool based on the past approach to planning 
in Alpine Shire, where even recent rezonings (i.e. Bright) indicate incorrectly that outward 
growth is acceptable as an ongoing strategy. 

There are many settlements in Victoria that do not have an outward growth trajectory. 
These settlements continue to deliver homes and sustainable communities but in ways that 
reflects various constraints, including bushfire. Examples include Marysville, selected 
settlements on the Great Ocean Road and in the Dandenong Ranges. Other places are 
constrained by policy, including settlements in green wedges or settlement boundaries 
arising from the Victorian Government distinctive areas and landscapes project (Torquay, 
Bellarine Peninsula) and (emerging) Bass Coast. 

At the planning scheme level, confirming the long term approach to settlement boundaries  
is a significant risk management intervention, recognising them in statutory planning as not 
preferred locations for greenfield development or outward expansion in future. 
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Further elements include adjusting the trajectory of settlement planning in Alpine Shire by 
reconsidering non-bushfire constraints on settlement growth in lower risk locations, 
avoiding using past trends to predict future growth and working with the community to 
understand what a sustainable but constrained settlement looks like. 

Over time, these actions will create virtuous and reinforcing bushfire responsive outcomes 
through many different strategic planning projects. Concurrently, they will also provide the 
basis for delivering strategic planning projects more effectively. 

Enabling greenfield development on land to the north of Mount Beauty and Dederang can 
be low risk, not contributing to any risk increase as understood in Planning and Environment 
Act 1987 decision making. 

Porepunkah has a comprehensive package of interventions that seek to demonstrate that 
overall there is no increase in risk at the settlement-scale, despite limited new greenfield 
development and consolidation. It is envisaged that the future of Porepunkah is likely to the 
main point of decision for relevant fire authorities and the Department of Transport and 
Planning within the strategic approach to responding to bushfire. This is because achieving 
no increase in risk and a risk reduction, where possible, is subjective. This report provides a 
basis for that subjective decision to be made. 

Consolidation is directed to Myrtleford, Mount Beauty, Porepunkah and small parts of 
Bright, taking advantage of existing low hazard land where human life can be better 
protected from bushfire if site-based bushfire protection (i..e. a home) fails. The presence of 
the low hazard land can help to demonstrate that whilst neighbourhood scale destruction 
may arise, people have a credible option to be safe. 

Change in Myrtleford and Porepunkah is premised on grasslands surrounding each 
settlement not being compromised over time with the introduction of non-grassland 
hazards. Chapter 9 (settlement chapters) identify these areas. Bushfire management 
planning, the day to day activities of the Council, CFA and land managers will support this. 

However, planning decision making should be cognisant of this and not enable the 
introduction of bushfire hazards through planning decision making. A planning scheme 
designation of these areas will mitigate the risks by identifying these areas as strategically 
significant for the bushfire protection of the settlements. 

There are precedents for such approached being taken in planning schemes, including 
c22.12 of the Yarra Ranges Planning Scheme that includes a mapped ‘strategic fire break 
area’ for Healesville. The recently adopted Surf Coast Statement of Planning Policy identifies 
bushfire landscape areas for strategic planning purposes on its framework plan. 
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When taken as a package, the strategic approach to responding to bushfire in Chapter 10 
can demonstrate that settlement planning in Alpine Shire is giving effect to c13.02-1S 
Bushfire Planning and working to demonstrate that overall, bushfire risk is not increased 
and potentially is reduced (at the planning scheme level).

11.2 c44.06 Bushfire Management Overlay 

Most of Alpine Shire is within the Bushfire Management Overlay. c53.02 Bushfire Planning 
will impose bushfire considerations and, if development proceeds, bushfire protection 
measures on conjunction with new development. 

The recalibration of planning scheme bushfire designations to reflect landscape risk would 
involve some BAL12.5 areas becomes BAL29 areas. In the operation of the planning scheme, 
this automatically flows to planning approvals if the Minister for Planning agrees with the 
changes outlined in Attachment 2. 

The requirements of c53.02 Bushfire can usually be met as they relate to the following site-
based approved measures, including:

• AM2.2 - Siting of development within a proposed lot. 

• AM2.3 – Building design. 

• AM3.1 - Defendable space and construction standards.

• AM4.1 - Water supply and emergency vehicle access.

• AM5.3  - Perimeter road adjoining permanent hazards.  

Unless within a schedule to the Bushfire Management Overlay (single dwellings only), the 
Bushfire Management Overlay will require landscape bushfire to be considered in 
determining whether the risk in any proposal is acceptable. The more definitive proposals 
are at the structure planning stage means necessary risk acceptance can be made 
strategically rather than each proposal / planning application having to re-revisit or 
demonstrate landscape bushfire outcomes. 

Any developed enabled by a planning scheme amendment must ensure site-scale exposure 
to bushfire of no more than 12.5kw/sq.m of radiant heat. This is a tougher standard than 
required for a planning permit application under the Bushfire Management Overlay, 
enhancing bushfire safety. It will be necessary that the exposure standard is included in 
structure plans and each planning scheme amendment to ensure any future planning 
permit application does not default back to Bushfire Management Overlay requirements.  

Approved Measure AM3.2 will require a perimeter road on all interfaces with bushfire 
hazards. This will provide a highly resilient interface to permanent bushfire hazards around 
greenfield development and new subdivisions. The requirement applies to low density 
development as it does to urban density development. 
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11.3 c13.02 Use and development control in a bushfire prone area

Planning consideration is required under the c13.02-1S Use and development control in a 
bushfire prone area for the proposal. The use and development control requires that when 
assessing a planning permit application: 

• Consider the risk of bushfire to people, property and community infrastructure. 

• Require the implementation of appropriate bushfire protection measures to address the 
identified bushfire risk. 

• Ensure new development can implement bushfire protection measures without 
unacceptable biodiversity impacts. 

The Use and development control in a bushfire area will apply to future planning 
applications to subdivide the land into more than 10 lots and where large numbers of 
people will gather. For the areas of Alpine Shire where the Bushfire Management Overlay 
does not apply, the Use and development control will assist to derive comparable outcomes 
to those for land within the Bushfire Management Overlay (which is entirely justified based 
on the landscape bushfire risk). 

Due to the potential for large, landscape bushfires to arise, planning scheme requirements 
for vegetation management for bushfire purposes in c53.02 Bushfire Table 6 Vegetation 
management requirements can be applied to settlement land within the Bushfire Prone 
Area. This would only be Dederang and the core areas of Myrtleford. In combination with 
the Bushfire Management Overlay, this will mean all land being rezoned will be low-hazard.  

Perimeter roads will need to be provided on grassland interfaces in Dederang. This would 
enable continuity to what is required in the Bushfire Management Overlay and would 
support an effective grassland interface arising. This outcome is typical in grassland areas, 
including in Melbourne’s growth areas and arising from precinct structure plans and CFA 
requirements. 
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12. Recommendations
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. 

12.3 Bright

• Recognise capacity on existing urban Zone land for greenfield development in Bright 
only if a planning permit has been granted. 

• Recalibrate bushfire planning scheme designations to reflect landscape-scale risk by 
changing BMO Schedule 1 (BAL12.5) to BMO Schedule 2 (BAL29) in Bright) as 
recommended in Attachment 2. 

• Direct limited greenfield development to the north of the Great Alpine Road (as 
shown in the LDS 2023) only if the larger greenfield land to its south is granted a 
planning permit for urban subdivision. 

• Plan for consolidation in the existing Commercial 1 Zone land, subject to the 
recalibration of planning scheme bushfire designations as recommended in 
Attachment 2. 

• Prepare for the long-term by acting now to recognise the outward expansion of 
Bright for new homes is constrained by bushfire in perpetuity. 

• Consider an integrated approach to the presence of plantations to achieve risk 
reductions for Bright. 

12.4 Porepunkah 

• Direct limited greenfield development to the north of Porepunkah through Option A, 
being one or three rows of new lots adjoining the existing Township Zone land, with 
the outcome being considered and resolved in structure planning. 

• Plan for consolidation in the low hazard parts of Porepunkah, subject to considering 
in structure planning if more intensely developed land should be changed from BMO 
Schedule 1 (BAL12.5) to BMO Schedule 2 (BAL29) (see Attachment 2).  

• Prepare for the long-term by acting now to recognise the outward expansion of 
Porepunkah for new homes, once limited greenfield development to the north is 
completed, is constrained by bushfire in perpetuity. 

• Introduce into the planning scheme a strategic designation that identifies the 
grasslands around Porepunkah as important to bushfire safety and not to have new 
hazards introduced because of planning decisions. 

12.5 Dederang 

• Direct greenfield development to the south and west of Township Zone land in 
Dederang.  

Based on the assessments in this report, it is possible to provide high-level 
recommendations to inform on-going settlement and structure planning in Alpine Shire  
having regard to c13.02-1S Bushfire Planning. The recommendations are especially 
derived from the assessed landscape types from Chapter 7 and the strategic approach to 
responding to bushfire in Chapter 10. 

Recommendations need to be read alongside the commentary in the report. 

12.1 Myrtleford

• Deploy existing urban Zone land for greenfield development, where available on the 
northern edge of the settlement. 

• Recalibrate bushfire planning scheme designations to reflect landscape-scale risk, by 
applying the Bushfire Prone Area to all of Myrtleford  as recommended in 
Attachment 2. 

• Plan for consolidation in the low hazard parts of Myrtleford.

• Prepare for the long-term by acting now to recognise the outward expansion of 
Myrtleford for new homes is constrained by bushfire in perpetuity. 

• Carefully consider in structure planning the role of non-permanently occupied 
development in the future growth of Myrtleford, including for tourism and industrial 
uses. 

• Introduce into the planning scheme a strategic designation that identifies the 
grasslands around Myrtleford as important to bushfire safety and not to have new 
hazards introduced because of planning decisions. 

12.2 Mount Beauty and Tawonga South

• Recognise capacity on existing urban Zone land for greenfield development in 
Tawonga South only if a planning permit has been granted. 

• Recalibrate bushfire planning scheme designations to reflect landscape-scale risk by 
changing BMO Schedule 1 (BAL12.5) to BMO Schedule 2 (BAL29) in Tawonga South, 
as recommended in Attachment 2. 

• Direct greenfield development to the north of Mount Beauty, being land assessed as 
Landscape type 2. 

• Plan for consolidation in the low hazard parts of Mount Beauty, subject to 
considering in structure planning if more intensely developed land should be 
included into a BMO Schedule 2 (BAL29) (see Attachment 2).  

• Prepare for the long-term by acting now to recognise the outward expansion of 
Tawonga South for new homes is constrained by bushfire in perpetuity. 
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12.6 Using landscape types to inform settlement planning

Settlement planning should direct growth to lower risk locations on a municipal scale of 
assessment, which is land generally described as Landscape type 2 as assessed in this 
report. This includes considering the opportunities for bushfire responsive outcomes on 
land around Dederang and orientated to the north-east of Alpine Shire. 
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c13.02-1S Bushfire Planning identifies that a key element of a risk assessment is to: 

• Consult[…] with […] the relevant fire authority early in the process to receive their 
recommendations and implement appropriate bushfire protection measures.

The Country Fire Authority (CFA) were consulted during the preparation of the LDS 2023 
and at that time (March 2023) sought for bushfire to be considered through a more 
strategic and c13.-02-1S Bushfire Planning approach. This advice was a key driver to this 
bushfire study being commissioned. 

The CFA and Council participated in a joint field inspection of settlements in Alpine Shire 
as part of preparing this report, held on 18 March 2024. The engagement from the CFA 
assisted in appreciating their perspective on the bushfire hazard and planning in Alpine 
Shire. 

This bushfire study can provide the basis for further CFA engagement as strategic 
planning proceeds in Alpine Shire. 

13. Views of the relevant fire authority
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14. Conclusions
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This report has considered bushfire for the purpose of settlement planning in Alpine Shire, 
with a focus on Myrtleford, Tawonga South & Mount Beauty, Bright, Porepunkah and 
Dederang. 

The bushfire assessments and c13.02-1S Bushfire Planning have informed a strategic 
approach to responding to bushfire as set in Chapter 10. Through this, an integrated series 
of actions have arisen that seek to demonstrate to decision makers an approach which 
effectively manages bushfire risk for the purpose of Planning and Environment Act 1987 
decision making. 

Bushfire is necessarily nuanced. Different scales of assessment (regional, sub-regional, 
municipal, settlement and site) provide different perspectives on risk. Bushfire is also a 
dynamic hazard, with models and calculations rarely capturing the true nature of risk that 
has so often been realised in Victoria over the past 100 years. 

This report seeks to provide a basis for the Council to consider settlement planning in a 
bushfire responsive way, to engage with the CFA, and to find acceptable risk outcomes that 
have confidence of being authorised for a planning scheme amendment, withstand scrutiny 
at a planning panel, and capable of being approved by the Minister for Planning. 

Based on the assessments undertaken, the strategic approach to responding to bushfire as 
set in Chapter 10 can demonstrate that settlement planning has: 

• Considered and applied c13.02-1S Bushfire Planning.

• Future development being enabled can give effect to c44.06 Bushfire Management 
Overlay and the c13..02-1S Use and development control in a bushfire prone area in 
future planning applications. 

• Delivered an acceptable level of bushfire risk in the short and long term in what is one 
of the highest risk municipalities in Victoria. 
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Attachment 1: Contextual information for settlements not assessed in Chapter 9
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Zones

Ecological Vegetation Classes 

Bushfire Management Overlay

Bushfire Prone Areas

Figure attachment 1-1: Tawonga bushfire contextual information 

Entire map area is within the Bushfire Prone Area

Dry Forests

Riparian Scrubs or 
Swampy Scrubs

Date: 11/03/2024
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Victorian Fire Risk Register Slope based on a 10m contour

Dry Forests

Riparian Scrubs or 
Swampy Scrubs

Figure attachment 1-1: Tawonga contextual information (continued) 
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Zones

Ecological Vegetation Classes 

Bushfire Management Overlay

Bushfire Prone Areas

Entire map area is within the Bushfire Management Overlay

Entire map area is within the Bushfire Prone Area

Dry Forests

Riparian Scrubs or 
Swampy Scrubs

Wet or Damp 
Forests

Date: 11/03/2024

Figure attachment 1-2: Wandiligong bushfire contextual information 
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Victorian Fire Risk Register (Extreme) Slope based on 10m contour

Figure attachment 1-2: Wandiligong contextual information (continued) 
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Zones

Bushfire Prone Areas

Bushfire Management Overlay

Entire map area is within the Bushfire Management Overlay
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Date: 11/03/2024

Figure attachment 1-3: Harrietville bushfire contextual information 
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Figure attachment 1-3: Harrietville contextual information (continued) 
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Planning scheme bushfire designations comprise the Bushfire Management Overlay, 
schedules to the Bushfire Management Overlay and the Bushfire Prone Area (noting that 
the Bushfire Prone Area is designated under the Building Act 1993). 

Whilst under constant review by the Department of Transport and Planning (DTP) through 
the State-led designations approach (as recommended by the VBRC), the designations in 
Alpine Shire are in parts now out of date. 

The lack of currency arises from: 

• The development of landscape bushfire risk considerations in planning decision making 
since 2014, when the Alpine Shire designations were first done. 

• BMO schedules (developed between 2014 and 2017) were also based on radiant heat 
exposure to nearby hazards and not landscape bushfire risk or consideration of extreme 
bushfire behaviour. 

• More recent scientific discovery on extreme fire behaviour. 

The result is that bushfire designations require a much stronger emphasis on: 

• High to extreme levels of ember attack where a BAL29 construction standard should be 
provided as a minimum. BAL29 construction provides increased ember protection from 
the baseline BAL12.5 construction. 

• The weight afforded to hazards within a settlement, including localised flammable 
elements such as gardens and other structures. If on fire, they create local sources of 
flame contact and radiant heat. Structure to structure fire is common in bushfire 
settlements. A BAL29 provides enhanced radiant heat protection than the baseline 
BAL12.5 construction. 

It is also recognised that in some cases, the original 2014 designations may in part have just 
been wrong, having regard to designations in other parts of Victoria. This is not entirely 
unexpected given the entire state was mapped in 2014 for the first time as part of a single 
Victorian Government led project, working with all bushfire affected councils. 

Attachment 2: Review of planning scheme bushfire designations
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Finally, consolidation of settlement areas is not well contemplated in bushfire designations 
but is emerging as a strategic issue, given the strategic emphasis on this in the LDS 2023 and 
the consideration of consolidation in settlements where outward growth is constrained. As 
consolidation occurs, logically structures are placed closer together. The potential for 
structure-to-structure fires would increase where consolidation occurs. 

This Attachment provides a suite of changes to bushfire designations. The changes in 
summary are: 

• Apply the Bushfire Prone Area to all of Myrtleford. 

• Change BMO Schedule 1 (BAL12.5) to BMO Schedule 2 (BAL29) in Bright. 

• Change BMO Schedule 1 (BAL12.5) to BMO Schedule 2 (BAL29) in Tawonga South. 

If consolidation is progressed as a planning policy in Mount Beauty and Porepunkah and 
existing urban Zone land is to be more intensely developed, the following changes are 
proposed: 

• Change BMO Schedule 1 (BAL12.5) to BMO Schedule 2 (BAL29) in Mount Beauty.

• Change BMO Schedule 1 (BAL12.5) to BMO Schedule 2 (BAL29) in Porepunkah. 

For the Council to progress changes, this report can be provided to DTP. There is no 
statutory ‘decision’ required for this to occur. The Council would simply be providing 
information for consideration by DTP in refining bushfire designations in Alpine Shire. 

Once within the State-led process, DTP will make its own investigations working with the 
CFA and will recommend to the Minister for Planning whatever changes it sees fit. Changes 
to designations would occur at the State-level as part of the regular designation updates. If 
DTP chooses not to proceed with any changes, that is a matter for them. 

Changes to bushfire designations are prospective and not retrospective, they would apply to 
new development seeking a planning or building permit after any changes were made.
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Figure Attachment 2-1 Adjustments to the Bushfire Prone Area in Myrtleford

• Apply the Bushfire Prone Area to all of Myrtleford 

Justification for consideration by DTP

• Land is within a high-risk bushfire landscape capable of generating extreme fire 
behaviour. 

• There is a likelihood of ember across all parts of Myrtleford which would 
warrant all development having bushfire construction requirements included 
through the building regulations. 

• The effect of the change would require a minimum BAL12.5 construction 
outcome. This would include ember protection. 

• Myrtleford’s exclusion from a Bushfire Prone Area is anomalous when compared 
to other settlements in Alpine Shire and in Victoria (for example, Mount Beauty, 
Anglesea, Healesville) included in their entirety, with similar landscape risk 
profiles. 
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Slope in degrees
Figure Attachment 2-2 Adjust BMO Schedules in Tawonga South

• Change BMO Schedule 1 (BAL12.5) to BMO Schedule 2 (BAL29) in Tawonga South

Justification for consideration by DTP

• Land is within a high-risk bushfire landscape capable of generating extreme fire 
behaviour. 

• There is a likelihood of ember attack at high to extreme levels in these areas 
which would warrant all development having bushfire construction 
requirements that include strengthened ember protection as provided for in a 
BAL29. BAL12.5 construction standard is not responsive to the landscape 
bushfire risk. 

• Comparatively to other places in Victoria (for example, Marysville, Cockatoo, 
Anglesea) included in a BAL29 schedule, the BMO Schedule 1 in Tawonga South 
is anomalous.  

Slope in degrees
Figure Attachment 2-3 Adjust BMO Schedules in Bright

• Change BMO Schedule 1 (BAL12.5) to BMO Schedule 2 (BAL29) in Bright

Justification for consideration by DTP

• Land is within a high-risk bushfire landscape capable of generating extreme fire 
behaviour. 

• There is a likelihood of ember attack at high to extreme levels in all parts of 
Bright which would warrant all development having bushfire construction 
requirements that include strengthened ember protection as provided for in a 
BAL29. 

• The presence of localised hazards within the settlements, including vegetation 
and other structures, would be better responded to in a BAL29 that provides 
strengthened radiant heat protection. 

• Comparatively to other settlements in Victoria (for example, Marysville, 
Cockatoo, Anglesea) included only in a BAL29 schedule with no BAL12.5 
schedule land, the BMO Schedule 1 in Bright is anomalous.  
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Slope in degrees
Figure Attachment 2-4 Adjust BMO Schedules in Mount Beauty alongside structure planning

• Change BMO Schedule 1 (BAL12.5) to BMO Schedule 2 (BAL29) in Mount Beauty

Justification for consideration initially by Council in preparing a structure plan

Context

• Land is within a high-risk bushfire landscape capable of generating extreme fire 
behaviour. 

• Whilst somewhat removed from the immediate hazard interface, high levels of 
ember across all settlement areas are likely and likely to be sustained for many 
hours. 

• Mount Beauty is a significant low hazard settlement for the protective benefit of 
people across Mount Beauty / Tawonga South and likely in the much broader rural 
landscape. Sheltering in the town in the open air is reasonably contemplated. 
Enhanced resilience at the settlement-wide level would be desirable. 

Change

• A structure planning proposals to consolidate this settlement should trigger 
consideration of whether strengthened construction requirements should 
accompany any intensification of the settlement. 

Slope in degrees
Figure Attachment 2-5 Adjust BMO Schedules in Porepunkah alongside structure planning

• Change BMO Schedule 1 (BAL12.5) to BMO Schedule 2 (BAL29) in Porepunkah

Justification for consideration initially by Council in preparing a structure plan

Context

• Land is within a high-risk bushfire landscape capable of generating extreme fire 
behaviour. 

• Whilst somewhat removed from the immediate hazard interface, high levels of 
ember across all settlement areas are likely and likely to be sustained for many 
hours. 

• Porepunkah is a significant low hazard settlement for the protective benefit of 
people across this part of Alpine Shire, including in relation to Bright. Sheltering 
in the town in the open air is reasonably contemplated. Enhanced resilience at 
the settlement-wide level would be desirable. 

Change

• A structure planning proposals to consolidate this settlement should trigger 
consideration of whether strengthened construction requirements should 
accompany any intensification of the settlement. 
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Background 

This report has been prepared to provide a summary of the findings of the odour buffer 
assessment for the Mount Beauty Wastewater Treatment Plan, and the environmental audit 

for the former Mount Beauty landfill site (now the Mount Beauty Transfer Station). Both 
reports were prepared to inform Amendment C38 to the Alpine Planning Scheme, which 
sought to facilitate the upgrade of the Mount Beauty Aerodrome and the construction of 

the Air Park by rezoning the aerodrome to the Special Use Zone. The findings of the two 
assessments are relevant to this exercise. 

Alpine Shire Council (Council) has prepared the draft Alpine Shire Land Development 
Strategy (draft LDS), which will seek to guide and accommodate future population and 
employment growth in the municipality to the year 2041. The purpose of the LDS is to: 

• document growth forecasts for population, housing and employment needs; 

• facilitate the orderly development of urban land uses; 

• protect areas of environmental significance and sensitivity, and identify areas subject 
to natural hazards that are not appropriate for urban growth; and  

• enable change that responds to the valued character and qualities that distinguish 
each of the municipality’s main townships. 

Council exhibited the endorsed draft LDS for community consultation in late 2023, which 
included draft framework plans for each of the service towns expected to accommodate the 
majority of the future population growth needs. This included a draft Framework Plan for 
Mount Beauty and Tawonga South, which identified new residential growth areas to the 

east of the existing township of Tawonga South along the Kiewa Valley Highway. 

In December 2023, Council engaged Kevin Hazell Bushfire Planning Pty Ltd (in coordination 

with the CFA) to prepare a Bushfire Planning Study to understand bushfire risk across the 
municipality to inform Council’s future strategic planning work program. The Bushfire 
Planning Study will inform the finalisation of the LDS and the future structure planning work 

for each of the main townships.  

Key recommendations from the Bushfire Planning Study are to only consider residential 

growth to the north of Mount Beauty adjacent to existing residential development on Valley 
Drive (see below in Figure 1). This will see future residential development possibly being 
directed to areas in close proximity to both the wastewater treatment plant and the transfer 

station/former landfill.  
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Figure 1: Outcomes of the Bushfire Planning Study for Mount Beauty/Tawonga South with the locations of the 
wastewater treatment plant and the transfer station mapped.  

Odour Buffer Assessment 

As part of the panel process for Amendment C38, North East Water commissioned an odour 
assessment for the Mount Beauty Wastewater Treatment Plant. Undertaken by Dr Ian 

Wallis of Consulting Environmental Engineers Pty Ltd, the assessment established an 
appropriate buffer between the wastewater treatment plant and incompatible land uses, 
and the future extent for the application of an Environmental Significance Overlay (ESO).  

EPA Publication 1518 Recommended separation distances for industrial residual air 
emissions sets the minimum separation distances between industrial land uses, that emit 
odour or dust, and sensitive land uses. The guideline sets a formula for calculating the buffer 

distance between wastewater treatment plants and sensitive uses based on the type of 
facilities at the plant and its population capacity.  

Dr Wallis used the guidelines to establish a buffer distance of 145m from the mechanical 
plant and 550m from the facultative ponds as shown in Figure 2. Dr Wallis also undertook 
Ausplume odour modelling for the plant utilising different scenarios, ranging from normal 

operations to plant upset conditions. This was utilised as a basis to map an extent for an ESO 
as shown below in Figures 3 to 5, but this was not included as part of the amendment.  
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Figure 2: Extent of the 550m buffer from the wastewater treatment plant.  
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Figure 3: Predicted odour contours for normal operations.  
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Figure 4: Predicted odour contours for plant upset conditions due to a prolonged wet weather event.  
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Figure 4: Recommended Environmental Significance Overlay for the wastewater treatment plant. This was 
never implemented.  

The Panel for Amendment C38 supported the odour assessment and the evidence 
presented by Dr Wallis, noting: 

‘A detailed site specific assessment of the odour production and dispersion from the 
site has been carried out based on local weather data. The Panel thinks that this 
work should be given significant weight… Dr Wallis has identified a buffer based on 

the odour model and his assessment of which lots in the proposal should be restricted 
for sensitive uses. The Panel accepts this approach.’ 

Of note is that the Panel would not support future encroachment on the identified buffer 
around the wastewater treatment plan by sensitive uses, which would have implications for 
future development to the land to the north of Mount Beauty.  
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‘The proposal would introduce residents into an area with a different physical 
relation to the plant and so the fact that dwellings are already established in one 

area does not support there establishment in a different area. But fundamentally, 
even if buffers have been transgressed in the past, unless the use is likely to move, 
adding more sensitive uses into a buffer is a bad idea.’ 

In regard to the odour buffer and the landfill buffer, the Panel concluded: 

• The buffer identified by Dr Wallis is well founded based on detailed site specific 
investigations.  

• Development of sensitive uses to the east of the runway (north of the wastewater 
treatment plant) is inappropriate given the location of the sewage treatment plant 
and buffers to landfill and the transfer station. 

Mount Beauty Landfill Environmental Audit 

The Mount Beauty Landfill site is located off Maddisons Lane adjacent to the Mount Beauty 
Aerodrome. The site opened as a landfill in July 1978 and closed in September 1994, and is 
currently being used as a transfer station.  

As part of the Panel for Amendment C38, the EPA gave advice to Council on 18 December 
2015 regarding the buffer zones that would need to be considered as part of the 

amendment under EPA Publication 1518 Recommended separation distances for industrial 
residual air emissions. This includes: 

• 250m for the transfer station; and 

• 500m for the former landfill.  

The mapping of these buffers is outlined below.  
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The EPA noted that as the landfill is closed, the ‘precautionary’ recommended buffer is 
500m and that, in order to reduce the buffer, a more thorough assessment of landfill gas 
would be required.  

Council engaged Coffey Testing Pty Ltd to undertake an environmental audit in accordance 
with Section 53V of the Environment Protection Act 1970. The aim of the environmental 

audit was to assess any possible harm or detriment caused by the former Mount Beauty 
Landfill and to assess the risk posed on beneficial uses of the adjacent land due to landfill 
gas generated from the former landfill.  

The results of the audit noted the following: 

• ‘Landfill gas (CO2) poses a low risk to the proposed uses of the adjacent land that is 
to be rezoned to the Special Use Zone;  

• Landfill gases, including methane, are not migrating beyond the western boundary at 
concentrations that pose a risk to any uses of land in Precinct 3 of the Mount Beauty 
Air Park Master Plan (commercial and industrial); and 

• There would be no unacceptable risks to the uses of the land to be rezoned from 
Farming to Special Use Zone within the aerodrome, due to landfill gas from the 
former landfill.’ 

The auditor stated that any potential risks can be managed. Hence, the following was 
recommended by the auditor: 
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• ‘Undertake further assessments on the land subject to rezoning demonstrating there 
is no need for management requirements in trenches, pits or basements constructed 
on the land; or  

• When development occurs, preparation and implementation of a construction 
management plan, which includes procedures to ensure the air quality in trenches, 
pits or basements on the Precinct 3 land is protective of human health; and  

• Any development works on the subject site should not commence until the above 
work is undertaken.’ 

The EPA provided advice to Council on 15 and 17 June 2016 that it supports the audit 

recommendations and that the buffer distance from the landfill could be reduced to 250m 
provided that a Construction Management Plan for Precinct 3 (commercial and industrial) 
be required to address remnant risk posed by the carbon dioxide from Precinct 3 into 

Precinct 1 (residential). 

The requirement for a Construction Management Plan was included in the approved 

ordinance for Schedule 5 for the Special Use Zone, but was subsequently deleted as part of 
Amendment C60alpiPt2. As noted in the explanatory report: 

‘the SUZ does not include land affected by the former landfill. This requirement is 
therefore not relevant. The landfill is not within the SUZ5 area, the identified buffer 
does not extend to the SUZ5 area and no development is proposed on the land.’ 

It should be noted that the environmental audit only provided recommendations relating to 
Amendment C38 and the development of the Mount Beauty Aerodrome within the Special 
Use Zone. It does not provide recommendations for the broader development of other 

sensitive uses, including residential, within close proximity to the landfill site.  

Implications on Buffer Distances and Next Steps 

The Council report for the adoption for Amendment C38 noted the following: 

‘Council was also asked to investigate with the EPA the ex-landfill site now operating 
as a transfer station in Maddisons Lane.  The investigations considered what buffer 
distances should apply around the site given that the landfill may be leaching toxic 

gases.  An audit, compliant with Section 53V of the Environmental Protection Act, 
was undertaken.  There was found to be a low risk of carbon dioxide leaching from 
the site.  The EPA therefore applied the 250m to the site based on its current use as a 
transfer station.  The Panel accepted this application.’ 

Despite the Council report, Council officers are unable to find correspondence from the EPA 
formally agreeing to the 250m buffer zone from the former landfill site. The Panel Report 

for Amendment C38 made no specific recommendations to the 250m buffer zone.  

Since the completion of Amendment C38, the EPA has released two new draft publications 

for public review in December 2022: 1949 Separation Distance Guideline and 1950 Landfill 
Buffer Guideline. While not yet in effect, both draft guidelines will supersede publication 
1518 and were set to come into effect in May 2024. 
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Draft EPA Publication 1949 increases odour separation distance from transfer stations 
accepting green waste/FOGO from 250m to 500m. A 250m separation distance for nuisance 

dust still applies to all transfer stations. 

Draft EPA Publication 1950 increases landfill accepting solid waste from 200m to 500m (for 

odour). However, the publication states that assessments for planning proposals near closed 
landfills can be limited to the risk of landfill gas impacts only, rather than odour and dust. 
For closed landfills, only the separation distance for landfill gas migration makes up the 
buffer. The environmental audit assessed the former Mount Beauty landfill site as being a 

type 3 landfill. A buffer for a type 3 landfill is 200m from buildings or structures. 

Draft EPA Publication 1949 would not have any implications on the findings of the odour 

buffer assessment as the methodology for determining the buffer around a wastewater 
treatment plant has remained unchanged from EPA Publication 1518.  

The new green waste/food organics and garden organics (FOGO) buffer for transfer stations 
will have the largest implications for any future development north of Mount Beauty as part 
of the LDS, as it will severely restrict the available land for urban development in this area. 

The Mount Beauty Transfer Station accepts green waste/FOGO, which is managed on site. 

The next steps for the consideration of the buffers for the Mount Beauty Wastewater 

Treatment Plant and the Mount Beauty Transfer Station would be as follows: 

1. Confirm the extent of both buffers as suggested from the odour assessment and the 
Draft EPA Guidelines 1949 and 1950; 

2. Receive updated advice from Coffey Testing Pty Ltd regarding the implications of the 
environmental audit findings for residential development to the east of the former 

Mount Beauty landfill site. A request for quote has been sent to undertake this work; 

3. Provide recommendation to NEW to progress an amendment to apply the 

Environmental Significance Overlay in response to its submission; and 

4. Council to complete necessary investigation for Odour Buffer from existing transfer 

station and gas buffer required for closed landfill prior to proceeding with any 
rezonings. 

Future strategic planning work including the LDS should consider this work and resolve 
directions for structure planning. 
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© SGS Economics and Planning Pty Ltd 2023 

This report has been prepared for Alpine Shire Council.  SGS Economics and Planning 
has taken all due care in the preparation of this report. However, SGS and its 
associated consultants are not liable to any person or entity for any damage or loss 
that has occurred, or may occur, in relation to that person or entity taking or not 
taking action in respect of any representation, statement, opinion or advice referred 
to herein. 
SGS Economics and Planning Pty Ltd  
ACN 007 437 729  
www.sgsep.com.au  
 
Offices in Canberra, Hobart, Melbourne, and Sydney, on Ngunnawal, muwinina, 
Wurundjeri, and Gadigal Country.  
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1. Introduction 
The Alpine Shire Land Development Strategy (LDS) 

provides the Shire with an integrated plan for 

accommodating and guiding future population and 

employment growth and change in the municipality up 

to 2041. 

1.1 Project context and purpose 
Alpine Shire’s population is growing, and its demographic profile 

is shifting. The global COVID-19 pandemic disrupted population 

and employment trends and added uncertainty in planning for 

the future while increasing its importance.  

Change is inevitable, but as far as possible should be anticipated 

and managed to ensure the ongoing health and prosperity of 

communities, and preserve Alpine Shire’s valued historic, 

cultural, and natural living landscape for future generations. This 

includes having a clear plan for where people will live, where 

they will access services, and how the local economy will prosper. 

The Strategy anticipates where growth is expected and how best 

to manage it. The Strategy will guide Council’s decision-making 

processes and inform further policy development and 

infrastructure investment.  

The purpose of the LDS is to: 

▪ Identify areas subject to natural hazards not appropriate for 

development, and protect areas of environmental 

significance and sensitivity. 

▪ Document growth forecasts for population, housing, and 

employment.  

▪ Facilitate orderly development of urban land uses. 

▪ Enable change that responds to the valued character and 

qualities that distinguish each of the municipality’s townships 

and settlements. 

 

The LDS does not:  

▪ Provide detailed guidance on rural and rural residential land 

use or smaller settlement areas – this will be addressed via 

the future Alpine Shire Rural Directions Strategy. 

▪ Allow any areas to proceed immediately to rezoning for 

housing or employment uses. 

▪ Provide guidance on community services or open space 

requirements.  
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1.2 Project process 
 

The project commenced in March 2021, beginning with detailed 

background research (see Fig. 1). The Alpine LDS: Future 

Directions Report and associated Appendices presented the 

findings of this stage of research and were made available for a 

first round of community consultation. 

Background research and feedback from the community 

provided inputs to the development of a Draft Strategy. The Draft 

LDS was subject to consultation in late 2023, which informed a 

final LDS in mid-2024, supported by further work completed in 

the Bushfire Planning Study 2024 (BPS). 

Once adopted by Council, the high-level directions will need to 

be progressed via an amendment to the Alpine Planning Scheme.   

The remaining work program including town by town structure 

planning processes will follow later. Recommendations from this 

work may lead to further planning scheme amendments in the 

future. 

The planning scheme amendment process includes a period of 

public exhibition, providing an additional opportunity for 

comment and submissions. 

 

 

 

 

 

 

 

 

 

Figure 1. Project Process 
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1.3 Community feedback  
 

Round 1 Engagement - “Your Town, Your Future” 
The ‘Your Town, Your Future’ community engagement process 

supported the release of the Alpine LDS: Future Directions 

Report. The robust and agile community engagement process 

included the following online and in-person activities: 

▪ Survey: open 18th October 2022 to 12th February 2023; 

received 244 responses. 

▪ Community Reference Group workshops: 3x 2-hr in-depth 

workshops with 25 group members: 

­ An expression of interest to be involved in the Reference 

Group was made publicly available, with an equal 

number of participants selected for each town. 

▪ Technical Reference Group: targeted input from planners, 

sales agents, engineers, and specialist consultants. 

▪ Landowner engagements: one-on-one meetings with 

landowners for various land parcels. 

▪ Community pop-ups: 6x sessions, running October-

November 2022 at locations across the Shire. 

 

Respondents and participants represented a mix of age groups, 

genders, and townships reflecting the diverse viewpoints of 

Alpine residents and stakeholders. Key messages for each 

township are summarised below.  

Feedback for Bright demonstrated a mix of a desire for growth, 

particularly to support the local economy, with concerns about 

the impacts of visitor activity and tourism on amenity and 

infrastructure at peak periods. Most survey respondents (59%) 

support a combination of infill and greenfield development to 

accommodate growth. The impact of short-term tourist 

accommodation on the private rental market is also a key 

concern. 

For Porepunkah, feedback focussed on the settlement’s rural 

nature and a desire to maintain larger lot sizes reflective of the 

existing character, balanced with a desire for improved service 

amenity. Nevertheless, most survey respondents (61%) 

expressed a preference for infill development. In fact, there was 

a strong sentiment that the nominated future growth area is 

large, and staging will be important if that amount of land is to be 

made available. Preservation of amenity, continued access to 

services, and the need for road and traffic infrastructure to 

support growth were also important here. 

The sentiment in Myrtleford included greater support for 

greenfield development, however most (65%) survey 

respondents ultimately advocated for a combination of infill and 

greenfield development. Conflicts between the different land 

uses are a key concern here, including truck movements to and 

from industrial areas and impacts on local traffic.   

Feedback for Mount Beauty-Tawonga indicates that a 

combination of greenfield and infill development is preferred 

(58% of survey responses). Key issues here include the need for 

new water and sewerage infrastructure and for redevelopment 

of existing homes, and the need for localised development that 

supports business growth and walkability. 

A full summary of feedback with Council responses can be found 

in the Community Engagement Report 2023.  
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Round 2 Engagement – Draft LDS  
The second round of engagement after endorsement of the Draft 

LDS in October 2023 saw 25 submissions received. 

This feedback was considered carefully and, where supported, 

incorporated into the LDS. The key changes between the draft 

LDS and this document are: 

- The North East Water submission to the draft Land 

Development Strategy notes an area requiring 

assessment for an odour buffer in Mount Beauty  

- Inclusion of a Traffic and transport assessment in the 

Implementation Plan.   

- Strengthening the focus on waterway health 

- Preparation of a Street Tree Masterplan or similar 

strategy for urban areas to protect character of the area  

- Bogong – consider revisiting wording from “no growth” 

to “no significant development”. 

- Rural Land – make it clear that all rural townships (not 

just Wandiligong and Freeburgh) are considered 

regarding land use conflicts. This is to be investigated in 

the Rural Directions Strategy.  

- Submissions in support of or requests for rezoning to be 

considered across multiple townships. 

A full summary of the findings of these submissions can be found 

in the Consultation Discussion Report July 2024. 

The Final LDS has also considered findings of the Bushfire 

Planning Study completed July 2024, which has resulted in  
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2. Profile of Alpine Shire in 2021  
Alpine Shire is in Victoria’s picturesque Alpine Region, in 

the north east of the state.  

The Alpine Shire is approximately 300 kilometres north-east of 

Melbourne and 70 kilometres south of Albury-Wodonga, located 

within the North East Victoria Region and Central Hume sub-

region.  

The municipality is a desirable location for residents and visitors, 

due to its proximity to snowfields and mountains, wide range of 

food and wine outlets, and myriad of recreational activities 

including hiking, camping, fishing, paragliding, mountain biking 

and snow sports.   

The Shire’s main towns are Bright, Myrtleford, Porepunkah and 

Mount Beauty-Tawonga South, with further settlements at 

Harrietville, Dederang and Tawonga, amongst others. 

The Shire covers 4,790 square kilometres, with approximately 92 

percent of land declared public land, containing parts of the 

Alpine National Park and all of Mount Buffalo National Park. The 

designated alpine resorts of Falls Creek and Mount Hotham are 

located entirely within the Shire boundary (although not 

managed by or part of Alpine Shire). 

The Alpine Shire is situated on Dhudhuroa, Gunaikurnai, 

Taungurung, Waywurru and Yaitmathang Country (Figure 2). 

A more detailed housing, population, and employment profile 

can be found in the Technical Background Report.   

 

Figure 2. Alpine Shire Profile. Source: SGS Economics & Planning 2022.  

M(9) 27 August 2024 8.2.3.d Alpine Shire Coucil Land Development Strategy 



 

Figure 3. Population and employment data for the Alpine Shire 

 

M(9) 27 August 2024 8.2.3.d Alpine Shire Coucil Land Development Strategy 



3. The Broader Context  
Land use planning in Alpine Shire is influenced by 

broader population and economic trends, and state 

government policy.  

3.1 Drivers of change 
 

 

In March 2020, the COVID-19 pandemic put 
the world in a state of economic uncertainty 
as social distancing restrictions shut down 
large parts of the economy. Economic 
recovery in Victoria has been setback by the 
emergence of new COVID-19 strains but the 
economy has recovered rapidly. However, 
key employment sectors in Alpine – 
hospitality and tourism – were significantly 
impacted by social distancing and stay-at-
home orders. 
 

 

The COVID-19 pandemic stalled Australia’s 
population growth and impacted population 
movement. Capital cities saw a downturn in 
population while regional areas continued to 
grow. In 2018-2019, 9,900 people moved to 
Regional Victoria, which increased to 15,200 
in 2020-21.1  

1 SGS Economics and Planning, (2022), New data demonstrates how Australia’s 

population growth is responding to the pandemic. Accessed April 2022 at URL: 

 

Australia’s population is ageing, and the 
proportion of people aged over 65 is 
increasing. In Alpine Shire, the median age is 
49, which is high compared to the Victorian 
average of 37, and retirees made up 16 
percent of the population in 2021. 
 

 

Housing affordability is recognised as a state-
wide issue that requires increasing choice in 
housing type, tenure and cost to support 
diverse communities. Alpine Shire also 
recognises issues of housing supply, 
availability and affordability within the LGA. 
 

 

There is increasing tension between short-
term and holiday accommodation and supply 
of long term private rental housing, where an 
increasing number of homes are leased for 
short-term rental accommodation on 
platforms such as Airbnb or used as holiday 
homes. The increase in the cost and 
availability of residential accommodation 
particularly impacts key workers. 
 

 

Climate change is one of humanity’s greatest 
challenges. Globally, temperatures are rising, 
and extreme weather events are becoming 
more frequent and severe. Climate change 
will result in increased fire danger, increased 
number of extreme heat days, long term 

https://www.sgsep.com.au/publications/insights/new-data-demonstrates-how-

australias-population-growth-is-responding-to-the-pandemic  
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drought, increased energy access variability, 
and increased incidence of flooding in Alpine 
Shire. 
 

 

Global economic trends are driving shifts in 
the structure of the national and state 
economies. In particular, the economy is 
continuing to move towards creative and 
population-led sectors and away from 
traditional industries, such as manufacturing. 

  

 

The forestry and agricultural sectors are key 
industries in the Alpine Shire, the latter of 
which is driven by sheep, grains, beef and 
dairy cattle, and horticulture (fruit, nuts, 
hops) output.2 Across Australia, the output 
for sheep and cattle remain high, driven by 
export demand and there is a trend towards 
larger farm size and concentration of 
agricultural output on larger livestock 
businesses. 
 

 

Tourism is a significant and growing industry 
in Australia, with strong growth in 
international visitation. Domestic overnight 
trips have been increasing since 2013. Alpine 
Shire is the highest performing municipality 
within the North East Victoria Region and 
Central Hume sub-region, both in visitation 
and total visitor expenditure 

2 Alpine Shire Council (2021) Economic Development Strategy. 

 

In recent years, there has been a trend 
towards remote working, which has attracted 
new residents to Alpine Shire who are able to 
work remotely, either part-time or full-time. 
The COVID-19 pandemic accelerated remote 
working trends, particularly for professionals 
and those in some service sectors. 
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3.2 Policy overview 
State and regional planning policy sets the direction for local 

government to prepare plans at the local level. In Alpine Shire 

this includes: 

▪ The Planning and Environment Act 1987 directs that Council, 

as the planning authority for Alpine Shire, prepares the 

Alpine Planning Scheme in accordance with the State and 

regional directions set out in the Victoria Planning Provisions. 

This includes the Planning Policy Framework (PPF) that 

outlines State and regional strategy and policy directions for 

land use planning, as well as zones, overlays and provisions 

that can be applied to land. Key objectives of the PPF include: 

­ Protecting human life from natural hazards, 

responding to climate change, and protecting natural 

resources.  

­ Ensuring sufficient supply of residential and 

employment land. 

­ Promoting urban consolidation and efficient use of 

infrastructure. 

­ Protecting and conserving biodiversity. 

▪ The Hume Regional Growth Plan (2014) highlights that most 

growth in the region will be directed into Shepparton and 

Wodonga, with moderate growth being directed to 

Wangaratta and Benalla, as larger service centres. Myrtleford 

and Bright are identified as locations where growth will be 

supported. The Plan identifies regional issues, many of which 

affect the Alpine Shire: climate change, the need for 

residential, commercial and industrial land, protection of 

agricultural industries, transport and community 

connectivity, environmental protection, natural hazard 

management and economic diversification.  

▪ The Hume Regional Adaption Snapshot (2018) reviews the 

regional impacts of climate change and existing adaptation 

projects and strategies, to identify any gaps in climate change 

adaptation projects. The analysis identifies over 160 climate 

action projects currently or recently implemented in Hume, 

focusing on renewable energy, community resilience, climate 

modelling and risk assessments, water cycle management, 

biodiversity, agriculture, and improving emergency 

management and preparedness.   

▪ Climate Ready Hume (2015) assesses the potential impacts of 

climate change across the Hume region, noting that the 

region has already started to experience the impacts of 

climate change through warmer and drier weather trends. 

The assessment reveals key sectors in Alpine Shire that are 

vulnerable to the impacts of climate change, including Alpine 

Shire’s tourism industry, especially snow sports, which will 

face significant challenges because of the warming climate.  

▪ Plan for Victoria (2024) has established a statewide housing 

target for each municipality with an aim to reimagine the 

future of the state’s cities, suburbs, towns and regions. The 

target of 1,700 new homes to 2050 was proposed for Alpine 

Shire during the first round of engagement in February 2024. 

There is limited transparency on the methodology or 

approach to reach these targets, and Alpine Shire will 

continue to provide input and recommendations to the 

states Plan for Victoria to ensure it aligns with local 

government work and directions.    
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3.3 Local plans and strategies  
Local plans and strategies have been reviewed to understand key 

elements of Alpine Shire’s local economy, settlement hierarchy 

and other key planning directions that are relevant to planning 

for urban land in the Shire, including: 

▪ The Economic Development Strategy (2021).  

▪ Hume Bushfire Management Strategy (2021). 

▪ Upper Ovens Valley Regional Flood Study (2021).  

▪ The Rural Land Use Strategy (2015). 

▪ The Myrtleford Resilience Strategy (2019). 

▪ Alpine Shire Climate Action Plan (2021). 

▪ The Alpine Planning Scheme Review (2023). 

 

A detailed summary of policy relevant to the LDS can be found in 

the Technical Background Report.   

Figure 4. Overview of Alpine Shire Council. Source: ASC 2023.
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4. Local Context  
Alpine Shire is characterised by its unique natural and 

cultural features including environmental values, 

landscape character, heritage and neighbourhood 

character. 

4.1 Environmental values and landscape 
character 
Containing much of Victoria’s alpine country, Alpine Shire’s 

meandering rivers and dramatic views provide a picturesque 

location. Public land makes up 92 percent of Alpine Shire, in 

areas identified as state and national parks, state forests and 

nature reserves, including part of the Alpine National Park and all 

of Mount Buffalo National Park. The remaining 8 percent of land 

consists of towns, villages and farming land in the major river 

valleys: Ovens, Buffalo, Buckland and Kiewa valleys. 

Located in Victoria’s High Country, Alpine Shire contains over 100 

named mountains and boasts the highest and second-highest 

mountains in Victoria, Mount Bogong and Mount Feathertop, 

located in the Alpine National Park. The region’s mountains are 

home to some of Victoria’s major snow and ski resorts including 

Falls Creek and Mt Hotham. These landscape features provide a 

picturesque and iconic scenery that is of environmental and 

cultural significance to residents in Alpine Shire and the broader 

Victorian community.  

Alpine Shire contains significant rivers including the Kiewa, 

Ovens, Buffalo and Buckland. The Ovens and Kiewa rivers and 

their tributaries are important wildlife corridors. Alpine Shire is 

home to many flora and fauna species, some of which are 

classified as critically endangered, endangered, or vulnerable. 

Alpine forms part of a declared water-supply catchment that 

supplies water to both the North and East Gippsland regions for 

domestic use and ultimately contribute to the Murray Darling 

System. 

The Alpine Planning Scheme recognises the potentially damaging 

impact of urban expansion and aims to avoid impacts of land use 

and development on important areas of biodiversity landscape 

character. 

4.2 Heritage 
First Nations Cultural Heritage 
Both the Taungurung Country Plan and GLaWAC Whole of 

Country Plan note that there exists extensive cultural heritage on 

Country, including art sites, rock art, natural resources, flora and 

fauna, birthing trees, scar trees, burial sites, waterholes, our 

rivers and waterways and post colonisation massacre sites and 

missions. However, both plans acknowledge the significant 

amount of cultural heritage has been damaged, destroyed, 

removed or lost. Detailed cultural mapping is required to identify 

and protect cultural heritage sites. 

Areas of 'cultural heritage sensitivity' include registered 

Aboriginal cultural heritage places, as well as landforms and land 

categories that are generally regarded as more likely to contain 

Aboriginal cultural heritage. These include land within 200 

metres of named waterways and land within 50 metres of 

registered Aboriginal cultural heritage places.  
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Historic Heritage 
Many places, natural areas and buildings hold heritage 

significance across the Alpine Shire LGA. The heritage significance 

of several places and features within the Shire have been 

recognised through registration on the Victorian Heritage 

Register (VHR) or through the application of the Heritage Overlay 

in the Alpine Planning Scheme.  

4.3 Neighbourhood Character  
The character of Alpine’s built environment varies across the 

municipality. Documenting neighbourhood character helps in 

forming an understanding of built form challenges and 

opportunities within the municipality. It is important to have a 

reference for the feel of a place, influenced by its buildings and 

street networks, to ensure that new development in Alpine feels 

like it belongs, reflecting local values and features.  

Although, in moving towards a greater mixture of more diverse 

housing forms and new opportunities for employment, character 

will inevitably change. It’s important that new development 

makes a positive contribution and reflects the valued features of 

its location. 

Each township has been reviewed based on key characteristics: 

▪ Key roles and services. 

▪ Topography (flat, undulating, hilly, physical features live river 

valleys). 

▪ Landscaping and vegetation (size, type, native and non-native 

or a mix). 

▪ Built form buildings (roof form, heritage, site coverage and 

space around houses).  

▪ Heritage sites.  

▪ Built form (dwelling type, extent of rear gardens, private 

open space, size and spacing of lots, street widths and 

patterns, fences style and height. 

Summary character statements for residential areas in each of 

the Shire’s key townships are provided below, with further detail 

on commercial context provided in the Technical Background 

Report.  This will be supported by development of 

Neighbourhood Character Assessments for each townships. 

Service Towns  
BRIGHT  

The General Residential Zone consists of mostly single detached 

dwellings, developed on residential blocks with a rectilinear 

subdivision pattern. Housing development is low scale with 

mostly pitched roof styles and a variety of timber and brick 

constructions varying between one and two storeys. Housing 

development is characterised by generous front and rear 

setbacks, except where dwellings are located on steep lots in the 

foothills, such as to the south of the town between Lewis Close 

and Hargreaves Street. Front fences on residential lots are 

generally low in height and permeable or otherwise absent. 

Vehicle crossings connected to driveways and on-site car parking 

is commonplace. Most streets are without footpaths. 

More detailed Neighbourhood Character Assessment will give 

greater distinction to these areas.  

MOUNT BEAUTY-TAWONGA SOUTH 

Areas zoned General Residential Zone are concentrated to the 

east of the commercial core in Mount Beauty, and along Kiewa 

Valley Highway in Mount Beauty and Tawonga South. Housing in 
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this area is generally comprised of one and two storey, detached 

dwellings with predominantly timber construction with gabled 

iron roofs. Residential lots are medium to large and include 

vegetated front setbacks. Residential streets feature few 

footpaths and road verges are planted with established trees of 

varying species. 

MYRTLEFORD  

The General Residential Zone is concentrated to the north of the 

Great Alpine Road. Residential areas interface Industrial 1 Zone 

land to the west which accommodates timber milling and freight 

industry activity, and Farming Zone land to the north and south. 

Residential development on the western edge has views to 

Barwidgee Creek, while development to the south-east has views 

to the conservation area, comprising the historic reserve and 

state forest. There are pockets of public open space and other 

non-residential uses throughout the General Residential Zone. 

Many dwellings throughout the township are used for holiday 

accommodation and listed on Airbnb. 

Housing is developed within a rectilinear grid pattern and is 

dominated by single detached dwellings, with both timber and 

brick constructions, and hip and gable roofs. Front setbacks are 

consistent throughout the township, of around six metres. Front 

fences, if present, vary in style with no uniformity. 

Porepunkah  
The township sits in a wide valley surrounded by the Ovens River 

to the south-west and surrounding farmland, with scenic views of 

Mount Buffalo. The township is characterised by leafy green 

streets with established tree planting throughout. 

Residential development comprises mostly single storey 

dwellings and comes in a variety of housing styles including a mix 

of brick homes with tiled roofs and timber construction with tin 

roofs and vegetated setbacks. The Low Density Residential Zone 

on the town fringe to the north-west and south-east comprises 

larger lots with all lots interfacing the Ovens River on one side 

and the Great Alpine Road on the other side. 

OTHER AREAS 

Wandiligong Valley is characterised by its narrow valley and 

Morses Creek. The surrounding steep hills contain pine 

plantations on the west and Crown Land to the east. The historic 

township of Wandiligong is situated along the valley, south of 

Bright.19 The Wandiligong Valley is covered by a Significant 

Landscape Overlay (SLO3) due to its cultural and historic heritage 

and the unique character of the built environment. Under the 

SLO3 classification, new developments must maintain the 

existing character and patterns in the landscape.20 

Buffalo River Valley is characterised by its narrow steep slopes 

near Lake Buffalo in the south of the valley. The valley broadens 

to a flat plain near Myrtleford where the Buffalo River meets the 

Ovens River. Following the valley north to the Shire boundary, 

the valley rises into steep undulating hills near Gapstead.21 

Buckland Valley is a pastoral valley along the Buckland River and 

Mount Buffalo National Park lies to the west.22 The Buckland 

Valley is covered by a Significant Landscape Overlay (SLO4) due 

to its unique landscape where the pastoral valley floor contrasts 

with the steep and rugged terrain of Mount Buffalo. The SLO4 

aims to maintain this contrasting landscape by encouraging rural 

development on a human scale and form.23   

Happy Valley contains undulating slopes with minor alluvial plains 

significant to the Shire for its agricultural production, primarily 

supporting the cattle industry.24 The Happy Valley is covered by a 
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Significant Landscape Overlay (SLO2) due to its steep forested 

ridges and fertile valley floor. The SLO2 aims to maintain these 

landscape features and the view of Mount Buffalo from the 

eastern end of the valley.25 

Within the Kiewa Valley is the town of Mount Beauty-Tawonga 

South, and settlements of Tawonga and Dederang.26 The wide 

valley floor features the floodplain of the Kiewa River alongside 

tributaries of Mountain Creek and Running Creek. The valley is 

bordered by state forest to the east and west and the Alpine 

National Park to the south.27 The Upper Kiewa Valley is covered 

by a Significant Landscape Overlay (SLO1) due to the distinct 

character of the contrasting landscape. Under the SLO1, urban 

development must be contained to existing townships and 

maintain the rural landscape.28 

The township of Dederang is spread over two to three kilometres 

along the Kiewa Valley Highway, north of Mount Beauty. It 

presents a strong rural character. The area is predominantly 

zoned Farming Zone where farming properties are located, with 

two small areas of Township Zone land where residential 

development is concentrated on large narrow lots with wide 

setbacks and low-density rural dwelling styles. There is no 

defined town centre; the township is split into three nodes of 

activity: the area surrounding the hotel and primary school, the 

recreation reserve which is a community focal point for the town, 

and the area near the general store. The landscape is 

characterised by a wide open space and rural feel, with scenic 

views of surrounding mountain ranges. Trees tend to be 

clustered throughout the township, on private and public land.  

This area has been nominated as a lower risk area for bushfire 

risk, which could be considered for growth in the future; 

however, this direction needs to be considered by the future 

Alpine Shire Rural Directions Strategy and Alpine Shire Rural 

Settlements Strategy.  

Dinner Plain is a freehold alpine village located approximately 10 

km south-east of the Mount Hotham Alpine Resort and is 

completely surrounded by the Alpine National Park. The 

township’s small commercial precinct, comprising food and drink 

premises, and surrounding residential area is zoned Special Use 

Zone – Schedule 1 (SUZ1).  

The winding streets, uniform subdivision pattern and 

architectural style, and setting within the Alpine National Park 

give the town an Alpine village feel. The township is accessed 

from the south of Great Alpine Road, which connects to looping 

curvilinear streets. The residential area is populated with hotel 

accommodation, comprising lodges, apartments and individual 

houses. There is a consistent architectural style, defined by 

timber lodges, generally three storeys with steep tin roof pitches 

and consistent setbacks from the road. There are few footpaths, 

however the village is a walkable scale with some walking trails 

throughout. Development is guided by specific building controls 

and design standards contained within SUZ1 to achieve this 

uniform architectural character. 

Harrietville is a small sub-alpine village located to the south-east 

of Bright, nestled in between mountain ranges to the east and 

west, in a forested setting. Most of the area is zoned Township 

Zone and fringe areas are zoned Rural Living Zone and Farming 

Zone.  

There is no defined town centre, however the township provides 

a small range of commercial, and retail uses for tourists and 

alpine recreation throughout the Township Zone. Dwelling styles 

are varied, with single and double storey timber houses with tin 
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hipped roofs developed on a range of lot sizes fronting Great 

Alpine Road and connecting curvilinear streets. The fringe areas 

in the Rural Living Zone feature larger lots with rural style 

housing. Hotel accommodation is scattered throughout the town, 

mostly near the Great Alpine Road.  

The town character of Tawonga is dominated by its semi-rural 

setting with an open space feel. To the east are significant views 

to Mount Bogong and north and south views along the Kiewa 

valley, while to the west forested hills skirt the town. 

Residential development is oriented around the Kiewa Valley 

Highway which runs in a north-south direction, with hills to the 

east and west. Housing is characterised by large single storey 

detached dwellings of predominantly timber construction with 

hipped tin roofs and generous vegetated setbacks. There is one 

small area of Low Density Residential Zone land to the south-

west where lots are much larger and developed with rural style 

housing.   
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5. Urban Suitability: Where can future 
housing go? 
Areas to be investigated for possible future housing and 

employment growth have been identified taking into 

consideration the need to protect human life from 

natural hazard risks, access to transport and services, 

and existing infrastructure networks.  

5.1 Natural hazards 
The impacts of climate change pose a significant threat to the 

health, wellbeing, and liveability of the natural environment, 

people and communities in Alpine Shire. An important principle 

underpinning the preparation of the LDS is to strengthen the 

resilience of settlements and communities and prioritise 

protection of human life. 

5.1.1 Bushfire 
It is recognised that Alpine Shire is one of the highest risk areas in 

Victoria for bushfire, with a significant history of major bushfires 

within the municipality. Council commissioned a Bushfire 

Planning Study (BPS) in January 2024 to inform Council’s future 

strategic work program and respond to CFA submission to the 

draft LDS. The BPS highlights landscape bushfire risk across the 

municipality and wider region. The study defines the bushfire risk 

in a broader shire context and provides more site-specific 

assessments for growth areas as recommended in the draft LDS. 

State planning policy requires planning authorities in bushfire 

areas to prioritise the protection of human life over all other 

policy considerations. This includes the minimisation of impacts 

from natural hazards and to adapt to the impacts of climate 

change through risk-based planning, and to strengthen the 

resilience of settlements and communities to bushfire through 

risk-based planning that prioritises the protection of human life.  

The BPS undertakes a risk-based landscape bushfire assessment 

to map the extent of bushfire hazards in the municipality and 

each of the townships based on existing land use, vegetation and 

fuel-loads, slope/topography, weather conditions including 

climate change, the history of bushfire in the municipality, and 

the availability of safer areas for evacuation. The 

recommendations of the BPS have informed a final LDS satisfying 

state planning policy and bushfire planning provisions in Clause 

13.02-1S of the Alpine Planning Scheme.  

The majority of Alpine Shire was assessed as being a Landscape 

type 4, which presents an extreme bushfire risk where bushfires 

can quickly develop before impacting on human life and 

settlement, and evacuation options are limited or not available. 

Some townships have been assessed as being a Landscape type 

3, which can still result in neighbourhood-scale destruction due 

to close proximity to high fuel-load vegetation. 

The BPS recognises that, owing to the high bushfire risk, the 

outward expansion of existing Service Towns is constrained by 

bushfire risk considerations in perpetuity, and that opportunities 

should be undertaken to consolidate growth in low-hazard areas 

within the existing townships, and to direct greenfield growth to 

low-hazard areas. The recommendations of the BPS are designed 

to provide a strategic approach to responding to the bushfire 

threat and state planning policy by ensuring that there is no net 

increase in bushfire risk and possibly an overall risk reduction 

based on the current planning scheme settings. 

The CFA was involved in the site visits that informed the BPS.  
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Bushfire Planning Regional Findings  
Based on the findings and recommendations of the BPS, the LDS 

has been updated as follows: 

­ Only considers greenfield growth to the north and 

northeast of Porepunkah; being assessed as a lower-risk 

area with generous setbacks from forested areas. 

­ Only considers greenfield growth to the north of Mount 

Beauty; being assessed as a low-risk Landscape type 2. 

­ Removing any areas of residential growth previously 

proposed in Bright, Myrtleford and Tawonga South: 

­ The exception to this being the 8ha site identified 

north of the Great Alpine Road in Bright which can 

assist in providing a bushfire optimised interface on 

the western side of Bright, provided that the 

residential development to the south of the road is 

developed. 

­ Harden township boundaries in the four Service Towns 

upon completion of any investigations on the 

development potential of any new growth areas. 

­ Consolidate townships and infill areas and consider other 

detailed directions that are specific to each township in 

future structure planning work. 

­ Re-calibrate the existing bushfire planning scheme 

designations in Bright, Mount Beauty/Tawonga South 

and Porepunkah to reflect landscape scale risk by 

changing BAL 12.5 in the Schedule 1 to the Bushfire 

Management Overlay to BAL 29. 

­ Re-calibrate bushfire planning scheme designations to 

reflect landscape-scale risk by applying the Bushfire 

Prone Area to all of Myrtleford. 

The findings of the BPS have also been considered in the growth 

planning and future directions of the LDS. This includes specific 

township profiles for each Service Town and amendments to 

growth areas proposed based on this new information.  

Bushfire Planning Township Profiles 
The findings of the BPS also provide more specific 

recommendations within each township to support bushfire 

resilience and updates to planning controls.  

 

BRIGHT 

▪ Only recognise capacity on existing urban zoned land for 

greenfield development in Bright if a planning permit has 

been granted. 

▪ Recalibrate bushfire planning scheme designations to reflect 

landscape-scale risk by changing BAL 12.5 in the Schedule 1 

to the Bushfire Management Overlay to BAL 29. 

▪ Direct limited greenfield development to the north of the 

Great Alpine Road (as shown in the draft LDS) only if the 

larger greenfield land to its south is granted a planning 

permit for urban subdivision providing an improved bushfire 

optimised interface on the west side of Bright. 

▪ Plan for consolidation in the existing Commercial 1 Zone 

land, subject to the recalibration of planning scheme bushfire 

designations above to BAL 29. 
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▪ Prepare for the long-term by acting now to recognise the 

outward expansion of Bright for residential development is 

constrained by bushfire risk in perpetuity. 

 

MOUNT BEAUTY AND TAWONGA SOUTH 

▪ Only recognise capacity on existing urban zoned land for 

greenfield development in Tawonga South if a planning 

permit has been granted. 

▪ Recalibrate bushfire planning scheme designations to reflect 

landscape-scale risk by changing from BAL 12.5 in the 

Schedule 1 to the Bushfire Management Overlay to BAL 29 in 

Tawonga South (west of the Kiewa Valley Highway). 

▪ Direct greenfield development to the north of Mount Beauty, 

being land assessed as Landscape type 2. 

▪ Plan for consolidation in the low hazard parts of Mount 

Beauty, subject to consideration in structure planning if more 

intensely developed land should be changed from BAL 12.5 in 

the Schedule 1 to the Bushfire Management Overlay to BAL 

29. 

▪ Prepare for the long-term by acting now to recognise the 

outward expansion of Tawonga South for residential 

development is constrained by bushfire risk in perpetuity. 

 

MYRTLEFORD 

▪ Only recognise capacity on existing urban zoned land for 

greenfield development on the northern edge of the 

settlement if a planning permit has been granted. 

▪ Recalibrate bushfire planning scheme designations to reflect 

landscape-scale risk by applying the Bushfire Prone Area to 

all of Myrtleford. 

▪ Plan for consolidation in the low hazard parts of Myrtleford. 

▪ Prepare for the long-term by acting now to recognise the 

outward expansion of Myrtleford for residential 

development is constrained by bushfire risk in perpetuity. 

▪ Carefully consider in structure planning the role of non-

permanently occupied development in the future growth of 

Myrtleford, including for tourism and industrial uses. 

▪ Introduce into the planning scheme a strategic designation 

that identifies the grasslands around Myrtleford as important 

to bushfire safety and not to have new hazards introduced as 

a result of planning decisions. 

 

POREPUNKAH 

▪ Direct limited greenfield development to the north of 

Porepunkah through one or three rows of new lots adjoining 

the existing Township Zone land (option A). 

▪ Plan for consolidation in the low hazard parts of Porepunkah, 

subject to consideration during structure planning if more 

intensely developed land should be changed from BAL 12.5 in 

the Schedule 1 to the Bushfire Management Overlay to BAL 

29. 

▪ Prepare for the long-term by acting now to recognise the 

outward expansion of Porepunkah for residential 

development, once limited greenfield development to the 
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north is completed, is constrained by bushfire risk in 

perpetuity. 

▪ Introduce into the planning scheme a strategic designation 

that identifies the grasslands around Porepunkah as 

important to bushfire safety and not to have new hazards 

introduced as a result of planning decisions. 

 

Further Areas Identified  
 

The BPS identified Dederang and Mudgegonga as lower-risk 

areas where new greenfield growth could be directed. The LDS 

will not support development in these locations in the short to 

medium term until these areas are further investigated as par to 

the future Alpine Shire Rural Directions Strategy. There are 

significant constraints for North East Water to provide reticulated 

services to these areas in the short to medium term.  

 

The BPS is appended to the LDS to provide technical input on 

bushfire risk, but it will remain a standalone document. 

 

The BPS will inform all of Council’s future strategic planning work. 

It will ultimately inform the future structure planning work for 

the four Service Towns, and the future Alpine Shire Rural 

Directions Strategy. 

 

Key recommendations to update bushfire planning designations 

for the townships will form part of a planning scheme 

amendment that will be prepared and implemented by the 

Victorian Government and the CFA as the custodian of these 

controls.  
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Figure 5. Landscape Bushfire Risk Alpine Shire 
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Figure 6:  Myrtleford Landscape Bushfire Risk  

M(9) 27 August 2024 8.2.3.d Alpine Shire Coucil Land Development Strategy 



  

Figure 7: Mount Beauty/Tawonga South Landscape Bushfire Risk 
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Figure 8: Bright Landscape Bushfire Risk  
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Figure 9: Porepunkah Landscape Bushfire Risk  
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5.1.2 Flooding  
Flooding in Alpine Shire is often caused by heavy rainfall resulting 

in breaches of the Ovens and Kiewa Rivers. Flooding is felt most 

severely in the town of Myrtleford and surrounding areas due to 

its location on and adjacent to the Ovens River floodplain.  

North East Catchment Management Authority (NECMA), the 

floodplain management authority, has undertaken flood 

modelling and mapping of the Upper Ovens River Valley with 

regard to Climate Change scenarios to 2090. The mapping of the 

upper Ovens River, whilst not yet implemented in the Alpine 

Planning Scheme, is now available to Council and identifies areas 

that are subject to dangerous flooding (absolute constraint) and 

nuisance flooding (discretionary constraint). There is no such 

flood modelling available for the Kiewa Valley at present, and 

NECMA is currently preparing a flood study in this area. Flooding 

is a less significant issue in the Kiewa Valley due to most existing 

and potential urban development being established away from 

areas of significant flood risk. 

Whilst it is preferred that areas subject to all types of flooding be 

excluded from development, in some cases engineering works 

can mitigate risks posed by nuisance flooding. 

 

 

 

 

 

 

5.1.3 Slope  
Excessive slopes make the provision of infrastructure and 

construction of buildings prohibitively expensive or unfeasible. 

Where the slopes coincide with unstable soils, development can 

be unsafe due to landslip and erosion. Development on steep 

slopes can also impact upon landscape values.  

The Alpine Planning Scheme recommends that residential 

development should not be located on land with a slope greater 

than 20 percent. Areas nominated for growth have been selected 

on the basis of this constraint. Further assessment of these areas 

and suitability for development will need to be explored through 

detailed structure planning.  
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Figure 10. Constraint Map for Bright 

 

 

Figure 11. Constraint Map for Mount Beauty – Tawonga South  
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Figure 12. Constraint Map for Myrtleford 

 

 

Figure 13. Constraint Map for Porepunkah 
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5.2 Sewer and water infrastructure  
The four major townships in Alpine Shire are connected to 

reticulated water and sewer services, with limited or no 

reticulated services in smaller settlements and rural townships 

such as Wandiligong and Harrietville.  

North East Water (NEW), the water and sewer authority in the 

region, has flagged capacity constraints and issues in sewerage 

and water infrastructure networks.  

The LDS highlights where additional housing and urban land uses 

are anticipated, and this is important to provide clearer direction 

to NEW on where infrastructure upgrades will be required to 

support growth. Similarly, the strategy aims to make better use 

of existing infrastructure by consolidating townships and 

minimising outward growth where possible. 

Council will advocate to the Victorian Government on this issue 

to ensure opportunities for diverse housing and liveable places 

are supported. This will also drive the need to continue to work 

with NEW on longer term infrastructure planning, upgrades and 

costs associated with these works.  

5.3 Environment and Contamination  
A number of areas that can pose environmental or 

contamination risk to the broader area have been identified 

independently and via consultation. Areas of contamination or 

environmental hazard can include old landfill sites, septic 

systems, pondage or transfer sites that may present issues to the 

environment and liveability within an area.  

 

North East Water has raised concerns regarding the need for an 

odour buffer assessment and environmental considerations for 

any residential growth to the north of Mount Beauty in close 

proximity to the Mount Beauty Waste Water Treatment Facility. 

In addition, any residential development to the north of Mount 

Beauty will also need to be cognisant of the decommissioned 

landfill site, the pondage and the existing transfer station. This 

same approach will be required for any future plans to 

decommission or establish new transfer or landfill sites across 

the municipality. 

Further technical assessment will be required to define and 

confirm suitability of these areas for development at structure 

planning. 

5.4 Transport accessibility 

Alpine Shire is reliant on access to larger regional centres 

(primarily Wangaratta and Albury-Wodonga) for a range of 

higher order services, education and employment. Private 

vehicles are predominately used for travel to these key 

destinations. Limited public transport services and reliance on 

key routes, including the Great Alpine Road and Kiewa Valley 

Highway, result in limited accessibility for many members of the 

community who don’t or can’t drive.  

Bus services provide access two to three times per day between 

Wangaratta and Bright, and Mount Beauty and Wodonga. Private 

coach services provide access to the alpine resorts during the 

winter season. There are some limited community transport 

options available through Alpine Health for transport 

disadvantaged people needing to access health services in the 

Shire or nearby regional centres. 
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Planning for new development must also consider providing for 

and promoting sustainable and active transport modes in 

accordance with the Victorian Government’s Movement And 

Place Framework and have regard for key state policy directions 

such as the ’20 minute neighbourhood’ concept, to ensure 

people can access a wide range of everyday needs by a range of 

transport modes, not just cars.   

Promoting sustainable transport (walking, cycling) is important 

for a wide range of reasons:  

▪ Socially connected, liveable communities – places where 

people walk and cycle are likely to perform better on a range 

of social indicators. 

▪ Healthy, active communities – there is a strong link between 

active transport and health. 

▪ Transport efficiency – increased use of sustainable transport 

has environmental and economic benefits through reduced 

greenhouse emissions and reduced space required for 

vehicle movement and storage. 

▪ Access for all members of the community – a large number 

of people in the community don’t or can’t drive, and the 

provision of attractive and viable alternative means of 

transport is a key factor in whether a community is affected 

by transport disadvantage. 

▪ Safety – increased sustainable and active transport improves 

safety and perceptions of safety. 
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6. Future housing  
While there remains some uncertainty about long-

terms trends because of COVID-19, the population of 

Alpine Shire will continue to grow to 2041. More 

housing will be needed to accommodate this growth.   

 

6.1 Existing and future role of settlements 
for housing 
The towns and settlements of Alpine Shire are diverse, each 

providing unique lifestyle opportunities and playing a distinctive 

role within the overall network of towns and settlements.   

Opportunities for development within the Shire are limited by 

the environmental capacity of the surrounding land and 

influenced by existing infrastructure and access to services.  

The existing and potential future role of each settlement as 

identified in existing policy (particularly Clause 11.01 of the 

Alpine Planning Scheme), and commentary on existing 

constraints to growth, is summarised in Table 1. 

 

 

 

 

 

Table 1. Current population and housing by town - 2021 

Town and role 

Bright 

Large town 

Bright contains 23 per cent of all dwellings in the Shire and services the 
surrounding Upper Ovens Valley area. Bright is well serviced however is 
heavily constrained for further growth.  

Myrtleford 

Large town 

Myrtleford is well serviced and contains 22 per cent of the Shire’s dwellings. 

Slope and flooding constrain some areas of Myrtleford. 

Mount 
Beauty-
Tawonga 
South 

Large town 

Although distinct townships, Mount Beauty and Tawonga South are 
physically and economically linked. Together they contain 16 per cent of total 
dwellings in the Shire and are partially serviced with reticulated water and 
sewerage.  

Porepunkah 

Small town 
(identified 
for growth) 

Porepunkah is a residential town and contains 6 per cent of the Shire’s total 
dwellings. It has a small activity centre, service type industrial uses along 
Station Street and has reticulated services. Porepunkah is identified in 
existing policy as having potential for urban expansion.  

Small towns 

 

Small towns including Harrietville, Tawonga, Dederang and Wandiligong 
accommodate small populations, have limited commercial and community 
facilities and generally do not have reticulated services.  

Alpine 
Settlements 

Dinner Plain is a freehold alpine village resort with a very low permanent 
population. There is limited commercial and community facilities, with many 
only operating over the snow season. Dinner Plain does not have reticulated 
services.   

Bogong is a leasehold settlement surrounded by the Alpine National Park. 
There are no reticulated services in Bogong. 

Settlements 
and rural 
localities 

There are two other small settlements (Ovens and Freeburgh) in the 
municipality, and numerous rural localities that are small groupings of 
dwellings in rural areas.  

Source: ABS 2021 Census, Count of dwellings 

M(9) 27 August 2024 8.2.3.d Alpine Shire Coucil Land Development Strategy 



6.2 Forecast population 
Alpine Shire is forecast to grow to 15,890 people by 2041. This 

suggests an increase of around 2,734 people in the 20 years from 

2021. This forecast represents a situation in which the high rates 

of growth experienced during the COVID-19 pandemic years 

continue in the short to medium term (five years), before 

returning to pre-COVID-19 levels.  

This scenario aligns broadly with trends predicted by the 

Australian Government’s Centre for Population Population 

Statement (2022) for regional areas in Victoria, albeit is slightly 

more optimistic reflecting local commentary on population 

growth and expected latent demand for housing supply. This 

assumption on population growth has been reduced since the 

initial phase of community engagement given new information 

including: 

▪ Release of 2021 Census data and subsequent updated 

housing demand modelling methods incorporating observed 

population change between the 2016 and 2021 Censuses. 

▪ Updated forecasts from the Australian Government’s Centre 

for Population regarding post-COVID-19 population trends.  

As the population grows, the proportion of older adults is 

expected to increase at higher rates than other age groups, a 

national trend also occurring in the Shire.  

The share of family-age and middle age adults is also expected to 

grow over the next 20 years. The growth in the proportion of 

3 Dwelling demand estimates have been prepared using 2016 Census occupancy rates 

(75 per cent occupancy) due to 2021 Census rates likely being an anomaly due to the 

COVID-19 pandemic in which the occupancy rates (82 per cent occupancy) increased in 

older adults and elders has implications for infrastructure and 

service planning, as well as highlighting the need for increased 

housing diversity to offer downsizing and assisted living 

opportunities.  

6.3 Forecast housing need 
Demand for housing in Alpine is predominantly driven by 

population growth, as well as: 

▪ Shifts in average family and household sizes associated with 

population ageing and broader demographic trends. 

▪ Temporary and seasonal worker activity, resulting in 

increased demand for rental housing in peak tourism and 

farming seasons.  

▪ The purchasing of homes in Alpine for investment purposes 

(for example, for short stay accommodation), and leisure 

reasons (for example, for holiday homes).  

It is expected there will be a need for an additional 2,167 houses 

across the Shire to 2041, with much of the demand for housing 

expected to be concentrated in Bright, Porepunkah, Myrtleford 

and the Upper Kiewa Valley (Mount Beauty, Tawonga and 

Tawonga South).  

The relatively high housing demand forecast (2,167) compared 

with overall population growth (2,734) is driven by low average 

household sizes and low dwelling occupancy rates, which is 

related to the use of dwellings for short-term rental 

accommodation and holiday homes.3   

many regional locations as residents of metropolitan areas sought housing outside of 

areas heavily impacted by lockdowns, and a greater transition to remote working.  
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Based on past development activity, approximately 75 per cent 

of this demand is expected to flow to the township or urban 

areas (1,625 dwellings), and 25 per cent to rural areas (542 

dwellings). Further analysis of demand for housing in rural areas 

will be conducted through the second stage of the Rural Land 

Strategy.   

Using past development trends as a broad guide, the following 

housing demand by urban areas is anticipated to 2041: 

▪ 34% of demand (553 dwellings) will be accommodated in 

Bright.  

▪ 16% of demand (260 dwellings) will be accommodated in 

Porepunkah.  

▪ 19% of demand (309 dwellings) will be accommodated in 

Myrtleford. 

▪ 11% of demand (179 dwellings) will be accommodated in 

Mount Beauty-Tawonga South. 

▪ 20% of demand (325 dwellings) will be directed to other 

townships and settlements. 

 

The forecast dwelling total for urban areas of 1,625 over 20 years 

is consistent with observed past dwelling construction activity of 

about 79 dwellings a year between 2016 and 2021.  

The anticipated share of dwellings to be accommodated in 

different townships reflects distinct housing sub-markets across 

4 Housing in the rural zones, the Farming Zone and Rural Living Zone, will be considered 

separately through the preparation of a Rural Directions Strategy, taking into 

the Shire, plus capacity for housing in existing and possible future 

areas, with both to be considered further in the future structure 

planning process.  

Where possible and based on evidence, policy interventions 

should seek to redistribute this demand to support the 

realisation of more sustainable settlement patterns, more 

efficient use of land and infrastructure, and the protection of 

human life and natural resources.  

6.4 Existing capacity for housing  
An assessment of the potential of all land currently zoned for 

residential uses to accommodate expected future housing 

growth was undertaken.  

This took into consideration land zoned for housing in urban 

areas: General Residential Zone, Low Density Residential Zone, 

Township Zone4, etc., excluding: 

▪ Small lots. 

▪ Areas subject to natural hazards (subject to Bushfire 

Management Overlay, Land Subject to Inundation Overlay, 

slope >20 per cent, proposed Floodway Overlay, BAL rating 

>12.5, etc.). 

▪ Social infrastructure and other public uses. 

▪ Buffer areas to separate sensitive uses from other uses. 

 

consideration that full suite of challenges and opportunities of development in rural 

areas. 
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The assessment breaks down housing capacity by: 

▪ Vacant lots: Lots that can accommodate one additional 

dwelling.  

▪ Subdivision of large lots: Lots that have potential for further 

subdivision in existing residential zoned areas. 

▪ Established area infill: Potential to accommodate additional 

higher density dwellings (small-scale apartments, villa units, 

townhouses) in established areas close to essential services 

and commercial premises based on past development 

trends. 

To ensure a ‘conservative’ approach to planning for future land 

requirements (that is, being careful not to overestimate future 

development potential), it has been assumed: 

▪ Designation of areas subject to natural hazards (subject to 

Bushfire Management Overlay, Land Subject to Inundation 

Overlay, slope >20 per cent, proposed Floodway Overlay) as 

unavailable for development. 

▪ Areas covered by the Heritage Overlay as unavailable for 

development.  

▪ Lots identified for established area infill development have a 

30 per cent likelihood of development to 2041.  

▪ Subdivision of large lots in existing zoned areas have an 80 

per cent likelihood of further development.  

▪ 25 per cent of land in areas designated for large-scale 

subdivision will be used for the provision of community 

infrastructure (i.e., open space) and development 

infrastructure. 

This approach represents best-practice in housing capacity 

assessment for rural and regional areas, and a prudent approach 

to planning for future land supply with realistic assumptions 

given an uncertain future.  

Further detailed assumptions for the housing capacity method 

can be found in the Technical Background Report.  

The results show that there is existing capacity for approximately 

1,266 dwellings across the Shire, including: 

▪ 448 dwellings in Bright. 

▪ 100 dwellings in Porepunkah. 

▪ 330 dwellings in Myrtleford. 

▪ 270 dwellings in the Upper Kiewa Valley (Mount Beauty, 

Tawonga and Tawonga South). 

▪ 117 across the remainder of the Shire.  

The largest share of total capacity is available through large lot 

subdivision of existing zoned areas in Bright, Myrtleford and 

Porepunkah. This potential already exists in the Alpine Planning 

Scheme. 
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Table 2. Housing capacity assessment results by town 

Capacity Area 
Large lot 
subdivision 

Established 
area infill 

Vacant Total 

Bright 348 53 47 448 

Porepunkah 85 3 12 100 

Myrtleford 271 16 43 330 

Mount Beauty-
Tawonga South 

222 5 43 270 

Other 61 0 56 117 

Total 988 77 201 1266 

Source: SGS Economics and Planning (2022) 

 

 

 

 

 

 

 

 

 

 

6.5 Capacity versus demand 
 

Capacity for new housing by town 
The assessment of expected future demand and the current 

capacity in each town is shown in Table 3. It shows that: 

▪ There is an undersupply of existing zoned land for residential 

development across Alpine Shire totalling 359 dwellings.  

▪ The greatest share of future housing demand (34 per cent or 

553 dwellings) is expected in Bright, where there is a shortfall 

in capacity of 104.  

▪ There is capacity in Myrtleford and Mount Beauty-Tawonga 

South to meet expected demand.  

▪ There is a shortfall in ‘other’ townships and settlements of 

208, such as Wandiligong, Tawonga and Harrietville. These 

townships are highly constrained for future development due 

to landscape, environmental risks, and servicing. Larger 

settlements with potential for growth will need to 

accommodate this overflow of demand to support safe and 

sustainable patterns of growth.  
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Table 3. Housing demand versus capacity by town 

Capacity Area 

Expected % 
of housing 
growth to 
2041 

Demand to 
2041 

Capacity 
estimate   

Difference 
at 2041 

Bright 34% 553 448 -104 

Porepunkah 16% 260 100 -160 

Myrtleford 19% 309 330 21 

Mount Beauty-
Tawonga South 

11% 179 270 92 

Other 20% 325 117 -208 

Total 100% 1625 1266 -359 

Source: SGS Economics and Planning (2022) 

 
 

 

 

 

 

 

 

 

 

 

 

Capacity for new housing by zone 
Housing capacity results by zone are shown in Table 4. The 

largest amount of available capacity is within the General 

Residential Zone (capacity for approximately 760 dwellings). 

There is capacity for approximately 245 dwellings in the Low 

Density Residential Zone and another 248 dwellings in the 

Township Zone, and 12 dwellings in ‘other’ zones such as the 

Commercial 1 Zone, which allows for some residential 

development.  

Based on past development activity, it is expected that 58 per 

cent of total future demand for housing in the Shire will be within 

the General Residential Zone (representing 947 dwellings), while 

roughly 19 per cent of demand will be directed towards the Low 

Density Residential and Township zoned areas (315 dwellings 

each). On this basis, there are low to moderate shortfalls in 

supply across each of the zoning categories.  
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Table 4. Housing capacity assessment results by zone 

Zone  Large Lot 
subdivision 

Infill Vacant Total 

General 
Residential Zone 

589 66 106 760 

Low Density 
Residential Zone5 

199 0 46 245 

Township Zone 198 3 46 248 

Other zones6 2 8 3 12 

Total 988 77 201 1,266 

Source: SGS Economics and Planning (2022) 

 

 

 

 

 

 

 

5 Some lots zoned LDRZ are subject to the BMO with further subdivision requiring 

agreement from the CFA. Despite this, any lots excluded on this basis will not have a 

significant impact on overall capacity assessment.  

6.6 Future land for new housing 
Based on the earlier discussion on the role and future of 

settlements, and the future housing and capacity analysis, 

estimates of how much additional greenfield land might be 

required to accommodate forecast growth have been made. 

Structure planning processes will assess and refine these high-

level estimates and identify appropriate zoning, lot 

configurations and sizes, transport accessibility and infrastructure 

provision. 

The following assumptions have informed estimates of future 

land requirements: 

▪ Demand exceeding capacity in ‘Other’ townships will be 

‘redirected’ to the four main township areas due to 

environmental and other constraints (i.e., bushfire, flooding 

risk, lack of supporting infrastructure) and state and local 

policy prioritising urban consolidation.  

▪ Each zone provides unique housing opportunities in the 

Shire’s main townships meaning demand is less likely to 

move between zones. 

▪ Additional land will be needed in proposed growth areas for 

provision of community and development infrastructure.  

▪ The assumed average lot size for new housing is generally 

based on existing averages in each town by relevant zone, 

except in Porepunkah where an average lot size in the 

6 Commercial 1 Zone and Mixed Use Zone 
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General Residential Zone (elsewhere in the Shire) has been 

used assuming this may be the potential future zoning (refer 

Table 5). 

The assumed distribution of future housing across the townships 

will be tested through the structure planning process, where 

there will be additional community engagement and 

opportunities for input and review. 

Table 5. Lot size assumptions for land requirements 

Town Zone 
Assumed average lot 
size (sqm) 

Bright GRZ 700 

TZ 700 

LDRZ 4000 

Porepunkah TZ 800 

LDRZ 4000 

Myrtleford GRZ 800 

LDRZ 4000 

Mount Beauty-
Tawonga South 

GRZ 600 

LDRZ 4000 

Other TZ 1200 

LDRZ 4000 

Source: SGS Economics and Planning (2022) 

Note: Lot sizes represent averages for an area. Detailed structure planning will 

include consideration of a range of lot sizes to support diverse housing 

outcomes.  

Table 6 provides broad estimates of additional land required to 

accommodate future housing by township. As mentioned above, 

these estimates will be refined through detailed structure 

planning processes undertaken in consultation with the 

community. To reduce the need for growth areas in Bright and 

Porepunkah, opportunities for additional new housing in already 

developed areas will be investigated in future structure planning, 

particularly in Bright.  

Table 6. Potential land requirements for new housing by township areas 

Town Land requirement (hectares) 

Bright 37 

Porepunkah 31 

Myrtleford 20 

Mount Beauty-Tawonga South 11 

Total 100 

Source: SGS Economics and Planning (2022) 

Note: Surplus capacity was identified for areas of LDRZ and TZ in Mount Beauty-

Tawonga South, however additional land zoned for general residential purposes 

is required. 

A sensitivity analysis has been conducted investigating reduced 

lot sizes and the impact this has on land requirements for future 

growth areas. This information can be found in the  Technical 

Background Report and will be reviewed through structure 

planning.  
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7. Future jobs and employment  
The number of jobs in Alpine Shire will also grow to 

2041 and early planning should ensure there is enough 

employment land to accommodate future jobs, 

particularly in town centres and key industrial areas.  

7.1 Employment and land forecast 
A key driver of employment land demand in Alpine Shire is 

municipal-wide jobs growth. Key sectors for employment growth 

in the next 20 years in Alpine Shire (see Figure 14) are forecast to 

be:  

▪ Healthcare and Social Assistance (+334 jobs). 

▪ Education and Training (+174 jobs). 

▪ Construction (+154 jobs).  

▪ Professional, Scientific and Technical Services (+126 jobs). 

▪ Financial and Insurance Services (+18 jobs). 

▪ Rental, Hiring and Real Estate Services (+42 jobs). 

▪ Arts and Recreation Services (+30 jobs). 

▪ Administrative and Support Services (+82 jobs). 

 

 

 

 

 

 

 

Figure 14. Employment by Industry. Alpine Shire 2021-2041. Source: SGS 
Economics and Planning, 2022. 

Different types of employment have different requirements for 

building floorspace and land based on, for example, where they 

need to locate, business size and transport needs.  

Five policy relevant Broad Land Use Categories (BLUC) were 

defined to help translate future job forecasts to an estimate of 

requirements for employment land Table 7).  

Council has a focus on ensuring that there is an adequate supply 

of land for industrial activity and commercial activity within town 

centres as these areas are typically more constrained in 

supporting growth.  

Employment-generating activities that occur in other locations 

across the Shire (particularly those in rural areas) are likely to be 

less constrained in terms of land supply.  
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Table 7. Broad land use category and relevant zoning in Alpine Shire 

Land use category Definition 

Local centre The commercial core of larger towns, designated by 
the Commercial 1 Zone.  

Industrial/services Areas containing industrial activity, designated by 
the Industrial 1 Zone, Industrial 2 Zone, and the 
Mixed Use Zone. While the Mixed Use Zone allows 
a broad range of land uses (including residential), it 
generally supports light industrial and urban 
services uses in Alpine Shire.  

Dispersed 
accommodation 

Accommodation and hospitality uses in non-
employment zones.  

Large Town All other urban areas outside of defined 
commercial and industrial zones. This category 
includes employment uses (other than hospitality 
and accommodation) such as schools, medical uses, 
health and recreation facilities, public 
administration uses, etc.  

Rural/other All non-urban zoned areas.  

Source: SGS Economics and Planning, 2022 

Table 8 outlines the additional floorspace needed across Alpine 

per BLUC in the future. These estimates were made by applying a 

locally-relevant ‘employment floorspace ratio’ to the total 

number of forecast for each industry sector and related BLUC.  

Table 8 shows that the greatest demand for employment 

floorspace is expected for ‘Industrial/Services’, while ‘Local 

7 Employment in rural aeras will be addressed in detail through preparation of an 

updated Rural Land Use Strategy (refer Section 8) 

Centres’ are expected to require 14,502 sqm of additional 

floorspace to 2041.  

‘Large town’ is also forecast to require a large amount of 

additional floorspace, but much of this floorspace will be 

provided in dispersed facilities like schools and hospitals (often 

through the redevelopment of existing sites or precincts) 

meaning that this demand does not represent widespread and 

large-scale change within towns.  

Additional demand for floorspace in the ‘Rural/Other’  BLUC is 

likely to be spread between existing smaller towns and 

agricultural uses, and would represent minimal change in most 

rural areas, and therefore, not requiring any change to planning 

controls.7  

Table 9 shows employment floorspace demand to 2041 by BLUC 

for each town.  

Bright and Porepunkah are expected to absorb a large share of 

the future floorspace for locally oriented trades, light industry 

and retail activities. Myrtleford will remain the key location for 

future larger scale industrial employment growth.  There is a 

need to ensure enough industrial land is provided in Myrtleford 

to ensure Alpine Shire can continued to attract major industry in 

the future. 
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Table 8. Floorspace demand by broad land use category in Alpine Shire, 
from 2021 to 2041 (sqm) 

 2031 2041 

Local centre +8,259  +14,502  

Industrial/services +12,118  +19,756  

Dispersed accommodation +5,918  +9,125  

Large town +10,469  +18,288  

Rural/other +7,036  +12,851  

Total +43,801  +74,522  

Source: SGS Economics and Planning, 2022 

 

 

 

 

 

 

 

 

 

 

Table 9.floorspace demand by broad land use category and town from 2021 to 2041 (sqm) 

 
Local centre Large town Industrial/services Dispersed 

accommodation 
Rural/other Total 

Myrtleford  +6,271   +8,827  +6,871   -     +1,553   +23,521  

Bright-Porepunkah  +5,234   +5,775   +6,730   +8,270   +153   +26,162  

Mount Beauty-Tawonga South  +879   +3,686   +8,278   +855  +1,006   +14,706  

Other  +2,118  -12,033  -2,123   -     +10,138   +10,134  

Total  +14,502   +6,255   +19,756   +9,125   +12,851   +74,522  
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7.2 Existing capacity for employment 
Industrial/Service and Local Centre BLUC are the focus for the 

assessment of land supply as they align with areas zoned for 

industrial and commercial activity, which are most constrained 

for employment growth. 

Table 10 shows that the combined future floorspace demand for 

Industrial/Service and Local Centre is 34,528 square metres, or 

almost 50 per cent of total employment floorspace demand for 

all BLUCs.  

Table 10. Floorspace demand by industry category, town, Local Centre 
and Industrial service BLUCs, from 2021 to 2041 (sqm) 

 
Local centre Industrial/ 

services 
Total 

Myrtleford  +6,271  +6,871  +13,142 

Bright-Porepunkah  +5,234   +6,730  +11,964 

Mount Beauty-
Tawonga South 

 +879   +8,278  +9,157 

Other  +2,118  -2,123  -5 

Total  +14,502   +19,756  +34,258 

Source: SGS Economics and Planning, 2022 

Table 11 compares the total demand employment floorspace and 

employment floorspace capacity (i.e., the potential to 

accommodate projected employment floorspace needs within 

existing commercial and industrial zoned areas).  

Note that this assessment excludes land in the Myrtleford North 

Industrial Area (zoned INZ2), as this site accommodates the Mill 

and is not available for development for other industrial uses. 

The Mill also has a setback due to its use which detracts from the 

development potential of land already zoned for Industrial in the 

Myrtleford North Industrial Area.   

The results show an expected shortfall in capacity for 

employment floorspace of approximately 22,000sqm across the 

Shire to 2041 for Local Centre and Industrial/Services land use 

types. This includes:  

▪ An undersupply of 8,400sqm for Local Centres, and  

▪ An undersupply of 13,600sqm for Industrial/ Services areas.  

 

Table 11. Net Employment Floorspace demand vs capacity, Alpine Shire 
- 2041 

Employment land 
type 

Employment 
demand (sqm 
of floorspace) 

Net capacity 
(sqm of 
floorspace) 

Demand/ 
capacity gap 
(sqm of 
floorspace) 

Industrial/service 19,756 6,194 -13,562 

Local centres 14,502 6,096 -8,406 

Total 34,258 12,290 -21,968 

Source: SGS Economics and Planning, 2022 

Table 12 shows these results by town and BLUC. It shows that 

there is expected to be a shortfall in supply of industrial land 

across Bright-Porepunkah (26,900 sqm), Myrtleford town (10,400 

sqm) and Mount Beauty-Tawonga South (25,400 sqm).  
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Table 12. Net Employment Floorspace demand vs capacity, by town, 2041 

 Employment demand 
(sqm of floorspace) 

Net capacity 
(sqm of floorspace) 

Demand/ capacity gap (sqm of 
floorspace) 

Bright-Porepunkah Industrial 6,700 0 -6,700 

Local centre 5,200 2,100 -3,100 

Subtotal 12,000 2,100 -9,800 

Myrtleford Industrial 6,900 4,300 -2,600 

Local centre 6,300 3,800 -2,500 

Subtotal 13,100 8,000 -5,100 

Myrtleford North Industrial Industrial - 229,900 229,900 

Mount Beauty-Tawonga South Industrial 8,300 1,900 -6,300 

Local centre 900 200 -700 

Subtotal 9,200 2,100 -7,000 

Other All 10,100 157,100 147,000 
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7.3 Future land for employment 
To determine how much additional land is needed to 

accommodate forecast employment growth to 2041, the 

following steps were taken: 

1. Analysis of building footprints and lot sizes for each of the 

Shire’s industrial and commercial zoned areas was completed 

to identify locally relevant Floor Area Ratios (FARs) (for 

example, identifying the lot size requirements of a 

warehouse in an industrial area requires). 

2. Estimate future employment land requirements by applying 

identified FARs to the estimated undersupply of employment 

floorspace for Industrial/Service and Local Centre.  

Table 13 provides estimates of land required to accommodate 

future employment growth. It shows that a modest future 

rezoning of land for trades and light industrial uses in each of the 

three main towns is needed. Town by town provision for 

industrial and commercial activities would be consistent with 

suggestions made through the community engagement (refer to 

Section 8).  

There is greater potential for redevelopment and intensification 

of uses in commercial centres due to the higher value of land 

uses and the adaptability of floorspace in these locations. 

Therefore, the capacity gaps identified for ‘local centre’ uses are 

less pressing. Future employment is likely to be absorbed within 

the extent of existing Commercial 1 Zone areas without the need 

to rezone further land.  

This is consistent across most townships. However, as part of 

future structure planning processes in Porepunkah it would be 

expected that the extent and role of the Township Zone would 

be reviewed, particularly its suitability for future commercial and 

retail uses in a potentially growing town context.  

This may include consideration of the Commercial 1 Zone.  

Table 13. Employment Land requirements, by town, 2041 

 Additional land 
required (sqm) 

Bright-Porepunkah Industrial 26,900 

Local centre 6,200 

Subtotal 33,100 

Myrtleford Industrial 10,400 

Local centre 5,000 

Subtotal 15,500 

Mount Beauty-Tawonga South Industrial 25,400 

Local centre 1,400 

Subtotal 26,700 
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8. Strategic Directions  
This section sets out the overarching strategic direction 

for future land use and development in Alpine Shire 

through to 2041.  

 
 

 

Figure 15. LDS Structure  

 
 

 

 

 

 

Figure 15 depicts the structure of the LDS. The vision for the 

Shire and the principles and objectives that set out the 

overarching direction are detailed below. Section 9 provides 

greater detail about the strategies and actions that form a 

pathway to implementation.  

In addition, structure plans will be prepared for Bright, 

Porepunkah, Myrtleford and Mount Beauty-Tawonga South to 

show the strategies relevant to each place. These will sit 

alongside the LDS. 

8.1 Vision  
The vision for the Shire set out in the current Council Plan and 

under Clause 02.02 of the Alpine Planning Scheme is that: 

Our people, places and environment enrich our area’s resilience, 

prosperity and sustainability.  

▪ For those who live and visit: To be connected, supported and 

welcomed throughout all stages of life. 

▪ For a thriving economy: Ideas and industry thrive through a 

climate sensitive and diverse economy.  

▪ For bold protection of our future: Our natural environment is 

protected and preserved.   

▪ For the enjoyment and opportunities of our lifestyle: The 

connection between people and place is strengthened.  

▪ For strong and informed leadership: Collaborative, bold and 

evidence-based decision making. 

 

  

M(9) 27 August 2024 8.2.3.d Alpine Shire Coucil Land Development Strategy 



Building on this, the vision for future land uses in the Shire is: 

In 2041, the diverse housing needs of our community will be 

met, while preserving the unique local character of our many 

towns and settlements. The Shire will be a thriving visitor 

destination, with diverse local industry, and a strong jobs, 

goods, and services offering. Growth and development will be 

managed in a way that recognises the significant natural values 

of the Shire, and the impacts of climate change and natural 

disasters. 

 

 

8.2 Strategic directions 
Underpinning the vision is a set of directions for land use and 

development which reflect Victorian Government policy and 

preferred local outcomes for the community. The directions 

provide the framing for objectives, strategies and actions of the 

LDS and will also be used to inform future decision-making 

regarding housing and employment outcomes.  

1. To avoid development in areas at risk of natural hazard 

to protect human life, and areas of environmental and 

landscape significance to preserve our natural resources.   

2. To direct future population and housing development in 

accordance with the defined future roles of service 

towns, rural towns, small settlements and rural localities. 

3. To prioritise the creation of compact towns and 

settlements to enable more efficient use of land and 

infrastructure. 

4. To improve the diversity of housing to provide greater 

choice for residents throughout all stages of life.  

5. To support diversification, prosperity, sustainability, and 

innovation on employment land.  

6. To support new development that contributes to the 

unique local character of towns and settlements. 

7. To deliver appropriate utility, transport and community 

infrastructure when and where it is needed to support 

growth.  
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Strategic Direction 1: Environment and 
natural hazards 

To avoid development in areas at risk of natural hazard to protect 

human life, and areas of environmental and landscape 

significance to preserve our natural resources.   

As outlined in Section 4, Alpine Shire covers a big geographic area 

characterised by large tracts of unspoilt native vegetation, 

significant landscapes, alpine areas, and extensive waterway 

networks. The natural features of the Shire contribute to the 

character of settlements and towns, are highly valued by existing 

residents and are a significant drawcard for new residents. 

However, many of these areas are subject to significant risk from 

natural hazards including bushfire, flooding, and landslip and 

erosion.  

The BPS has provided clear guidance on the need to ensure 

settlement boundaries reflect the need to protect settlements in 

perpetuity and areas that may offer potential residential or 

employment growth. These findings have informed the final LDS. 

The Alpine Planning Scheme addresses ‘Environmental Risks and 

Amenity’ and includes strong policy statements regarding the 

role of planning in adopting a risk mitigation approach to 

strengthen the resilience and safety of communities. Existing 

policy guidance gives clear priority to the protection of human 

life over all other policy considerations. 

Council works in partnership with the Country Fire Authority, 

North East Catchment Management Authority, and other 

technical experts to understand the changing level of risks posed 

by natural hazards.  

Future settlement development must respond appropriately to 

natural hazards risk to preserve human life utilising the best 

available data and input from relevant agencies. This is 

particularly considering the ever-increasing impacts of climate 

change. The progression of climate change as well as ongoing 

development means that the risks posed by bushfire, flooding, 

and landslip and erosion are not static. 

Regular update of analysis and data in response to changes in the 

natural environment will be needed to ensure that future land 

use planning activities continue to respond appropriately. This 

includes understanding impacts in existing and proposed urban 

zoned areas. 

This will provide a sound framework for: 

▪ Protecting residents in existing settlements through localised 

planning for natural hazards. 

▪ Future decision-making regarding rezoning of land for 

residential purposes.  

▪ Identifying shelter locations in the event of natural disasters.  

 

Co-ordinated effort is required between Council, the Victorian 

Government, the Country Fire Authority and North East 

Catchment Management Authority to ensure best-practice and 

consistent methodologies are applied in identifying aeras of risk 

to inform strategic planning processes. 

The following objectives articulate desired future outcomes for 

protecting human life from natural hazards. Supporting strategies 

and actions are contained in Section 9. 
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Table 14. Strategic Direction 1: Objectives, Strategies and Actions 

Objective 1:  To prioritise the protection of human life as the 
foremost priority in planning for settlements in Alpine. 

Strategy 1.1 Avoid rezoning of land that permits residential, 
commercial, community or industrial uses in areas that 
are subject to natural hazards including bushfire, 
flooding and erosion.  

Action 1.1 Identify shelter locations in all service towns, rural 
towns, small settlements, and rural localities in Alpine 
Shire for use in the event of natural disaster.  

Action 1.2 Ensure that flood mapping is up to date in the Alpine 
Planning Scheme by: 

• Requesting the Victorian Government to ensure 
adequate funding is available for Catchment 
Management Authorities to prepare flood 
mapping for Alpine Shire.  

• Seeking support from the Victorian Government 
to fund and implement flood mapping prepared 
by Catchment Management Authorities.  

• Seeking support for improvements in waterway 
health in collaboration with North East Catchment 
Management Authority including seeking funding 
for projects that support waterway health. 

Action 1.3 Advocate to the Victorian Government to update 
erosion hazard mapping in Alpine Shire and apply 
appropriate planning controls to ensure development 
does not occur in high risk areas.  

Action 1.4 Advocate to the Victorian Government for an agreed 
methodology for municipal wide, landscape scale 
bushfire assessments to inform strategic land use 
planning 

Action 1.5                  Seek to resolve bushfire planning measures across the                        
municipality including: 

• Collaborate with the CFA to prepare a Municipal 
Bushfire Risk Assessment or Detailed Bushfire Risk 

Assessment to identify bushfire risk levels across 
Alpine at range of scales and considering all 
bushfire hazards that can be potentially harmful, 
including grasslands and vegetation outside of 
land subject to the Bushfire Management Overlay. 

• Advocate to the Victorian Government and the 
CFA to implement the Bushfire Planning Study 
2024 through a planning amendment as 
custodians of these controls. 

Action 1.6 Collaborate with surrounding municipalities and risk 
management agencies (CFA, Catchment Management 
Authorities, DECCA, HVP and Parks Victoria) to prepare 
a program to review and update data and mapping of 
natural hazards risks. 

Objective 2: To protect the many features of environmental and 
landscape significance from unintended impacts of 
development recognising the intrinsic value these 
features have and their important role in mitigating 
climate change impacts, defining the character of 
Alpine Shire and supporting the tourism economy.  

Action 2.1 Commence a comprehensive assessment of the 
significant landscapes and vegetation in the 
municipality, including those at a regional scale (e.g., 
views to Mount Buffalo and Mount Bogong) and local 
scale (e.g., boulevards in Bright) and put in place 
planning controls to protect such as the Significant 
Landscape Overlay, Environmental Significance 
Overlay, Vegetation Protection Overlay and Heritage 
Overlay. 

Action 2.2:                Commence an Odour Impact Assessment for the growth 
area nominated to the north of Mount Beauty owing to 
its proximity to the Mount Beauty Aerodrome, former 
landfill, existing AGL pondage and transfer station prior 
to supporting this area for residential purposes. 

  Action 2.3                Prepare and implement stormwater drainage studies / 
integrated water management plans for urban areas 
to identify all infrastructure required to ensure water 
quality in receiving environments is appropriate. 
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Action 2.4                  Advocate to North East Water to implement an 
Environmental Significance Overlay for the Mount 
Beauty Waste Water Treatment Facility. 

Strategic Direction 2: Future roles of towns 
and settlements 

To direct future population and housing development in 

accordance with the defined future roles of service towns, rural 

towns, small settlements and rural localities. 

Establishing a settlement hierarchy 
The classification of settlements based on their existing and 

expected future roles is important to: 

▪ Provide clarity regarding preferred locations for future 

population growth to the community, investors and 

developers.  

▪ Identify areas where change is most suitable while 

maintaining and enhancing the unique local character of 

different places across Alpine Shire. 

▪ Prioritise locations to guide future infrastructure investment 

by Council and other government agencies.  

▪ Ensure the sustainable use of land and respond to the 

increasing impacts of climate change.  

Each of Alpine’s settlements is distinctive, offering a unique 

character, lifestyle, service offering and choice of housing. The 

proposed future roles of the Shire’s settlements take into 

consideration:  

▪ Local environmental features and exposure to natural 

hazards. 

▪ Existing population size and number of dwellings. 

▪ Extent of commercial activity and presence of defined 

commercial areas. 

▪ Infrastructure servicing including reticulated services. 

▪ Land use zoning patterns. 

▪ Use for special-purpose activities.  

Bright, Myrtleford and Mount Beauty-Tawonga South are 

classified as ‘Service Towns’ and Porepunkah has been classified 

as an emerging ‘Service Town’. Service towns will accommodate 

the largest amount of future housing and employment growth.  

Porepunkah has previously been identified in the Alpine Planning 

Scheme as a township that has significant capacity for residential 

and commercial growth.  

The findings of the LDS have reiterated this given the inherent 

flood and bushfire risk impacting on the growth potential of 

other parts of the Shire, and the high demand for services 

currently experienced in Bright, Porepunkah continues to 

represent a suitable location for urban development, community 

infrastructure and housing. Table 14 highlights the impact of the 

BPS for each township in terms of potential growth areas. These 

considerations have informed the final settlement hierarchy 

established in Table 15.  

Separate to any opportunities for greenfield development in 

Porepunkah, a review of the Township Zone is required to ensure 

a more structured approach to commercial, industrial and 

residential use, to avoid conflicts in planning, and to apply zoning 

that reflects the patterns of land use.  
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There are four quite non-typical settlements in Alpine Shire that 

require unique planning approaches.  

Dederang is a small settlement with a pub, place of last resort 

and community facilities including hall, recreational reserve and a 

small primary school. The BPS identified Dederang as a lower-risk 

area where new greenfield growth can be directed to, in areas to 

the south and west of the existing Township Zone. The LDS will 

not support development in Dederang in the short –to medium 

term until the area is further investigated as part of the future 

Alpine Shire Rural Directions Strategy.  

Mudgegonga has largely been an area utilised for farming and a 

key connection between Myrtleford and Dederang. Mudgegonga 

is also noted as a lower-risk area in the BPS. The LDS will not 

support development in this township due to servicing 

constraints and rural nature of this land. Further work through 

the Rural Directions Strategy will clarify future use.  

Dinner Plain is a unique, seasonal alpine township located above 

the snowline, 20 km from the Mount Hotham Resort, that is 

currently classified as an Alpine Town in the Alpine Planning 

Scheme. The permanent population of Dinner Plain is very low 

with population increasing tenfold over the winter months. There 

is limited commercial and industrial activity and community 

facilities, with many only operating over the snow season. It is 

zoned Special Use Zone and many residential lots remain 

undeveloped.  

Further growth in Dinner Plain will only occur in the existing 

zoned area of the Special Use Zone, given heightened bushfire 

risk, and the lack of services available and likely to become 

available in this unique high alpine context. It is recognised in the 

new settlement hierarchy as a Rural Town.  

The Small Settlements of Freeburgh, Ovens and Germantown are 

areas of dispersed dwellings primarily on small lots within the 

Farming Zone. They function as quasi-rural residential areas with 

the pattern of residential development not reflecting the zoning 

and subdivision restrictions on the land. There is a lot of 

pressure, particularly in Freeburgh, to allow further residential 

development and subdivision of land based on the planning 

precedents that have been set in the past.   

The LDS has established that neither of these Small Settlements 

are suitable for expansion of residential use due to their distance 

from commercial and community services, their location in 

agriculturally productive areas, and the exposure they have to 

natural risks (bushfire in Freeburgh and flooding in Ovens).   

The zoning of these settlements requires review to ensure the 

subdivision lot size reflects the pattern of rural residential 

development that has been supported in these locations up until 

now, and remove confusion about the future supported use of 

land in these Small Settlements.  

Bogong Village has been functioning as a small settlement until 

recently, accommodating holiday houses and school camps and a 

general store. There are no reticulated services.  

With the recent buy back of holiday houses by the underlease of 

the land (AGL) and the impact of the Bogong Landslide from 

October 2022 to May 2023, Bogong is no longer considered to be 

a settlement within the settlement hierarchy. It may continue to 

function for specialised accommodation such as school camps, 
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seasonal key worker housing or other short-term 

accommodation uses. 

 

Supporting rural towns, small settlements and 
rural localities 
Rural Towns, Small Settlements and Rural Localities8 are 

fundamental to the Shire and highly valued by their communities, 

Alpine residents, and all Victorians.  They provide essential 

housing, support highly productive commercial businesses and 

provide access to natural beauty that support health and 

wellbeing.  

As described in Table 16, many of these places, particularly the 

Small Settlements and Rural Localities, are characterised by 

dispersed housing within primarily agricultural zoned areas. 

Preparation of an updated Rural Land Use Strategy is required to 

identify opportunities to support these settlements, recognising 

the need to balance consideration for protection of human life 

from natural hazards, safeguarding productive agricultural and 

other commercial uses, and broader economic and demographic 

trends and servicing constraints.   

The following objectives articulate desired future outcomes for 

the future role of settlements. Supporting strategies and actions 

are contained in Section 9. 

Mount Hotham Airport does not form part of the settlement 

hierarchy but may provide an opportunity to develop key worker 

8 Note that in the current Alpine Planning Scheme, these are referred to as Rural Towns, 

Small Settlements and Rural Districts.  The LDS proposes new names for these 

settlement classifications.  

accommodation as infrastructure to support the operation of the 

Mount Hotham Alpine Resort. The opportunity to retain the 

airfield function should be maintained as an important transport 

gateway servicing the High Plains and Alpine resorts. 

Table 15. Strategic Direction 2: Objectives, Strategies and Actions 

Objective 3:  To support sustainable patterns of residential development 
across the Shire. 

Strategy 3.1: Direct population growth to existing and emerging Service 
Towns identified in the Settlement Hierarchy and the Service 
Town Framework Plans to support efficient and safe use of 
land and infrastructure and convenient access to jobs and 
services. 

Strategy 3.2: Consolidate growth of Rural Towns within existing township 
boundaries, recognising that reticulated services are unlikely 
to be provided in these locations over the long term. 

Strategy 3.3 Support development within Dinner Plain that builds the 
permanent population within the existing zoned land.  

Strategy 3.4 Manage development in Small Settlements to ensure that the 
agricultural function of surrounding lands is not compromised.  

Strategy 3.5 Limit development in Rural Localities that is not associated 
with agricultural uses.  

Action 3.1  Incorporate the settlement hierarchy outlined in Table 17 

Action 3.2 Prepare Structure Plans for Bright, Mount Beauty – Tawonga 
South, Myrtleford and Porepunkah to accommodate the 
anticipated residential, commercial and industrial growth of 
Alpine Shire. 
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Action 3.3 Prepare the next stage of the Rural Land Strategy to resolve 
the appropriate application of zones in all settlements that are 
not Service Towns.  

 

Table 16. Bushfire and growth potential in townships  

Service Town Bushfire Planning Directions Future Growth Potential 

Bright Protect settlement boundary. 

Limited growth (development of existing lots) at township fringes 

Substantial growth in town centre (C1Z land). 

Level and form of growth in middle ring to be resolved through Structure Plan. 

Small area nominated on North of Great Alpine Road as an area for 

investigation 

Tawonga 

South 
Protect settlement boundary. Limited growth (development on existing lots). 

Myrtleford Protect settlement boundary. 
Moderate growth within existing urban zoning. 

Level of growth in town centre to be determined through Structure Planning. 

Porepunkah 

(emerging) 

Settlement boundary indicating 

potential for growth to north (2 – 3 

rows of housing, perimeter road to 

build township resilience to fire).  

Substantial growth within existing urban zoning once drainage issues are 

resolved, with nuancing to occur through the Structure Planning process 

(rezone from TZ to more appropriate zones, and determine growth area). 

Mount Beauty 

Settlement boundary indicating 

further investigation area to the north 

of town. 

Moderate growth within existing urban zoning. 

Level of growth in town centre to be determined through Structure Planning. 

Potential growth area to north of Mount Beauty to be explored through 

Structure Planning noting the below two assessments may shift extent of 

development in this areas. 

- Kiewa Valley Flood Study underway with NECMA 

- Odour Buffer assessment for Mount Beauty 
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Table 17. Future role of towns and settlements  

Towns and 

settlements  
Current role  Future role  

Service Towns  

Bright   

Myrtleford  

Mount Beauty-

Tawonga South  

   

Porepunkah 

(emerging)  

  

Moderate to large towns 

containing commercial 

centres providing a variety of 

housing and a moderate 

employment base. Service 

Towns provide important 

community services.   

 

Service Towns are fully or 

partially serviced with 

reticulated services.   

Service Towns are popular 

visitor and retirement 

destinations.  

 

Porepunkah is identified as a 

small town in the current 

Planning Scheme which also 

notes it has significant 

capacity for residential, 

commercial and industrial 

growth, and has been 

identified as an emerging 

service town through the 

development of the LDS.   

  

  

Future growth: Service Towns are supported as the primary locations for future residential and employment growth, subject to 

assessment of environmental risk (bushfire, flood, landslip) constraints.  

 

Bright and Tawonga South are highly constrained by bushfire, and there is no opportunity for large outward expansion of these 

settlements. Infill development will be directed to the lower risk areas of these settlements (the centre of town in Bright, and 

to the north of Kiewa Valley Highway in Tawonga South).  

 

Myrtleford is less constrained by bushfire risk, and while outward expansion of this settlement is not supported, consolidation 

of the existing urban zoned land will provide an opportunity to build the resilience of this settlement.  If the existing Industrial 2 

Zone land to the north of the settlement transitions over time, opportunities for northward expansion of more sensitive uses 

could be explored.  

 

In Porepunkah, there is some opportunity for growth to the north of Station Street, and expansion in this area would provide 

an opportunity to increase the urban land available to accommodate growth and establish a more resilient township through 

the introduction of a perimeter road.  As drainage and flooding issues are resolved in Porepunkah, more intensive 

development of the existing zoned land will be possible and supported.     

 

Mount Beauty has some opportunity for growth and expansion for residential development beyond Valley Avenue This area 

however requires detailed investigation of odour buffer assessment and will be subject to findings of the Kiewa Valley Flood 

Study conducted by NECMA.  

 

Zoning for residential and employment development: Further rezoning for residential and employment purposes is supported 

in Service Towns to provide for population growth in alignment with the Framework Plans. However, infill development in 

existing zoned areas will be prioritised to make best and most efficient use of land and infrastructure. This includes infill 

development in established areas via development of medium and higher density housing types (villa units, townhouses, 

apartments and shop top housing), as well as further subdivision and development of existing zoned greenfield land on the 

fringe areas of Service Towns. 

    

Detailed guidance on growth will be provided through the preparation of Structure Plans and Urban Design Frameworks.   

The Township Zoning of Porepunkah will be reviewed through the Structure Planning process with an expectation that 

appropriate residential, industrial and commercial zones will be applied to recognise its transition to a Service 

Town.  Additional commercial activity will be consolidated in the existing commercial centre of the township along Station 

Street.   
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Development and community infrastructure: Growth in Service Towns will be supported by the provision of required 

development and community infrastructure which will be prioritised for delivery in Service Towns above other settlements.    

Rural Towns  

Dederang  

Harrietville   

Tawonga   

Wandiligong   

  

Dinner Plain 

(seasonal tourist 

town)  

  

  

  

Most of the Rural Towns 

have limited urban zoned 

land with a variety of zones 

being applied including 

Township Zone, Low Density 

Residential Zone and Farming 

Zone. They accommodate 

small populations. Rural 

Towns have limited 

commercial and community 

facilities which is generally 

dispersed throughout the 

towns.  

 

Rural Towns generally do not 

have reticulated services.   

Dinner Plain is zoned Special 

Use Zone and does not have 

reticulated services.    

Future growth: Only incremental population growth and housing and employment development is supported in Rural Towns 

within existing urban zoned areas. Further growth will be accommodated via infill development in established Rural Town 

areas, subject to assessment of environmental risk (bushfire, flood, landslip) constraints.  

There are opportunities for growth within the existing zoned but undeveloped land in Dinner Plain and residential, commercial, 

and industrial growth is supported to support the ongoing sustainability of the Dinner Plain community.  Dinner Plain is very 

vulnerable to bushfire risk so any future development is subject to assessment of this risk.  

 

Zoning for residential development: Some Farming Zone land in Wandiligong is functioning as residential land and requires 

further review. This review has been identified as further strategic work.   

Dederang is one of the only parts of the Shire (along with Mudgegonga) that has a moderate level of landscape bushfire risk, 

and if the Victorian Government requires further growth to be accommodated in the Shire, Dederang could be investigated for 

expansion to the north of Kiewa Valley Highway.  As there are no reticulated services in Dederang, expansion of this area would 

be a significant departure from the Victorian Government’s current approach to greenfield development in areas remote from 

existing significant settlements. This has been identified as further strategic work; however, it is not a priority at this time.  

 

Apart from this, no further rezoning for residential purposes is supported within Rural Towns.  

 

In Dinner Plain, Council may consider converting the existing Special Use Zones to the underlying residential, industrial and 

commercial zones once the development of the zoned land is complete.   

Small Settlements   

  

Freeburgh  

Ovens 

Germantown   

Small Settlements represent 

areas of dispersed dwellings 

primarily on small lots within 

the Farming Zone. They 

function as quasi rural 

residential areas with the 

pattern of residential 

development not reflecting 

the zoning and subdivision 

restrictions on the land.    

Small Settlements include 

very limited urban zoning, 

commercial activity, 

community facilities or 

reticulated services.   

  

Future growth:  Further expansion or subdivision is not supported in these locations, however the zoning of these settlements 

requires review to ensure the subdivision lot size reflects the pattern of rural living / dwellings that has been supported in 

these locations up until now.  It is recognised the strategic significance of the Farming Zone land in these settlements is limited, 

with Freeburgh in particular being highly constrained.   

An updated Rural Directions Strategy will guide development in these small settlements and rural districts.  
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Rural Localities  

  

Barwidgee Creek  

Buffalo River  

Buckland Valley  

Eurobin  

Gapsted  

Rosewhite  

Smoko  

Mudgegonga 

Kancoona  

Gundowring 

  

Rural localities are areas with 

dispersed dwellings on 

medium to large Farming 

Zone lots (and in Buffalo 

River, Rural Living Zone). 

They have no retail activity, 

community facilities or 

reticulated services.   

  

Future growth: Dwelling development that is not associated with the productive agricultural use of Farming Zone land is not 

supported in these locations due to risk to human life from natural hazards and impact on significant environmental landscapes 

and natural resources. Further expansion is not supported in these locations.  

An updated Rural Land Use Strategy will guide development in these small settlements and rural districts. The Rural Directions 

Strategy may also determine if Mudgegonga (which has been defined as an area of lower bushfire risk), should be considered 

for future growth in any capacity.  

Bogong Village  Bogong Village has been 

functioning as a small 

settlement until recently, 

accommodating holiday 

houses and school camps, 

and a general store.  There 

are no reticulated services.  

Given the risks associated with bushfire and erosion, no significant development is supported in Bogong Village.  

Support for refurbishment of existing buildings for the purpose of seasonal key worker housing or other short-term 

accommodation (such as short-term rental, school camps, art exhibition etc.) where evacuation is more easily managed than 

permanent settlements, will be considered subject to assessment.  
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Strategic Direction 3: Compact towns and 
settlements  

To prioritise the creation of compact towns and settlements to 

enable more efficient use of land and infrastructure. 

Section 5 identified the need to accommodate 1,625 additional 

homes in urban areas by 2041. Future housing growth will be 

accommodated in the following ways:  

▪ Development of existing residential, commercial and 

industrial zoned land. 

▪ Rezoning greenfield land for residential, commercial and 

industrial use. 

▪ Managing the impact of short term rental accommodation 

and holiday homes on the pool of permanent housing 

available to the community.  

 

This Strategy contains objectives and strategies relating to each. 

Development of existing zoned land 

There is potential for intensification of development on land 

already zoned for residential use across Alpine Shire. This 

includes infill development in established areas (discussed in 

further detail in Section 7.5), and further subdivision of land 

located on the urban fringe.  

Intensification offers potential to provide for population growth 

within the current footprint of townships, maximising use of 

existing infrastructure and providing housing in more accessible 

locations, close to jobs and services.  

Council will aim to better understand and address barriers to 

development in these locations, working collaboratively with the 

community and the Victorian Government to unlock urban land 

potential. This will reduce the need to rezone further greenfield 

land and reduce costs-associated with extension of infrastructure 

networks to support growth in these areas.   

The impact of short term rental accommodation 
and holiday homes 
Short term rental (STR) accommodation and holiday homes 

deliver many benefits for owners, visitors and the local economy, 

however, their proliferation can also have a significant impact on 

the housing market, including inflating property prices and 

diverting supply of housing from use by permanent residents. 

The negative impact of STR and holidays homes has been 

exacerbated by population shifts during the COVID-19 pandemic, 

enabled by the move to work from home and hybrid work.  

The Victorian Government has been hesitant to limit STR 

accommodation as it is seen as an intrinsic part of the tourism 

economy across the State, however very recently, in Victoria’s 

Housing Statement has introduced a 7.5% levy on short term 

accommodation which is yet to be seen to have an effect on this 

market.   

In Alpine Shire, the predominance of STR accommodation is 

increasing and having the effect of reducing the amount of 

housing that is available for permanent residents who are priced 

out of the market and in many cases unable to access 

accommodation at any price as there is none available. Much of 

the housing growth in Alpine Shire is driven by STR 
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accommodation which reduces the ability to deliver compact 

Service Towns.  

The levy on STR accommodation is unlikely to shift the economics 

of use of dwellings for STR accommodation in Alpine Shire.  

Without more significant policy intervention at the Victorian 

Government level, there are limited mechanisms for Council to 

manage the impact of STR accommodation or the ability to 

deliver affordable and available permanent housing for Alpine 

residents.  

The following objectives articulate desired future outcomes for 

the realisation of compact towns and settlements. Supporting 

strategies and actions are contained in Section 9. 

 

 

 

 

 

 

 

 

 

 

 

Table 18. Strategic Direction 3: Objectives, Strategies and Actions 

Objective 4: To direct residential, commercial, industrial and 
community infrastructure growth to safe, suitable and 
well serviced locations, in an orderly manner.  

Strategy 4.1 Direct residential, employment and community 
infrastructure growth to locate within the settlement 
boundaries of Service Towns as shown on the Service 
Town Framework Plans.  

Strategy 4.2 Promote intensification of residential development in 
existing urban zoned areas.  

Strategy 4.3 Consolidate commercial and industrial activity in 
existing zoned land in Service Towns.  

Strategy 4.4 Include commentary in the Municipal Planning 
Strategy about the impact short stay accommodation 
has on delivering affordable and available long term 
housing and the impacts this has on the community.  

Action 4.1 Prepare structure plans for the Service Towns to 
investigate and resolve whether the investigation areas 
identified on the Settlement Framework Plans for 
residential, commercial and industrial use can be 
rezoned, and the sequencing of rezoning that should be 
undertaken.  

Action 4.2 Advocate to the Victorian Government to introduce a 
tool that will enable the proportion of short-term 
accommodation available in townships to be managed. 
(For example, creating a definition in Clause 73.03 of 
the Victoria Planning Provisions for short term 
accommodation, and making it a section 2 use in the 
residential zones).  

Action 4.3 Monitor housing, employment and community service 
land demand and capacity and adjust land release in 
growth areas in response in a regular (five yearly) 
cycle.  

 

M(9) 27 August 2024 8.2.3.d Alpine Shire Coucil Land Development Strategy 



Strategic Direction 4: Residential growth 
and housing diversity 

To improve the diversity of housing to provide greater choice for 

residents throughout all stages of life.  

Greenfield housing 
Rezoning of new greenfield areas will provide for housing growth 

that cannot be accommodated in existing urban zoned areas.  

Opportunities for greenfield development are in areas that are 

not subject to environmental and other constraints, that satisfy 

government policy regarding urban growth and are able to be 

provided with urban services and facilities in an efficient and 

affordable manner.9 Greenfield investigation areas have been 

identified in Myrtleford, Porepunkah and Mount Beauty-

Tawonga South as shown in Framework Plans shown in Section 9. 

Further detailed assessment through the preparation of structure 

plans will be required to: 

▪ Identify and resolve site level constraints (such as localised 

flooding issues). 

▪ Determine appropriate allocation of residential and other 

community and employment land uses. 

▪ Identify appropriate lot patterns and size and identify an 

appropriate program of development staging aligning with 

demand.   

9 Refer to the Technical Background Report 2024  for detailed description of technical 

process for identifying areas suitable for future greenfield development.  

▪ Determine access networks (including road, walking, and 

cycling networks, and emergency access and egress).  

▪ Identify and protect areas of natural and cultural heritage 

significance and ensure protection of human life from natural 

hazards. 

▪ Facilitate the use of existing infrastructure and services and 

support the logical and efficient provision of new 

infrastructure. 
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Housing diversity 
Encouraging the provision of diverse housing products is 

important for ensuring choice in the housing market to meet the 

needs of households as they move through the many stages of 

life and to provide affordable housing options in the private 

housing market (including rental housing). Benefits of increasing 

housing diversity include: 

▪ Supporting local business and workers. 

▪ Allowing people to live in their communities for longer.  

▪ Enhancing the reputation of Alpine Shire as a diverse and 

inclusive place. 

▪ Helping to reduce the experience of disadvantage in the 

private housing market.  

▪ Greater capacity for the aging population to move to 

appropriate living arrangements and freeing up housing 

potential for other residents.  

92% of housing in Alpine Shire is current provided in the form of 

three bedroom plus single dwellings and this limits the diversity 

of housing available. Infill development in established areas is 

strongly supported by Council for its potential to deliver 

additional and diverse housing options and make efficient use of 

urban land and local infrastructure networks.  

Apartments, shop top housing, villa units and townhouses 

provide greater housing choices for the community and will be 

increasingly sought after as household sizes get smaller and the 

population ages. These medium and higher density forms of 

housing are preferred in areas zoned General Residential Zone 

that provide easy access to services and retail premises.  

An important consideration for future infill housing will be to 

ensure this type of development provides quality design and a 

high level of amenity for existing and future residents, with 

buildings designed in a way that reflects climate resilience and 

the unique character and setting of each place. 

Within each Service Town, there are significant Council and 

Victorian Government owned land holdings (such as Mummery 

Road in Myrtleford and the Bright Caravan Park in Bright) that 

should be considered for residential use as infrastructure 

constraints are addressed (Myrtleford) and leases expire (Bright 

Caravan Park). 

Lot size diversity in new growth areas is also supported to 

provide for a range of dwelling types including provision for uses 

such as retirement villages and residential aged care. 

The following objectives articulate desired future outcomes for 

housing diversity. Supporting strategies and actions are 

contained in Section 9. 
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Table 19. Strategic Direction 4: Objectives, Strategies and Actions 

Objective 5: To supply sufficient suitable and available residentially 
zoned land to meet future dwelling demand. 

Strategy 5.1 Plan the rezoning and release of additional residential 
land to ensure that risk and servicing constraints have 
been resolved and the diversity of housing the 
community needs will be delivered.  

Strategy 5.2 Avoid rezoning of land for residential development 
within Service Towns until structure planning for the 
town is complete.  

Action 5.1 Prepare a program for co-ordinated action to identify 
and overcome barriers to residential development in 
existing urban zoned areas in collaboration with 
relevant stakeholders including the Victorian 
Government. 

Action 5.2 Resolve the flooding and stormwater drainage issues 
that limit zoned land being used for housing in 
Porepunkah and Myrtleford.  

Objective 6: To encourage increased diversity in housing supply to 
meet the needs of people of all ages and lifestyles. 

Strategy 6.1 Facilitate the inclusion of one- and two-bedroom 
dwellings in all apartment, townhouse and multi-unit 
developments to provide a more diverse housing 
supply.  

Strategy 6.2 Encourage residential subdivision of more than four 
lots within Service Town settlement boundaries to 
include smaller lot sizes (200 – 400 square metres) to 
support a more diverse housing supply.  

Strategy 6.3 Encourage medium density housing, retirement 
villages and aged care in residentially zoned areas of 
Service Towns with easy access to essential services 
and commercial premises. 

Strategy 6.4 Support innovative approaches to broadening housing 
diversity including shared equity housing, build to rent, 
dedicated key worker housing and other products that 

provide access to affordable and appropriate housing 
for all household types, income levels and ages.  

Action 6.1 Partner with community housing providers, Alpine 
Health and other providers of affordable housing in the 
region to deliver a greater diversity of affordable and 
key worker housing.  

Action 6.2 Develop built form and design guidelines for infill 
housing projects in Alpine (for example, preferred form, 
car parking, waste management, and character). 

Action 6.3 Advocate to the Victorian Government to develop 
better standards for low-rise apartments (4 or fewer 
storeys) in the Victoria Planning Provisions. 

Action 6.4 Promote recent policy changes regarding secondary 
dwellings to encourage greater housing diversity in 
areas with easy access to essential services and 
commercial premises. 

Action 6.5 Review the existing use of Council owned land assets 
which are underutilised such as Mummery Road, 
Myrtleford, or leased to private and community 
organisations and determine the preferred future use 
of the land for the greatest benefit to the community, 
once leases expire.    
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Strategic Direction 5: Employment and 
community infrastructure lands 

To support diversification, prosperity, sustainability, and 

innovation on employment land, and provide adequate land for 

community infrastructure to demand for services.  

Providing sufficient land to accommodate employment growth in 

Alpine Shire over the long term is necessary for ensuring ongoing 

productivity, diversification, and innovation in the local economy.  

Victorian Government policy seeks to encourage the ongoing 

consolidation of retail, commercial and community uses within 

existing activity centres, and ensure planning for commercial 

uses promotes accessibility and the efficient use of 

infrastructure.   

Likewise, industrial land must be planned in locations that 

provide good access to employees, freight, and road transport. 

New sites must incorporate sufficient stocks of large sites for 

strategic investment and be planned to avoid conflicts between 

industrial activity and other sensitive uses.  

As with new housing, growth in employment will be 

accommodated through:  

▪ Promotion of redevelopment and intensification of existing 

employment zoned areas.  

▪ Rezoning of further employment land.   

 

 

 

Redevelopment and intensification 
Forecast growth in retail, finance, professional and administrative 

services, hospitality, and education and health will primarily be 

accommodated through intensification of development of land 

currently zoned Public Use Zone and Commercial 1 Zone in 

Service Towns and in the commercial area of Porepunkah, within 

the existing Township Zone, along Station Avenue between the 

school and the Porepunkah Pub. This will contribute to: 

▪ Consolidation of employment activity.  

▪ Vibrant local activity centres. 

▪ Better use of existing infrastructure. 

▪ Accessibility for employees, residents and visitors. 

Intensification may take the form of development of vacant sites, 

use of vacant upper floors of existing buildings, or knock down-

rebuild of commercial building to provide increased employment 

floorspace.  

Ensuring structure planning for each Service Town will assist in 

recognising appropriate sites for redevelopment, ensuring new 

development contributes positively to township character and 

identifying required infrastructure upgrades. Preparation of a 

supporting traffic management plan will assist in managing 

impacts on congestion and parking, and prioritising investment in 

new and enhanced active transport link along key connections. 

Further growth of commercial activity in Porepunkah is 

supported close to existing commercial uses to enhance the 

consolidation of employment and services. Structure planning for 

Porepunkah will provide detailed guidance on the preferred 

location and layout of development.  

M(9) 27 August 2024 8.2.3.d Alpine Shire Coucil Land Development Strategy 



Greenfield employment lands 
An additional 62,700sqm of land is required to support growth in 

light industrial and larger format commercial uses (such as 

wholesale trade).  

Greenfield land for employment has been identified in each of 

the Shire’s Service Towns and is shown in the framework plans 

contained in Section 9. These locations have been identified as 

being suitable based on accessibility to key transport routes, 

proximity to existing townships and employment uses, and 

absence of development constraints (impacts of bushfire, 

flooding, land slip and erosion). 

The following objectives articulate desired future outcomes for 

employment lands. Supporting strategies and actions are 

contained in Section 9. 

 

 

 

 

Table 20. Strategic Direction 5: Objectives and Strategies  

Objective 7 To supply sufficient suitable and available commercial 
and industrial zoned land to meet future employment 
demand. 

Strategy 7.1 Plan the rezoning and release of additional industrial 
land to ensure that risk and servicing constraints have 
been resolved. 

Strategy 7.2 Avoid rezoning of land for industrial development 
within Service Towns until structure planning for the 
town is complete. 

Strategy 7.3 Encourage redevelopment of existing commercial and 
industrial zoned areas in Service Towns to 
accommodate employment growth. 

Strategy 7.4  Support the consolidation of commercial activity in 
Porepunkah along Station Street.   

Strategy 7.5 Support the growth and diversification of trades and 
industries (including service-based) in Service Towns. 

Strategy 7.6 Facilitate value adding industries in Service Towns and 
appropriate rural locations to support and leverage off 
the agricultural and horticultural sectors.   
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Strategic Direction 6: Character of towns 
and settlements 

To support new development that contributes to the unique local 

character of towns and settlements. 

The character of Alpine’s built and natural environment varies 

across the municipality.  

Across Victoria, the term ‘neighbourhood character’ (also 

relevant to town and settlement character) means the 

cumulative impact of property, public space, infrastructure, and 

environmental characteristics and values, whether great or small, 

on the look and feel of a place.   

Documenting neighbourhood character helps to understand built 

form challenges and opportunities within the municipality. It is 

important to have a reference for the feel of a place, influenced 

by its buildings and street networks to make sure that new 

development in the Shire feels like it belongs, reflecting local 

values and features.  

Draft character statements have been prepared for Bright, 

Myrtleford, Mount Beauty-Tawonga South, Porepunkah, 

Dederang, Dinner Plain, Harrietville, Tawonga, and Wandiligong 

that are suitable for inclusion in the MPS of Alpine Planning 

Scheme. 

Structure planning processes for identified growth areas will 

include detailed consideration for the physical context of the 

location to identify a preferred future design character. 

Neighbourhood character objectives will be implemented via 

updates schedules to residential zones.  

The following objectives articulate desired future outcomes for 

the enhancement of town and settlement character. Supporting 

strategies and actions are contained in Section 9. 

Table 21. Strategic Direction 6: Objectives, Strategies and Actions 

Objective 8 To enhance the character and protect the 
environmental values of Alpine’s towns and 
settlements. 

Strategy 8.1 Include the character statements for Myrtleford, 
Bright, Porepunkah, Mount Beauty-Tawonga South, 
Dederang, Dinner Plain, Harrietville, Tawonga, 
Wandiligong in the Alpine Planning Scheme. 

Action 8.1 Undertake further detailed assessment of existing 
character and desired future character when preparing 
structure plans.  

 

 

 

 

 

 

 

 

 

M(9) 27 August 2024 8.2.3.d Alpine Shire Coucil Land Development Strategy 



Strategic Direction 7: Infrastructure to 
support growth  

To deliver appropriate utility, transport, and community 

infrastructure when and where it is needed to support growth.  

Community and development infrastructure is needed to support 

the ongoing liveability and growth of the Shire to 2041. These 

assets include infrastructure that support residential 

development and economic productivity in the Shire (such as 

roads, shared paths, bridges, drains) and infrastructure to 

support community health and wellbeing (such as schools, public 

childcare, maternal child health facilities, community halls and 

parks and gardens).  

Council works collaboratively with developers, other Victorian 

Government departments and agencies and private sector 

organisations responsible for managing other major 

infrastructure assets to plan, deliver and maintain the Shire’s 

diverse infrastructure base. 

There are a range of factors that require consideration in 

planning for future infrastructure and services: 

▪ Unlocking development potential: The timely provision of 

some development infrastructure, such as roads, drainage 

infrastructure, bicycle and foot paths, and open space is 

needed to catalyse housing and employment growth.   

▪ Managing development across the Shire’s towns and 

settlements: The dispersed settlement pattern and multiple 

locations of residential growth presents challenges for 

Council in coordinating the efficient and cost-effective 

delivery of infrastructure.  

▪ A growing and changing population: Continuing population 

growth and change will place pressure on existing public 

amenities, with further consideration of ongoing service 

capacity and maintenance required.  

▪ Responding to the impacts of climate change: The lifespan of 

existing infrastructure assets is likely to be shorter than 

planned and maintenance costs will increase significantly due 

to the impacts of climate change.  

▪ Seasonal population fluctuations: The Shire’s popularity as a 

holiday and recreation destination results in large, seasonal 

fluctuations in the population. There are challenges in Alpine 

Shire as the local rate base is small, while the infrastructure 

and service demand of part-time and peak populations is 

high. 

A significant challenge for Alpine Shire along with many regional 

areas, is the poorly coordinated planning by service authorities 

and Council to effectively plan for growth.  

North East Water is unable to deliver reticulated water and 

sewerage in some Service Towns due to a lack of capacity. This is 

a significant barrier to growth and adds costs to development. 

The expectation is that on site reticulation will be installed by the 

developer which is not the State or Council’s expectation for 

development in identified urban areas.  

Much of the North East Catchment Management Authority flood 

mapping is out of date, and the more recent studies prepared in 

the last decade have not been incorporated into the Alpine 

Planning Scheme. This adds risk and expense to people wishing 

to develop land and interrupts the orderly flow of planning in the 

Shire.  
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There is a need to undertake a comprehensive investigation of 

community and development infrastructure needs to enable 

future development and support local economic development. 

Assessment of community infrastructure needs and development 

of a plan will be undertaken in consultation with key service 

delivery partners, including the Victorian Government, North East 

Catchment Management Authority and Alpine Health, amongst 

others.  

This will identify appropriate mechanisms for collecting 

contributions from development to fund critical infrastructure. 

This may include a Development Contributions Plan (DCP) or 

other form of infrastructure funding and provision agreement.  

The following objectives articulate desired future outcomes for 

infrastructure. Supporting strategies and actions are contained in 

Section 9. 
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Table 22. Strategic Direction 7: Objectives, Strategies and Actions 

Objective 9: To provide development and community 
infrastructure that support preferred patterns of 
development and planned growth. 

Strategy 9.1 Reinforce the hierarchy of settlements through 
prioritisation of infrastructure provision.  

Strategy 9.2 Prioritise the delivery of infrastructure to Service 
Towns.  

Strategy 9.3 Establish a requirement for development contributions 
to fund infrastructure serving future development    

Action 9.1 Identify development and community infrastructure to 
be funded by the anticipated growth in Service Towns 
and implement a sustainable infrastructure funding 
system.  

Action 9.2                  Prior to establishment of a comprehensive and 
sustainable development contributions / infrastructure 
charges system ensure that when land is rezoned or 
large subdivisions are progressed (more than ten lots), 
contributions for development and community 
infrastructure are captured through a Section 173 
agreement to be paid before issue of planning permits 
for subdivision or development. 

Action 9.3 Advocate to the Victorian Government to develop a 
clear, efficient, and transparent infrastructure 
contribution system that suits the incremental pace of 
growth in rural and regional municipalities and 
supports better use of existing infrastructure. 

Action 9.4                  Prepare a Traffic Infrastructure Assessment or Traffic 
Impact Assessment for each of the service towns and 
highlight key infrastructure upgrades for future need 
for safe use at future capacities. 

 

Objective 10 To provide community and economic infrastructure to 
support the local community and build the capacity of 
the local workforce. 

Strategy 10.1 Support development of community infrastructure 
including education, health services, emergency 
management and recreational facilities to meet 
demand locally and minimise the need to travel to 
access services.  

Strategy 10.2  Provide infrastructure to support the visitor economy 
during all times of the year.  

Strategy 10.3 Facilitate delivery of childcare services and key worker 
housing to support local workers and businesses in 
attracting and retaining staff.  

Action 10.1 Develop a tourism infrastructure needs assessment 
that identifies infrastructure needs at peak visitation 
periods and preferred mix of short term rental to 
maintain tourism economy whilst balancing housing 
need.   

Action 10.2 Prepare a community infrastructure needs assessment 
based on the existing and projected population growth 
that identifies what community infrastructure will be 
required, and when it is likely to be required.  
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9. Implementation of the LDS 
The LDS will present a suite of detailed objectives, 

strategies to guide land use and development 

outcomes over the next 20 years.  

9.1 LDS Implementation  
Each of the proposed objectives and strategies in the LDS will be 

supported by implementation actions, many of which will relate 

to updates to the Alpine Planning Scheme. 

While the Alpine Planning Scheme is an important tool in guiding 

growth and change in the Shire, Council also has several other 

roles and levers in influencing land use and development 

outcomes. These are overviewed in Figure 16. 

The Implementation Plan will make clear Council’s role and 

influence in implementing actions, identify partner organisations, 

nominate priorities, and indicate timing.  

A program for review of the LDS and Implementation Plan will 

ensure ongoing alignment between Council budgets, resources 

and funding opportunities.  

 

 

 

 

 

 

 Researcher and advocate – provide research and data around key 
issues and representing community needs and interests to Govt 
and the private sector  

Educator – provide best-practice advice and information to local 
and prospective investors, residents, stakeholders, and interest 
groups  

Policy director – provide clear, evidence-based policy direction  

Planning regulator –ensure that infrastructure provision, land use 
and development occur in line with town planning, building, 
environmental management, health and other relevant 
regulations and expectations  

Planner – in relation to its urban, social, economic and 
environmental planning responsibilities, facilitate pathways that 
enable land use and development outcomes to be achieved in a 
manner that best suits the community demand and need across 
Alpine Shire  

Promoter – provide or assist organisations to access grants, 
incentives or bonuses schemes to encourage positive outcomes 
in terms of infrastructure, quality-built form and land use activity, 
etc.  

Enabler – provide supportive infrastructure and services, 
including maintain and/or enhance Alpine Shire Council’s role in 
service/infrastructure provision  

Partner – continue to work closely with related organisations, 
government agencies and decision-makers  

Provider/developer – Council’s active involvement as an investor, 
developer, landlord and service provider  

 

 

 Figure 16. Council’s role in implementing the LDS 
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9.2 Partner organisations  
Some actions identified in this strategy may involve participation 

and collaboration with state, regional and local organisations to 

enable their realisation. These include but are not limited to the 

agencies listed below. 

▪ Dhudhuroa, Gunaikurnai, Taungurung, Waywurru and 

Yaitmathang Traditional Owner groups 

▪ Department of Energy, Environment and Climate Action 

(DEECA)  

▪ Department of Jobs, Skills, Industry and Regions (DJSIR) 

▪ Regional Development Victoria (RDV) 

▪ Environment Protection Authority Victoria (EPA) 

▪ Department of Transport and Planning (DTP) 

▪ Department of Energy, Environment and Climate Action 

(DEECA)  

▪ North East Water (NEW) 

▪ North East Catchment Management Authority (NECMA) 

▪ Various Alpine Shire Council departments 

▪ Councils for adjoining local government areas (LGAs)  

▪ Country Fire Authority (CFA) 

▪ Agriculture Victoria  

▪ Heritage Victoria  

▪ Regional tertiary and other education providers. 

9.3 Further Strategic Work  
Further strategic work in the form of structure planning or place 

planning to resolve land use, development, character, and 

infrastructure challenges in each Service Town will be prioritised 

based on the pressure currently being experienced, forecast 

growth, the level of community support for change and 

infrastructure availability. The Implementation Plan will be 

coordinated and reviewed against a broader strategic work 

program.  

9.4 Future Investigation Areas  
It is noted with further information from the BPS that previously 

supported investigation areas for growth and housing have now 

been discounted due to bushfire risk.  

Whilst infill development in already zoned land will still occur 

across each township, directions of the BPS has resulted in fewer 

locations for possible greenfield growth opportunities by 

rezoning land. Whilst higher supply may drive higher density 

outcomes in certain townships, new residential growth areas are 

now isolated to Mount Beauty and Porepunkah.  

It is noted extensive work for each of these locations is required 

prior to affirming these proposed areas being appropriate for 

development and their final scale.  
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BRIGHT  

The small area currently nominated for investigation opposite 

the development known as Bright Valley Development, could 

provide ~8 hectares of new residential housing, however this will 

be subject to the below work that may affect suitability and 

capacity: 

- Update the Upper Ovens Flood Study  

- Further municipal wide investigations for structure 

planning 

MOUNT BEAUTY  

The area currently nominated for investigation could provide ~77 

hectares of new residential housing. This will be subject to the 

below work that may substantially affect scale of this potential 

growth area. 

- Finalisation of NECMA’s Kiewa Valley Flood Study  

- Completion of a detailed Odour Buffer assessment 

- Review of Significant Landscapes  

- Further municipal wide investigations for structure 

planning 

POREPUNKAH  

The area currently nominated for investigation could provide ~22 

hectares of new residential and employment land. However this 

will be subject to the below technical investigations in 

determining appropriateness and scale. 

- Porepunkah Drainage Study  

- Updates to the Upper Ovens Flood Study with 

consideration for climate change  

- Further municipal wide investigations for structure 

planning 

MYRTLEFORD  

No future growth areas for residential purposes have been 

proposed in Myrtleford, following findings of the BPS. A small 

area of Industrial Zoned land and Council owned land will be 

investigated for suitability through Structure Planning. 

The Implementation Plan reflects detail on shire wide planning 

required before Structure Planning.    

The Rural Directions strategy will also affirm directions associated 

with Dederang and Mudgegonga that have been proposed as 

lower risk areas in the BPS. 

9.5 Rezoning  
The LDS acknowledges that there is sufficient zoned land in 

existing areas to accommodate housing growth over the next 5 

years. The LDS also highlights barriers to housing supply including 

infrastructure, land withholding, cost of development, awareness 

or skillset in development, topography and drainage. Due to 

these barriers, Council will focus on further strategic planning 

work required prior to support for rezonings.  

9.6 Timing  
The actions set out are prioritised in terms of short, medium, or 

long-term priority to be completed over the lifetime of this 

strategy. Actions will be periodically reviewed and reassessed in 

line with available budgets, resources, and funding opportunities. 

The timeframe for completing prioritised actions is: 

▪ Short term: Action to occur over the next 0-4 years 

▪ Medium term: Action to occur over the next 5-10 years  

▪ Long term: Action to occur over the next 10+ years  
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▪ Ongoing: Action to be undertaken on an ongoing basis.  

 

9.7 Implementation Plan 
Refer to Table 23.
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Table 23. Strategic Direction Implementation Plan  

Strategic Direction 1: Environment and natural hazards 

To avoid development in areas at risk of natural hazard to protect human life, and areas of environmental and landscape significance to preserve our natural 
resources.   

Objective Strategies (for planning scheme) and actions (further work). Implementation Timing 

O1: To prioritise the 
protection of human 
life as the foremost 
priority in planning for 
settlements in Alpine. 

S1.1: Avoid rezoning of land that permits residential, commercial, community or industrial use in 
areas that are subject to natural hazards including bushfire, flooding, and erosion. 

Planning Scheme 
Amendment - add 
strategic direction 
to the MPS. 

Short 

A1.1: Identify shelter locations in all towns, settlements, and localities in Alpine Shire for use in the 
event of natural disaster 

Further strategic 
work   

Short 

A1.2: Ensure that flood mapping is up to date in the Alpine Planning Scheme by: 

▪ Requesting the Victorian Government to ensure adequate funding is available for Catchment 
Management Authorities to prepare flood mapping for Alpine Shire.  

▪ Seeking support from the Victorian Government to fund and implement flood mapping 
prepared by Catchment Management Authorities.  

▪ Seeking support for improvements in waterway health in collaboration with North East 
Catchment Management Authority including seeking funding for projects that support 
waterway health.  

Advocacy plan 

Advocacy plan 

Integrated 
infrastructure 
plan 

Short 

Short  

Short 

A1.3: Advocate to the Victorian Government to update erosion hazard mapping in Alpine Shire and 
apply appropriate planning controls to ensure development does not occur in high risk areas. 

Advocacy plan Short 

A1.4: Advocate to the Victorian Government for an agreed methodology for municipal wide, 
landscape scale bushfire assessments to inform strategic land use planning. Progress the  

Advocacy plan Short 

A1.5: Seek to resolve bushfire planning measures across the municipality including:  

▪ Collaborate with the CFA to prepare a Municipal Bushfire Risk Assessment or Detailed Bushfire 
Risk Assessment to identify bushfire risk levels across Alpine at range of scales and considering 
all bushfire hazards that can be potentially harmful, including grasslands and vegetation outside 
of land subject to the Bushfire Management Overlay. 

▪ Advocate to the Victorian Government and the CFA to implement the Bushfire Planning Study 
2024 through a planning amendment as custodians of these controls. 

Further strategic 
work 

 

 

 

 

Complete  
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Advocacy plan Short 

A1.6: Collaborate with surrounding municipalities and risk management agencies (CFA, Catchment 
Management Authorities, DECCA, HVP and Parks Victoria) to prepare a program to review and 
update data and mapping of natural hazards risks 

Further strategic 
work 

Short 

O2: To protect the 
many features of 
environmental and 
landscape significance 
from unintended 
impacts of 
development 
recognising the 
intrinsic value these 
features have and 
their important role in 
mitigating climate 
change impacts, 
defining the character 
of Alpine Shire and 
supporting the 
tourism economy. 

A2.1: Commence a comprehensive assessment of the significant landscapes and vegetation in the 
municipality, including those at a regional scale (e.g., views to Mount Buffalo and Mount Bogong) 
and local scale (e.g., boulevards in Bright) and put in place planning controls to protect such as the 
Significant Landscape Overlay, Environmental Significance Overlay, Vegetation Protection Overlay 
and Heritage Overlay. 

 

Further strategic 
work (may be 
multiple projects) 

Medium 

A2.2: Commence an Odour Impact Assessment for the growth area nominated to the north of 
Mount Beauty owing to its proximity to the Mount Beauty Aerodrome, former landfill, existing AGL 
pondage and transfer station prior to supporting this area for residential purposes.  

Further Strategic 
work  

Short  

A2.3: Prepare and implement stormwater drainage studies / integrated water management plans for 
urban areas to identify all infrastructure required to ensure water quality in receiving environments 
is appropriate. This should also consider natural springs that contribute to higher levels of run off in 
certain locations.  

Further strategic 
work 

Short 

A2.4: Advocate to North East Water to implement an Environmental Significance Overlay for the 
Mount Beauty Waste Water Treatment Facility. 

Advocacy Plan Short 

Strategic Direction 2: Future roles of towns and settlements 

To direct future population and housing development in accordance with the defined future roles of towns, settlements and rural localities. 

Objective  Strategies (for planning scheme) and actions (further work). Implementation  Timing 

O3:  To support 
sustainable patterns 
of residential 
development across 
the Shire. 

 

S3.1: Direct population growth to existing and emerging Service Towns identified in the Settlement 
Hierarchy and the Service Town Framework Plans to support efficient and safe use of land and 
infrastructure and convenient access to jobs and services. 

Planning Scheme 
Amendment –  

Update the MPS 
at Clause 2.03-1 
to reflect the 
settlement 
hierarchy set out 
in this report.  

Short  S3.2: Consolidate growth of Rural Towns within existing township boundaries, recognising that 
reticulated services are unlikely to be provided in these locations over the long term. 

S3.3: Support development within Dinner Plain that builds the permanent population within the 
existing zoned land. 
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S3.4: Manage development in Small Settlements to ensure that the agricultural function of 
surrounding lands is not compromised. 

Insert local policy 
at clause 11.01-
1L. of the Alpine 
Planning Scheme. S3.5: Limit development in Rural Localities that is not associated with agricultural uses. 

A3.1: Incorporate the settlement hierarchy outlined in Table 17 in the Planning Scheme  
Planning Scheme 
Amendment 

Short  

A3.2: Prepare Structure Plans for Bright, Mount Beauty – Tawonga South, Myrtleford and 
Porepunkah to accommodate the anticipated residential, commercial and industrial growth of Alpine 
Shire 

Structure 
planning/place 
planning for 
towns. 

Short-
Medium 

A3.3: Prepare the next stage of the Rural Land Strategy to resolve the appropriate application of 
zones in Wandiligong, Small Settlements.  

Further strategic 
work.  

Short 

Strategic Direction 3:  Compact Towns and Settlements 

To prioritise the creation of compact towns and settlements to enable more efficient use of land and infrastructure. 

Objective Strategies (for planning scheme) and actions (further work). Implementation Timing 

O4: To direct 
residential, 
commercial, industrial 
and community 
infrastructure growth 
to safe, suitable and 
well serviced 
locations, in an 
orderly manner. 

S4.1: Direct residential, employment and community infrastructure growth to locate within Service 
Towns as shown on the Service Town Framework Plans.  

Planning Scheme 
Amendment –  

Insert local policy 
at clause 11.01-
1L. of the Alpine 
Planning Scheme. 

Replace existing 
service town 
maps at clause 
11.01-1L with 
revised maps at in 
this report.  

Short 

S4.2: Promote intensification of residential development in existing urban zoned areas.  

S4.3: Consolidate commercial and industrial activity in existing zoned land in Service Towns.  

S4.4: Include commentary in the Municipal Planning Strategy about the impact short stay 
accommodation has on delivering affordable and available long-term housing and the impacts this 
has on the community. 

A4.1: Prepare structure plans for the Service Towns to investigate and resolve whether the 
investigation areas identified on the Settlement Framework Plans for residential, commercial and 
industrial use can be rezoned, and the sequencing of rezoning that should be undertaken. 

Structure 
planning/place 
planning for 
towns. 

Short - 
Medium: 
Bright, 
Porepunkah 
Myrtleford, 
Mount 
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Beauty – 
Tawonga 
South 

A4.2: Advocate to the Victorian Government to introduce a tool that will enable the proportion of 
short-term accommodation available in townships to be managed.  (For example, creating a 
definition on Clause 73.03 for short term accommodation, and making it a section 2 use in the 
residential zones).  

Advocacy plan Short  

A4.3: Monitor housing, employment and community service land demand and capacity and adjust 
land release in growth areas in response in a regular (five yearly) cycle.  

Further strategic 
work 

Medium 

Strategic Direction 4: Residential growth and housing diversity 

To improve the diversity of housing to provide greater choice for residents throughout all stages of life.  

Objective Strategies (for planning scheme) and actions (further work). Implementation Timing 

O5: To supply 
sufficient suitable and 
available residentially 
zoned land to meet 
future dwelling 
demand. 

S5.1: Plan the rezoning and release of additional residential land to ensure that risk and servicing 
constraints have been resolved and the diversity of housing the community needs will be delivered.  

Planning Scheme 
Amendment –  

Insert local policy 
at clause 11.01-
1L. of the Alpine 
Planning Scheme. 

Short 

S5.2: Avoid rezoning of land for residential development within Service Towns until structure 
planning for the town is complete.  

Short  

A5.1: Prepare a program for co-ordinated action to identify and overcome barriers to residential 
development in existing urban zoned areas in collaboration with relevant stakeholders including the 
Victorian Government. 

Further strategic 
work 

Medium 

A5.2: Resolve the flooding and drainage issues that are limiting zoned land being used for housing in 
Porepunkah and Myrtleford.  

Further strategic 
work 

Short 

O6: To encourage 
increased diversity in 
housing supply to 
meet the needs of 
people of all ages and 
lifestyles. 

 

S6.1: Facilitate the inclusion of one- and two-bedroom dwellings in all apartment, townhouse and 
multi-unit developments to provide a more diverse housing supply.  Planning Scheme 

Amendment –  

Insert local policy 
at clause 16.01-
2L. of the Alpine 
Planning Scheme. 

Short 
S6.2: Encourage residential subdivision of more than four lots within Service Town settlement 
boundaries to include smaller lot sizes (200 – 400 square metres) to support a more diverse housing 
supply.  

S6.3: Encourage medium density housing, retirement villages and aged care in General Residential 
zoned areas of Service Towns with easy access to essential services and commercial premises. 
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S6.4: Support innovative approaches to broadening housing diversity including shared equity 
housing, build to rent, dedicated key worker housing and other products that provide access to 
affordable and appropriate housing for all household types, income levels and ages.  

A6.1: Partner with community housing providers, Alpine Health and other providers of affordable 
housing in the region to deliver a greater diversity of affordable housing.  

Further strategic 
work 

Short and 
ongoing 

A6.2: Develop built form and design guidelines for infill housing projects in Alpine (for example, 
preferred form, car parking, waste management, and character). 

Further strategic 
work 

Short 

A6.3: Advocate to the Victorian Government to develop better standards for low-rise apartments (4 
or fewer storeys) in the Victoria Planning Provisions. 

Advocacy plan Medium 

A6.4: Promote recent policy changes regarding secondary dwellings to encourage greater housing 
diversity in areas with easy access to essential services and commercial premises 

Advocacy plan Medium 

A6.5: Review the existing use of Council owned land assets which are underutilised such as 
Mummery Road Myrtleford, or leased to private and community organisations, such as the Bright 
Caravan Park, and determine the preferred future use of the land for the greatest benefit to the 
community, once leases expire.    

Structure 
planning/place 
planning for 
towns. 

Short - 
Medium: 
Bright, 
Porepunkah 
Myrtleford, 
Mount 
Beauty – 
Tawonga 
South 

Strategic Direction 5: Employment and community infrastructure lands 

To support diversification, prosperity, sustainability, and innovation on employment land, and provide adequate land for community infrastructure to demand for 
services.  

Objective Strategies (for planning scheme) and actions (further work). Implementation Timing 

O7: To supply 
sufficient suitable and 
available commercial 
and industrial zoned 
land to meet future 
employment demand. 

 

S7.1: Plan the rezoning and release of additional industrial land to ensure that risk and servicing 
constraints have been resolved. Planning Scheme 

Amendment –  

Insert local policy 
at clause 17.01-
1L. of the Alpine 
Planning Scheme. 

Short 
S7.2: Avoid rezoning of land for industrial development within Service Towns until structure planning 
for the town is complete 

S7.3: Encourage redevelopment of existing commercial and industrial zoned areas in Service Towns 
to accommodate employment growth. 
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S7.4: Support the consolidation of commercial activity in Porepunkah along Station Street.   

S7.5: Support the growth and diversification of trades and industries (including service-based) in 
Service Towns. 

S7.6: Facilitate value adding industries in service towns and appropriate rural locations to support 
and leverage off the agricultural sector.   

Strategic Direction 6: Character of towns and settlements 

To support new development that contributes to the unique local character of towns and settlements. 

Objective Strategies (for planning scheme) and actions (further work). Implementation Timing 

O8: To enhance the 
character and protect 
the environmental 
values of Alpine’s 
towns and 
settlements. 

S8.1: Include character statements for Myrtleford, Bright, Porepunkah, Mount Beauty-Tawonga 
South, Dederang, Dinner Plain, Harrietville, Tawonga, Wandiligong in the Alpine Planning Scheme. 

 Planning Scheme 
Amendment –  

Update the MPS 
at Clause 2.03-5 
or introduce a 
policy at clause 
15.01-5L. 

Short 

A8.1: Undertake further detailed assessment of existing character and desired future character 
when preparing structure plans. 

Structure 
planning/place 
planning for 
towns. 

 

Short: Bright, 
Porepunkah 

Medium: 
Myrtleford, 
Mount 
Beauty – 
Tawonga 
South 

Strategic Direction 7: Infrastructure to support growth 

To provide development and community infrastructure that support preferred patterns of development and planned growth. 

Objective Strategies (for planning scheme) and actions (further work). Implementation Timing 

3. O9: To provide 
development that 

S9.1: Reinforce the hierarchy of towns and settlements through prioritisation of infrastructure 
provision. 

Planning Scheme 
Amendment –  

Short 
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supports preferred 
patterns of 
development and 
planned growth.  

S9.2: Prioritise the delivery of infrastructure to Service Towns.  Introduce policy 
at clause 11.01-1L 
and clause 19.03-
1L. 

S9.3: Establish a requirement for development contributions to fund infrastructure serving future 
development. 

A9.1: Identify development and community infrastructure to be funded by the anticipated growth in 
Service Towns and implement a sustainable infrastructure funding system. 

Integrated 
infrastructure 
plan 

Short 
A9.2: Prior to establishment of a comprehensive and sustainable development contributions / 
infrastructure charges system ensure that when land is rezoned or large subdivisions are progressed 
(more than ten lots), contributions for development and community infrastructure are captured 
through a Section 173 agreement to be paid before issue of planning permits for subdivision or 
development. 

A9.3: Advocate to the Victorian Government to develop a clear, efficient, and transparent 
infrastructure contribution system that suits the incremental pace of growth in rural and regional 
municipalities and supports better use of existing infrastructure. 

Advocacy Medium 

A9.4 Prepare a Traffic Infrastructure Assessment or Traffic Impact Assessment for each of the service 
towns and highlight key infrastructure upgrades for future need for safe use at future capacities.  

Further Strategic 
work  

Short  

O10: To provide 
community and 
economic 
infrastructure to 
support the local 
community and build 
the capacity of the 
local workforce. 

S10.1: Support development of community infrastructure including education, health services, 
emergency management and recreational facilities to meet demand locally and minimise the need 
to travel to access services. 

Planning Scheme 
Amendment –  

Introduce policy 
at clause 17.04-1L 
and clause 19.02-
1L. 

Short 
S10.2: Provide infrastructure to support the visitor economy during all times of the year.  

S10.3: Facilitate delivery of childcare services and key worker housing to support local workers and 
businesses in attracting and retaining staff.  

A10.1: Develop a tourism infrastructure needs assessment that identifies infrastructure needs at 
peak visitation periods and preferred mix of short term rental to maintain tourism economy whilst 
balancing housing need.   

Integrated 
infrastructure 
plan 

Short 

A10.2: Prepare a community infrastructure needs assessment based on the existing and projected 
population growth that identifies what community infrastructure will be required, and when it is 
likely to be required. 

Integrated 
infrastructure 
plan 

Short 
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9.8 Framework Plans  
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BRIGHT AND POREPUNKAH 

 
Figure 6. Framework Plan for Bright and Porepunkah. Note: While bushfire and flooding hazards have been considered in the development of the 
Framework Plans, they are only partially shown in the maps for legibility. 
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MOUNT BEAUTY AND TAWONGA SOUTH 

 

Figure 7. Framework plan for mount beauty and tawonga south. Note: while bushfire and flooding hazards have been considered in the development of 
the framework plans, they are only partially shown in the maps for legibility. 
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MYRTLEFORD  

 

Figure 8. Framework Plan for Myrtleford. Note: While bushfire and flooding hazards have been considered in the development of the Framework Plans, 
they are only partially shown in the maps for legibility. 
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