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INViTATION TO MEMBERS OF THE PUBLIC 

This Environmental Study has been prepared in accordance with the 
Environmental Planning and Assessment Act, 1979 and is the first step in 
the process of revising controls on land use within the Shire of 
Tumbarumba. 

The Study looks at the following:- 

* 	the natural environment of the Shire; 

* 	the social characteristics of the population and the economic 
resources of the Shire; 

* 	development pressures and major issues affecting the Shire; 

* 	impacts of these developments on population growth in the Shire; 

* 	development strategies and recommendations on the future 
development of urban Tumbarumba, rural villages such as 
Khancoban and Rosewood and the rural areas. 

It is important to note that Tumbarumba Shire Council invites and 
expects public comment on the conclusions and recommendations of the 
Study. Your attitudes to the Study will be analysed by Council and the 
consultants prior to the preparation of the Local Environmental Plan. 

You are therefore invited to read the Study and make written 
submissions. Your written submission, whether it supports or criticises 
the Plan, will not only assist in preparing the Plan, but will be sent with 
the Plan to the Department of Environment and Planning prior to 
approval by the Minister. 

This process ensures that your views will be considered and your rights in 
planning the future of the Shire protected. 

We look forward to receiving your submission. 
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I 
1. 	INTRODUCTION 

I
On the 23rd June 1981, Tumbarumba Shire Council resolved to prepare a 
local environmental plan in accordance with Section 54 of the 
Environmental Planning and Assessment Act, 1979. 

I The preparation of the plan is preceded by the preparation of an 
environmental study. The study provides a background and context for 
the preparation of the plan and outlines the reasons for preparing the 

I 	
plan. Planning Workshop Pty Ltd was appointed by Council to undertake 
the study and prepare the plan. 

I 	

The justification for undertaking the study and subsequently preparing 
the plan results from developments that have taken place over recent 
years affecting the future of Tumbarumba Shire. These new and possible 

I 	

future developments in the Shire were felt to stimulate population 
growth and demand for residential accommodation and other urban land 
uses and also suggested possible significant changes in the land use and 

I 	

character of the Shire as a whole. 

The scope of the study itself has been determined by the following two 
factors:- 

1 	* 	The legal requirements of the Environmental Planning and 
Assessment Act 1979; 

I 	
* 	Study specifications issued by Council in association with the 

Department of Environment and Planning; 

I 	
Approval for the study and plan has been given by the Department of 
Environment and Planning. 

I
Matters to be taken into consideration in undertaking the Study include:- 

* 	The special social, economic and natural environmental features 
and characteristics of Tumbarumba Shire worthy of conservation 

I or protection; 

* 	The effects and nature of change likely to result from major 

I 	
developments on the identified features and characteristics, both 
directly and indirectly; 

* 	The review of the existing and a forecast of the future 

I population; 

I 	

* 	The demand for future land uses based on the above; 

* 	The identification of opportunities for further development, 
growth and change beneficial to Tumbarumba, the constraints 
that might apply and the way these can be overcome; 

I 

I 
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* 	The development of planning options and possible alternative 
strategies and in some detail conceptual plans to deal with issues 
identified for the rural areas, the towns of Tumbarumba and 
Khancoban and Villages; 

* 	The identification of a preferred planning strategy; 

* 	The formulation of aims and objectives for a local environmental 
plan for Tumbarumba Shire and a budget to complete such a plan. 

The Specifications under Section 57(2) and (3) of the Environmental 
Planning and Assessment Act 1979 require that the Environmental Study 
and Plan:- 

* 	ensure that environmental protection and heritage conservation 
issues are defined; 

* 	identify recreation resources their attributes and accessibility for 
public use; 

* 	provide for the projected population, maintain amenity for the 
existing community and safeguard future planning options; 

* 	identify agriculturally productive land and ensure that it is 
preserved for this use; 

* 	identify appropriate planning measures for that part of the Shire 
lying within the Kosciusko National Park; 

* 	ensure consistency with State Environmental Planning Policies 
and directions under Section 117 of the Act. 

The Study has proceeded under a format agreed to by Council and the 
consultants with emphasis being given to major issues. As well as the 
above specifications, the study considers other matters relevant to the 
most desirable future for the Shire. 

~11 
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2. 	THE PLANNING PROCESS 

	

2.1 
	

Existing Statutory Controls and Development Policies 

Planning Control within the Shire of Tumbarumba was first introduced 
on the 30th May 1975 under Interim Development Order No. 1. This 
order covered all of the land within the Shire except the Kosciusko 
National Park. This I.D.O. provided three land use zones - a non-urban 
1(a) zone covering the majority of rural areas, a non-urban 1(b) zone 
concerning lands immediately adjacent to the main roads and a Village 
or Township zone controlling development in Tumbarumba, Khancoban 
and Rosewood. 

Interim Development Order No. 1 was a general planning instrument 
similar to that used in many other rural areas of New South Wales and 
thus was not particularly responsive to development pressures or 
conditions unique to the Shire of Tumbarumba. The Interim 

I 	
Development Order adopted the model provisions prepared by the State 
Planning Authority in 1970. 

I 	

This Interim Development Order has been subject to minor alterations on 
two occasions since gazettal in 1975. In November 1979 the Interim 
Development Order was altered to give more detailed land use zoning 
control to the township of Tumbarumba which involved replacing the 

I 	
general village zone with more specific urban land use zones. Also at 
this time a rural 1(c) zone was created in the Newtown area allowing 
small holdings. In this instance an area of existing small holdings was 

I 	

zoned as such with no further subdivision permitted. In June 1980 I.D.O. 
No. 1 was further altered to allow concessional subdivisions within zone 
No. 1(a) and 1(b) into parcels less than 40 hectares provided among other 
things that the land is intended to be used for agricultural purposes and 

I also is economically viable for such purposes. 

As well as Interim Development Order No. 1 and subsequent 

I 	
amendments, Council has adopted a number of policies to guide 
development. These include:- 

I 	

* 	General Requirements for Development and Subdivision 
Applications; 

* 	Residential Flat Building Code for the Control of Medium Density 

I Residential Development; 

* 	Industrial Development Code; 

1 	These codes will be reviewed during the course of plan preparation. 

I
2.2 	Issues Associated with Past Administration of Statutory Controls 

The ultimate purpose of this exercise is to review the I.D.O. and prepare 
a new planning instrument more responsive to the development issues 

I and opportunities prevalent in the Shire. 

I 

3 
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I 

As well as moving in the direction of accommodating growth pressures 	
I and changes being experienced in the Shire, and investigated in this 

study, the Plan will also address specific issues of concern to Council 
and its administrative officers. 	

I 

These include:- 

* 	a review of the 40 ha minimum allotment and size created by 
subdivision in rural 1(a) and 1(b) zones; 

* 	a review of the concessional clauses in the I.D.O. allowing 
subdivision to create parcels of land less than 40 ha in rural 1(a) 
and 1(b) zones so as to ensure the intended use of parcels created 
in this manner; 

* 	extension of urban zoning within the towns and villages; 

* 	the need for provision for motel development in urban areas; 

* 	the need for suitable controls for roadside stalls; 

* 	a review of provisions for multiple occupancy; 

* 	the possibility of development control over the National Park in 
association with the National Parks and Wildlife Service under the 
National Park & Wildlife Act, 1974; 

* 	accommodating demand for rural residential living; 

* 	accommodating demand for tourist developments; 

* 	the need for control over forestry activity within the Shire; 

* 	the need for small acre allotments for intensive agricultural uses. 

2.3 	Planning Procedures 

The preparation of environmental studies and draft local environmental 
plans is basically a legal process, the requirements for which are 
outlined in the Environmental Planning and Assessment Act 1979. There 
are a number of rules, guidelines and policies issued by the Department 
of Environment and Planning that substantially govern the content and 
operation of local environmental plans and thus the studies. These 
policies and guidelines refer to the following:- 

* 	Specifications of the Department on the content of the Study; 

* 	Directions under Section 117 of the Act (see Appendix I to the 
main report); 

* 	State Environmental Planning Policies No.'s 1, 4, 5 (see Appendix 
I to the main report); 
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1 
I 	* 	Regional Environmental Plans - no regional environmental plans 

apply for the area at this point in time. 

I 	The new legislative planning procedures embodied in the new Act came 
into effect in 1980. Broadly the steps involved in this formal procedure 
are:- 

I * 	Council resolves to prepare a local environmental plan and 
notifies the Department of Environment and Planning. 

* 	Preparation of an environmental study; 

* 	Public exhibition of environmental study; 

I * 	Preparation of a draft Local Environmental Plan; 

I 	
* 	Certification by the Department of Environment and Planning; 

* 	Public exhibition of the draft Local Environmental Plan. 

I 	Thus the new legislative planning procedures provide for a high level of 
community involvement and comment on the Plan during the stages of 
its preparation as well as in its final form. 

The ultimate aim of the Local Environmental Plan is to control 
development in the most desirable fashion. It gives Council the powers 
to approve desirable developments and to disallow undesirable or 
unwanted developments. Furthermore, it designates areas most suitable 
for particular uses. The Local Environmental Plan cannot specifically 
attract growth and development - this is largely the role of the market, 
although the Council and the community can assist the operation of the 
market through promotional activity. Rather the L.E.P. accommodates 
growth by:- 

* 	making provision in the plan for various types of uses such as 
motels, tourist development, thus responding to market forces; 

* 	identifying areas suitable for various uses; 

* 	identifying lands that should be protected from different forms of 
development for reasons such as preservation of good agricultural 
land, scenic areas, and sensitive environmental areas for example. 

During the course of preparing the Study a large number of government 
departments were contacted and information sought. 

I 
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3. 	AIMS AND OBJECTIVES 

The policy recommendations which have arisen from this Study and are 
discussed throughout the report, were developed in order to achieve the 
following aims and objectives, which are presented for discussion as the 
aims and objectives of the Local Environmental Plan. 

	

3.1 	Aims 

* 	To provide for the orderly and economic development, and 
optimum use of land and resources within the Shire. 

* 	To provide for the development of the Shire in physical, social 
and economic terms. 

* 	To provide for the improvement of the urban and rural 
environments of the Shire. 

* 	To conserve important natural and man-made features within the 
Shire. 

	

3.2 	Objectives 

* 	To provide guidance to the community of the manner in which the 
effects of the growth and change are proposed to be managed and 
to the private sector in terms of future growth and development 
opportunities. 

* 	To locate new urban development so as to maximize the use of 
existing infrastructure and minimize development costs. 

* 	To protect, effectively develop and utilise the resources of the 
Shire, particularly forestry. 

* 	To preserve prime agricultural land where appropriate and 
protect them from the loss of viability caused by subdivision. 

To provide adequate supply of zoned land in appropriate locations 
to accommodate demand for small rural allotments. 

* 	To provide for a wide range of housing stock in appropriate 
locations. 

* 	To provide adequate land for industrial and commercial purposes 
in order to enable the economic base of the Shire to be broadened 
and to create employment opportunities. 

* 	To provide assistance for the development of an effective 
transportation system. 
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* 	To protect where necessary, areas of natural beauty, 
environmental sensitivity or historical and prehistorical 
significance. 

* 	To identify appropriate roles for rural villages within the Shire. 

* 	To protect and enhance the tourist potential of the Shire. 

* 	To identify and ensure the protection of natural economic 
resources such as mineral deposits where appropriate. 

* 	To encourage urban development on land capable of being 
serviced with water and sewerage. 

7 
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NATURAL ENVIRONMENT OF TTJMBARUMBA SHIRE 

Rgiona1 Setting 

The Shire of Tumbarumba is located in southern New South Wales on the 
western slopes and plains approximately midway between Sydney and 
Melbourne as shown by Map 1. The Shire covers an area of 4379.67 
square kilometres and extends from near Laurel Hill in the north, to the 
Murray River and New South Wales - Victoria border in the south. The 
main ridge of the Great Dividing Range forms the eastern boundary of 
the Shire, with Jingellic marking the western boundary. Neighbouring 
Shires are the Snowy River Shire to the east, Tumut Shire to the north, 
Wagga Shire to the north west and Holbrook Shire to the west. 

The main settlements within the Shire are the township of Tumbarumba, 
located in the central northern portion of the Shire, and the Villages of 
Rhancoban and Rosewood. Other small villages are Tooma and Jingellic. 

The main land uses within the Shire, are the Kosciusko National Park 
which covers 1986.06 square kilometres or 45 percent of the Shire, State 
Forests and Private Afforestation areas, and agriculture - primarily 
sheep and cattle grazing. 

Topography 

The dominant features of the topography in the Shire are the main ridge 
of the Great Dividing Range along the eastern boundary of the Shire and 
the Murray River which forms the south-western boundary. Thus, the 
topography varies dramatically from high plateaux and uplands in the 
east and north of the Shire, to steep and precipitous slopes and gorges 
generally in the central and southern part of the Shire, and to the 
bottom lands and alluvial plains along the Murray River Valley and its 
major tributaries. 

4.3 	River Systems 	 I 
Tumbarumba Shire is situated within the upper catchments of the 
Murray and Murrumbidgee Rivers, with the Murray and its headwater 
tributaries draining approximately 80 percent of the Shire. In the east 
and north east of the Shire, the boundary between those two catchments 
is clearly defined by the Snowy Mountains, Toolong, Maragle and Bago 
Ranges. The Murray system drains areas to the west of these ranges, 
while the Tumut River, a major tributary of th3 Murrumbidgee, drains 
the areas to the east. 

The topography of the Shire dictates the extensive nature of the stream 
system draining into the Murray River. The hydrological hierarchy of 
the Murray catchment area consists of the Murray River, its main 
tributaries - the mdi, Swampy Plain and Tooma Rivers, and their main 
tributaries - the Geehi River, Rhancoban Creek and Tumbarumba 
Creek. The degree and magnitude of flooding throughout Tumbarumba 
Shire is largely controlled by the predominating terrain. Flooding 
occurs along the lower and to a lesser extent, middle reaches of the 
main channels as a result of the decrease in channel gradients in these 
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' 	 areas. The areas most susceptible to flooding are the Murray River 
Floodplain, the Swampy Plain River, Tooma River and Tumbarumba 
Creek. 

I The flat to undulating land on the Murray River floodplain is subject to 
periodic innundation, especially during spring when snow melt in 

I 	

elevated headwater regions significantly increases the volume of water 
discharged into the system. 	Flooding in these areas is further 
exacerbated by the high water tables and poor surface and subsurface 
drainage characteristic of these lowlying areas. Khancoban Pondage, 

' 	 which has been constructed on the Swampy Plain River at Khancoban, 
slightly lowers the natural flood peak along Swampy Plain River, 
although it is not designed for flood mitigation. 

1 	4.4 	Economic Geological Resources 

Economic geological resources refer to geological materials such as 

1. 	
metallic minerals, non-metallic minerals, construction materials and 
mineral fuels, which can be utilised profitably by man. 

I 	
As shown by Map 2, regions of high potential occur in the Tumbarumba 
Creek Catchment area and around the Jingellic-Coppabella Creek area. 
However, in relation to the rest of New South Wales, the Shire has only 

I
moderate potential. 

The main metallic mineral deposits in the Shire are gold, silver, tin, 
tantulum, tungsten and lead. A number of exploration and mining leases 

I 	
are located in the Laurel Hill, Jingellic and Maragle Range areas. The 
largest mine is the new Maragle Mine which employs 5 people. 

I 	

Deposits of sapphires, rubies and associated gems are located in the 
Laurel Hill-Tumbarumba deep lead as well as recent fluvial deposits, 
such as along Tumbarumba Creek, south of Laurel Hill. 

Outcropping rock types with potential as sources of hard-rock aggregate 
include Tertiary basalts to the north, south and east of Tumbarumba; the 
Dargals and Mannus Creek granites south of Tumbarumba; the Green 

I 	
Hills Granite east of Tumbarumba and some units amongst tnerdoneian OdciC i'cr_i 
metasediments west of Tumbarumba. The major hard-rock aggregate 
quarries within the Shire are located at Murray's Crossing. 

I Apart from the floodplain deposits of the Murray River, there are only 
relatively small but adequ&te deposits of sand and gravel within the 

- 	 Shire. Clay and peat deposits are also located within the Shire. 

	

4.5 	Soils 

I
A soil reconnaissance survey of the Albury District, including a major 
part of Tumbarumba Shire, was undertaken by the Soil Conservation 
Service in 1978, and describes the general distribution of soils within the 

I
Shire in terms of 8 major soil associations, as shown by Map 3. 

This analysis of soil characteristics undertaken by the Soil Conservation 
Service was further used in the assessment of agricultural capability. 
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Soils located in the Shire with the highest fertility, are the chocolate 
soils which have formed insitu on basalt parent material around 
Tumbarumba, Tooma and in the east of the Shire. Within these areas, 
many of the hills have shallow basalt caps which have weathered to form 
chocolate and euchrozem soils of varying depth. Where accessibility 
permits, these soils are used for apple and pear orchards. 

The Red Podzolics - Red Earths association, located immediately west 
of the road linking Rosewood and Tumbarumba, includes the better 
agricultural soils of the Shire. Soils of this association are of moderate 
fertility and have generally had liberal superphosphate applications to 
increase their productivity. 

Sandy yellow earths, located to the west of Tumbarumba and in the area 
surrounding Khancoban, have a low fertility and weak structure. 

	

4.6 	Natural Vegetation 

Within Tumbarumba Shire, nine major vegetation formations have been 
identified:- 

* 	Alpine Grassland 
* 	High Moor 
* 	Alpine Woodland 
* 	Sub-Alpine Scierophyll Forest 
* 	Wet Scierophyll Forest 
* 	Dry Scierophyll Forest 
* 	Savannah Woodland 
* 	Tall Woodland 

The distribution of these communities in the Shire is given in Map 4. 
These communities are mapped over the entire Shire, regardless of the 
actual vegetation extent. Clearing and settlement, particularly on the 
alluvial plains and lover slopes, and the introduction of Pinus radiata 
plantations, has greatly changed the vegetation with regard to both 
structure of the communities and botanical composition. 

Tracts of the most significant of these vegetation communities are 
preserved in Kosciusko National Park. 

	

4,7 	Archaeology 

The National Parks and Wildlife Service of New South Wales is 
responsible for the protection and preservation of all Aboriginal relics 
and Aboriginal places in New South Wales under the National Parks and 
Wildlife Act, 1974. 
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I 
I 	The National Parks & Wildlife Service has recommended that for any 

development undertaken in the Shire, an Aboriginal relics survey should 
be carried out by a qualified archaeologist. Any sites discovered will 

I 	require the Director's permission before any disturbance or salvage 
archaeology is carried out. 

I 	
Very little actual archaeological survey kork has been undertaken in the 
Shire. However, Aboriginal sites and relics would definitely be located 
in the Shire, particularly in landscapes such as:- 

* 	highland 	swamps 	(e.g. 	Tarcutta 	Swamp, 	Spencers 	Bog, I Macphersons Plains); 

I
* river and creek flats; 

* 	steep rocky escarpment country; 

I * rolling hills areas. 

No archaeological work has been undertaken to identify the land systems 

I or broad locations in the Shire likely to contain Aboriginal relics or sites. 

The availability of such information would be beneficial to Council in 

I 
the following ways:- 

* 	sites could be incorporated into parks and would become a tourist 
asset to the Shire; 

* 	such information would enable Council to give due consideration 
to the preservation of important aspects of the pre-history of the 

1 area in determining development applications. 

Thus, it is recommended that Council seek funds from the National 
Estate Committee of the Heritage Council of N.S.W. to enable the 

I appointment of an archaeologist to undertake investigations into the 
likely distribution of sites and relics within the Shire. 

1 4.8 	Wildlife 

The National Parks & Wildlife Service is responsible for the conservation 
of 	wildlife 	in 	N.S.W. 	and 	helps 	design 	and 	implement 	wildlife 

I management programmes throughout the State. 

Significant wildlife resources of the Shire have been identified by the 

I National Parks & Wildlife Service which has identified various Wildlife 
Refuges to protect these resources. 

Private landholders, local governments and government departments who 
are legally recognised owners or occupiers of land can consequently 
assist in the preservation of wildlife by having their properties 
proclaimed Wildlife Refuges in the terms of the National Parks and 
Wildlife Act. The proclamation of such areas is particularly significant 
in areas adjoining National Parks and native reserves, to assist in the 
protection of wildlife habitats and breeding grounds. 

11 
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4.9 

The following properties within the Tumbarumba Shire have been 
proclaimed as wildlife refuges. (See Map 5):- 

* 	Wodalla Wildlife Reserve: located to the south of Tumbarumba in 
the parish of Mannus; 

* 	Kooyong Wildlife Reserve: located in the Parish of Tooma on 
Mannus River, just south of Mount Garland; 

* 	Greg Greg Wildlife Reserve: located at the confluence of the 
Tooma and Murray Rivers. 

The preservation of wildlife within the Shire is important. It is 
therefore recommended that if residents are aware of major areas of 
wildlife in the Shire, that they consider contacting the National Parks 
and Wildlife Service with a view to the establishment of wildlife refuges. 

Climate 

The annual median rainfall*  within Tumbarumba Shire generally shows 
an east to west gradation across the Shire which is closely related to the 
overall westward decrease in elevation. The median rainfall ranges from 
greater than 1591 millimetres per annum at Cabramurra, to 937 
millimetres at Tumbarumba and to 752 millimetres at Jingellic post 
office in the far west of the Shire. 

The spatial distribution of rainfall within the Shire limits the areas 
suitable for softwood plantations which, according to the Forestry 
Commission are those areas which receive less than 800 millimetres per 
year. Based on this limit, the area along the Murray River to the south 
and west of Clarkes Hill State Forest would not be considered for 
softwood plantations. 

Other forms of precipitation in the Shire are snow, hail and fog. 
Snowfalls may occur in the Shire during the winter months, with the 
frequency of occurrence decreasing markedly to the west. 

Average temperatures within Tumbarumba Shire vary in accordance with 
local relief factors such as elevation, exposure, position in relation to 
areas of drainage and local radiation effects. 

In general, warm to hot weather is experienced in the Shire from 
December to February, with temperatures exceeding 32 degre€.s celsius 
occasionally occurring in January and February at Tumbarumba, 
Rhancoban and areas to the west. During the winter months, 
temperatures are cool to cold, with temperatures below 0 degrees 
Celsius commonly experienced during the period May to September. At 
all stations January is the hottest month and July or August the coldest. 

* 	The mcdian rainfall is that rainfall total which is equalled or exceeded 
50 percent on occasions. 
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5. 	HERiTAGE LANDSCAPES AND TOWNSCAPES 

	

5.1 	Introduction 

Under the Heritage Act 1977, environmental heritage means:- 

"those buildings, works, relics or places of historic, 
scientific, cultural, social, archaeological, architectural, 
natural or aesthetic significance for the State." 

While no major heritage study has been undertaken encompassing 
Tumbarumba Shire, a number of sites and areas have been noted and 
recorded by a number of bodies and subsequently registered under the 
Heritage Act, 1977. 

	

5.2 	Historic Buildings 

The buildings and industrial archaelogy which are considered to form 
part of the history, heritage and charm of the Shire are:- 

Tumbarumba Court House - Bridge Street; 
* 	Police Station and Residence - Bridge Street; 
* 	Lock-up and residence - Winton Street; 
* 	Tooma Village Group; 
* 	Bringenbrong Homestead; 
* 	Tooma Station Homestead; 
* 	Elm Cottage, Rosewood. 
* 	Council Library (old Tattersalls Hotel); 
* 	Old Terminus Hotel in Albury Street (now a private dwelling); 
* 	Victoria Stores - the oldest building in the main street built of 

granite blocks with pine lining and floors, complete with original 
brick warehouse at the rear and still trading as a grocery store - 
Le Cerf & Blencowe; 

* 	Warbrook Homestead south of Tooma; 
* 	Ournie Homestead; 
* 	Mannus Homestead - owned by Corrective Services Department; 
* 	Mate Homestead; 
* 	Jingellic Homestead; 
* 	Erin - the old Glenroy Hotel. 

The 'Hume and Hovell Walking Trail' is in the process of being developed 
by an inter-departmental committee convened by the Crown Lands 
Office. This trail, which is intended to follow, approximately, the path 
of the Hume and Hovell expedition, will become an important historical 
site within the Shire. The trail, which is estimated to be completed by 
1988, will start just outside Gunning and at the Hovell Tree in Albury. 

	

5.3 	Landscapes and Scenic Areas 

Tumbarumba Shire provides a wide range of landscapes, ranging from 
mountainous alpine country to cultivated river flats. Other than the 
Kosciusko Alpine Areas Landscape Conservation Area located within the 
National Park, there are no other recorded areas of landscape 
significance within the Shire. 
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The Shire contains an abundance of landscape types and a wide variety 
of views and vistas which are important to maintain. The main threat to 
the visual significance of natural landscapes in the Shire is the 
clearfelling of ridges and conversion to softwood plantations. 

	

5.4 	Townscapes 

There are no townscapes or areas of conservation singificance listed for 
Tumbarumba Shire. Nevertheless, the main street of Tumbarumba - The 
Parade, is considered of significance because:- 

* 	it is a good example of a country town main street and has been 
maintained in a relatively uniform and unbroken state; 

* 	there is some consistency in the alignment and height of 
buildings; 

* 	the streetscape is reinforced by the tree planting along the 
roadside. 

All efforts should be made to retain these qualities of the streetscape. 

	

5.5 	Recommendations 

With respect to the landscape and heritage of the Shire, the following 
recommendations are submitted for Council's consideration:- 

that Council give consideration to the preservation of the historic 
buildings identified in the Study and the incorporation of clauses 
in the plan regulating the demolition, or renovation of these 
buildings; 

* 	that these controls apply to the buildings identified but 
unrecorded as well as those registered under the Heritage Act, 
1977; 

* 	that Council request the National Trust and Heritage Council to 
investigate the buildings identified by the Tumbarumba Historical 
Society for classification purposes; 

* 	that Council continue to support local groups in the restoration 
and promotion of historic sites in the Shire; 

* 	that clear felling of land within the Shire be subject to Council's 
consent and that in determining applications, Council take into 
consideration the effects of clear felling on views and vistas 
within the Shire; 

* 	in determining development applications, Council should take into 
consideration the effects of development on the visual 
environment; 

* 	that the Department of Corrective Services be approached with a 
view to conserving Mannus Homestead; 
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I 
I 	* 	that Council consider the use of controls on building on ridgelines 

which can be viewed from scenic roads by making such 
development subject to Council consent. 

U 
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SOCIO-ECONOMIC ENVIRONMENT 

Economic Base of the Shire 

The economic base of the Shire is predominantly in the agriculture, 
forestry and service sectors. Agriculture is the third largest land use in 
the Shire, after Kosciusko National Park and forestry. 

Agricultural production includes:- 

* 	Beef cattle breeding and fattening 
* 	Fat Lamb production 
* 	Wool growing 
* 	Specialised cropping 
* 	Dairying 
* 	Horticulture 

Of these activities, sheep and cattle are the agricultural mainstays of 
the Shire. However, the variety of agricultural enterprises represented 
in the Shire indicates that the industry will continue to have an 
important and relatively stable influence on the Shire's economy. 

A large proportion of the Shire is heavily vegetated with native or exotic 
tree species. Some of these areas are under the control of the New 
South Wales Forestry Commission while others, particularly pine 
plantations, are managed by private owners. 

An important growth industry in the Shire is forestry, particularly 
softwoods, which commenced in 1921 and which are currently 
ecxpanding at a rate of approximately 2000 hectares per annum within 
the Tumut Region. 

Secondary industry in the Shire is dominated by the 4 sawmil]s in the 
Shire. Electricity and water provision also provides significant 
employment in the Shire (through the Snowy Mountains Hydro-electric 
Scheme). 

The tertiary sector is almost as important as agriculture in terms of 
employment in the Shire. This sector includes retailing and private and 
government service provision. 

Almost one in three of the Shire's workforce is employed either by 
Federal, State or Local Government. 

Social Structure 

The Shire's population has risen very slowly from 2,466 in 1911 to 3,934 
in 1981, although it peaked at 5,833 in 1966, during the period of 
construction of the Snowy Mountains Scheme. 

Tumbarumba township has always managed to maintain a high proportion 
of the Shire's population and has also grown slightly in the last ten years. 

6.1 

6.2 
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I 
I The national and state populations are ageing due to lower birthrates and 

this trend is also evident in Tumbarumba Shire in the last decade. 
However, the Shire has a slightly younger population than the State as a 
whole. The consequences of an ageing population base will be felt in the I areas 	of 	education, 	employment 	and 	demand 	for 	aged 	persons 
accommodation, 	although 	it 	is 	likely 	that 	with 	an 	influx 	of 	new 

I 
residents, this process may be reversed. 

The demographic characteristics of the population at Khancoban are 
different from that of Tumbarumba or the Shire as a whole, reflecting 

I the influence of the Snowy Mountains Scheme. 	The age distribution of 
the population of Rhancoban is skewed towards children and reflects the 
relative youth of the settlement itself. 

I Annual household incomes in the Shire are significantly lower than the 
state as a whole, reflecting the rural base of the Shire. 

I Both 	male 	and female workforce participation rates are lower in 
Tumbarumba Shire than in the Murray Statistical Division or in New 
South Wales. 	This is indicative of relatively high levels of under- 

I employment in the Shire. 

I 

L 
I 
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7. 	REGIONAL TRANSPORTATION SYSTEM 

	

7.1 
	

Regional Setting 

Tumbarumba Shire has major natural barriers to vehicular access along 
its southern and eastern borders. Bridges at Jingellic, Tintaidra, Towong 
and Bringenbrong provide access across the Murray River to Victoria. 
Access into and through the Kosciusko National Park which lies partly 
within the Shire is restricted to Elliott Way, Khancoban-Cabramurra 
Road and Alpine Way. The Kosciusko National Park and State Forests 
comprise 60 percent of the total area of the Shire which is 437,967 
hectares. 

	

7.2 
	

Visiting Transport Infrastructure and Services 

Rail 

The regional rail network comprises the main southern line linking the 
capital cities of Sydney and Melbourne. Goods freighted to Tumbarumba 
by rail are off-loaded at Wagga and transported by road, a distance of 
ill kilometres. The nearest rail head is at Batlow on the Tumut-
Cootamundra railway line which links the main southern line at 
Cootamundra. 

The Tumbarumba-Wagga railway line has not been used since 1974 
following a washout near Tarcutta. Freight carried on the Tumut-
Batlow line has declined significantly over the past decade and eventual 
closure of this line has been suggested by the New South Wales State 
Rail Authority, although no firm decision has been made. There are no 
firm plans to re-use the Tumbarumba-Wagga line although the possibility 
is being investigated. 

Rail haulage of roundwood from the forests is not considered to be an 
economic alternative to road transport due to the remote location of 
areas being harvested, double handling that would be required to transfer 
timber hauled from forests to the railway and the capital cost of 
upgrading the railway line which is subject to annual flooding. 

Air 

There are no licensed commercial airfields in Tumbarumba Shire. The 
nearest airport is at Tumut where a daily service operates to Sydney all 
year round and to Canberra betNeen September and mid-April. A 
number of flights arrive at and depart daily from Wagga to Sydney, 
Melbourne and Canberra. 

A grassed landing strip of 500 metres in length suitable for light 
aircraft, is maintained by the Snowy Mountains Authority at Khancoban 
for its own use. Private aircraft can obtain permission to use this 
facility. The Tumbarumba Gliding Club uses a private airstrip at 
Munderoo and there are numerous emergency landing grounds located 
throughout the Shire. 
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I 
I Road Transport 

Tumbarumba 	Shire 	is 	totally reliant 	on 	road 	transport 	for 	freight 
transported into and out of the Shire, private transport within the Shire I and to transfer points such as railheads and airports external to the 
Shire. 

Bus services are limited to a week-day service between Corryong and 
Rhancoban, 	and 	a 	school 	bus 	service 	between 	Cabramurra 	and 
Tumbarumba. 

I The relatively high cost of upgrading arterial roads to D.M.R. standards 
is due to the mainly rugged terrain. 

I The recent growth in timber haulage to supply roundwood to A.N.M. at 
Albury has caused an increase in heavy truck volumes on MR 284 west of 
Rosewood to Hume Highway, and to a lesser extent, on TR 85, due to the 

I activities of Tumbarumba sawmills. 	Construction of a new link road 
from the Rosewood-Taradale Road to Green Hills State Forest has 
provided an effective bypass route to Tumbarumba for wood haulage. 

I The classified main roads, trunk roads, developmental roads and local 
Shire roads which comprise the arterial road system within the Shire, are 

I
depicted on Map 6. 

7.3 	Future Transport Needs 

I 	The developments likely to generate additional road traffic within the 
Shire are planned increases in production of softwood pulp, sawlogs and 
veneer from the Tumbarumba and Batlow forestry districts and 

I ' 	development of ski facilities at Mt. Selwyn and Tooma Dam which have 
not as yet proceeded beyond the investigation stage. 

P 	
Although funds from State, Australian Government sources and local 
revenue raising are limited, the arterial road system is well maintained 
within the Shire. 

I 	The major timber haulage routes are MR 284 to Hume Highway west of 
Rosewood, TR 85 north and TR 85 west. MR 284 is being widened to 7.4 
metre sealed pavement westerly from the intersection with TR 85. 

I 	Trunk road 85N is sealed to 5.6 metres and TR 85 west will be sealed to 
the Shire boundary. The timber haulage road, part Forestry Commission 
and part ANM, has been completed to a width of 7.4 metres from 
Wandelga to'Rosewood. The Mannus-Glenroy Road is being reconstucted 

I and widened to 5.6 metres. 

Other projects on the works programme include sealing of DR 1171, 

I 	reconstruction of Elliott Way, Taradale/Tarcutta Road, Munderoo 
/Ournie Road and Bago Forest Road. 

I 
I 
Li 
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When funds permit, MR 282 will be reconstructed and sealed to a width 
of 6.2 metres from Jingellic to Welaregang, improving local access and 
an important scenic tourist route to link with Tooma and access into the 
Kosciusko National Park via Elliott Way. When this work is completed, 
DR 1171 sealed and a section of Elliott Way reconstructed and sealed, 
the entire recommended arterial road network will be sealed to a 
minimum width of 5.6 metres. 

Further improvements to alignment and pavement widening are required 
to TR 85 north to bring it up to the required standard for heavy 
vehicles. This road desirably should be constructed to the same standard 
adopted for MR 284. 

When the major works outlined above are completed and a suitable 
arrangement found for snow clearing the Rhancoban-Cabramurra Road 
in winter, the Shire's arterial roads will be able to cater for anticipated 
traffic growth. The main issues involved in the road improvement 
projects are safety and structural adequacy of the road pavement. 
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Forestry 

Hardwood forestry and related milling maintain a reasonably stable 
position in the economic base of the Shire. Hardwood logs are mainly 
obtained from forests managed by the Forestry Commission, but also 
from eucalypt forests cleared for pine plantation and small parcels of 
land on rural holdings which are logged from time to time. Total 
resources of hardwood forests in the Shire amount to 44,700 hectares. 

It is expected that hardwood forests will be managed in the future to 
maintain long term supply of timber, particularly alpine ash, and thus 
the industry based on this resource has a fairly stable future. The 
Forestry Commission should be encouraged to more actively promote 
tourist facilities in native forests. 

By far the most important timber resource in terms of the Shire's 
economy is the softwood plantations. Approximately 15,500 hectares of 
Forestry Commission plantations are located in the Shire, mainly in the 
Green Hills State Forest and the Munderoo State Forest. 

Within the Shire, the Commission has identified and earmarked an 
additional area of approximately 3,800 hectares for future pine 
plantation, located on the western side of the Bago State Forest, to the 
west of Maragle State Forest and in the southern part of the Greenhills 
State Forest. (Map 7). 

The most important forms of private afforestation in the Shire are 
investment management groups. The potential impact of these forestry 
groups is quite substantial, in that they have the potenial to supply 
significant amounts of softwood pulp, logs and residues. 

A common procedure of these private forestry groups is to buy large 
tracts of land and subdivided these into 40 hectare allotments, which 
take no account of topography or access. 

It is recommended that Council should not permit subdivisions for which 
there is no feasible road access and that Council place additional 
conditions on approval of such subdivisions to ensure they are 
environmentally sound. 

There are a number of factors such as suitability, availability and price 
of land, as well as proximity to market that indicates that private 
forestry groups are becoming increasingly interested in Holbrook Shire. 

8.1 

I 

I 

I 

I 

I 

I 

I 

I 

I 

I 

I 

I 

F1 
Due to uncertainties in the market place, proposed and as yet 

I 

	

	
undertermined expansion plans of softwood processers and private 
forestry companies, it is difficult to predict what the future planting 
programmes of public and private groups will be. 

I 

I 

I 
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At this point in time, based on the best available information, the 
expected additional area to be put under pines in the Tumut district is 
30,000 hectares, an increase of approximately 19,000 hectares of 
Forestry Commission plantings and the balance representing the 
expections rather than firm intentions of the private forestry groups. As 
much as 10,0000 hectares of this (33 percent) could be in the 
Tumbarumba Shire. It is expected that there would be only minor 
changes to the area of native forests within the Shire. 

Possible growth areas suitable for forestry activity are identified and 
discussed in Section 11. 

An analysis of demand and supply for forest products in New South Wales 
suggests a strong market for softwood products. This is particularly so 
in the Tumut area because of the level of committed allocations. 

The growth in forestry activity in the Shire will create additional jobs 
over the next few decades. These jobs will become permanent if forests 
are managed as intended on a sustained yield basis. Estimates have been 
made of the potential jobs created in Tumbarumba Shire and are 
discussed further below. 

The additional employment prospects depend on the fact there is likely 
to be capacity for three large additional mills to process sawlogs and 
peelers from the Tumut region's timber resources and that one of these 
mills will be located within the Shire. There will be the capacity for 
these mills beginning in 1990's. Early next century there may be the 
capacity for an additional mill based on private forestry plantations. No 
significant growth in hardwood production and processing is expected. 

At present the powers of Council to control forestry development are 
limited. 

8.2 	Tourism 

The Shire of Tumbarumba with its spectacular mountain scenery, gently 
undulating agricultural landscape, and beautiful autumn foliage can offer 
the tourist both passive and active recreation. The area is relatively 
unknown as a holiday venue due to its isolation from major highways and 
developed tourist areas. 

Accommodation facilities in the Shire include two caravan parks, a 
motel and two hotels at Tumbarumba, a caravan park and motel at 
Khancoban and a hotel at Tooma and at Jingellic. 

Camping and recreation areas in the Shire include Burra Creek Reserve, 
Paddy's River Falls Reserve, Paddy's River Reserve, picnic areas at 
Tooma, Towong, Khancoban, Pondage, in the State Forests as well as Sue 
City/O'Hares located in Koscuisko National Park. 

I 
I 
I 

I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
1 
I 
I 



SHIRE OF TUMBARUMBA ENVIRONMENTAL STUDY 

FOREST RESOURCES 	 7 

20km 	
4 ot**  j 

Pr.parsd by PlANNING WORKSHOP PTy. LTD. 346 KENT STREET SiDNET 2000 
For TUMIARUMIA SHIRE COUNCIL 



(I 
¼ rA 

*CSkj L(  /sss1ndow4f" ojurncPIan
\\ 

 Wondalga 	

Cl P,dISy 	 \.. 
G.. Hil 	 JP) 	' Goob g d 	 S 	)J 	Bulfllead 	 BLLA 	

t:- 

çu 
Wereder 	 / 	

nd .11 

	

8l()I4LR,N( 	 ,/F"4i 	A 	
Ibr,ha

if 

Shaws 	/ 
	
RESESRIOJR 	 ' 	 L'7/"COTTERfr 	 A 

LOT  

IATtO!0i j 	\\\\, c RoG o ' 	 "L 	I""'•I"_--4'
Too  
"

harwa 
# 	f 

$ 	o 	 2 	1 	 1'( 	 T 	 Royalla 

Boo 10 	 KOSCIUSKO 	NSTIONAL 	PARK 	INI 	
CATCI- fENT 

u'r 
2 	 °°" ° /'U - ç. 	01 

I d 	 U/ 	 ) 	
'S 	 - GNGEEA 	S 	 - 	 z r'-. 

7 	 T lb 0 	 IALI4NGO 	 ONE S C EC Elk 
Pu 	H II 	' 	r 	15 	IITN 	 / 	

- 	 - 	/ 	 - I C G SIN 	ulluami4ale' 
Laure,1 H. 	

E 	
To1barW 	 " 	

\\cOOLEMN( 	
AREA 	 NRa 

HuLS. 	
/ G 	Reae,voU 	 - 	- - 	 _ 5 	 -\ 	01101,01 Tl0CkNG' 	 , 

	

Y 	b II 	-STop Naas 
Co raby 	) 	Hardy 	

F Is 	, 	1,.' 	
S,AK 	

0 roral 

mil 

ap

Wo,  V 	

RE NGOBI 
pa 

 
- 	CRANIS 	 OtS 1/ 	CAV7) 	Rsl PonSLcS[TafltWWdr52 	 s,- 	'KEL'' 	 II( 	" 	Michlago 

c 	 J 16 
° 

/ 	0__J 	 Re,voi, 	
/ 	

6 5 	 I - 

P 	
e7 ='l, GULF 

PLAIN 

i- 	 P 	 'K 	 ' flNUNG 	 s1,C' 	 /q 
9SS, 

	

-. 	- 'UN,' 	15 	Colsnton4 ç 

: 	

r1 	CSIUir=7US 	 1 	
17 	

NSBU HILL WN
I7J  

I 	
' 

arry 

	

°L-abramurr 	
gro 

	

6
ShannonF'  

ToowaS 	 K b( 
THE 	 Tiamug 	F A 	P 	I 	

"'- 	, 	 • CaIlem nd&, Bredbo 

7 Ia eg g 9 	- 	 OO 	
15D01O HSY JOIk8/ Af 	 $ 	

BoIe(o o a 

MTN 
 ' 	6 - 	 S WE/ISBN N 	

)Pll 

	

tANSC 	

g $ eac
Adamma 

'(, 	
[• \ Toomo 	oou 0 	 '- 	-s, LAKE1,OId 	 •_.San 

 S rutaidra 	 - 	Reerouu I 	I 	 0\ 55_f'S 	Adaminaby 	 Mb,I,ele  

Gret GIOE\ 	
1CtOWinterC7IC;jEbCJ 	EUCUMBENE 	" 	' 	-' 	 I 

E. m 	 s 	 I 
11 ( 	 / 	

HyrnSh, 	I)ilhce 11" 	 Ms rrsnsbo a 	
Ch k la on& J 	IOSCUSK9 	 4' Q (SSSSSIY) 	

e 	 5 5,0 

I
% 	

I 

KS1uçoba0 	
K an 	 ) 	 14 	 'I 	•- 	" 

PLAINS 

	

unyan 	 Un 

Tg 	 S SIS/ISBO > 	 1 	 6 - 	6 
CON! u14G 	UpQ.r 	6 ob 	,/ - 	- 	 z 	 M ddl g ank 	Rh F15 	 S 

Z: 	
10 c7, 	 N cky0' 	Rocky Plains 	 - 	

COOMA 

Jk- 

gis Ck A, 	t 	h O.S. 	 9 	 Sobj iT 	 a' 	 c 
n/I 	 P1 ShIed 	5,. 	 -1 	 W Iso Valley1 5'  

the Alposo Way between 	I 	OSSIn t 10 ,/. 	015 	 - 	
, 	j 	 I R2ck" o4rl'5 "S 

5 	- 	Thseo VSygyypd KhoyppyI 01 	 ,s 	 V\ 	 Slat 	, 
- 	 - ' 	 LAKEJ DABYNE  

I

Ge: 	

Ch e5' 	
byne 	 omaWfl9 6 

	
: 

MT 	

MyaH 

s°cu 	RealeL 	oJfenderIea 	 rn
River P. 

Ihredbo 	age 
z 	 CO L., Mo bah 	 -. 	 d a: 	 LJ0JI') 

	

= -' OBNI?SSCWSE 001 	 )'tS__ 	/)C•h 	0, 	t)algety 	 " 	 ,u 'us Nimrnptab 	
14 

Alo 	
Wy 	 PAR K / / 	N 	

0 

	

2 Beloka 	
8

Gro 
	

-7 	
6 

I 	

— Oor,ngwuo,, 	 GROj,t5 	 k, - Sp, 

nu Hsonmu  



PLANNING WORKSHOP 

I 
' 	 There are a number of parks in Tumbarumba township and local tourist 

attractions such as the Glenroy Crafts Centre and Museum. There are a 
number of attractions and recreational activities in the Shire which 

I 	could be developed, such as farm holidays, trout fishing, bush walking, 
snow and water skiing. 

I 	
While tourist activity in the Shire is expected to grow as a result of bus 
tours and day visitors, the single biggest impetus on tourist growth is 
likely to be the Kosciusko National Park, particularly in the area of 
skiing related tourist developments. 

I All major access to the park from the western side passes through the 
Shire, the major access points being The Elliott Way from Tumbarumba, 

I 	
(cleared in winter) and the Alpine Way from Khancoban to Thredbo. 
However, the western half of the park is relatively undeveloped in 
comparison to the ski resorts on the eastern side. Thus, the present 

I 	
tourist spin-offs from the park are limited. 

The Kosciusko National Park Draft Plan of Management, released in 
1981, contains proposals for the possible development of downhill and 

I 	cross-country skiing facilities in the Mt. Selwyn-Tooma Dam area, for 
day visitors only (See Map 8). Accommodation would need to be 
provided outside the park in the three nearest towns - Talbingo, 

I 	
Adaminaby and Tumbarumba. Recommendations related to tourism are 
discussed in Section 11. 

8.3 	Agricultural Developments 

I Agriculture in the Shire has historically been based on sheep and cattle 
and this is expected to continue. The relativity of sheep/wool growing 
tocattle varies in response to market conditions, although cattle 
production tends to dominate in terms of the numbers of holdings 
carrying cattle. 

Cropping is developing in importance, the main crops being grain 
production, improved pasture for hay, small seed production (e.g. 
clover). The potential for additional grain production in the area is 

I 	good. 

While dairying has declined in importance to the Shires agricultural 

I
output over the past 20 years, there is some potential for growth in the 
more fertile valleys to the south if milk quotas can be obtained or 
demand increases for dairy products such as cheese. 

I 	There is growing interest and investment in horticulture, such as pome 
and stone fruit orchards near Courabyra and Willigobung, berry fruit 
production and vineyards. However, it is not likely that horticulture will 
playa major role in the agricultural economy, but rather add to the 
diversity of production. Their intensive nature does suggest that there 
will be a small but increased demand for labour for planting, picking and 
pruning. 

I 

23 
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8.4 	Conclusions and Implications for Population Growth and Distribution 

The above sections analyse the major development issues facing 
Tumbarumba Shire and address broadly the implications of these from 
the point of view of the Local Environmental Plan. 

Since the peak construction activity associated with the Snowy 
Mountains Scheme, the rate of population growth has stabilised. This is 
in spite of any influence of forestry, agriculture or tourism. This does 
not imply that these industries haven't expanded in the area, but that the 
resulting population growth has just managed to keep pace with out-
migration. 

From this stable base, an attempt has been made to identify future 
population levels, as a basis for forward planning. 

The population projections for the Shire have been based, where possible, 
on projections of growth in employment that will ultimately lead to 
population growth. Where these projections cannot be made, due to 
uncertainty or lack of information, then reasonable estimates have been 
made. The resulting projections are subject to discussion and refinement 
as more information comes to hand. 

The expected increase in forestry related jobs in the Shire is shown 
below:- 

1981-1986 	 1986-91 	1991-2001 
Jobs 	77 	 78 	 165 

These jobs will be filled from one of two sources:- 

* 	people living in the area either unemployed or under-employed 
(part-time farmers etc.); 

* 	people migrating into the area. 

It can be assumed that the majority of additional forestry related jobs 
will be in semi-skilled and unskilled areas with demands for tradesmen 
and managerial staff being significantly lower. Thus, the extent of 
labour mismatch between incoming jobs and the skills of the local 
unemployed or underemployed workforce will be low. 

Thus, for the purposes of this exercise, it is assumed that 25 percent of 
required workforce will be provided by local residents. 

The creation of new jobs in the area will have a multiplier effect 
creating additional new jobs in servicing industries such as vehicle 
servicing and retailing. Based on experience elsewhere in resource 
development areas, a multiplier of 1.7 has been adopted. 



I 	PLANNING WORKSHOP 	 25 

I 

I A higher proportion of multiplier jobs will be taken by local residents 
rather than immigrants to the Shire. This is particularly so where there 
is currently low female participation in the labour force. It is assumed 
that one third of the multiplier jobs will be filled by local residents. 

Thus, the total number of new jobs to be filed by immigrants to the area 
due to forestry is:- 

1981-1986 	1986-1990 	1991-2001 

I
85 	 87 	 182 

It is further assumed that each worker moving into the area will bring an 

I 	
additional 2 people with them. Thus, the population growth resulting 
from growth relating to forestry is shown in Table 8.1 

It 	should 	be 	noted 	that 	population 	growth 	related 	to 	tourism 	is 

I particularly 	difficult 	to estimate at the present time as discussed 
above. 	Until more planning is done concerning resort development at 
Tooma Dam and in the Mt. Selwyn area, it is assumed that the 

I 
population projections shown below incorporate growth related to tourist 
development. 

Table 8.1: Population Projections for Tumbarumba Shire 

1981 	1986 	1991 	1996 	2001 

I 
Population 	39 934 	49189 	49 450 	4,714 	5,000 

I 
Distribution of population growth to Tumbarumba Shire is based on the 

I
following assumptions:- 

* 	Tumbarumba will be the focal point of growth in the Shire. In the 
past, population of rural areas has been declining marginally. It is 

I assumed that no further population growth would occur in rural 
areas; 

I * The 	village 	zone of 	Rosewood is presently not serviced by 
sewerage or water system. 	As such, it is considered desirable to 

- restrict significant future urban expansion on this area; 

I 
I 
I 
I 
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* 	Tumbarumb&s share of the population growth is assumed to be 80 
percent with the remaining growth being distributed between 
Khancoban, Rosewood and the other remaining villages and rural 
areas. (Table 8.2). 

Table 8.2: Population Projections for Tumbarumba Township 

	

1981 	1986 	1991 	1996 	2001 

Population 	11536 	11740 	11941 	2 9152 	21380 

Population change 	204 	201 	211 	228 

Growth Rate (% pa) 	1.93 	2.48 	2.94 	2.91 

Dwellings needed 	145 	138 	139 	147 

Dwellings 	 552 	697 	835 	974 	1121 
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I 
I 9. URBAN STRUCTURE - TUMBARUMBA 

9.1 	Development Scenario 

I As mentioned above, growth in Tumbarumba Shire has been forecasted 
to flow from forestry and tourist development. 	For broad planning 
purposes, the Shire has been expected to grow by nearly 1,100 people 

I over the next 20 years or 28 percent. 

Because 	of 	the 	existing 	distribution 	of 	urban 	infrastructure 	and 

I community facilities and to create economies in the future provision of 
facilities, most of this growth should be located in Tumbarumba. 	The 
overall settlement strategy for the Shire therefore is to encourage urban 
development in Tumbarumba and accommodate natural growth pressures I outside Tumbarumba township within existing Rosewood and I{hancoban 
village areas. 

I 9.2 Existing Urban Structure 

The 	existing urban structure of the township is influenced by the 
surrounding 	topography, local drainage 	patterns, location of access I routes, planning controls and history. 	Initially, the township developed 
on the flat to undulating land adjacent to Tumbarumba Creek and 
expanded onto the lower foothills on either side of the valley and along 

I the access routes, especially along the road linking Tumbarumba railway 
station and the main settlement. 

1 	The present structure of the town consists of a concentration of 
development to the east of Tumbarumba Creek, ribbon or linear 
development along the main access roads - Albury Street (The Wagga 

I 	Road) and Tumbarumba Parade (The Adelong Road) with a 
concentration of rural-residential lots to the north west of the existing 
town centre. The commercial-retail centre is largely located along 

I 	
Tumbarumba Parade, at the focal point of the three main access routes - 
The Adelong Road to the north, The Wagga Road to the west and The 
Khancoban Road to the south-east. The area zoned for industrial usage 
is situated on the western periphery of the town, although a number of 

I 	industrial establishments are scattered throughout Tumbarumba. Open 
space, including both private and public open space is concentrated 
predominantly along the poorly drained areas adjacent to Tumbarumba 

I and Pound Creeks. 

The town is surrounded by grazing land to the north, south and west, and 

I
grazing land and heavily timbered country to the east. 

9.2.1 	Residential Development 

I 	The urban fabric of Tumbarumba as shown by Map 9, can be broadly 
divided into the following 4 residential areas, each separated by drainage 
lines and/or corridors of open space or rural land. 

I 
I 

27 

I 
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Area 1 may be defined approximately as the area bounded by Kent 
Street (including residential development in Park and Power.Streets), in 
the north, Gilbert Street in the east, Clara Street in the south and 
Winton Street to the west. This area contains approximately 63 percent 
of all dwellings within the urban area. 

Area 2 is defined as the residential development which extends along the 
southern portion of Mate Street and along Albury Street. This area 
contains approximately 17 per, cent of all dwellings. 

Area 3 includes the residential development along Tumbarumba Parade 
(Adelong Road) to the north of the showground complex and Kent Street, 
and along Lyne Street. This area contains approximately 15 percent of 
dwellings. There is also potential for further subdivision in this area. 

Area 4 located in the north west corner of the town is essentially a rural 
residential area. It contains approximately 5 percent of dwellings in 
area and lots are generally large. 

The majority of residences within these areas are single storey detached 
houses. Residential flats which represent only 3.9 per cent of the total 
dwelling stock, are distributed throughout the urban area. Residential 
flat buildings are 1. storey, and generally contain between 2 (duplex) and 
4 flats, although a cluster of 7 flats is located in Winton Street between 
Selwyn and York Streets. 

Dwelling Characteristics 

The number of dwellings within the Tumbarumba urban area has been 
increasing slowly during the two decades from 388 dwellings in 1961 to 
552 dwellings in 1981 according to the 1981 census preliminary results. 
The highest annual rate of growth (2.61 percent) was recorded during the 
1971-76 intercensal period. (Table 9.1). 

Table 9.1: Total Dwelling Stock Tumbarumba Township 

Year Stock of Dwellings Growth Rate % p.a. 

1961 388 
1.35 

1966 415 
1.36 

1971 444 
2.61 

1976 505 
1.80 

1981 552 

I 
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I 

I 	
At the 1981 census, the town of Tumbarumba contained 552 dwellings, 
which represented approximately 40 percent of the total dwelling stock 
within the Shire. Of these 552 dwellings, 509 or 92.2 percent were 

I 	
occupied. Detached dwelling houses comprise the largest proportion of 
the total dwelling stock (approximately 96.1 percent) with residential 
flats providing the remainder of the stock. 

I 9.2.2 	Retail/Commercial Area 

The retail and commercial zone of Tumbarumba covers an area of 

I 	
approximately 5.57 hectares, and provides convenience goods and a 
limited range of comparison goods for the town and surrounding area. 
Due to the close proximity of regional shopping centres at Wagga Wagga, 

I 	
and to a lesser extent Albury, there is a relatively large amount of 
escape expenditure to these centres. 

The major retail-commercial centre, is located along both sides of 
Tumbarumba Parade between Selwyn and Bridge Streets. An extension 
of this centre occurs along Albury Street, immediately west of 
Tumbarumba Creek, while a supermarket has recently been constructed 

I
on the corner of Bridge and Murray Streets, to the east of the main 
centre. Council has provided off-street parking is provided in Winton 
Street car park, which has a capacity of approximately 50 vehicles, and 

I 	

at the rear of a number of the premises on the western side of 
Tumbarumba Parade. There is access from these car parks to the main 
street. 

I 	
The retail-commercial centre (excluding hotels and motor vehicle sales, 
service and accessory establishments, smash repair and service stations), 
includes approximately 3,630 square metres of retail/commercial 

I 

	

	
floorspace. Retailing accounts for approximately 77 percent of this 
area, commercial premises 14 percent, services 7 percent, and vacant 
premises 2 percent. 

I There are about 8,000 square metres of vacant land in the business zone 
comprising about 4 allotments. 	One of these is in a prime 

I

redevelopment location on the corner of The Parade and Bridge Street. 

9.2.3 	Industrial Uses 

I 	
Under the existing planning scheme, an area of 15.4 hectares on the 
western periphery of the town is zoned for industrial purposes. 
Currently, approximately 1.31 hectares or 8.5 per cent of this area is 

I 

	

	

utilised as such. The industries located within this area are a transport 
depot, a smash repair workshop and the Ampol and BP depots. There are 
a number of projects on stream that would increase the utilisation of the 
industrial estaste. The remainder of the industries in the town are 

I 

	

	
situated within the residential zones and as such are non-conforming 
uses. 

I 

I 

I 
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E 

9.2.4 
	

Special Uses 
	 I 

Approximately 23.3 hectares of land within the town is zoned for 'special 
use' purposes. These uses include education facilities, service depots, 
hospital and aged persons units, government offices, railway uses, 
churches and community halls. 

9.2.5 
	

Open Space - Recreational Facilities 

Tumbarumba has 32.64 hectares of land zoned for open space/ 
recreational purposes. Of this 31 hectares is utilised for recreation 
purposes. 	The total provision of recreational and open space is 
200 square metres per person or 20 hectares per 1,000 persons. Thus 
there is a good provision of open space in the town. Most of these 
recreation/open space areas are located in the lowlying, poorly drained 
areas adjacent to Tumbarumba Creek and, as such, provide a nearly 
continuous 'green' corridor which extends from Lyne Street to Clara 
Street. The other major areas of open space are the Tumbarumba Golf 
Course, located off Park Street, adjacent to the north eastern boundary 
of town, and the new ovals, currently under construction in McMeekin 
Street. 

9.3 
	

Community Facilities 

In relation to its relatively small size, the township of Tumbarumba is 
well served with community facilities, but may be vulnerable to cut-
backs in these facilities if the current population level is not 
maintained. Tumbarumba is the focus of community activities and 
facilities within the Shire and provides a wide range of services and 
functions. 

Health and Welfare 

The health and welfare of the community is attended to by 3 doctors, a 
community nurse and the Tumbarumba District Hospital, which has a bed 
capacity of 38, and services include radiology, physiotherapy, psychiatry, 
Meals on Wheels, community support centre, baby health centre, aged 
persons day care centre, school medical and dental programmes. Other 
voluntary health and welfare organisations include St. Vincent de Paul, 
Khancoban Welfare, Red Cross, Nursing Mothers, Home Aid, New South 
Wales Spastic Council, Grow, Hospital Auxiliary, Pink Ladies, Health 
and Welfare Association, Keep Fit Classes and Weight Watchers. 

Officers of the Department of Youth and Community Services and the 
Department of Corrective Services visit the Shire providing services in 
the areas of probation and parole, adoption, counselling etc. 

Library - The Council provides a Library service in Tumbarumba 
and Khancoban, and a bookmobile visits outlying areas. 
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* 	Sporting and General Clubs - There are a wide variety of service 
clubs, social clubs, church groups, and rural organisations which 
bring the community together. However, there appears to be a 
lack facilities for teenagers outside of sporting facilities. Roller-
skating in the community hail has proven very popular, but 
teenagers seem to lack other entertainment such as films 
(occasionally screened by service clubs, but with inadequate 
facilities, particularly in winter) and a place where they can meet 
and have entertainment. 

There are two hotels in Tumbarumba, a licensed bowling club and 
a licensed golf club which also provides meals. 

I 
I 
1 
I 
I 

* 	Education - As outlined in Section 6 of this report, Tumbarumba 
has the following education facilities:- 

* 	State Primary School 
* 	Private Primary School 
* 	State High School 

The Department of Education reports that these schools are in a stable 
position and do not have plans for augmentation or cut back in facilities 
or staff. 	Enrolmerits have fluctuated over time with no clearly 
distinguished trends. 

An evening college operates using high school facilities offering "hobby 
classes" in a number of areas including pottery, woodwork and cookery. 

The Land and Housing Market 

Prices of residential land and houses in Tumbarumba are subject to wide 
variation. However, from Notices of Sale for the last five years 
obtained from Tumbarumba Shire Council, it is apparent that while it is 
possible to buy residential land at reasonably low prices, prices can be 
expected to increase substantially for land brought onto the market as a 
result of new subdivisions requiring extension of the water and sewerage 
system. 

In the last 5 years, housing prices have experienced a high annual growth 
rate (15 percent) in comparison with other country towns which had an 
average price increase of 10 percent per annum in New South Wales. 

The provision of temporary and rental accommodation is becoming an 
increasingly important issue in Tumbarumba township due mainly to the 
influx of workers related to the timber industry, a trend which can be 
expected to continue. The supply of temporary accommodation in the 
town is limited, although currently 25 percent of tourist accommodation 
is absorbed by permanent residents. Demand seems to be strongest for 
residential flat buildings, although rents for a two bedroom flat have 
increased by 100 percent in the last 18 months. 

I 
[1 
U 
I 
1 	9.4 

I 
I 
1 
I 
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I 
I 
I 
I 
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Rural residential development has become increasingly important in 
many areas of New South Wales with demand for smaller rural holdings 
usually taking two forms - rural residential lots up to two hectares for 
predominantly residential purposes and rural small holdings of 4 to 10 
hectares, capable of supporting some agricultural production. 
Tumbarumba Shire, like many other areas in New South Wales, allows a 
minimum rural subdivision of 40 hectares. This is forcing some people to 
accept 40 hectare lots, often in excess of their requirements. 

The provision of zones in specific locations permitting rural residential 
subdivisions would prevent the uneconomic subdivision of agricultural 
lands, reduce the pressure for subdivision of rural lands, and enable the 
economic provision of infrastructure and community services and a more 
environmentally acceptable level of subdivision layout and design. 

From a review of Council's rating assessment, and a perusal of Lands 
Department parish maps, it is evident that there is a large supply of lots 
that would provide a range of choice sufficient to cater for most rural 
residential or part-time farming requirements. 

The only major constraint on supply at the present time is the fact that 
the land is tightly held by long-term residents of the area. This is a 
difficult problem but not an insurmountable one. The provisions of the 
Local Environmental Plan can be such as to encourage redevelopment of 
certain areas by permitting consolidation and resubdivision. The option 
of differential rating could also be considered. 

From a study of subdivision approvals, land and house sales, and a survey 
of local estate agents, it is presently apparent that there are no signs 
that demand for rural residential allotments is outstripping supply. 

Nevertheless, the trend toward ru ral residential living is increasing in 
popularity. Also, given the largE number of small holdings close to 
Tumbarumba, particularly to the north, there is a need to rationalise 
these and identify more closely ai eas that are more suitable for rural 
residential purposes. 

9.5 	Constraints to Development 

9.5.1 	Natural Constraints to Development 

The major natural constraints to the future expansion of Tumbarumba 
are steep slopes, geological and soil instability, drainage problems and 
localised flooding. These are described on Map 10. 

9.5.2 	Settlement Support Constraints 

The following settlement support constraints are illustrated on Map 11. 
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I 
I Existing Urban Framework 

It is essential that the future urban development of Tumbarumba builds 

I on the pattern of land use and land use zoning described above. There 
has been a tendency for the town to develop in an elongated fashion 
northwards as development to the south has been constrained because of 

I 	
drainage and stability problems. Attempts should be made to prevent 
further elongation of the town by consolidating growth around both sides 
of Tumbarumba Creek. 

I Town Water Supply 

Tumbarumba township is fully reticulated with a town water supply fed 

I 	
by gravity from a 6,800 kilolitre reservoir west of Power Street, which is 
supplied from an earth dam in the upper reach of Pound Creek. In the 
peak dry weather summer period the water supply to the reservoir is 
augmented by pumping from Tumbarumba Creek. Under peak usage 

I conditions the town water supply has little reserve capacity. 

A site for a second storage reservoir would require extensive excavation 

I 	and this is proceeding slowly as the site is being developed as a borrow 
pit for filling material. 

I
Sewerage Treatment Works and Reticulation 

The existing sewerage treatment works is in urgent need of 
augmentation and has been the subject of a recent feasibility study by 

I 	the Public Works Department. The township has a population of 1,536 at 
the 1981 Census of whom about 1,400 were serviced by a reticulated 
sewerage system which gravitates to a plant on the eastern side of 

p
Tumbarumba Creek. 

The plant is currently unable to handle peak wet weather flows and 
additional holding ponds and headworks are in the course of design or 

I construction. 

Residential and industrial areas west of Ramsay Street along the Albury 

I 	Street corridor have no reticulated sewerage and rely on septic 
systems. 

I 	
The Public Works Department is considering two options to cater for 
anticipated loading: upgrading the existing works plus an alignment plant 
at another site; and the abandonment of the existing plant and provision 

I 	
of a new plant at an alternative site. 

The existing reticulation system suffers from very high infiltration in 
wet weather. Tumbarumba Shire Council is presently constructing a 

I 	major storm water drainage pipeline between Regent and Fleet Street 
which will partly alleviate this problem. 

I
Historic Sites 

The historic buildings and sites identified as worthy of conservation 
should be considered in any plan for the future expansion of the town. 

33 
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9.6.2 

Tumbarumba Structure P1n 

Introduction 

The Structure Plan (Map 12) should not be taken to indicate where 
growth will go, but rather where it should go if and when pressure for 
growth eventuates. Given the identification of these growth areas, land 
can be bought onto the market (i.e. rezoned), in response to demand. 

The major elements of urban structure concern:- 

* 	the location and extent of residential land to accommodate 
growth for between 15 to 20 years; 

* 	The location and extent of commercial areas including retail, 
office and service type functions; 

* 	The location of industrial areas. The extent of industrial land 
must be flexible due to the variable spatial needs of different 
industries. However, the location is critical due to localised 
environmental conditions which may create problems within the 
residential components of the town; 

* 	The location and gradient of main roads and distributor roads and 
the accessibility of various elements of the town; 

* 	The provision of public utility services; 

* 	The identification of development constraints and the isolation of 
areas unsuitable for urban use. 

These factors have been taken into consideration in the development of 
the structure plan. 

Rsidentia1 Growth Recommendations 

Only 34 percent of zoned residential land is used for low density 
residential uses and at present there are about 85 vacant serviced lots in 
the town. In addition, there is approximately 50 hectares of vacant land 
as well as 26 hectares of "rural residential" land within the zoned 
residential areas of Tumbarumba, that could potentially be subdivided 
into residential allotments. 

Using populaticn and dwelling projections outlined in Section 8, plus a 
sufficient land bank to cater for future demand and for people holding 
land until they have raised the finance to build or until they retire, a 
total dwelling requirement for the next 20 years is estimated at 630. 

9.6 
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Infill development within the existing township should be encouraged. 
As a result of the analysis of constraints, it is recommended that future 
residential development should be accommodated in two main areas:- 

* 	Within the existing zoned urban area, to the north of the town, 
presently zoned for residential use but largely undeveloped: and 

* 	Outside the existing zoned urban area, the non-urban land to the 
south of Albury Street, between Langland and Mitchell Streets. 

Zoned land to the north of the town has some constraints restricting 
development in certain areas. Thus, on land suitable for residential 
development, attention should be given to cluster housing development 
or medium density development, designed within an open space system. 

The land south of Albury Street should be considered for development, if 
problems are encountered in developing existing zoned areas to the north 
of the town. Attention should be given to providing a suitable open 
space buffer between the proposed residential and industrial areas 
adjacent to Langland Street. Access to the residential areas should be 
provided from Ramsey Street. 

Land to the north of Albury Street, currently zoned industrial should be 
rezoned for residential, although development should not be encouraged 
until sewerage is provided. This zone should be extended to enable the 
economic provision of an access road to lots 686, 687 and 688. 

Residential flat development is not proposed to be restricted to any 
particular residential area, although flat development should be 
encouraged mainly in the existing residential area close to the town 
centre. Applications for such development should be assessed in relation 
to Council's existing Residential Flat Control Code and on their 
individual merits. 

9.6.3 	Commercial Growth Recommendations 

The existing town centre business zone is concentrated between Selwyn 
and Bridge Streets and should remain the major retailing area in town. 
No specific provision should be made for neighbourhood centres in 
growth centres, as it is not felt that there is sufficient expenditure 
generated to support additional retail floorspace outside the main 
centre. 

It is also recommended that:- 

* 	Further retail expansion to the north of Selwyn Street should be 
discouraged with this part of the existing zoned commercial area 
being retained for service industry development; 

* 	Consideration should be given to the area east of the existing 
commercial zone for retail and commercial expansion; 

* 	The more intensive use of the core of the business area shold be 
encouraged with due consideration given to streetscapes and 
facades. 
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9.6.7 	Historic Buildings and Areas of Visual Significance 

It is recommended that the historic buildings identified in the report by 
both the responsible authorities and the local historic society, should be 
protected from demolition and major renovation likely to change their 
historic character. 

Although an environmental protection zone is not considered necessary 
to protect areas of visual significance, it is felt that Council exercise 
some control in view of the likely increase in forestry activity, over the 
clearfelling of trees, particularly on ridgelines and along creeks. It is 
recommended that the clearfelling of trees within the Shire be subject 
to Council consent and also building development. 

I 
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I 
1 	10. 	RURAL VILLAGES 

10.1 	Khancoban 

1 	10.1.1 Development Pressures 

I 
Khancoban is situated in the southern end of the Shire, 80 kilometres 
from Tumbarumba. It developed as a construction camp for the Snowy 
Mountains Hydro-Electric Scheme. Its current major function is to 

I 	
house 60 operational and maintenance staff. Apart from this function, 
Khancoban also caters for tourists, primarily because it is linked via the 
Alpine Way to Thredbo Village and is close to Kosciusko National Park. 

I 	The Snowy Mountains Authority has no specific plans or proposals for the 
Khancoban Village area, other than a commitment to build 30 new homes 
over the next ten years, and it is not expected that the impact of the 

' 	 Authroity will increase in the foreseeable future. 

The most important development issue facing Khancoban is its future in 
tourism and recreation. Access to the National Park and ski fields is 

I 	generally poor, particularly in winter. The Alpine Way is subject to 
closure, and the road to Cabramurra is subject to closure both above and 
below Tooma Dam at present. 

1 	The proposed development of ski fields at Tooma Dam in the Kosciusko 
National Park Draft Plan of Management could place pressure on 

I 	
Khancoban to provide tourist and long-term parking facilities. 

Any resulting growth pressures could be accommodated within the large 
tracts of vacant serviced land in the north-east of the village area, 

I 	where subdivision plans and services have been provided for dwellings 
that have never been built. There is potential for approximately 85 lots 
under the original subdivision design. Vacant land to the west of the 

I 	
village, mainly owned by the Snowy Mountains Authority, provides 
excellent opportunities for tourist related development with its gentle 
slopes and views over the pondage. 

1 The Snowy Mountains Authority is the main land owner in Khancoban, 
and is responsible for maintaining the village as a maintenance and 
operations depot for the Scheme, including the provision and 

I 	maintenance of urban infrastructure. However, it is subject to the same 
planning control as any other owner. There have been ongoing 
negotiations between Council and the Authority regarding responsibility 

1 	
for servicing the town, which are expected to continue. 

10.1.2 	Existing Urban Structure 

I 	As mentioned above, Khancoban as a construction camp for the Snowy 
Mountains Scheme and the resulting urban structure, reflects this use. 
(Map 13). The major area of residential development is to the east of 

I the town. 

The size distribution of existing allotments is less than that permitted 
under the existing Interim Development Order. 
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The remainder of the village area consists mainly of works buildings 
associated with the Authority and vacant land once used by the 
Authority during its peak construction activity. Major uses include:- 

* 	Khancoban retail and community centre; 

* 	Snowy Mountains Authority staff hostel, information centre and 
geneal administration building; 

* 	A motel and hotel located on the Alpine Way; 

* Khancoban primary school. 

A small industrial area has been established on the western extremity of 
the town but is largely vacant. 

10.1.3 Constraints to Urban Development 

Natural Constraints 

The future expansion of Khancoban Village is partially limited by areas 
of steep slopes, poor drainage, flooding and drainage lines. 

As with Tumbarumba township, slopes in excess of 20 percent were 
generally considered unsuitable for urban development due to possible 
instability problems. The main areas of steep slopes occur along main 
drainage lines, which are small westerly flowing tributaries of the 
Swampy Plain River, and are located adjacent to the eastern and 
western boundaries of the village, and Coidwater Creek which bisects 
the village. It is recommended that these drainage lines be retained for 
open space. 

Areas susceptible to flooding are located along Khancoban pondage and 
inthe lowlying area to the west of the existing village area. 

The areas to the south and west of Khancoban Village also have inherent 
drainage problems, as the water table is at or near the surface in these 
areas. The cost of drainage measures and infill may effectively limit 
development in these areas. 

Settlement Support Constraints 

There is sufficient land available in the existing village area, including 
vacant serviced lots to provide for more than double the number of 
existing dwellings if all land was developed for residential purposes. 
Logical areas for future housing are the Pierce Street-Byatt Street 
abandoned subdivision and east of Nankervis Street, both of which are 
partly serviced. 

The capacity of the town water system is inadequate in peak usage times 
and the SMA is investigating a number of alternatives to augment the 
water supply including a standby pump unit and higher level reservoir. 
The latter would be required to service the northern half of the 
abandoned subdivision during peak summer usage. The existing sewerage 
treatment works is adequate to cater for a population increase of about 
1,500. 
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Li 
1 	10.1.4 Urban Structure Plan Recommendations 

Development Principles 

I Future development of Khancoban should be retained within the existing 
village zone, as there is considerable spare capacity within the urban 
infrastructure system and there are constraints to urban development I outside the village area. 

An open space buffer should continue along the Alpine Way, south ofthe 

I existing residential area. 	Further development to the north should be 
discouraged and the area retained as an open space buffer. 	Drainage 
lines in the town should be retained to form an open space system. 

I Although the shopping centre is not in the most desirable location in 
regard to passing traffic, future retail development should take place 

I

there. 

The Structure Plan for Khancoban is shown on Map 14. 

I
Residential Growth 

Permanent low-density residential development should be restricted to ' the Pierce Street-Byatt Street subdivision. 	Medium density cluster 
development should also be considered within the existing built-up areas, 
and in the tourist zone. 

I Tourist Development 

The demand for tourist related develpment in Khancoban will be largely 

I dependent upon the development of the Tooma Dam ski fields as 
suggested by the Koscuisko National Park Draft Plan of Management. 

I 	
Future tourist development should be concentrated on the vacant lands 
originally used for the purposes of the Snowy Mountains Scheme, due to 
the large size of allotments and the small number of landholders. 

I 	If proposed tourist developments at Tooma Dam proceed, Council, in 
association with the SMA, should prepare a Development Control Plan 
for that part of the village zone lying to the west of Douglas Street. 

I More intense tourist related development such as motels, should be 
focussed in areas nearest to the retail centre and in the longer term 

I 	
possibly in the vicinity of the intersection of the Khancoban-Cabramurra 
Road and the Alpine Way. 

I 	
Industrial Development 

Light industrial uses should be concentrated in the present industrial 
estate, with a landscaped buffer separating the area from the Alpine 

I 	Way, the proposed new caravan park and from any future new 
development to the north. 

I 

41 

I 



42 	PLANNING WORKSHOP PTY  

Servicing 

Council should continue discussions with the SMA on the financing of 
public works and initiate discussions on the future of SMA land within 
the village zone. 

10.2 	Rosewood 

10.2.1 Development Pressures 

Rosewood is a small rural service community on the main road between 
Tumbarumba and Wagga. Like many other rural centres, it has suffered 
from the centralisation of many of its functions into larger rural 
centres. 

As a result of recent changes in the road network and the expansion of 
forest related industries in the vicinity, Rosewood now lies at the 
intersection of a new forestry road constructed by ANM Pty Ltd and the 
Forestry Commission through the Bago and Green Hills softwood forest 
areas. There has also been plantation activity by private afforestation 
groups in the area. Rosewood therefore displays locational advantages 
for hauling and logging operations. 

As land prices in the village are substantially lower than in Tumbarumba 
and as there is plenty of vacant subdivided blocks in the proclaimed 
village area, pressure for development may occur from people attracted 
to Rosewood by its cheaper prices. 

10.2.2 Existing Urban Structure 

The village structure is focussed around the Wagga Road, which together 
with the railway line, forms the eastern boundary of the town. The 
village area itself (the area within the village zone) consists of 
approximately 4 blocks. The pattern of subdivision in the village and 
surrounding area however, provides many small allotments of typical 
urban size and some of a larger rural residential size. 

As can be seen from Map 15 showing land use at Rosewood, there is a 
large amount of vacant zoned land. Within the village with a total of 
approximately 85 blocks, 56 lots or 66 percent are vacant. A large 
number of lots of average residential size (1200 square metres) outside 
the village zone but within the proclaimed village area, are also 
vacant. 

The small shopping centre at Rosewood is located on both sides of the 
Wagga Road, integrated with an open space reserve containing picnic 
facilities and a playground. Major industrial uses in or near the town 
include the abattoir, general engineering works, and more recently, a 
transport terminal. The golf course is the major recreational facility in 
the village. 

Rosewood also contains a public primary school serving the local area. 
High school students travel into Tumbarumba for their education. 
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I 
1 	10.2.3 Constraints to Development 

There are no significant natural constraints to development at 

I 	

Rosewood, as the land in all directions is generally suitable for urban 
use. The most important inhibitor to growth is the provision of 
reticulated water and sewerage systems. 

I 	
A limited private reticulated water supply is available from a small dam 
in Mannus Creek. This is supplemented by tank water and bore water. 

I 	
There is no sewerage system serving the village at present. While the 
lot size, soil and rainfall conditions appear suitable to enable a septic 
system to function adequately, the lack of sewerage limits the growth 

I 	

that should be permitted in the village to consolidate the existing village 
zone. 

I 	
10.2.4 Urban Structure Plan 

The costs involved in providing sewerage and urban infrastructure and 
the recommended policy of locating population growth in Tumbarumba, 

I precludes any major further expansion of the village area. 

The village zone should be maintained as it presently stands. Future 

I 	

retail development should be encouraged in the vicinity of the existing 
centre, preferably on the western side of the Wagga Road. 

Transportation depots or general industrial development should not be 

I 	
permitted within the village zones. Land to the south of the village and 
the abattoir would be suitable for this type of development. 

I 	
Any pressure for rural residential development can be accommodated in 
and adjacent to the extended village area. 

I 	
10.3 	Other Rural Vilinges 

10.3.1 Jingellic 

I 	
Jingellic is located 47 kilometres from Tumbarumba on the Murray River 
and is functionally more strongly linked with towns across the Victorian 
border than with Tumbarumba. Jingellic provides basic services to the 

I 	

local rural district and has a small tourist capacity. There is no specific 
village zone. 

No growth or development pressure are evident or expected at 

I 	
Jingellic. Any development is likely to occur as a result of day trip 
tourists from such centres as Albury, Wagga and Holbrook. Preservation 
of Jingellic's scenic qualities should be taken into account in considering 

I new development applications. 

There is no evident need to designate a village zone. The village should 

I 	

continue to function as a small rural service centre and tourist spot. 
Council should continue to encourage and support local community 
schemes to promote its use by tourists. 

P 
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Applications for development should be assessed in terms of the impact 
of layout, design and use on the existing character of the village. 

10.3.2 Tooma 

Tooma is a small rural village located 35 kilometres south of 
Tumbarumba, which supplies basic services to the local rural 
community. However, its role as a rural centre is declining, due to a 
reduction in the rural population and improved mobility and access to 
Tumbarumba. 

The village is becoming a focus of some tourist activity based on its 
historic buildings, the Tooma Hotel and the Store, which acts as the 
village centre. 

The village is currently in a non-urban zone. Any future developments in 
the village is likely to be related to tourism and development pressures 
are not expected to be significant. 

While no village zone is proposed, it is recommended that if development 
pressures mount, Council undertake a Development Control Plan for the 
village. 

In determining development applications, Council should consider the 
impact on historic character of the village and ensure that future 
building is compatible with the existing form. 

Council should continue to support local community groups in schemes to 
improve the attractiveness of the village and enhance its character. 



I 	PLANNING WORKSHOP 

I 
1 	11. 	RURAL AREAS 

	

11.1 	Forestry and Agriculture 

I The implications of future softwood afforestation activity on existing 
and future agricultural land use is an important issue for Tumbarumba 

I 	

Shire. In order to investigate this issue, suitability of the land for both 
uses was identified. 

As a result of an assessment of agricultural land capability in the Shire, 

I 	
undertaken in conjunction with officers of the Department of 
Agriculture in Wagga and Tumut, it was found that:- 

I
* 	there is little prime agricultural land in the Shire; 

* 	Class 2 land is located mainly along the river and creek valleys 
- 	 and on the rich basaltic outcrops such as along Courabyra Road; 

U 	 * 	Class 3 are situated on the more undulating slopes of the Shire 
and this is the most extensive class of land. 

I Map 16 indicates agricultural capability in the Shire, excluding state 
forests and national parks. 

The broad criteria for the identification of land suitable for pine 
plantation are:- 

I 	
* 	It is not desirable to plant below 600 metres above sea level or 

above 1,000 metres above sea level; 

I
* 	It is desirable to have a rainfall of over 800 millimetres; 

* 	It is not desirable to plant on slopes over 20 degrees. 

I Map 17 indicates that a large part of the Shire is suitable for pine 
plantation. 

I The potential conflicts between good agricultural land and good forestry 
land was then investigated (Map 18). This showed that:- 

* 	The area of class 3 agricultural land to the east of the Caraboost 
State Forest; 

* 	The class 2 and 3 land surrounding Tumbarumba but primarily to 

I the north (including the Willigobung orchard area); 

* 	Class 3 land around Munderoo State Forest. 

I Concern is justifiably felt within the community about the possibility of 
good farmland being taken over by public or private softwood 

I
plantations. 

I 
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However, there are a number of factors which presently prevent this 
conflict:- 

* 	The price of good quality agricultural land in the Shire is higher 
than public or private forestry groups are prepared to pay; 

* 	Shale-based soils to the north of the Shire is apparently 
preferable to the basaltic-granite soils to the south; 

* 	Land around Tumbarumba is tightly held by local owners. 

The following recommendations are aimed at protecting good quality 
agricultural land and controlling and promoting suitable forestry 
activity:- 

* 	Further forestry development in the Shire subject to Council 
consent; 

* 	In determining applications for forestry development, Council 
should refer such applications to the Department of Agriculture 
and the Forestry Commission of New South Wales; 

* 	That in determining development applications, Council take into 
consideration matters such aS:- 

the impact of development on the environment, particularly 
with respect to monitoring the visual quality of ricigelines and 
siltation of creeks; 

whether there is an adequate plan of management for forest 
areas; 

whether adequate bush fire prevention measures have been 
taken. 

* 	The clauses in the Local Environmental Plan excluding 
development relevant Forestry Acts should be retained; 

* 	Council should inform the Forestry Commission of the findings of 
the study and ask it to act responsibly with respect to high quality 
agricultural land. 	 I 

* 	Council should encourage the Forestry Commission to more 
actively promote planned tourist development within the state 
forests in view of the fact that Council receives no rate revenue 
from the Commission; 

* 	Council should ensure that subdivisions related to forestry 	I activity be properly designed and access constructed; 
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I 
1* 
	Council should look favourably at the establishment of 

downstream timber processing industries in the Shire subject to 
normal environmental and social safeguards. Action should be 

I 	
taken to promote such development in the Shire, through more 
active particpation on relevant industrial development boards and 
through representations to the Department of Industrial 

I
Development and Decentralisation. 

11.2 	Rural Subdivision 

' 	 Prior to 1975 and I.D.O. No. 1, no development approval was required for 
subdivision other than under the Local Government Act, 1919. I.D.O. 
No. 1, introduced control on the size of lots created by subdivision in 

I 

	

	
rural areas to the state-wide average of 40 hectares, with some savings 
clauses enabling subdivision into smaller lots for rural families or 
intensive agriculture etc. 

I 	Since the introduction of the I.D.O., 52 percent of subdivision approvals 
have been in rural areas, particularly in the parish of Burra, which have 
been directly related to private afforestation projects. These have 

I 

	

	tended to be large subdivisions creating a number of 40 hectare lots. 
However, the major area of rural subdivision at Burra has been on land 
not considered by the Department of Agriculture to be valuable rural 

I 	
land. 

Council records show that only a small number of rural subdivisions of 
less than 40 hectares have taken place. 

I There therefore does not appear to be any immediate threat to 
agricultural land as a result of indiscriminate subdivision activity. 

I There does not appear any strong pressure necessitating the replacement 
of the 40 hectares limit. However, a more realistic level would seem to 

I 

	

	
be a compromise between 400-500 hectres which represents the size of a 
viable average sheep/cattle farm in the Shire and the size of existing 
holdings. This would suggest a minimum subdivision size of 200 
hectares. Provision would have to be made for smaller lots sizes in 

I cases of genuine demand. 

Rural land use planning involves more than establishing minimum 

I 

	

	
subdivision size. Provision in the plan has to be made for all types of 
uses in the most desirable locations. Specific rural residential zones 
should be designated and the right of rural land holders to subdivide land 

I 

	

	
in response to genuine need or demand must be maintained. Provision 
also has to be made for additional uses of rural land such as specific 
forms of industry and tourist related developments. 

I The following recommendations are made:- 

Council should maintain the 40 hectare minimum subdivision size 

I 

	

	
in non-urban zones until such a time as the rate of subdivision 
increases and the existing controls are no longer adequate. Based 
on the information provided in this Study, it would be possible for 
Council to make a decision on a more appropriate minimum 

I subdivision size. 
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* 	Council should maintain a register of subdivisions in non-urban 
areas by size and location to assist in monitoring rural 
subdivisions. 

* 	Council should continue to give consideration to subdivisions in 	1 
rural areas less than 40 hectares for genuine viable agricultural 
purposes. 

* 	In determining development applications for subdivision of lots 
smaller than 40 hectares for genuine (viable) agricultural 
purposes, Council should consult with the Department of 
Agriculture on the viability of proposed activities. 

* 	In determining development applications for subdivisions in rural 
areas, Council should give due consideration to subdivision design 
to ensure that all lots created have reasonable and feasible access 
and that this access is constructed. 

11.3 	Tourism 

It is felt that Tumbarumba Shire has a strong potential both in its own 
right, and in relation to proposed developments within the Koscuisko 
National Park. 	Such development, if properly planned for and 
accommodated, will be compatible with other important activities in the 
Shire, in particular, agriuclture and forestry. With respect to tourism 
therefore, the following recommendations are made. 

Location of Development 

* 	Tourist related development in terms of accommodation and 
entertainment etc. be  concentrated in major centres of 
Khancoban and Tumbarumba. 

* 	Council should in the longer term, investigate the need for a 
tourist village zone in closer proximity to the National Park when 
a decision has been made on the timing and extent of ski resort 
development in the Park. Such a zone could be located along the 
Elliott Way and would be the subject of a Development Control 
Plan. 

* 	The development of lodges, motels and related tourist facilities 
should not be permitted in non-urban areas, but should rather be 
concentrated in existing urbar. centres. Should interest be 
expressed for a motel and tourist development in non-urban areas, 
Council should assess such a proposal on its merits and if 
favourable, resolve to rezone the land. 

* 	The Local Environmental Plan should be flexible enough to give 
Council power to approve a wide range of tourist related 
development in appropriate locations. 

I 

I 

I 
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I 
I Access 

In order for Tumbarumba Shire to benefit from any development in the 

I 	

Park, it is recommended that Council should give consideration to 
upgrading the Elliott Way in association with the implementation of the 
National Park Plan of Management. 

I Development of Recreation Areas 

* 	Council should continue to liaise with the Land Board Office at 

I 	
Wagga Wagga on the development of recreational reserves, picnic 
grounds, lookouts etc. within the Shire. Council should assess the 
potential location of such areas within Crown Lands along major 

I
access routes, particularly the Elliott Way. 

* 	It is recommended that Council should continue to support local 

I
community groups in the development of recreation reserves. 

Promotion 

I 	
In the past, Council has actively pursued the promotion of the Shire's 
tourist attractions. 

' 	 11.4 	Roaide Stalls 

Under I.D.O. No. 1, roadside stalls are not permitted in a rural 1(b) zone, 

I 	

which applies to land adjacent to arterial roads. 

A roadside stall is defined as:- 

"A building or place not exceeding 20 square metres in I floor 	space 	or 	area 	respectively 	where 	only 	primary 
products produced on the property on which the buildings 
or place is situated are exposed or offered for sale or sold 
by retail." 

The 	Department of 	Environment 	and 	Planning's 	current policy on 

I roadside stalls (Circular 39 - loth January, 1980) is that they may be 
permitted with consent in rural zones except in most main or arterial 
roads. This policy has been applied in Tumut Shire where roadside stalls 
are permitted on specific roads within the Shire that pass through the 

I orchard area. 

Problems associated with illegal roadside stalls include traffic hazard, 

I inadequate parking, ingress or egress, and inappropriately placed and 
designed advertising signs. 

Within 	Tumbarumba 	Shire 	there 	are 	a 	number of horticulturalists I situated in proximity to arterial roads, particularly at Willigobung on 
Trunk Road 85. 	There is an expressed demand for the operation of 
roadside stalls to enable orchardists to sell excess stock to the public, 

I resulting in the illegal construction and operation of roadside stalls 
within Rural 1(b) zones. 

I 
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It is recommended that fruit growers on arterial roads should be 
permitted to sell fruit in some Rural 1(b) zones subject to the following 
conditions:- 

* 	All parking to be provided on the property to which the 
application relates; 

* 	Access roads to comply with recognised safety standards to the 
satisfaction of the Police Department and the Traffic Authority 
of New South Wales; 

* 	Advertising signs to be limited to basic information only and to be 
located clear of the road formation; 

* 	That in determining development applications for roadside stalls, 
Council take into consideration the impact on traffic flows; 

* 	That roadside stalls only be permitted on Rural 1(b) zones 
adjacent to the major fruit growing area to the north of the Shire 
on Trunk Road 85. 

11.5 	Multiple Occupancy 

Council has recently received inquiries from groups of people wishing to 
build on a property in common ownership. This type of rural lifestyle 
embraces a range of situations including communal living and cluster 
dwellings on farms. At present, Council's planning instrument does not 
permit such development within the Shire. 

Council should consider the inclusion of provisions in the Local 
Environmental Plan permitting multiple occupancy in the Shire as 
defined by the Department of Environment and Planning in Circular 44, 
1980. The Department's formal policies on multiple occupancy embodied 
in Circular 44 should provide guidelines for provisions in the Local 
Environmental Plan. 
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I 
I 12. 	SUMMARY OF RECOMMENDATIONS 

12.1 	Overall Strategy 

I 	
The total population of the Shire has been estimated to grow by nearly 
1100 people over the next 20 years. Because of the existing distribution 
of urban infrastructure and community facilities, most of this growth 
should occur in Tumbarumba township. The overall settlement strategy 
for the Shire is to encourage urban development in Tumbarumba 
township and accommodate growth pressures outside Tumbarumba 
township within existing Rosewood and Khancoban village areas. 

- 	 12.2 	Tumbarumba - Urban Structure Plnn 

1 	12.2.1 Residential Growth 

* 	Future residential development should occur in two main areas:- 

to the north of the town presently zoned for residential use 
but largely undeveloped; and 

I . 	the non-urban land to the south of Albury Street. 

* 	Priority should be given to infill development within the existing 

I 	
township. The major new release area which should be given 
priority is generally south of Albury Street. 

I 	

* 	Zoned land to the north of the town has some constraints 
restricting development in certain areas. Thus, on land suitable 
for residential development, attention should be given to cluster 
housing development or medium density development designed I within an open space system. 

* 	Land to the north of Albury Street currently zoned industrial 
should be rezoned for residential purposes. This zone should be 
extended to enable the economic provision of an access road to 
lots 686, 687 and 688. 

* 	
Attention should be given to providing a suitable open space 
buffer between the proposed residential and industrial areas 
adjacent to Langland Street. Access to the residential areas 
should be provided from Ramsay Street. 

* 	Residential flat development is not proposed to be restricted to 

J any particular residential area. 

Applications for such development should be assessed in relation 
to CouncilTs existing Residential Flat Control Code and on their 
individual merits. 

I 

I 
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12.2.2 Commercial Growth 

* 	The existing shopping centre should remain the major retailing 
area in town. As such, no further specific provision should be 
made for neighbourhood shops in the new growth areas as it is not 
felt that there is sufficient expenditure generated to support 
additional retail floorspace outside the centre. 

* 	Further retail expansion to the north of Selwyn Street should be 
discouraged with this part of the existing zoned commercial area 
being retained for service industry development. 

* 	Consideration should be given to the eastward expansion of the 
commercial zone for retail and commercial purposes. 

* 	The more intensive use of the core of the business area should be 
encouraged with due consideration given to streetscapes and 
facades. 

12.2.3 Industrial Growth 

* 	As mentioned above, it is recommended that the industrially 
zoned land to the north of Albury Street should be rezoned for 
residential purposes. Council should notify the owners of this 
land of this possibility and request their attitudes to this 
recom mendation. 

* 	It is recommended that the area to the south of the existing 
industrial estate be considered for future industrial uses and the 
area to the west of the railway station, south of the Wagga Road. 

* 	All development applications for industrial uses should be subject 
to Council consent. 

* 	Jndustial uses in the remainder of the zoned urban area should be 
restricted. 

* 	Non-conforming industrial uses in the town continue to be 
encouraged to move to the new industrial estate. 

* 	That uses of the industrial estate be restricted to light industries 
that will not create noise, smell or other environmental problems. 

* 	That Council look at applications for larger heavy industry on &n 
individual basis. 

* 	That Council take action to secure additional land for future 
industrial use in order to be able to offer such land to potential 
industrialists. 
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I 
1 	12.2.4 Open Space System 

* 	Council should reinforce the linear open space system along 

I 	

Tumbarumba Creek. 

* 	Attempts should be made to link up Pound Creek at the Golf 
Course with the showground with an open space corridor. This 

I 	
will enable the passage of the proposed Hume and Hovell Walking 
Trail through the town and via Pound and Tumbarumba Creek. 

I buffer 
* The hill behind Mate Street should be preserved as an open space 

as a visual backdrop for the town. 

* Consideration should be given to the construction of a lookout 

I point, preferably on the western slope. 	Any decision on this 
should await the outcome of the proposed urban capability study 
proposed to be undertaken by the Soil Conservation Service. 

I * Council should give consideration in the future to incorporating 
steep land adjacent to the creek in the vicinity of the hospital in 

I 
the open space system. 

* Attention 	should 	be 	given 	to 	developing 	the 	park 	at 	the 
intersection of Winton Street and the main road. This park could 
serve as the northern entry point to town. 

* Council should continue its tree planting programme in the town. 

I * The interdepartmental committee set up by the Department of 
Lands should be approached in order to ascertain the availability 
of state funds to acquire the land necessary to provide an open 

I space link between Pound and Tumbarumba Creek due to the 
state and regional significance of the historic Hume and Hovell 
Trail. 

1 12.2.5 	Rural Residential Development 

I 
* Parcels of land to the north of the existing rural 1(c) zone should 

be converted back to rural 1(a) subject to an investigation as to 
its suitability. 

I * The area hatched on the structure plan including the area to the 
west of the town should be retained in rural 1(a) zcne and the Soil 
Conservation Service should be requested to undertake a detailed 
urban capability study to determine the suitability of the area for I rural residential purposes and to identify areas unsuitable for 
development and any controls that would be needed relating to 

I 
the siting or construction of dwelling houses. 

* When 	the 	results of this 	investigation are 	available, 	Council 
should consider rezoning appropriate parcels of rural 1(a) land for 

I
rural residential purposes, i.e., a rural 1(c) zone. 

I 
I 
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* 	Within the existing rural 1(c) zone, subdivision should be 
permissible to allow allotments more suited to the topographical 
characteristics of the area to be created. 

* 	Council should give consideration to a differential rating 
structure for rural 1(c) zones reflecting the services provided and 
the semi-urban, semi-rural status of these zones. Such a rating 
structure may act to release land onto the market to satisfy 
demand. 

* 	Any future designation of rural residential zones should be in 
areas of smaller lot sizes. I 

12.3 	Rural Villages 

12.3.1 	Ktiancoban Structure Plan I 
* 	Future development of Rhancoban should be retained in the 

existing village zone, because of the spare capacity in the urban 
infrastructure system and the constraints to urban development 
outside the village area. 

* Permanent residential development should be restricted to the 
existing built up area and the vacant land to the north. 

* 	The largely vacant land originally needed for the construction of I 
the Snowy Mountains scheme is most suitable for tourist related 
development at any scale due to the large size of allotments and 
the small number of land owners makes this possible. 	This area 
should be the subject of a detailed Development Control Plan at 
the time a decision is made on the timing and scale of the 
proposed Tooma Dam ski area. I 

* 	That 	Council continue 	discussions 	with the Snowy Mountain 
Hydro-electricity Authority on the financing of public works and 
initiate discussions on the future of Authority land within the 
village zone. 

* 	An open space buffer should continue along the Alpine Way, south I of the existing residential area. Drainage lines in the town should 
be retained to form an open space system. 

I 12.3.2 	Rosewood Structure Plan 

* 	The village zone should be maintained as it presently stands. 

* 	Industrial uses should be discouraged from within the village area. 

* 	There is sufficient land adjacent to the zoned area of size 
suitable for rural residential use. 

I 
I 

I 

1 
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I 
1 	12.3.3 Jingel]ic 

* 	There is no evident need to rezone this village to an urban zone. 

I 	
* 	The village should continue to function as a small rural service 

centre and tourist spot. Council should continue to encourage and 
support local community schemes to promote this use. 

I * 	Applications for development should be assessed in terms of the 
impact of layout, design and use on the existing character of the 

I
village. 

12.3.4 Tooma 

I 	
* 	Council should closely monitor development in the village. While 

no village zone is proposed, it is suggested that if development 
pressures mount, Council undertake to prepare a Development 

I 	
Control Plan for the village which would give special attention to 
land use needs, access parking, and building design and layout. 

I 	

* 	In determining development applications, it is recommended that 
Council take into consideration the impact of proposed 
development on the character of the village. 

I 	
* 	Council should continue to support local community groups in 

schemes to improve the attractiveness of the village and enhance 
its character. 

1 	124 	Rural Areas 

12.4.1 Forestry 

The 	following 	recommendations 	are 	made 	relating 	to 	forestry 
development in the Shire:- 

* 	That forestry development in the Shire be subject to Council 
consent. 

I * That 	Council, 	in 	determining 	applications 	for 	forestry 
development 	refer 	such 	applications 	to 	the 	Department 	of 
Agriculture and the Forestry Commission of New South Wales. 

J * 	That in determining forestry development applications, Council 
take into consideration matters such as:- 

1 . 	the impact of development on the environment, particularly 
with respect to monitoring the visual quality of ridgelines and 

I
siltation of creeks; 

whether there is an adequate plan of management for forest 

I . 

areas; 

whether adequate bush fire preventior 	measures have been 
taken. 

I 
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* 	That the clauses in the Local Environmental Plan, excluding 
development relevant to Forestry Acts be retained. 

* 	That Council inform the Forestry Commission of the findings of 
the study and ask it to act responsibly with respect to high quality 
agricultural land. 

* 	That Council encourage the Forestry Commission to more 
actively promote planned tourist development within the state 
forests in view of the fact that Council receives no rate revenue 
from the Commission. 

* 	That Council ensure that subdivisions related to forestry activity 
be properly designed and access constructed. 

* 	That Council look favourably at the establishment of downstream 
timber processing industries in the Shire subject to normal 
environmental and social safeguards. Action should be taken to 
promote such development in the Shire, through more active 
participation on relevant industrial development boards and 
through representations to the Department of Industrial 
Development and Decentralisation. 

12.4.2 Subdivision of Rural Lands 

It is recommended that:- 

Council maintain the 40 hectare minimum subdivision size in non-
urban zones until such a time as the rate of subdivision increases 
and the existing controls are no longer adequate. Based on the 
information provided in this Study, it would be possible for 
Council to make a decision on a more appropriate minimum 
subdivision size. 

* 	The Council maintain a register of subdivisions in non-urban areas 
by size and location to assist in monitoring rural subdivisions. 

* 	That Council continue to give consideration to subdivisions in 
rural areas less than 40 hectares for genuine viable agricultural 
purposes. 

* 	That in determining development applications for subdivision of 
lots smaller than 40 hectares for genuine (viable) agricultural 
purposes, Council consult with the Department of Agriculture on 
the viability of proposed activities. 

* 	That in determining development applications for subdivisions in 
rural areas, Council give due consideration to subdivision design 
to ensure that all lots created have reasonable and feasible access 
and that this access is constructed. 
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12.4.3 Tourism 

It is felt that Tumbarumba Shire has a strong tourist potential both in its 
own right, and in relation to proposed developments within the Kosciusko 
National Park. 	Such development, if properly planned for and 
accommodated, will be compatible with other important activities in the 
Shire, in particular, agriculture and forestry. With respect to tourism 
therefore, the following recommendations are made. 

Location of Development 

* 	Tourist related development in terms of accommodation and 
entertainment etc. should be concentrated in major centres of 
Khancoban and Tumbarumba. 

* 	The development of lodges, motels and related tourist facilities 
should not be permitted in non-urban areas, but should rather be 
concentrated in existing urban centres. Should interest be 
expressed for a motel and tourist development in non-urban areas, 
Council should assess such a proposal on its merits and if 
favourable, resolve to rezone the land. 

* 	The Local Environmental Plan should be flexible enough to give 
Council power to approve a wide range of tourist related 
development in appropriate locations. 

Access 

* 	Council should give consideration to upgrading the Elliott Way in 
association with the implementation of the National Park Plan of 
Management. 

Development of Recreation Areas 

* 	Council should continue to liaise with the Land Board Office at 
Wagga Wagga on the development of recreational reserves, picnic 
grounds, lookouts etc. within the Shire. 

* 	Council should assess the potential location of such areas within 
Crown Lands along major access routes, particularly the Elliott 
Way. 

* 	Council should continue to support local community groups in the 
development of recreation reserves. 

Promotion 

* 	Council should continue to promote the attractions of the Shire 
through brochures and information. 

* 	Council should investigate undertaking a programme of 
signposting to more clearly delineate Shire area and at 
appropriate entrances to the Shire and Towns to construct display 
boards containing information such as a map of Shire and the 
location of recreation areas and tourist attractions. 

1 
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	 I 

I 
* 	Council should continue to play an active role in local and 

regional tourist advisory boards. 

12.4.4 

12.5 

Areas of Visual Significance 

The Shire has a wide range of landscapes of varying importance. At the 
present time these are not under any major threat frdm development nor 
is such a problem likely to arise in the forseeable future. Thus it is not 
proposed to provide an environmental protection zone to protect areas 
of visual significance. However, in view of the likely increase in forestry 
activity, it is recommended that Council have some control over the 
clearfelling of trees on ridgelines, along creeks etc. So as to augment 
the controls of the Soil Conservation Service, it is recommended that 
clearfelling of trees within the Shire be subject to Council consent. 

Heritage 

With respect to the landscape and heritage of the Shire, the following 
recommendations are submitted for Council's consideration:- 

that Council give consideration to the preservation of the historic 
buildings identified in the Study and the incorporation of clauses 
in the plan regulating the demolition, or renovation of these 
buildings; 

* 	that 	these 	controls 	apply 	to 	the 	buildings 	identified 	but 
unrecorded as well as those registered under the Heritage Act, 
1977; 1 

* 	that Council request the National Trust and Heritage Council to 
investigate the buildings identified by the Tumbarumba Historical 
Society for classification purposes; 

* 	that Council continue to support local groups in the restoration 
and promotion of historic sites in the Shire; 1 

* 	that clear felling of land within the Shire be subject to Council's 
consent and that in determining applications, Council take into 
consideration the effects of clear felling on views and vistas 
within the Shire; 

* 	in determining development applications, Council should take into 
consideration 	the 	effects 	of 	development 	on 	the 	visual 
environment; 

* that the Department of Corrective Services be approached with a 
view to conserving Mannus Homestead; 

* 	that Council consider the use of controls on building on ridgelines 
which 	can 	be 	viewed 	from 	scenic 	roads 	by 	making 	such 
development subject to Council consent. 

I 

I 
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I 
1 	12.6 	Other Issues 

Roadside Stalls 

I * 	It is recommended that roadside stalls be permitted in some rural 
1(b) zones subject to the following conditions:- 

I . all parking to be provided on the property to which the 
application relates; 

L 	
. 	access roads to comply with recognised safety standards to 

the satisfaction of the Police Department and the Traffic 
Authority of New South Wales; 

I 	. 	advertising signs to be limited to basic information only and 
to be located clear of the road formation; 

I . 	that in determining development applications for roadside 
stalls, Council take into consideration the impact on traffic 
flows; 

I . 	that roadside stalls only be permitted on rural 1(b) zones 
adjacent to the major fruit growing area to the north of the 

I
Shire on Trunk Road 85. 

Multiple Occupancy 

I 	
* 	Council consider the inclusion of provisions in the Local 

Environmental Plan permitting multiple occupancy within the 
Shire as defined in the Department of Environment and Planning 

I
Policy Circulars. 

Archaeology and Wildlife Conservation 

I 	With respect to the conservation of significant archaeological sites and 
wildlife habitats, it is recommended that:- 

Council seek funds from the National Estate Committee of the 
Heritage Council of New South Wales to enable the appointment 
of an archaeologist to undertake investigations into the likely 

I. 
	 distribution of sites and relics within the Shire; 

* 	If residents are a'Mare of major areas of wildlife in the Shire, that 
they consider contacting the National Parks and Wildlife Service 

I with a view to the establishment of wildlife refuges. 

I 
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