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EXECUTIVE SUMMARY
Objective
This report assesses how the ACT influences housing markets and economic development in the
surrounding South East and Tablelands Region of NSW, including the geographic spread and distribution
of this influence. It also identifies how the proximity of Canberra can impact on and provide
opportunities for surrounding NSW.

Demographic context
The population of the ACT is currently 389,700. At the 2011 Census it was 368,000. It is projected to
reach 483,000 by 2026 and 557,000 by 2036. This would be an increase of 51.4% between 2011 and
2036.
The 2011 population of NSW LGAs in the SE and Tablelands Region was 261,800, and is forecast to increase
by 48,650 to reach 319,400 by 2036. This would be an increase of 22% between 2011 and 2036. The bulk
of this growth is forecast to occur in LGAs within easy commuting distance of Canberra; in particular
Queanbeyan (18,500), Yass Valley (6,250), and Palerang (5,700). Over the 2013-14 year, the population of
the Queanbeyan region grew by 220, the Yass region grew by 200, and the Goulburn region grew by 180.
Over this same period, the population of many other local government areas in NSW declined.1
LGAs in the SE and Tablelands Region that are forecast to show static or declining populations tend to be
an hour or more from the ACT, and also away from beach or snow tourist areas; for example, Bombala,
(-250) Harden (-500) and Booroowa (0).
As discussed further in Sections 1.3 and 1.4 of this report, the recent relatively high increase in the
population of areas closest to Canberra is consistent with historic trends, and with trends occurring in
other areas close to major cities elsewhere in Australia.

Impact of the ACT on housing markets in surrounding NSW
Population increases will generate a demand for additional housing, and also increase the price of
established housing in areas where population growth is occurring.
The relatively large population growth and employment concentration in the ACT, has implications for
housing demand and supply not just within the ACT, but also in surrounding areas of NSW. The ‘housing
market’ that is relevant for people who live or work in the ACT is not restricted to dwellings physically
located in the ACT, but also includes dwellings within commuting distance in surrounding areas of NSW.
The most significant impact of the ACT on housing demand and supply in NSW, occurs in those areas
closest to the ACT. Demand for housing in LGAs close to the ACT is also likely to be impacted not just by
access to employment in the ACT, but also by relatively easy access to the ACT’s health services,
educational establishments, recreation, business and shopping opportunities.
As can be seen in the following table, the percentage increase in the number of occupied private
dwellings over the period 2001-2011 was actually greater in the LGAs of Queanbeyan, Yass Valley and

1 ABS

Regional Population Growth, Australia, 2013-14, Cat. No. 3218.0, released 31/03/2015.
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Palerang than it was in the ACT, although the greatest overall increase in the number of occupied
dwellings still occurred in the ACT.

2001
2006
2011
Increase
2001-2011
% Increase
2001-2011

ACT
114,839
122,899
135,034
20,195

Occupied Private Dwellings
Queanbeyan Yass Valley
12,468
4,202
13,999
4,833
14,895
5,429
2,427
1,227

Palerang
3,792
4,539
5,205
1,413

17.6%

19.5%

37.3%

29.2%

% in ACT
85%
84%
84%
79.9%

Source: ABS Census 2001, 2006, 2011.

The price of housing is impacted by distance from employment concentrations and other attractions in
city centres. Even within the ACT, the average price of houses in suburbs close to the city centre will be
significantly higher than in those suburbs on the urban fringe. Section 3.2 in this report describes the
impact on house prices in the ACT and surrounding areas of NSW of the relatively high average wages
paid for professional and public service jobs in the ACT.
Section 3.3 in this report documents the extent to which the average price of housing within commuting
distance of the ACT reduces, the further it is from the Canberra city centre. Section 3.3 also shows a
similar decline in rent charged for dwellings within the commuter catchment.
ACT residents who own or rent holiday homes or hobby farms in areas such as the south coast of NSW
and the Snowy Mountains will also have an impact on the housing markets in these LGAs. As an
example, 5% of the rateable properties in the Snowy River LGA are owned by ACT residents. Some
properties currently owned by ACT residents as holiday homes, may also have been purchased for future
retirement. The ownership by ACT residents of holiday homes, rental properties, hobby farms or future
retirement homes in the SE and Tablelands Region of NSW is further discussed in Section 3.6.
The impact of the ACT on housing markets in LGAs that are more than a one hour commuting distance
from the ACT, and are not in areas where ACT residents may choose to spend holidays, is likely to be
relatively small.
As noted in the general discussion in Section 1.4, the housing market and economy of the Wingecarribee
LGA is likely to be more impacted by proximity to the Greater Sydney area, than to the ACT.

Dwelling Types
Compared to surrounding NSW, the ACT has a far greater proportion of its residents living in attached or
semi-detached housing. Only 71% of ACT households lived in freestanding dwellings in 2011, a lower
share than any of the surrounding LGAs except for Snowy River, which has a number of ski lodges, and
Queanbeyan, which provides lower-cost housing to many ACT workers.
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DWE LL IN G T YPE S IN AC T AN D N SW, 2 01 1 ( %)
Separate 1 storey 2+
house
town
storey
house
town
house
Bega Valley
80%
4%
Bombala
96%
2%
Boorowa
95%
3%
Cooma89%
5%
Monaro
Eurobodalla
82%
5%
Goulburn
86%
5%
Mulwaree
Harden
94%
3%
Queanbeyan
65%
10%
Palerang
94%
1%
Snowy River
63%
6%
Tumut Shire
89%
2%
Upper
96%
1%
Lachlan Shire
Wingecarribe
90%
6%
e
Yass Valley
94%
3%
Young
90%
4%
ACT
71%
9%
Total
77%
7%
Source: ABS Census TableBuilder 2011

Flat in 1- Flat in 3 Flat in 3 Flat
Other
2 storey storey
storey
attached
block
block
block
to house

Total

4%
0%
0%
0%

9%
2%
0%
3%

0%
0%
0%
0%

0%
0%
0%
0%

0.3%
0.0%
0.0%
0.1%

3%
1%
1%
3%

16,868
1,406
1,345
4,944

3%
1%

7%
4%

1%
0%

0%
0%

0.3%
0.1%

3%
3%

22,422
12,771

0%
5%
0%
7%
0%
0%

1%
9%
0%
15%
6%
0%

0%
6%
0%
3%
0%
0%

0%
3%
0%
1%
1%
0%

0.0%
0.3%
0.2%
0.3%
0.1%
0.1%

2%
1%
4%
5%
1%
2%

1,752
16,128
5,990
5,354
5,402
3,911

1%

2%

0%

0%

0.2%

1%

20,365

0%
0%
6%
4%

1%
5%
5%
5%

0%
0%
5%
3%

0%
0%
4%
2%

0.1%
0.0%
0.3%
0.2%

1%
1%
0%
1%

6,112
5,532
145,473
275,775

To some extent the higher proportion of medium and high density housing in the ACT reflects the trade offs people make between locational preferences and dwelling attributes. The 10% of ACT workers who
live in NSW may choose to do so for a range of reasons, which may include a preference for a country
lifestyle, access to cheaper housing or a desire for a larger block of land.
Rural residential land, which may include acreages from two hectares to 200 hectares is not generally
available within the ACT. The popularity of rural residential lots located in and around Murrumbateman,
Gundaroo, Bungendore and Collector (all within commuting distance of the ACT) is shown by the prices
that are paid for house and land packages in these locations. Comprehensive information on the
proportion of rural residential housing as part of the overall housing market in the SE and Tablelands
Region is, however, not generally available. Data that SGS has been able to collect on rural residential
development is discussed further in Section 3.4 of this report. In Palerang, rural residential lots zoned E4
make up around 16% of the lots in the LGA, while primarily production land (RU1 zoning) makes up 59%
of lots, and residential and village zoning makes up 17% of lots (note this is the total number of lots, not
the number of residences, properties or total area of land). Three-quarters of lots zoned E4 are in areas
within half an hour’s drive of the Canberra city centre, and 90% are located within an hour’s drive.
For people working in the ACT who prefer to live in standard detached housing, Googong and South
Tralee will provide additional options to those available within the ACT. As noted in Section 3.6, flats and
units are generally cheaper to purchase in Queanbeyan than in the ACT, which also increases the range
of affordable housing options for investors and renters within the ACT commuter catchment.
By the far the most development activity in the pipeline in the ACT and the SE Tablelands Region of
NSW, is within the ACT itself, followed by Queanbeyan. In the ACT there are currently a significant
number of applications for townhouse, unit and apartment dwellings, particularly in established areas.
Around Queanbeyan, residential subdivisions are occurring mainly in the Googong area, while in other

Canberra’s Influence on the Surrounding NSW Economic and Housing Markets 3

areas of the LGA, proposals are primarily for townhouse and apartment-style buildings. This is discussed
further in Section 3.5 of this report.
In the coastal LGAs of Bega Valley and Eurobodalla, new development proposals are generally for
residential subdivisions across a number of smaller towns and communities, with individual
developments of small groups of units, often in the form of retirement villages.

Economic and employment factors impacting housing markets over time
As noted above, population increases will generate demand for additional housing, and will also impact
on the price of established housing. Population growth itself is likely to largely reflect growth in
employment opportunities.
As the capital of Australia, Canberra hosts a number of federal government departments, tertiary
institutions, and large, private firms which provide a significant number of jobs for those living in the ACT
and surrounding areas. Census data indicates that there were around 214,000 jobs located in the ACT in
2011. Around 10% of these jobs were filled by workers living in surrounding areas of NSW, with the
remaining 90% filled by ACT residents. Over the period from 2001 to 2011 the number of ACT residents
in the labour force increased by 21.7 % from 160,866 to 195,781.
The continuing growth of population in the ACT, as projected by the ABS, is largely likely to be linked to a
continuing growth in employment opportunities. As discussed further in Section 7.1 of this report,
industries that are both growing and have relatively high employment in the ACT compared to other
areas of Australia include:
-

Public Administration and Safety
Professional, Scientific and Technical Services
Education and Training; and
Arts and Recreation Services.

Nearly 50% of the resident workers in five surrounding LGAs travelled to the ACT to work on a daily basis
in 2011. Around 63% of workers living in Queanbeyan were employed in the ACT.
Around 2% of ACT residents in 2011 had moved from Queanbeyan, Yass Valley, Palerang, Eurobodalla,
Wagga Wagga, Shoalhaven or Bega Valley within the previous five years. Queanbeyan and Shoalhaven
each had a small net loss of population to the ACT between 2006 and 2011, but Yass Valley, Palerang,
Eurobodalla and Bega Valley had net population gains from the ACT.
The majority of those who moved to the ACT were from younger age brackets, and were in employment
in the ACT in 2011. Of those moving from the ACT to surrounding LGAs in NSW, a higher proportion were
aged less than 20 years or over 40 years of age. Some of the population movement and increase in
housing demand in the ACT is also related to student enrolments at the ACT’s tertiary institutions.
At the time of the 2011 Census, there were a relatively high number of ACT residents in the 55 to 65 year
age groups, who are likely to be heading into retirement in the years up to 2021. If a large number of
these people choose to retire to the south coast of NSW, the impact on LGAs in this area is likely to be
significant.
Population movements between the ACT and LGAs in the SE and Tablelands Region of NSW, including
relevant demographic and economic drivers, are discussed further in Sections 2.2 and 2.3 of this report.
Housing markets in the LGAs that are within the ACT’s commuter catchment are also likely to be
impacted by changes in housing supply in the ACT. As discussed in Section 3.5, the ACT’s Planning
Strategy, Indicative Land Release Program and recent building approval statistics are all showing a trend
towards a higher proportion of new housing in the ACT being provided as medium and higher density
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housing. Households seeking affordable detached housing, but still with easy access to the employment,
education and other facilities in the ACT, are increasingly likely to consider housing options in NSW.

Employment and Economic Growth in the SE and Tablelands Region
In the SE and Tablelands Region of NSW, the industries that represent at least 20% of employment in
one LGA or more across the region are Public Administration and Safety, Agriculture, Forestry and
Fishing, and Accommodation and Food Services. The significance of each of these industries is shown in
the figure below, against their distance from the Canberra CBD. The size of the bubble indicates the total
number of workers in that industry and LGA.
The further an LGA is from Canberra, the fewer employees it has in Public Administration and Safety. This
is by far the most significant industry for residents of Queanbeyan (28%), Yass Valley (20%), and Palerang
(24%) (the three large blue bubbles to the right of the graph, Queanbeyan being the largest). LGAs within
20-75 kilometres of the Canberra CBD (Cooma-Monaro, Upper Lachlan Shire, and Goulburn-Mulwaree)
had 10-15% of their employees in Public Administration, and any LGA further than 75 kilometres from
Canberra had less than 10% of its employees in this industry.

IND U STR IE S BY SH ARE O F LG A E MPLOYME N T AN D LG A D I STAN CE TO C A N BE R RA

Source: SGS and ABS Labour Force Survey.

Economic Growth Opportunities
People living in the SE and Tablelands Region, particularly those within commuting distance of Canberra,
are likely to be well placed to benefit from economic opportunities associated with the industry sectors
where significant employment opportunities and growth are occurring in the ACT. As noted above,
these industries are:
-

Public Administration and Safety
Professional, Scientific and Technical Services;
Education and Training; and
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-

Arts and Recreation Services.

Employment in the Health Care and Social Assistance category is also relatively significant in the ACT,
although it does not generally represent a higher proportion of employment in the ACT than in other
parts of Australia.
There is also potential for start-ups to use the comparatively lower costs of surrounding NSW to establish
businesses, while still having access to a highly educated market for workers.
Other opportunities will be generated for people and businesses in the Region, who can benefit from the
sale of products and services to the ACT market. These opportunities are likely to extend beyond the
commuter catchment LGAs into the wider SE and Tablelands Region.
Tourism links between the ACT and the SE and Tablelands Region are also important for employment
and economic development. ACT residents have recently accounted for the highest proportion of visitors
to the South Coast and Snowy Mountains tourism areas, at 12.7% and 11.6% respectively, and for
overnight trips 11% and 7.9%. In recent years the Eurobodalla LGA has been particularly dependent on
visitors from the ACT, making up 30% of total visitor numbers and 23% of overnight visits. ACT visitors to
Bega Valley accounted for 11% and 9% of total visitor numbers and overnight trips respectively, while in
the Snowy River LGA, the figures were 11% and 7% respectively. Further information on tourism and
tourism opportunities in the SE and Tablelands region is included in Section 4.2 of this report.
Significant opportunities exist to use Canberra Airport as a gateway to surrounding areas including the
South Coast and Snowy Mountains. The lack of a curfew, and the airport’s capacity to handle freight,
also provide potential to expand its overnight aircraft movements and abilities over the long term.
Canberra Airport could also become a freight hub and regional interchange for different transport
modes.
Other industry sectors that are growing internationally and are likely to present significant additional
opportunities for the Region in the medium to longer term include:
-

Agriculture and aquaculture including wine, dairy, livestock, olives and organic farm produce;
Online education; and
Clean energy and climate change adaptation applications and technologies.

Further information on employment and economic development opportunities in the SE and Tablelands
Region is included in Section 4.1, Section 7.1 and Section 7.2 of this report.

Economic Growth Challenges
Good access for people and businesses in the SE and Tablelands Region to ACT-related opportunities will
partly depend upon transport links and the supply of affordable housing.
Many of the Region’s major roads and linkages, including the Barton, Kings, and Monaro Highways, are
reaching their capacity. Poor public transport and lack of integration with ACT bus services have also
been identified as key issues, particularly for the large number of commuters who travel to the ACT each
day for work.
If LGAs around the ACT are to be able to grow, environmental, water supply and planning issues will
need to be addressed. There is also a need for better co-ordination of cross border planning and service
delivery.
West Belconnen, also known as Riverview and Parkwood, is a proposed new residential development. If
approved, it could deliver around 11,500 houses, of which around 6,500 would be in the ACT, with the
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remainder in Yass Valley LGA. The cross-border arrangements that will need to be delivered if this
development is to be successful may be able to provide a model for similar developments in other areas
of the NSW that are close to the ACT.
The NBN has the potential to strengthen ties across the ACT-NSW border, and to deliver other economic
benefits to all regional LGAs, including through the use of smart-work hubs and opportunities for
teleworking. However, many areas of the SE and Tablelands region are currently missing out on access to
fast internet services, with areas including Boorowa, Harden, Upper Lachlan, and the main centres in
Palerang of Braidwood and Bungendore, not planned to receive NBN infrastructure until at least 2017.
If LGAs in the South Coast and Snowy Mountains tourist destinations are to further benefit from tourist
growth, there is also a need to address the financing and provision of infrastructure and services to
accommodate peak demand.

Recommendations
The following recommendations support economic development of the SE and Tablelands Region, by
building on opportunities associated with links to the ACT. These recommendations are not listed in any
particular priority order. Further details are included in Section 7.7.
Recommendation 1: Improve road connections within the SE and Tablelands Region, and particularly
between the Region and the ACT.
Recommendation 2: Improve public transport services to and from Canberra, including services from
Young, Cooma, Goulburn and Bungendore.
Recommendation 3: Support opportunities to use trains and rail hubs to increase the efficiency of
freight movements, and to reduce road traffic and the environment impact of trucks using roads in the
region.
Recommendation 4: Leverage benefit from the rollout of the NBN by setting up smart work hubs in
key locations in the SE and Tablelands region.
Recommendation 5: Support collaborative regional tourism activities through organisations such as
the Canberra Region Joint Organisation (CBRJO). This should include planning for increased regional
tourism growth that would result from direct international flights to Canberra Airport.
Recommendation 6: Support an increase in the supply of serviced land for housing, particularly in
areas close to the ACT, to meet the projected increase in demand.
Recommendation 7: Monitor closely the movements of ACT residents who are reaching retirement
age, and who may potentially be seeking to retire to the South Coast or to other parts of the SE and
Tablelands Region.
Recommendation 8: Consider ways to assist LGAs in holiday destinations to provide and pay for
infrastructure and services to accommodate peak demand.
Recommendation 9: Work through organisations such as the CBRJO to minimise impediments, such as
differences in planning and regulatory requirements, that make it difficult for businesses in the
construction industry to work in both Canberra and in regional NSW.
Recommendation 10: Support better co-ordination of ACT/NSW cross border planning and service
delivery, including water supply, energy infrastructure, roads and education services.
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Additional Information
As part of our assessment of the impact of the ACT on surrounding areas of NSW, SGS drew on finding in
previous reports and undertook stakeholder consultations. Information from previous reports is
included in Appendix 1. Information collected as part of stakeholder consultations is included in a
separate document (Appendix 2).
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1
1.1

INTRODUCTION
Background to the project

This report has been prepared for the NSW Department of Planning and Environment (DP&E). It provides
an assessment of Canberra’s influence on the surrounding NSW economic and housing markets, which will
be used to inform the preparation of a new draft Regional Growth and Infrastructure Plan (RGIP) for the
South East and Tablelands region of NSW. The collection and analysis of relevant information will provide
evidence to support the development of core strategies and actions to address growth in the Region.
Growth and infrastructure plans for the South East and Tablelands Region have previously been presented
in separate strategies for the Sydney-Canberra Growth Corridor and the South Coast Region. These
existing Regional Strategies apply for the period 2006-2031, with a review intended every 5 years. The
new draft RGIP being developed for the South East and Tablelands will replace both of these regional
strategies.
The South East and Tablelands Region of New South Wales is a diverse and growing Region, with many
areas of this region being impacted significantly by proximity to the ACT.
The South East and Tablelands Region comprises of 5 distinct sub-regions with 14 Local Government Areas
(LGAS) within these sub-regions as follows:
Southern Highlands and Tablelands sub-region (Wingecarribee, Goulburn-Mulwaree and Upper Lachlan
LGAs)
Hilltops sub-region (Young, Harden and Boorowa LGAs)
Capital sub-region (Queanbeyan, Yass and Palerang LGAs)
Alpine sub-region (Cooma-Monaro, Snowy River and Bombala LGAs)
Far South Coasts (Eurobodalla and Bega Valley LGAs)
A map of the Region is shown in Figure 1.

Canberra’s Influence on the Surrounding NSW Economic and Housing Markets 9
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Source: NSW Dept. of Planning and Environment

1.2

Objectives

The key objectives of this project are to:
Identify how the ACT influences housing markets in the surrounding South East and Tablelands Region of
NSW, including the geographic spread and distribution of this influence:
-

The impact/influences for different types of housing (higher density, medium density, low density
and rural residential)
Economic and employment factors that impact on these housing markets over time.

How the proximity of Canberra can impact on and provide opportunities for surrounding NSW:
-

the nature of employment and economic opportunities generated, and trends over time
the scope for NSW policies and investments to leverage economic and employment opportunities to
benefit from proximity to Canberra.
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1.3

History of the Australian Capital Territory

At the time of Federation in 1901, Australia’s Constitution required that a site for an Australian capital be
identified within New South Wales, at least 100 km from Sydney. The Yass-Canberra area was formally
selected in 1908. Canberra’s foundation ceremony was formally held on 12 March 1913.
It took until 1927 for Canberra to begin to establish itself as a town. In that year, the provisional
Parliament House, the Lodge, Government House and the Kurrajong Hotel, were all established. Office
blocks, houses, a hospital, the Cotter Dam and a power station were established, and Civic was formally
opened. Until 1928, the sale of alcohol was prohibited in Canberra.
When Australia entered World War II in 1939, the population of Canberra was just 10,000. The
expansion of Canberra began, with an additional 3,000 public service families brought to Canberra, plus
military personnel. By 1954, the population had increased almost fourfold since before the war. To
support the expanding population, the National Capital Development Commission was established in
1957. It took responsibility for the planning of Canberra, the damming of the Molonglo River to create
Lake Burley Griffin in 1964, the development of Woden from 1964, and Belconnen from 1966. By 1967,
Canberra had reached a population of 100,000. Tuggeranong was inaugurated in 1973.
The late 1980s heralded significant milestones for Canberra. The population passed 250,000 and in 1988,
the Australian Capital Territory (Self-Government) Act 1988 was passed, establishing the ACT Legislative
Assembly and its ability to make laws for the ACT. In the same year a new Parliament House was opened.
Gungahlin was launched in 1991 and Canberra’s population passed 300,000 in 1995. 2
A comparison of longer term population changes in Canberra and in surrounding towns is shown in
Table 1.
TA BLE 1. LO N G TE R M P O PU LATI O N C HAN G ES, C A PITAL RE GI ON
Population
1911
1933
1961
1986
2011

Canberra
7,325
56,449
257,852
367,985

Queanbeyan
1,273
4,019
9,448
23,185
39,987

Goulburn
10,023
14,849
20,544
21,784
28,363

Yass
2,136
2,866
3,090
8,207
15,615

Source: ABS Australian Historical Population Statistics, Cat. No. 3015.0.65.001

1.4

Broader demographic changes

Broader demographic changes have also occurred across Australia over the last century. In 1911 the
population of Australia was around 4.5 million, only 40% of whom (around 1.8 million people) lived in
cities.3 By 2011, the population had risen to 22.3 million, with over 85% (19.0 million people) living in
urban areas including 70% (15.6 million people) in capital cities.4
Figure 2 shows the population changes in different parts of Australia over the ten years between 2001
and 2011.
While some growth over this period occurred in coastal and mining regions, the non-metropolitan
regions that showed the highest growth were those linked to capital cities.
2 http://www.canberrahistory.org.au/discover.asp
3 Figures for 1911
4 ABS

do not include Indigenous Australians.
Australian Historical Population Statistics, Cat. No. 3015.0.65.001
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Source: ABS data and SGS Economics and Planning Pty Ltd.

Grouping major regional centres according to the apparent strength of their integration with the nearest
capital city, provides further insight into the distribution of population growth in regional Australia.
Using this approach, cities like Wollongong and Newcastle are linked to Sydney, Geelong to Melbourne,
Mandurah to Perth, and the Gold Coast and Sunshine Coast to Brisbane.
As shown in Table 2, 80% of Australia’s population growth between 2001 and 2011 occurred in the
capital cities and in these metro linked major urban centres.
In Victoria, total population grew by 816,500 in the ten years to 2011, but only 52,500 of this population
increase occurred in regions located more than two hours’ drive from Melbourne. In addition, much of
the growth that occurred within two hour’s drive of Melbourne, was in the peri-urban areas that offer a
country lifestyle but also access to the metropolitan labour market. 5
The housing market and economy of Wingecarribee, which is part of the SE and Tablelands region, is
thus likely to be more impacted by its proximity to the Greater Sydney area, than to the ACT.
Over the 10 years to 2011, many parts of regional Australia experienced static or declining populations.
Areas where population decline occurred are shown in pink in Figure 2.

5 www.sgsep.com.au/assets/Urbecon-Vol-1-2014-web.pdf.
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Source: ABS data and SGS Economics and Planning Pty Ltd.

1.5

Population in the ACT and adjacent areas of NSW

The population of the ACT is currently 389,700.6 At the 2011 Census it was 368,000. It is projected to
reach 483,000 by 2026 and 557,000 by 2036.7
The 2011 population of NSW LGAs surrounding Canberra was 261,800, and is forecast to increase by
48,650 by 2036, to 319,400. The bulk of this growth is forecast to occur in LGAs within easy commuting
distance of Canberra, in particular Queanbeyan (18,500), Yass Valley (6,250), and Palerang (5,700). Over
the 2013-14 year, the population of the Queanbeyan region grew by 220, the Yass region grew by 200, and
the Goulburn region grew by 180. Over this same period, the population of many other NSW local
government areas declined.8
LGAs in the South East and Tablelands Region that are forecast to show static or declining populations
tend to be an hour or more from the ACT, and away from beach or snow tourist areas; for example
Bombala, (-250) Harden (-500) and Booroowa (0).
Population growth rates in South East NSW generally have tended to move in similar patterns to the ACT,
due to the latter’s impact on population, as shown in Figure 3, with some exceptions. In 1996,
population growth in the ACT dropped sharply due to public service cuts, which was not reflected in
NSW. The ACT has grown noticeably faster than South East NSW since 2006.

6 ABS

Australian Demographic Statistics, Cat. No 3101.0, March 2015. Series B projections.

7 Ibid.
8 ABS

Regional Population Growth, Australia, 2013-14, Cat. No. 3218.0, released 31/03/2015.
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Source: ABS and SGS Economics and Planning Pty Ltd.

1.6

Impact of the ACT on New South Wales

There are a number of ways in which the ACT impacts on surrounding areas of NSW. Notable impacts
are:
Employment opportunities and generally higher wages in the ACT provide an incentive for
workers who live in adjacent areas of NSW to travel to the ACT for work.
People who wish to access a wider range of housing and lifestyle opportunities than are
available in the ACT, can live in NSW but still have relatively easy access to ACT jobs, education
opportunities, services and other activities.
Surrounding LGAs provide goods and services to ACT residents, for example, commercial, retail
and industrial products, agricultural products, clean energy, wine, recreation and tourism
opportunities.
ACT residents holiday in tourist areas in surrounding NSW, such as the Snowy Mountains and
Far South Coast.
NSW residents utilise ACT services, including hospitals, universities and schools.

1.7

Findings from previous reports

A number of reports have been prepared in recent years that are relevant to the relationship between
the ACT and closely associated areas of New South Wales. These have been prepared by the NSW
Government, the ACT Government, local councils and other regional organisations. They have
considered a range of matters, including housing, transport, industry development, training,
environmental matters, and regional planning.
These reports include:
-

Sydney-Canberra Corridor Regional Strategy 2006-31 (NSW Department of Planning, 2008)
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-

South Coast Regional Strategy 2006-31 (NSW Department of Planning, 2007)
Greater Capital Region Strategy – Stage 1: Economic Opportunities Scanning Project (Elton
Consulting, 2012)
Greater Capital Region Strategy Stage 2: Skills and Training Gaps Strategy (ACIL Allen
Consulting, 2013)
Greater Capital Region Initiative – Industry Investment and Attraction Framework (SGS
Economics & Planning, 2014)
RDA Southern Inland Regional Plan 2013-16 (RDA Southern Inland, 2013)
RDA Far South Coast Regional Plan 2013-18 (RDA Far South Coast NSW, 2013)
RDA – Australian Capital Territory Strategic Regional Plan 2013-14 (RDA ACT, 2013)
ACT Planning Strategy, (ACT Government, 2012)
South East Regional Organisation of Councils Integrated Regional Strategic Plan (SEROC, 2014)
Illawarra and South Coast Employment Lands Update (NSW Department of Planning, 2009)
RDA Southern Inland Business Plan 2013-14 (RDA Southern Inland, 2013)
ACT Affordable Housing Action Plan – Phase III (ACT Government, 2012)
ACT Indicative Land Release Program, 2015-16 to 2018-19 (ACT Government, 2015).

Reference is made to key information from these reports in subsequent chapters of this report. Further
information is also included in Appendix 1.
Some of these regional strategies and reports are relevant to only part of the South East and Tablelands
Region of NSW, and some include areas that are outside of this Region. These relationships are shown in
Table 3.

TA BLE 3. RE GI ON A L ST RATE GIE S AN D RE PO RTS
SE and
Tablelands
Region of
NSW

Greater
Capital
Region

SydneyCanberra
Corridor
Regional
Strategy
(2008)

South
Coast
Regional
Strategy
(2007)

RDA Far
South
Coast
Regional
Plan
(2013)

RDA
Southern
Inland
Regional
Plan
(2013)

ACT
Planning
Strategy
(2012) &
RDA ACT
Strategic
Plan

ACT
Bega Valley
Bombala
Boorowa
Cooma-Monaro
Eurobodalla
Goulburn
Mulwaree
Harden
Palerang
Queanbeyan
Snowy River
Shoalhaven
Tumut
Upper Lachlan
Wingecarribee
Young
Yass Valley
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SEROC
Integrated
Strategic
Plan
(2014)

2 EMPLOYMENT AND
POPULATION MOVEMENTS
2.1

ACT workers living in NSW

As noted earlier in this report, a key way in which the ACT impacts on surrounding areas of NSW is
through the provision of employment opportunities for residents of surrounding areas.
As the capital of Australia, Canberra hosts a number of federal government departments, tertiary
institutions, and large, private firms which provide a significant number of jobs for those living in the ACT
and surrounding areas. Census data indicates that there were around 214,000 jobs located in the ACT in
2011. Around 10% of these jobs were filled by workers living in surrounding areas of NSW, with the
remaining 90% filled by ACT residents.
Table 4 further illustrates the importance of the ACT as a source of work for many living in surrounding
areas of NSW with nearly 50% of the resident workers in five surrounding LGAs travelling to the ACT to
work on a daily basis. Around 63% of workers living in Queanbeyan are employed in the ACT.
TA BLE 4. RE SI DE N T WO R KE RS F ROM S U RRO UND I NG LGA S WO RK IN G IN AC T – TO P 5
LG A S, 2 0 11
Place of Usual Residence
Queanbeyan (C)
Palerang (A)
Yass Valley (A)
Cooma-Monaro (A)
Upper Lachlan Shire (A)
Total

No. of Workers in ACT
13,228
3,915
3,678
597
348
21,766

No. of Resident Workers
21,084
7,625
7,764
4,487
3,475
44,435

% of Resident Workers
working in ACT
62.74%
51.34%
47.37%
13.31%
10.01%
48.98%

Source: ABS Census, 2011

Most of those who live in NSW but travel to the ACT for employment live in the region within a one hour
commute of Canberra, and includes the local government areas of Cooma-Monaro, Goulburn-Mulwaree,
Palerang, Queanbeyan, Upper Lachlan and Yass Valley.

2.2

Migration of people between the ACT and surrounding NSW

As illustrated in Table 5, approximately 2% of ACT residents in 2011 had moved from seven different
LGAs in surrounding NSW (Queanbeyan, Yass Valley, Palerang, Eurobodalla, Wagga Wagga, Shoalhaven,
and Bega Valley) within the previous five years.
The majority of those who moved to the ACT were from younger age brackets (see Figure 4), most of
whom would either be students or graduates in the early stages of their work careers. This impact is of
particular importance for LGAs in surrounding NSW, who are likely to be losing their younger adult
population to the ACT.
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In addition, a vast majority of those who have moved to the ACT from surrounding NSW and other major
LGAs over the last five years, are currently employed (see Figure 5), signifying the employment
opportunities present within the ACT, especially for the younger adult population.
TA BLE 5. PL ACE OF RE SI DE N CE F IVE Y EA RS AG O FO R C UR RE N T AC T RE SI D E NTS – TOP
15 LGA S, 20 11
Usual Residence Five Years Ago - LGA

ACT Residents

Queanbeyan (C)
Brisbane (C)
Yass Valley (A)
Palerang (A)
Eurobodalla (A)
Wagga Wagga (C)
Sydney (C)
Shoalhaven (C)
Townsville (C)
Gold Coast (C)
Wollongong (C)
Bega Valley (A)
Darwin (C)
Randwick (C)
Hornsby (A)
Remained in ACT
Rest of Aus.
Overseas
Not applicable
Not stated

2,808
2,126
939
892
865
794
779
767
717
713
610
598
587
570
530
247,723
31,369
22,956
23,842
17,033

Total

357,218

Source: ABS Census, 2011
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FI G URE 4. AGE P ROF ILE OF RE SI D E NTS T HAT M OVE D TO AC T WI THI N THE LA ST FI VE
YE ARS – TOP 1 5 LG AS , 2 01 1

Source: ABS Census, 2011

FI G URE 5. E MP LOYME N T STAT U S O F R ES IDE N TS THAT MOV E D TO AC T WI TH IN THE
LA ST FI VE YE ARS – TOP 15 LGA S, 20 11

Source: ABS Census, 2011

Table 6 shows the top 15 LGAs where previous ACT residents had moved in the five years between 2006
and 2011. When the information in this table in compared with the information in Table 4, it illustrates
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that Queanbeyan and Shoalhaven each had a small net loss of population to the ACT, but that Yass
Valley, Palerang, Eurobodalla, and Bega Valley had net population gains from the ACT. This is shown in
Table 7.

TA BLE 6. N U M BE R OF P R E VIO U S A C T RE SI DE NT S FROM F I VE Y EA RS AG O – TO P 1 5
LG A S, 2 0 11
Place of Usual Residence - LGA

No. of Previous ACT Residents

Queanbeyan (C)
Brisbane (C)
Yass Valley (A)
Palerang (A)
Gold Coast (C)
Eurobodalla (A)
Sydney (C)
Sunshine Coast (R)
Moreton Bay (R)
Shoalhaven (C)

2,792
2,741
1,855
1,645
1,341
1,218
1,088
747
707
672

Bega Valley (A)
Melbourne (C)
Townsville (C)
Goulburn Mulwaree (A)
Randwick (C)
ACT
Rest of Aus.

656
549
526
522
505
247,724
24,275

Total

289,563

Source: ABS Census, 2011

TA BLE 7. N E T P OP ULATI ON M OVE ME N TS BE T WE E N AC T AN D SE LE C T LGA S, 20 06 - 20 11
LGA
Queanbeyan
Yass Valley
Palerang
Eurobodalla
Shoalhaven
Bega Valley

Pop. To ACT
2808
939
892
865
767
598

Pop from ACT
2792
1855
1645
1218
672
656

Net gain or loss to LGA
16 (loss)
916 (gain)
753 (gain)
353 (gain)
95 (loss)
58 (gain)

As well as population numbers, the demographic profile of both the ACT and surrounding NSW are
impacted by the different age profiles of those who move between these locations.
As shown in Figure 6, the majority of ACT residents that moved from the ACT were aged between 20-39
years, with a particular spike for those aged 20-29 years. However, the proportion of those in the 20-29
age group who moved from the ACT to surrounding areas of NSW was relatively small. Of those moving
from the ACT to surrounding LGAs in NSW, a higher proportion were aged less than 20 years or over 40
years of age.
The figures for population movement suggest that some of those who moved from the ACT to adjacent
parts of NSW may be families with children, possibly to access cheaper housing or a country lifestyle.
The net gain experienced in Palerang may also have been associated with the development of a new
defence facility near Bungendore.
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Many of those aged 50 years or over who left the ACT may have retired to the South Coast. Information
on the employment status of residents leaving the ACT reinforces this proposition, as over 20% of
residents moving from the ACT to surrounding LGAs are considered to be ‘Not in the Labour Force’ (see
Figure 7), most of whom will be retired. This is considerably greater than the proportion of people
moving to the ACT with the status of ‘Not in the Labour Force’ (approximately 13%, see Figure 5).
As part of the consultations undertaken for this project, Bega Valley representatives indicated that their
Shire mostly gains population from the Sydney metropolitan area and southern NSW, and to a lesser
extent from Canberra, and Melbourne.

FI G URE 6. AGE P ROF ILE OF P RE V I O US AC T R ES IDE N T S TH AT HAVE MOVE D O U TS ID E OF
AC T WI TH IN THE LA ST FI VE YEA RS – TOP 1 5 LG AS , 20 1 1

Source: ABS Census, 2011
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FI G URE 7. E MP LOYME N T STAT U S O F P RE V IO U S AC T RE SID E N TS T HAT H AVE M OVE D
OU TS IDE O F AC T WI TH I N THE L A ST F IVE Y EA R S – TOP 1 5 LG A S, 2 0 11

Source: ABS Census, 2011

As shown in Figure 8, the age profile of the ACT’s population is currently heavily skewed towards young
adults, with a relatively small proportion of people aged over 70 years. However, at the time of the 2011
Census, there were also a relatively high number of ACT residents in the 55 to 65 year age groups, who
are likely to be heading into retirement in the years up to 2021.

Age group (years)

FI G URE 8. AGE - SE X P RO FILE O F AC T ( 2 01 1 )
100+
95-99
90-94
85-89
80-84
75-79
70-74
65-69
60-64
55-59
50-54
45-49
40-44
35-39
30-34
25-29
20-24
15-19
10-14
5-9
0-4
8.0%

Females
Males

6.0%

4.0%

2.0%

0.0%

2.0%

4.0%

6.0%

8.0%

Proportion of total population
Source: ABS Census, 2011
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If, as discussed above, a significant proportion of these retirees choose to move to LGAs within the South
East and Tablelands region, including the south coast of NSW, the impact on these retirement locations is
likely to be significant.

2.3

Population ageing

As Australians live longer due to better healthcare and healthy lifestyles, it is natural that older age
brackets should show grater population growth than younger age brackets. Table 8 shows the projected
increase in the population from 2011 to 2031 by age bracket in Canberra, the adjacent region with a
large number of commuters (Queanbeyan, Yass Valley, Palerang, Cooma-Monaro, Upper Lachlan Shire
and Goulburn Mulwaree), Coast (Bega Valley and Eurobodalla, Snow (Snowy Mountains) and Inland
(Harden, Young, Boorowa, Wingecarribee and Bombala).

TA BLE 8. G ROW TH BY AG E BR AC KE T, C AN BE R RA A ND SU R RO UN DIN G N SW, 20 11 - 20 3 1
Age group

Canberra

Commuter
LGAs

Coast

Snow

Inland

0-4

37%

20%

-22%

-30%

5-9

50%

31%

-12%

-10%

-17%
-8%

10-14

52%

26%

-11%

0%

-13%

15-19

46%

24%

-22%

0%

-4%

20-24

40%

19%

-33%

-10%

-19%

25-29

41%

20%

-25%

-20%

-9%

30-34

47%

30%

-12%

-11%

-12%

35-39

48%

23%

-13%

-18%

-6%

40-44

52%

21%

-11%

-8%

-13%

45-49

59%

28%

-12%

0%

-8%

50-54

54%

28%

-18%

17%

-11%

55-59

43%

31%

-12%

30%

-6%

60-64

40%

40%

4%

44%

1%

65-69

78%

73%

31%

71%

26%

70-74

116%

119%

72%

150%

63%

75-79

164%

72%

118%

167%

100%

80-84

172%

55%

127%

150%

106%

85+
217%
70%
192%
Source: NSW DPE Population Projections, ABS Population Projections Cat. No. 3222.0

150%

161%

The Coast, the Snow and Inland all show noticeable declines of young and working age people (although
the Snow shows some increase among people in their 50s), while more than doubling the population
aged 75 and over. As the young people in these areas grow up, some must move out of the LGA for study
or work opportunities, and often do not return. These patterns are seen all across regional New South
Wales, especially in LGAs that lack large towns that provide education and job opportunities for young
people.
Canberra and the LGAs in close geographic proximity show substantial growth in their older age groups,
but shows positive growth among children and working age people. This growth in younger people is
stronger in the areas of Queanbeyan, Yass Valley and Palerang. Canberra and these adjacent LGAs show
the highest growth in older age groups, most likely because these are close to hospitals, aged care
facilities and so forth.
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3

HOUSING MARKETS

As noted above, the 10% of ACT workers who live in NSW may choose to do so for a range of reasons.
These reasons may include a preference for a country lifestyle, access to cheaper housing or a desire for
a larger block of land, such as a rural residential block. Rural residential blocks are not generally available
in the ACT.
As can be seen in the following table, the percentage increase in the number of occupied private
dwellings over the period 2001-2011 was actually greater in the LGAs of Queanbeyan, Yass Valley and
Palerang than it was in the ACT, although the greatest overall increase in the number of occupied
dwellings still occurred in the ACT.

TA BLE 9: IN CR EA SE IN P RI VAT E O C C UPIE D DWE L LIN GS IN AC T AN D A DJACE N T LG A S

2001
2006
2011
Increase
2001-2011
% Increase
2001-2011

ACT
114,839
122,899
135,034
20,195

Occupied Private Dwellings
Queanbeyan Yass Valley
12,468
4,202
13,999
4,833
14,895
5,429
2,427
1,227

Palerang
3,792
4,539
5,205
1,413

17.6%

19.5%

37.3%

29.2%

% in ACT
85%
84%
84%
79.9%

Source: ABS Census 2001, 2006, 2011.

ACT residents who own or rent holiday homes or hobby farms in areas such as the south coast of NSW
and the Snowy Mountains will also have an impact on the housing markets in these regions. Some
properties currently owned by ACT residents as holiday homes, may also have been purchased for future
retirement.
The impact of the ACT on housing markets in LGAs that are more than a one hour commuting distance
from the ACT, and are not in areas where ACT residents may choose to spend holidays, is likely to be
relatively small.

3.1

Dwelling types in ACT and surrounding NSW

Table 10 provides a comparison of the dwelling stock in the ACT with that in surrounding areas of NSW.
Compared to surrounding NSW, the ACT has a far greater proportion of its residents living in attached or
semi-detached housing. Only 71% of ACT households lived in freestanding dwellings in 2011, a lower
share than any of the surrounding LGAs except for Snowy River, which has a number of ski lodges, and
Queanbeyan, which provides lower-cost housing to many ACT workers.
TA BLE 10 . DWE LL IN G T Y PES IN AC T AN D N SW, 2 0 11 ( %)
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Separate 1 storey 2+ storey Flat in 1-2 Flat in 3 Flat in 3 Flat
Other
house
town
town
storey
storey
storey
attached
house
house
block
block
block
to house
Bega Valley
Bombala
Boorowa
CoomaMonaro
Eurobodalla
Goulburn
Mulwaree
Harden
Queanbeyan
Palerang
Snowy River
Tumut Shire
Upper Lachlan
Shire
Wingecarribee
Yass Valley
Young
ACT
Total

Total

80%
96%
95%
89%

4%
2%
3%
5%

4%
0%
0%
0%

9%
2%
0%
3%

0%
0%
0%
0%

0%
0%
0%
0%

0.3%
0.0%
0.0%
0.1%

3%
1%
1%
3%

16,868
1,406
1,345
4,944

82%
86%

5%
5%

3%
1%

7%
4%

1%
0%

0%
0%

0.3%
0.1%

3%
3%

22,422
12,771

94%
65%
94%
63%
89%
96%

3%
10%
1%
6%
2%
1%

0%
5%
0%
7%
0%
0%

1%
9%
0%
15%
6%
0%

0%
6%
0%
3%
0%
0%

0%
3%
0%
1%
1%
0%

0.0%
0.3%
0.2%
0.3%
0.1%
0.1%

2%
1%
4%
5%
1%
2%

1,752
16,128
5,990
5,354
5,402
3,911

90%
94%
90%
71%
77%

6%
3%
4%
9%
7%

1%
0%
0%
6%
4%

2%
1%
5%
5%
5%

0%
0%
0%
5%
3%

0%
0%
0%
4%
2%

0.2%
0.1%
0.0%
0.3%
0.2%

1%
1%
1%
0%
1%

20,365
6,112
5,532
145,473
275,775

Source: ABS Census TableBuilder 2015

LGAs outside of Canberra and Queanbeyan, and outside the major tourist areas, generally show at least
90% of dwellings as separate houses rather than townhouses or flats, due to smaller towns and a
relative abundance of space.

3.2

Impact of ACT’s higher wages on house prices

The public service and professional jobs available in the ACT tend to be relatively high wage jobs with
low physical risk. These tend to require and attract highly educated people. In May 2015, the ACT had
the highest average weekly earnings of all States and Territories in Australia. At the last Census, 28% of
Canberrans earned over $1,500 per week. Half earned at least $1,000 and only 31% earned less than
$600 per week. As noted previously, around 10% of all jobs in the ACT are filled by people who live in
surrounding areas of NSW, mostly in those parts of NSW closest to the ACT.
Figure 9 shows the distribution of personal incomes within the ACT and surrounding the ACT, using
income data from the 2011 Census. In LGAs over 75km from the Canberra CBD (London Circuit was used
as the reference point), 60% of income earners earned less than $600 per week, compared to 53% of
those 25-75km from the Canberra CBD, and only 34% of those within 25km of the Canberra CBD. Of
earners living within 25km of the Canberra CBD, 23% had incomes exceeding $1,500 per week,
compared to only 7% living more than 75km away.
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Source: ABS Census TableBuilder, 2015

3.3

Residential developments close to the ACT border

These higher incomes feed into higher house prices, as shown in Table 11. Median house prices in
Canberra reached $537,500 in 2014, and the further away from Canberra (but still within a 1 hour
commute), the lower the house price is. Queanbeyan, literally just across the border, shows a median
house price approximately $100,000 less than the ACT. Yass, at 45-50 minutes from the centre of
Canberra, has a median house price almost $200,000 less than Canberra, and Goulburn, around an hour
away, has a median price $242,000 cheaper than Canberra. Bateman’s Bay is outside the 1 hour
commuting distance, but within relatively easy reach from Canberra for weekend trips and holiday
homes. The cost of housing in Bateman’s Bay is pushed up by its proximity to the beach.
As shown in Table 11, the median price for non-unit dwellings (including separate title townhouses,
freestanding houses, and vacant land) has gradually increased around the Capital Region since 2004.
Over this period, Canberra and Queanbeyan prices have increased by an average of 4.5% per year. Yass
has grown slightly faster, Goulburn slightly slower, and Bateman’s Bay not at all.
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Queanbeyan
Yass
Goulburn
Bateman’s Bay
Canberra

2004

2005

2006

2007

2008

2009

2010

2011

2012

2013

2014

290,000
213,000
207,000
350,000

303,250
250,000
212,000
374,500

305,000
486,000
210,000
293,700

380,000
275,000
230,000
325,000

348,000
265,000
207,500
335,000

376,000
320,000
225,000
310,000

450,000
350,000
250,000
312,000

440,000
337,000
260,000
312,500

448,000
344,250
269,500
360,000

430,000
367,000
282,000
352,500

435,000
350,000
295,000
350,000

357,500 362,500 386,000 431,200 452,500 456,000 510,000 520,000 510,000 530,000 537,500

Source: Allhomes, 2015
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Figure 10 shows the generally inverse relationship between prices of detached dwellings and distance
from the Canberra CBD.
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Median non-unit sale price 2014 ($)
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Generally, vacant residential lots in the ACT are more expensive than similar lots across the border in
New South Wales, and the further residential lots are from the ACT border, the lower the price.
Courtyard plots of land around 250-400 square metres in new Canberra suburbs such as Coombs,
Bonner and Casey are generally priced in the low $300,000s, while similar sized lots in Googong and
Murrumbateman, within 30 minutes of the ACT, sell for just under $200,000 to the around $250,000.
Larger Canberra lots from 500-800 square metres, lots closer to the centre of town such as at Lawson, or
with attractive features, can sell for over $500,000; while similar sized lots in Googong, Tralee and
Murrumbateman sell from the mid $200,00s to the mid to high $300,000s. Large lots further out, such as
at Goulburn (located around an hour away), are currently priced in the low to mid $100,000s for lots of
around 800-1200 square metres. In towns more than 1 hour commuting distance from Canberra, and
away from the beach or the snow, such as Boorowa, Young and Harden, large vacant residential lots will
sell for well under $100,000.
Table 12 shows median weekly rents for a three bedroom house (the most common dwelling type) in
areas of NSW close to Canberra. With the exception of Yass Valley, there has been a pattern of rents
growing from 2009, then falling again to 2014.
Canberra rents have fallen by $80 from their 2011 peak, Palerang rents by $100, and Queanbeyan rents
$45 from their 2012 peak. Yass Valley rents have shown no growth since 2011. Over this period,
Canberra has had consistently higher rents than surrounding LGAs, with Queanbeyan rents somewhat
less and rents in Palerang and Yass much cheaper.
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2009

2010

2011

2012

2013

2014

Palerang

300

350

410

335

365

310

Queanbeyan
Yass
Canberra

390
300
440

450
300
470

450
350
530

485
340
500

440
350
465

440
350
450

Source: NSW data from Housing NSW, ACT data from SQM Research

Consultation with Queanbeyan City Council suggests that there is likely to be a continuing demand for
new detached housing in Queanbeyan for ACT workers, particularly given the relatively high cost of land
for detached housing in the ACT, and the ACT’s land release constraints. The new towns of Googong and
Tralee in Queanbeyan LGA have been set up for this, supplying new residential lots, townhouses and
apartments until the 2030s.
Consultation with Yass Valley Council suggested that the LGA’s residential development is fundamentally
driven by the ACT, with the continued growth in traffic volume on the Barton Highway offered as
evidence of this. Other factors contributing to encouraging people to live in NSW and work in the ACT
were identified as the flexible working hours associated with public service employment, and
opportunities to work from home. As an example, some private sector employees may be able to work
from home in Yass, and travel to the ACT only when necessary.
Information provided to SGS, in the course of consultations with Palerang Council,9 suggests that
Canberra and Queanbeyan continue have a significant influence on the patterns of housing development
within the LGA, with more than 70% of the population in settlements like Wamboin and Bywong working
in the ACT, along with 60% of Bungendore residents. The majority of Palerang’s labour force resides in
the western half of the LGA. Residents commuting to the ACT for work generally come from areas such
as Braidwood.

3.4

Rural residential development

For households seeking a rural residential lifestyle, as well as proximity to city facilities, services and
employment, LGAs surrounding the ACT offer a range of opportunities. The ACT’s planning provisions do
not generally provide for similar opportunities within the ACT.
Land outside of towns that is not zoned for residential, commercial or industrial purposes can broadly be
classified as rural or rural residential. Rural residential generally refers to small acreages or hobby farms;
larger than traditional residential lots and further away from towns, with enough room for a few horses,
sheep or a milking cow, but not large enough to run a full-time agricultural enterprise. Rural is more
likely to refer to larger blocks of land that are unsuitable for residential land due to lack of road access,
environmental concerns like fire or flood risk, or lack of proximity to a town.
It is difficult to find reasonable data on the share of NSW residents in the SE and Tablelands Region that
live in rural or rural residential properties versus residential properties. First, there are no firm
definitions used to identify differences between residential, rural residential and rural properties.
Second, councils do not employ the same zoning rules, so it is difficult to compare zonings across
councils. Third, one landowner may own a property that consists of more than one lot, and the lots may
be zoned differently. Finally, zoning is only an indicator of what land can be used for, rather than what it
is actually used for. A person with a large property zoned rural residential can still run an agricultural
9 Garret Barry Planning

Services, 2015, Palerang Rural Lands Study Report, June 2015, prepared for Palerang Council
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enterprise on it and treat it as a rural property; and a person can own a small plot of rural zoned land
and use it for hobby purposes (as long as they do not construct a residential dwelling on it).
Palerang Council was the only council able to provide SGS with the number of plots by zoning. Of the lots
in Palerang, 10% were classified R2 (low density residential), a further 7% were village or other
residential zoning, and 16% were E4 (environmental living, or rural residential). Those zoned RU1
totalled 59% (primary production) and 6% were RU5 (village). Note that this is the total number of lots,
not the number of residences, properties or total area of land.
Only the two main towns in Palerang, Braidwood and Bungendore, had large percentages of residential
zoning. Forty-three percent of Bungendore lots and 37% of Braidwood lots were zoned R2. The smaller
towns within Palerang had more land zoned RU5 (Araluen 11%, Captains’ Flat 32%, Major’s Creek 53%,
Mongarlow, 43% and Nerriga 11%). Of the localities with more than 20% of lots zoned E4, namely Burra,
Bywong, Carwoola, Urila, Royalla, Sutton and Wamboin, all except Burra and Urila are within half an
hour’s drive of the Canberra CBD, and Burra and Urila are within one hour. Other localities in Palerang
are predominantly zoned RU1.
Areas within Palerang are more likely to be zoned rural residential than rural if they are close to
Canberra. Three-quarters of lots zoned E4 are in areas within 30 minutes’ drive of the Canberra CBD, and
90% are located within one hour’s drive. In comparison, only 14% of all of Palerang’s lots are within half
an hour of the Canberra CBD. Other clusters of E4 zonings are contained around towns such as
Braidwood and Araluen. Figure 11 shows the relationship between the distance of Palerang localities to
the Canberra CBD and the share of the locality’s lots that are zoned rural residential (E4) or primary
production (RU1). The further a locality is from the Canberra CBD (shown on the x-axis), the more likely
it is that the majority of the locality will be zoned RU1. The blue bubbles in the top left hand corner of
the figure represent areas such as Bywong, Sutton, Wamboin and Royalla, which are within half an hour
of Canberra, and are predominantly rural residential. The other blue bubbles represent the smaller
shares of rural residential land in localities further from Canberra. The bronze bubbles from the bottom
left to the top right represent shares of localities allocated to primary production land, and illustrate that
areas close to Canberra have a lower share of primary production land than areas further away. The
larger the size of the blue bubbles in Figure 11, the higher is the proportion of the land that is rural
residential. Conversely, the larger the size of the bronze bubble, the higher is the proportion of land that
is zoned for primary production.
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Within the Yass Valley and Palerang LGAs, many large family farms have been subdivided into smaller
residential acreages from two hectares to 200 hectares. The popularity of rural residential lots is shown
in growth in the price of land in the towns of Murrumbateman, Gundaroo, Bungendore and Collector,
with the first three showing median non-unit prices (for house and land packages) higher than those in
the ACT. These villages are surrounded by rural residential lots, and in 2014 the median house and land
package price in these areas exceeded Canberra’s price. Table 13 shows median non-unit (house and
land) values in key rural villages within 45 minutes of Canberra.
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Murrumbateman
Gundaroo
Bungendore
Collector
Canberra

2004

2005

2006

2007

2008

2009

2010

2011

2012

2013

2014

342,847
387,000
218,000
158,000

240,000
375,000
390,000
330,000

245,000
425,000
270,000
292,000

285,000
562,500
249,000
304,000

515,000
440,000
405,000
395,000

415,000
499,000
490,000
345,000

450,000
467,500
430,000
399,000

561,250
565,000
257,000
365,000

530,000
550,000
417,500
362,500

630,000
570,000
465,000
389,000

650,000
595,000
580,000
410,000

357,500 362,500 386,000 431,200 452,500 456,000 510,000 520,000 510,000 530,000 537,500

Source: Allhomes, 2015

Much of the land in the Yass Valley LGA is rural residential, and is particularly popular for retirees and
families looking for larger blocks than those on offer in Canberra. Hobby farms are also popular, with
people moving to places such as Gundaroo for a rural lifestyle. Yass Valley Council indicated that the
ageing population and ageing farming communities can present problems when residents are no longer
able to manage their land effectively.
As part of a new settlement and growth strategy, Yass Valley Council indicated that its preferred direction
is to concentrate development around its distinct towns and villages, maintaining the rural landscapes in
between. It was indicated that as part of the Fit for the Future reforms to NSW local government, Yass
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Valley would be reviewing and looking to develop and better utilise the large amount of the land
currently owned by the Council.
Consultation with Cooma-Monaro Shire Council indicates that residential demand in the area is largely
driven by ACT workers, most of whom prefer to live in towns rather than rural residential. Only around
30% of its residences are zoned as rural residential, and much of the population continues to live within
Cooma itself and other smaller villages. Bega Valley similarly noted that between 20 and 30% of its land
is zoned as rural residential.
Palerang Council noted in consultations that the substantial rate of residential development carried out
in the last 10 years around Bungendore was attributed to the comparatively large lots, lower land prices,
and fewer time constraints on construction approvals there compared to Canberra. Demand for rural
residential land in Palerang is high in the western side of the LGA, but drops significantly around the
point of a 40 minute commute to Canberra. A distinction between the two halves of Palerang is also
seen where the eastern side has lower levels of permanent residency and higher proportions of
properties used a weekenders.10
Information on the proportion of rural residential housing as part of the overall housing market in the SE
and Tablelands Region is not generally available, as this form of housing is not separately identified in
ABS Censuses, and individual councils do not have a consistent approach to the collection of this
information.
The next section briefly discusses information that SGS has been able to access on rural residential
properties within 45 minutes of the Canberra CBD, including a price comparison using Allhomes11 data.
As for standard detached housing, the price of rural residential land in LGAs surrounding the ACT tends
to reflect the time it takes to drive from that land to the centre of Canberra. Land closest to the Canberra
CBD is generally more expensive.

Murrumbateman
Murrumbateman lies between the ACT and Yass, on the Barton Highway. In 2011 it had a population of
2,847, and is located within Yass Valley LGA. Yass Valley Council indicated that Murrumbateman is
expected to grow from a village to a town, with an estimated future population of 7,000.
It is 35 minutes from Murrumbateman to the Canberra CBD (London Circuit). Commuting times are more
variable on the Barton Highway compared to the Federal Highway, as it is single-lane carriageway in both
directions, but with some passing lanes. As the number of commuters grows from Murrumbateman and
Yass to the ACT, it is likely that the Barton Highway will become more congested, further increasing
commuting times. The Australian Government has funded planning for a future Barton Highway
duplication, published in 2011. However, no date has been set for the duplication to go head.
The median house and land property price was $415,000 in 2009, and increased to $650,000 in 2014.
Recent and current Murrumbateman vacant land subdivisions are more likely to be large suburban-size
lots rather than rural residential lots. A new development at Murrumbateman, Fairley, has offered
generous residential lots ranging from 800-1200 square metres for around $300,000 each.
Murrumbateman’s reputation as a food and wine area has increased the price of properties in this area.

Yass
Yass is an old established town, with standard residential lots near the town centre surrounded by a
large number of rural residential lots of varying sizes. At the 2011 Census, Yass had a population of
6,328. As well as being a commuter town for some ACT residents, Yass supports farming communities in
10 Ibid.
11 www.allhomes.com.au
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outer regions and is a stopover point on the Hume Highway between Sydney and Melbourne. As with
Murrumbateman, its access to Canberra is via the Barton Highway, means that travel times can be
variable due to congestion.
Median sale prices for rural residential vacant land around Yass have ranged from $232,500 to $272,500
over the last five years. Although Yass is a much longer drive to Canberra than other rural residential
areas, taking 50 minutes to reach the Canberra CBD, Yass has a larger town, increasing its appeal for ACT
workers who wish to commute during the week but want access to a range of town facilities, such as
schools, shops and restaurants.

Gundaroo
Gundaroo neighbours Collector, along the north of the Federal Highway and Lake George, and is located
in the Yass Valley LGA. The town of Gundaroo had a population of 1,034 in the 2011 Census. Driving from
Gundaroo to the Canberra CBD takes 34 minutes via Sutton Road and the Federal Highway.
Gundaroo median prices grew rapidly in the early to mid-2000s, peaking at $562,500 in 2007, before
dropping off during the Global Financial Crisis (GFC). Since then, Gundaroo prices have reached
$591,750, an increase of only 5.2% over seven years. Vacant Gundaroo lots for sale are more likely to be
residential lots, mostly around 2,000 square metres or less. Prices for rural residential lots in Gundaroo
can vary noticeably for a given sized block, as many properties further away from the town, such as
some off Marked Tree Road, do not have bitumen roads or access to town power, and require expensive
solar and battery systems. Many of these properties are located on dirt roads and can also face
considerably longer commute times into Canberra than from the Gundaroo village.
Gundaroo and Sutton have been identified as potential growth areas by the Yass Valley Council, although
increases in the number of lots in these areas is expected to be slow given the pace of land sales there.
Both residential and rural residential are under consideration, with residential lots close to existing
towns.

Wamboin
Wamboin lies to the east of the ACT, adjoining the ACT-NSW border opposite the Kowen Pine Forest, just
south of the Federal Highway. Located in the LGA of Palerang, it had a population of 1,672 in the 2011
Census. Although some businesses are located in Wamboin, it does not have a town centre. It accesses
the ACT via Sutton Road and the Federal Highway to the north, or Parkes Way to the south, reaching the
Canberra CBD in 26 minutes. Eighty-six percent of Wamboin lots are zoned E4 and 13% are zoned RU1.
Over the last five to ten years, new releases of rural residential land have been made available in
Wamboin, ranging in price from $350,000 for lots around two hectares to the mid-$400,000s for larger
lots up to nine hectares. Many of Wamboin’s rural residential properties are relatively small, around two
hectares. The main driver of the sale price of a rural residential lot with a dwelling seems to be the
quality of the dwelling: in 2014, rural residential properties with established dwellings ranged in price
from $550,000 to $940,000.

Bungendore
The town of Bungendore is located east of Canberra on the Kings Highway between Canberra and
Bateman’s Bay on the South Coast. It is situated in the Palerang LGA. Bungendore had 3,554 residents in
2011. The town of Bungendore is a 36 minute drive from the Canberra CBD, via the Kings Highway
through Queanbeyan, or via Bungendore Road, Macs Reef Road and the Federal Highway. As noted
earlier, 43% of lots in Bungendore are zoned R2 and 31% is zoned RU1, with the remainder a mix of
other residential, rural residential, environmental, commercial and light industrial.
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Recent land releases in Bungendore have tended to be in residential lots close to the town of
Bungendore rather than rural residential subdivisions. Vacant rural residential lots sold over the last five
years ranged in price from $300,000 to $645,000. The most expensive vacant land was in walking
distance to the town. Properties with established houses sell for highly variable prices as land quality,
block size and house quality vary widely; and as shown in Figure 10, quicker and easier access to
Canberra is associated with higher prices. Smaller rural residential properties can sell for as little as
$500,000 if they are not on the Canberra side of the town.
In recent years the town of Bungendore has benefitted from the establishment of a new defence facility
in the area.

Bywong
Bywong is located just off the Federal Highway, on the Canberra side of Lake George. Bywong is also
located in Palerang LGA, and had 1,195 residents on Census night in 2011. Bywong is an average of 31
minutes to the Canberra CBD. Unlike the other areas considered, Bywong does not have a township,
although there are a few boutique wineries in the area. There are no residential properties, only rural
residential, most of which are four hectares or larger. While town power and telecommunications are
readily available in most areas of Bywong, many locations have shale soil, which can result in lower land
values. The vast majority (91%) of Bywong’s lots are zoned E4, with the remainder a mix of other
environmental living and RU1.
Bywong vacant lots that sold from 2010 to 2014 ranged in price from $345,000 to $485,000, with most
properties close to $400,000. Rural residential properties with established houses ranged from $700,000
for a modest family home on a lot of around two hectares, to well over $1 million for larger properties or
grander homes.

Collector
Collector is a small town adjacent to the Federal Highway, 42 minutes from the Canberra CBD, with a
population of just over 400 in the 2011 Census. It is located in Upper Lachlan Shire. The median property
price in 2014 was $434,500, after prices remained relatively steady around the $400,000 mark from
2008 to 2013. This included large town lots (1,000 to 2,000 square metres), rural residential lots, and
farming lots. Prices in Collector tend to be lower than in some other areas, as it is a longer drive to
Canberra than from towns such as Murrumbateman and Gundaroo, and the town itself is smaller. A
potential attractor of Collector is that unlike many other small towns surrounding Canberra, it has a state
primary school.

Carwoola
Carwoola is a 28 minute drive from the Canberra CBD (London Circuit), down Captain’s Flat Road, east of
Queanbeyan, and is located in Palerang LGA. With a population of 1,431 in 2011, 72% of lots are zoned
E4 and a further 25% zoned RU1.
Carwoola prices are considerably higher than many of the other areas discussed, with median house
prices peaking at $777,500 in 2011, and sitting at $720,000 in 2014. Although prices for Carwoola
property have generally trended upwards, with no distinct price falls around the time of the GFC, the
relatively small number of dwellings sold each year in Carwoola means that trends in median sale prices
need to be treated with caution. Many recent sales in this area have been over a million dollars.
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3.5

Trends towards higher density living

Census data from 2006 and 2011 illustrates the continued trend towards higher-density urban living in
the ACT, and to some extent also in the surrounding region. The extent of this trend differs significantly
between LGAs, with the proportion of total dwellings made up of separate houses declining in some
LGAs and rising in others.
The proportion of dwellings which were detached houses increased between 0 and 2% in Eurobodalla,
Cooma-Monaro, Goulburn Mulwaree, Palarang, Upper Lachlan, Wingecarribee, Yass Valley, and Young.
Decreases below 2% were seen in Bega Valley, Bombala, Boorowa and Queanbeyan, while a decrease of
3.5% was observed in Harden. The biggest percentage change across the region was in the Snowy River
LGA, with an 8.8% decrease in separate houses. It should be noted that these percentage changes only
reflect a small number of dwellings in smaller LGAs.
The ACT had one of the highest rates of decline in the proportion of separate housing compared to the
surrounding region, over the 5 years to 2011, at 3.3%. This was largely due to a significant increase in the
numbers of semi-detached and higher density dwellings. While the ACT accommodated 5,506 more
detached houses in 2011 than in 2006, there was also growth of 3,519 semi-detached dwellings and
4,700 units or apartments in that time, reducing the share of detached dwellings in Canberra to around
71% of housing, as shown in Figure 12.
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Queanbeyan maintained the lowest proportion of detached housing across the SE and Tablelands
Region, with only 64.8% of its housing being detached dwellings. Detached housing still makes up the
vast majority of dwellings, with rates over 80% in most LGAs, with the exception of Bega Valley and
Snowy River.
ABS Building approval data from the 2014-15 year12 is also indicative of the trend in the ACT towards
medium and higher density housing. This shows that over the period, 68.5% of new building approvals
were for residential buildings other than detached houses. In the other regional LGAs, new residential
buildings remained predominantly houses, with more than 50% of approvals for houses in the Snowy
River and Cooma-Monaro LGAs, and upwards of 70% in the other regional LGAs. The greatest quantity of
residential approvals for the year were in Wingecarribee, Queanbeyan, and Eurobodalla.
12 ABS

Building Approvals, Australia, 2014-15, Cat. No. 8731.0, released 30/09/2015
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Cordell Connect data13 indicates that by far the most development activity in the pipeline in the ACT and
its surrounding region, is within the ACT itself, followed by Queanbeyan. In the ACT there are a
significant number of applications for townhouse, unit and apartment dwellings, particularly in existing
established suburbs, ranging from small groups of dwellings on individual sites to much larger apartment
buildings catering for more than 100 dwellings.
Residential subdivision applications of significant size are concentrated in growth areas, such as around
Gungahlin and the new suburbs of Molonglo, as well as in the new suburb of Lawson close to the
Belconnen Town Centre. Around Queanbeyan, residential subdivisions are occurring mainly around the
Googong area, while in other areas of the LGA there are primarily proposals for townhouse and
apartment-style buildings.
In the coastal LGAs of Bega Valley and Eurobodalla, proposals are generally for residential subdivisions
across a number of their smaller towns and communities, with individual developments of small groups
of units, often in the form of retirement villages. This further illustrates the dream many Canberrans
have of retiring ‘down the coast’. Additional data14 provided by Eurobodalla Shire Council identifies that
only around 9.5% of existing dwellings in their LGA are located on rural residential land, with the
majority of future dwellings expected to be accommodated in urban residential areas.
Consultation with Bega Valley Shire Council suggests that there will continue to be rural-residential
subdivisions occurring in the LGA, with a number soon-to-be approved around Tathra, Bega and
Pambula, accommodating approximately 200 rural residential lots. These are primarily for singledwelling residences, though it was also indicated that one of the large retirement facilities in Bega was
expanding, and that others in the area may have the land and capacity to do so in the future.
In Goulburn Mulwaree, most of the current and future significant residential development will be
around Goulburn itself. These will be a mix of residential and rural residential subdivisions, and a
number of smaller proposals for townhouses and villas, the largest of those being for 28 townhouses.
Proposals in Wingecarribee are also a mix of both types of subdivision and small groups of units and
townhouses.
In the Uppper Lachlan Shire, there are a small number of plans for subdivisions, ranging from 65 to 130
residential lots. There are similar plans for subdivisions in Palerang, from around 20 to 300 lots, with the
majority concentrated around Bungendore. Additional analysis of existing land parcels within the LGA,
provided to SGS by Palerang Council, suggests that there may be the potential for more than 800
subdivided lots in the Bungendore area in future.
Cooma-Monaro and Young both have a mix of residential and rural residential subdivision applications,
ranging from around 27 to 80 residential lots, and 15 to 40 rural residential lots. Young Shire Council
indicated that two 30 lot residential subdivisions have recently been approved, with a larger 300 lot
subdivision in the planning stages. Most of these will likely be single dwelling developments, however
residential zoning in the LGA allows for different housing densities and types, including units.
Applications in the Snowy River are focused around Jindabyne, and range from seven to 185 residential
lots. Consultation with Snowy River Shire Council indicated that there is a concentration of ruralresidential properties around Jindabyne, as many permanent residents wish to live away from activities
occurring in the town itself during the peak tourist season, and also because of primary production in
the area.

13 Cordell Connect

database, accessed 11 September 2015.
Land Monitor 2014/15 and Rural Residential Land Monitor 2014/15

14 Eurobodalla Shire Council Urban Residential

Canberra’s Influence on the Surrounding NSW Economic and Housing Markets 34

Yass Valley has a small number of large residential projects under consideration, including a 103 lot
subdivision at Murrumbateman, with other projects focused in the Yass township, and the cross-border
development at Parkwood.
There are no major plans for residential development in the Bombala LGA. Additional land has been
zoned for both residential and rural residential development in Bombala, but current supply is seen as
adequate to meet demand in the foreseeable future. Boorowa Council similarly indicated that there is
existing rural residential land and vacant lots that would need to be used before new subdivisions were
planned.
The data here suggests that the housing types of the more rural areas and those geographically distant
from the ACT continue to be primarily individual houses, and of lower density than those closer to the
ACT.

ACT’s Planning Strategy and Indicative Land Release Program
As part of the ACT Government’s aim to increase the environmental impact of new development, the
ACT Planning Strategy, released in 2012, indicated a desire to increase the percentage of attached
housing across the city, and to deliver 50% or more of new housing through urban intensification, rather
than through new development on the urban fringe.
The ACT’s most recent Indicative Land Release Program (covering the years 2015-16 to 2018-19), noted
that the provision of land for development in the ACT would be dependent on a number of different
factors and objectives, including demand for affordable housing, demand for land, supporting a
competitive construction market, and the financial returns to government on the sale of land. It was also
suggested that strong demand was generating a need to supply more single-residential lots in greenfield
sites.
The Program set a target of 17,190 sites for new dwellings in the ACT between 2015-16 and 2018-19,
including redevelopment in the Capital Metro corridor, the Commonwealth Asset Recycling Initiative,
and the recycling of sites through the Asbestos Eradication scheme. The redevelopment of existing sites
and the sale of other buildings is also expected to increase the stock of public housing by 4,600
dwellings. Many of these sites are expected to provide more medium and high density housing and
mixed use opportunities.
The proposed release of 247,512 square metres of land for commercial use is to be concentrated in the
Capital Metro Corridor and Town Centres. Land for industrial development will be provided in Fyshwick
and Symonston. The Program also includes a 201,192 square metre target for community and non-urban
land, to be focused on provision of aged-care and childcare facilities.
While the ACT Planning Strategy is seeking to deliver 50% of new dwellings in already established areas
of the city, the remaining 50% (including much of the detached housing) is expected to be provided in
new greenfield estates, particularly in Gungahlin, Molonglo and West Belconnen.
In addition, the National Capital Authority (NCA) has recently issued an exposure draft of proposed
changes to the National Capital Plan for the ACT that identifies large areas of land between Tuggeranong
and the Tidbinbilla Nature Reserve, on either side of the Majura Parkway north and south of the Airport,
and near Oaks Estate (all within the ACT) as potentially suitable for urban development. 15

New Development in Queanbeyan
As noted previously, the proximity of Queanbeyan to the ACT means that it presents an alternative (and
often cheaper) residential location for people employed in the ACT.
15 www.canberratimes.com.au,

25 September 2015.
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According to the Queanbeyan City Council, the city is one of the fastest growing regional centres in NSW
and is expected to double its population to around 70,000 by 2031.16 The Council acknowledges the
importance to Queanbeyan of being able to benefit from proximity to the ACT, including Canberra
Airport.
Work is currently underway on the new Googong development in the Queanbeyan LGA, which will
eventually include around 5,500 homes as well as schools, parks, shops and businesses. Googong is
located just 16 kilometres from Parliament House in Canberra, which is closer than some parts of
Tuggeranong in the ACT.
The Queanbeyan City Council announced in May 2015 that the South Tralee development will also
provide for 1,300 new homes, with a separate rezoning process that could add an additional 700 homes.
Googong and South Tralee combined are expected to add more than 7,500 new households and 20,000
new residents to the Queanbeyan LGA.17 For people working in the ACT who prefer to live in detached
housing, Googong and South Tralee will provide additional options to those available within the ACT.

Holiday homes, hobby farms, retirement and investment
properties.
3.6

ACT residents who own or rent holiday homes or hobby farms in areas such as the south coast of NSW
and the Snowy Mountains will also have an impact on the housing markets and economies of these
regions.
A number of the LGAs in the Canberra region, such as Bega Valley, Eurobodalla and Snowy River, are
noted tourist and holiday destinations and have high proportions of property ownership from residents
living outside of their boundaries.
In the Bega Valley, around 5% of rateable properties are owned by ACT residents, and a further 25% by
residents of other areas outside of the LGA. In the Snowy River, 5% of its property owners also reside in
the ACT, though it has a higher rate than Bega Valley of non-local ownership overall, at 44%.
Comparatively, only 13.5% of land parcels in Young Shire Council are owned by non-residents.
Consultations with Boorowa Council revealed that there are also a number of ACT residents who own
properties in their LGA, with these properties being used for weekend trips and activities such as
caravanning and camping. Similar patterns of ownership and use were identified by Cooma-Monaro
Shire Council, noting that many ACT people own properties in the LGA to use for weekend visits and
make the most of the bush and natural surroundings.
Although it is not one of the 14 LGAs included in the SE and Tablelands Region, 2.07% of properties in
the adjacent Shoalhaven City Council area are owned by ACT residents. This figure does not include
properties owned by the Commonwealth Government through defence housing.
As is the usual practice, the 2011 ABS Census of Population and Dwellings was conducted in the month
of August, with the official day for collection of information on dwelling occupancy being a weekday. At
this time many properties used primarily as holiday homes are likely to be vacant.
For the SE and Tablelands Region, the 2011 Census indicated that Eurobodalla LGA had the highest
percentage of unoccupied private dwellings, at 31.38%, followed by the Snowy River at 26.82%. The
lowest rates of vacancy were in Queanbeyan, at 7.44%, and Yass Valley at 10.87%. In the ACT, just 7.02%
of dwellings were unoccupied on Census night in 2011.
16 www.qcc.nsw.gov.au.
17 Queanbeyan City Council press release,

25 May 2015.
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The percentages of unoccupied dwellings on Census night 2011, by LGA are shown in Figure 13.
FI G U RE 1 3.
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Source: ABS Census, 2011

The vacancy rate for the Snowy River was relatively high given that the peak tourist season in this LGA is
likely to be during the winter months. In the course of consultations with the Council, the Snowy River’s
high unoccupied rate at the time of the 2011 Census was attributed to changing patterns of tourism and
visitor movements, with more visitors travelling for long-weekends rather than week-long timeframes,
and trends towards trips being taken at short notice.
The relatively high vacancy rates in Bombala, Boorowa and the Upper Lachlan LGAs may also reflect
longer term movements in population away from these regional areas, as discussed in Section 1.4.
As previously discussed in Section 2.2, some the properties currently owned by ACT residents as holiday
homes may also have been purchased as future retirement homes.
In consultation with Snowy River, it was indicated that many people purchasing housing within the LGA
were doing so for the purposes of investment, such as to rent properties out for use during holiday
periods. It was suggested that this can drive up prices for housing in the region and affect affordability
for local residents looking to purchase homes. In contrast, Bega Valley Shire Council indicated that while
there may be a lot of people moving into their housing market, this wasn’t crowding out existing
residents from purchasing homes.
Informal advice from consultations with Queanbeyan City Council representatives indicated that many
ACT residents own rental properties in Queanbeyan as investments. Flats and units in Queanbeyan are
generally cheaper to purchase than in the ACT – many one bedroom flats in Queanbeyan are available
for under $150,000, while virtually no flats in the ACT sell for less than $200,000.
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4 EMPLOYMENT BY
INDUSTRY
4.1

Employment in and around the ACT

As noted in Section 2.1, around 10% of the people employed in the ACT currently live in NSW.
Table 14 shows employment in the ACT by industry over recent years.
TA BLE 14 .

AC T IN D U ST RIE S E MPLOYME N T (‘ 00 0 )
Retail
Trade

Professional,
Scientific &
Technical
Services

Public
Administration
and Safety

Education
and Training

Health
Care and
Social
Assistance

Year

Construction

Other

Total

1995

10.6

14.9

11.4

38.1

12.5

12.8

54.1

154.4

1996

9.0

16.3

12.9

40.5

14.1

11.8

52.1

156.5

1997

10.0

15.5

13.5

41.0

14.2

12.1

46.3

152.6

1998

9.4

16.2

15.2

37.5

13.1

11.9

51.6

154.8

1999

7.0

15.3

15.5

41.0

15.0

11.5

52.3

157.5

2000

8.3

17.8

15.5

40.8

15.8

14.8

54.0

166.8

2001

10.8

16.5

17.5

39.3

16.8

15.8

55.8

172.3

2002

8.0

16.8

16.8

42.0

14.0

17.3

56.5

171.3

2003

10.0

17.5

16.3

45.5

16.0

15.8

54.8

175.8

2004

9.8

17.3

16.5

48.3

16.0

14.8

54.8

177.3

2005

11.3

17.5

17.0

48.0

15.5

17.5

54.5

181.3

2006

12.5

17.5

17.8

51.0

16.5

16.3

54.8

186.3

2007

13.0

18.0

18.8

55.0

16.5

16.0

55.3

192.5

2008

14.6

16.1

21.2

58.9

16.2

15.9

52.8

195.6

2009

12.4

16.8

22.8

57.1

17.1

18.5

52.8

197.4

2010

12.8

15.3

21.7

59.4

19.7

17.6

54.0

200.4

2011

14.9

16.1

19.4

63.3

16.5

18.0

56.3

204.3

2012

14.3

14.8

20.3

64.2

18.3

19.2

54.8

205.8

2013
13.2
15.3
22.3
65.4
19.3
20.3
53.0
208.8
Source: SGS and ABS Labour Force Survey
Note: ABS Labour Force Surveys count employed persons as those aged 15 years and over who during the reference week worked
for one hour or more for payment or payment in kind in a job or business, or who had a job but were not at work.

As is clear from this table, Public Administration and Safety is the industry category with highest
employment in the ACT (31% in 2013), with employment in this category continuing to grow over time.
Employment in the Professional, Scientific and Technical Services category (11% in 2013), in the
Education and Training category (9% in 2013) and Health Care and Social Assistance category (10% in
2013) have also grown steadily.
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Employment in the ACT in Retail Trade has shown little overall growth. Employment in the Construction
category has shown slow overall growth, but also some volatility.
Table 15 compares employment by industry in the ACT with the industry employment profile for the
LGAs closet to the ACT.

TA BLE 15 .

E MP LOY ME N T BY IN D U ST RY, 20 11

Agriculture, Forestry and Fishing
Mining
Manufacturing
Electricity, Gas, Water and Waste Services
Construction
Wholesale Trade
Retail Trade
Accommodation and Food Services
Transport, Postal and Warehousing
Information Media and
Telecommunications
Financial and Insurance Services
Rental, Hiring and Real Estate Services
Professional, Scientific and Technical
Services
Administrative and Support Services
Public Administration and Safety
Education and Training
Health Care and Social Assistance
Arts and Recreation Services
Other Services
Source: ABS Census TableBuilder, 2015

Australian Capital Territory

Yass Valley, Palerang & Queanbeyan

0.2%
0.1%
2.1%
0.8%
6.4%
1.3%
7.9%
6.0%
2.3%

3.1%
0.2%
4.6%
1.5%
10.1%
2.3%
8.9%
5.4%
3.6%

1.9%
1.9%
1.3%

1.5%
1.5%
1.4%

10.2%
2.4%
34.0%
9.1%
9.5%
1.8%
0.8%

7.5%
2.6%
25.3%
6.7%
8.6%
1.4%
3.6%

As is shown in this table, employment in the industry categories that are high in ACT, are also relatively
high in the surrounding areas of NSW.
In the SE and Tablelands Region of NSW, the industries that represent at least 20% of employment in
one LGA or more across the region are Public Administration and Safety, Agriculture, Forestry and
Fishing, and Accommodation and Food Services. The significance of each of these industries is shown in
Figure 14, against their distance from the Canberra CBD (distance was estimated by the closest distance
by road from London Circuit to the LGA’s closest border). The size of the bubble indicates the total
number of workers in that industry and LGA.
The further an LGA is from Canberra, the fewer employees it has in Public Administration and Safety. This
is by far the most significant industry for residents of Queanbeyan (28%), Yass Valley (20%), and Palerang
(24%) (the three large blue bubbles to the right of the graph, Queanbeyan being the largest), which
shares a border with the ACT. LGAs within 20-75 kilometres of the Canberra CBD (Cooma-Monaro, Upper
Lachlan Shire, and Goulburn-Mulwaree) had 10-15% of their employees in Public Administration, and
any LGA further than 75 kilometres from Canberra had less than 10% of its employees in this industry.
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Source: SGS and ABS Labour Force Survey.

SGS notes that while these figures would suggest that many of the residents in LGAs adjacent to the ACT
who are employed in Public Administration and Safety are likely to commute to jobs in the ACT, some
may also be employed locally. Queanbeyan, for example, is an important regional hub for delivery of
NSW Government services. Residents of Wingecarribee may also link more closely to employment in
the Greater Sydney area than to the ACT.
Agriculture tends to be a relatively greater contributor to overall employment in inland LGAs. Four LGAs
in the SE and Tablelands Region have at least 15% of employment in agriculture; by distance from
Canberra, these are Upper Lachlan Shire, Boorowa, Harden, Young and Bombala.
The coastal LGAs and Snowy River have over 10% of their workers employed in Accommodation and
Food Services. Eurobodalla and Bega Valley have 12% and 11% of their workers employed in this industry
and the Snowy Mountains has 23%. It should be noted that this information on employment was
collected as part of the ABS Census that was conducted in August 2011, during the height of the snow
season. If the Census was conducted in summer, chances are these percentages would be different, with
higher employment in the Accommodation and Food Services industries during peak season in key
coastal tourist destinations.
Consultation with Bega Valley Council suggested that a significant majority of tourism revenue in the LGA
comes from the summer season. It was noted that there is little influx of workers from other areas over
this period, indicating that it is mostly locals who are employed in jobs catering to the larger tourist
numbers.
Queanbeyan City Council representatives indicated that the LGA’s main industry of public administration
was relatively stable, but other major industries like construction and agriculture are quite susceptible to
shifts in the wider economy and fluctuations in commodity prices. This can also impact on demand for
housing, vacancy rates, and the capacity required for service provision. As noted above, employment in
construction in the ACT has also been more volatile than in many other areas of employment over time.
Yass Valley Council indicated that agriculture remains a large sector for the LGA, noting that even though
tourism may be growing in the region, statistics around it can often be misleading, given that they often
include businesses such as cafes, which in Yass primarily cater to a local market.
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Yass Valley Council also indicated that in some ways it was much easier to operate a business from that
LGA than in Canberra, particularly when considering the higher costs of rent in the ACT, especially in the
construction industry. In the Yass Valley builders are able to live on a large property with enough space
to operate a home business and work shed. It was also indicated that the expense of dumping fill from
construction sites in Canberra encouraged businesses to utilise services in the Yass Valley, where the cost
is lower. However, the greater access to markets and clients offered in the ACT was identified as a factor
that may encourage businesses to set up in Canberra. Different accreditation systems for industries like
construction were also noted as factors influencing where business may seek to locate and operate.
Queanbeyan Council also indicated that the lower payroll tax in Queanbeyan may be conducive to
businesses locating there, and that planning processes in the LGA are more straightforward than those in
the ACT.
Within the Palerang LGA, there are quite distinct differences in the employment mix between those who
commute to Canberra and those who live and work in Palerang, with agriculture still the largest industry
for the 30% of residents who work within the LGA. Higher rates of unemployment have generally been
observed in the more rural areas of Palerang, particularly on the eastern side of the LGA and further
away from Canberra.18
The recent decision by the CSIRO to relocate its Ginninderra agricultural research facility to Boorowa is
seen as an opportunity to boost local business and encourage more families to move to that area,
although it is expected that many CSIRO employees will continue to live in Canberra and commute daily.
As well as providing direct employment opportunities for NSW residents who commute to the ACT, there
are also opportunities for regional businesses to sell goods and services to ACT residents. These include
the sale of agricultural products to large supermarkets, clean energy such as wind and solar power,
defence-related products, wine, building products and locally-produced food through farmers markets.
Bombala Council indicated that businesses in the Bombala LGA providing softwood timber to businesses
in Hume, ACT.
Young Shire Council indicated that a number of businesses in that LGA sell fabricated products to the
ACT, including steelwork, trusses, kitchen related products and timber.
Employment in the region generated by tourism is discussed in the following section.

4.2

Tourism

The most recent data from Tourism Research Australia 19 showed that the South Coast, Capital Country
and Canberra areas were all in the top 50 tourism regions for day trip visitors and expenditure over the
2014-15 year, ranked at 6, 18, 28 and 33 respectively.
In terms of overnight visitors, Canberra was more highly ranked at 15, while Capital Country fell to a
ranking of 30, and the South Coast was ranked 6. The Snowy Mountains did not feature in the top 50
tourism regions for day trips, however, it ranked 37 in overnight visits.

18 Strategic Economic Solutions,

2014, Palerang Economic Profile, October 2014, prepared for Palerang Council
Research Australia, National Visitor Survey Results, released 16/09/2015, http://www.tra.gov.au/research/latest-nvsreport.html

19 Tourism

Canberra’s Influence on the Surrounding NSW Economic and Housing Markets 41

FI G URE 1 5. MA P SH OWI N G N SW TO U RIS M RE GI ONS, 2 01 5

Source: Destination NSW

This indicates that each part of the wider South East and Tablelands Region has different strengths and
tourism travel patterns, with those closer to the ACT benefitting from day trips by Canberra-based
visitors, and other areas more likely to have overnight visitors.
Yass Valley Council suggested that the region’s food and wine establishments were likely to attract
people from the ACT for short day trips, but that for longer holiday purposes, the LGA was competing
with the bigger drawcards of the coast and snowfields.
Bombala Council has attempted to engage in regional tourism strategies at various times, and recognises
the importance of a collaborative approach to promoting the region. It works closely with the Canberra
Regional Joint Organisation (CBRJO) in promoting its businesses and showcasing products through
events in Canberra, and that as part of local government reforms in NSW, councils are expected to work
and collaborate more closely with each other. Similarly, Harden Shire Council has worked with the CBRJO
in increasing its links with the ACT.
Bega Valley Shire Council provided anecdotal evidence that advertisements in Canberra about tourism
events in the past had seen a boost in visitor numbers in the region. The Council has also worked with
Australia’s Coastal Wilderness and Sapphire Coast Tourism Ltd on tourism promotion.
Eurobodalla Shire Council indicated that it works with both the ACT and other coastal councils in
branding the LGA as “Canberra’s Coast”. Council also estimated that a similar numbers of visitors come
from Canberra as they do from Sydney, and that as roads are improved, Sydney was gradually getting
‘closer’ to the LGA in terms of time taken to travel, increasing the willingness of typical weekend visitors
to travel there given it is only 3.5 hours from southern Sydney.
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Cooma-Monaro Shire Council indicated that a large proportion of its 240,000 annual visitors are from the
ACT, and are consequently quite important to local businesses.
Retail tourism was identified in consultation with Palerang Council as particularly important for its major
towns of Bungendore and Braidwood, with tourist accommodation more important in rural parts of the
LGA.
The Australian Alps National Landscape Tourism Strategy 20 identifies the potential for Canberra to serve
as a ‘gateway’ into the Alps area for international visitors to travel into the Snowy region, particularly if
Canberra Airport begins offering international flights.
A Tourism Research Australia report21 indicated that between 2012 and 2014, Canberra residents
typically visited local food and wine destinations within the Canberra district and Southern Highlands. Of
those surveyed, most would consider visiting locally (69%), followed by the Hunter Valley (48%) and
South Coast (47%), Southern Highlands (44%) and the Snowy Mountains (41%).
Destination NSW profiles of tourism regions over the four years to 201422 indicate that there are varying
levels of the contribution of ACT residents to the region’s overall visitor numbers. Of the relevant LGAs
profiled, Eurobodalla was the most dependent on the ACT, making up 30% of the total number, and 23%
of night visits. Bega Valley accounted for 11% and 9% of total and overnight trips respectively, while in
the Snowy River, the figures were 11% and 7% respectively. In Wingecarribee, the ACT made up only 6%
of both the total and overnight visitors. This is likely to reflect Wingecarribee’s proximity to the Sydney
market.
Data for the year ending March 201523 suggests that travel to regional NSW as a whole by ACT residents
was 4.5% of total domestic visitors, compared to 4.3% in 2014 and 4.1% in 2003. In terms of each
tourism region, the ACT accounted for the highest proportion of visitors to the South Coast and Snowy
Mountains, at 12.7% and 11.6% respectively, and for overnight trips 11% and 7.9%. The proportions
were lower for the Capital Country area at 5.7% of the total, and 4.1% of overnight trips.

20 Australian Alps National Landscape Inc.,

2010
Research Australia, Food and Wine Tourism in NSW, January 2015,
http://www.tra.gov.au/documents/srr/Food_and_wine_tourism_in_NSW_Jan2014_finalv2.pdf
22 Destination NSW, 2015, http://www.destinationnsw.com.au/tourism/facts-and-figures/local-area-profiles
23 Destination NSW, 2015, http://www.destinationnsw.com.au/wp-content/uploads/2014/04/Regional-NSW-time-series-YE-Mar15.pdf
21 Tourism
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5

CROSS BORDER SERVICES

As noted earlier in this report, many people in surrounding areas of NSW access employment
opportunities in the ACT, benefit from sale of goods and services to the ACT or provide recreation and
tourism opportunities to visitors from the ACT.

5.1

Health Care

Residents of surrounding NSW LGAs will typically travel to the ACT for major medical treatment, as local
surgeries do not provide the same facilities.
Around 40% of Yass Valley and Queanbeyan residents, and 32% of those in Palerang, are estimated to
have used the ACT’s public hospitals.24 This compares with around 4.8% of ACT residents who are
estimated to have used public hospitals outside the ACT.
Around 21% of patients using ACT hospitals in the 2011-12 were estimated to have come from NSW.25
The Snowy Hydro Southcare Helicopter service, based in the ACT, also provides services to surrounding
areas including the western and alpine regions of NSW and the NSW south coast.
As part of the consultations undertaken for this project, Yass Valley Council indicated that the area is
highly reliant on Canberra for health services, particularly so for tertiary level health treatments which
are unavailable in regional areas covered by the Southern Area Health Service. Some lower level
treatments are available in Yass.
Consultations with Young Shire Council indicated that there is a reliance on Canberra hospitals,
particularly for emergency situations, where patients are flown to the ACT. Specialist medical services
are also available in both Wagga Wagga and Orange.
While Boorowa has one local GP, there are no other health facilities located there, and the LGA is
consequently quite reliant on Canberra for treatment for major health issues. While specialist services
are also available in Wagga Wagga and Orange, it is generally quicker and more convenient for Boorowa
residents to travel to Canberra.
Harden Shire Council suggested that there would be some use of ACT services by its residents, but that
they would be equally likely to travel to Wagga Wagga, Bathurst or Sydney.
Cooma-Monaro Shire Council indicated that the LGA is well-catered to for a lower level of care, with
access to a number of GPs and some services like physiotherapists, but that for more specialised care,
residents would travel to Canberra.
Within the Palerang LGA, Bungendore and Braidwood provide access to doctors, a small hospital, an
aged care facility, and community health centres. The reliance of the LGA on services in the ACT was not
known, however, it is likely that for more serious medical treatment residents would travel to Canberra
facilities.
24 Draft ACT-NSW

Land Use Framework
2014,
http://www.health.act.gov.au/sites/default/files/ACT%20Chief%20Health%20Officers%20Report%202014.pdf

25 ACT Chief Health Officer’s Report,
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Consultation with Bombala Council indicated that residents in that LGA use health services in Canberra
extensively, and that proximity to specialist services in both Bega and Canberra is of benefit.
The construction of a new hospital in Bega is now underway, and it is suggested that the reliance on
Canberra for health services may not be as significant in the future if the new hospital can become a hub
for that part of the region. Similarly, consultations with Bega Valley also indicated that residents there
are currently very reliant on Canberra for health services, but with the new Bega Hospital this will reduce
its dependence on the ACT.
Eurobodalla Shire Council suggested that its residents rely on both Canberra and Sydney for access
health services, but that medical professionals do travel to the LGA as well.

5.2

Schools & Education

School pupils from the NSW were estimated to have made up 7.4% of students in ACT schools in 2012,
including 4.7% of students in public schools and 11.3% of students in private schools. Of these students,
38% lived in Queanbeyan, 32% in Palerang, and 20% in the Yass Valley.26
Around two thirds of vocational education students from the NSW Southern Inland region study through
the Canberra Institute of Technology (CIT).27 The RDA Southern Inland Business Plan (2013) similarly
notes that a lack of vocational opportunities in the region draws people to the ACT to access those
services. CIT’s Annual Report28 indicated that of all CIT students in 2014, 73.6% were from the ACT,
17.2% from NSW, 3.7% from other states and 5.5% from overseas.
Yass Valley Council indicated that the LGA is particularly reliant on Canberra for secondary schools, even
more so since the closure of the Mount Carmel Catholic school, leaving Yass High School as the only
option for students in Yass and surrounding villages. It was indicated that many people, such as those
living in Murrumbateman, travel to Canberra, as the village still lacks a primary school. Council also
indicated that because many parents would be working in Canberra already, having their children go to
school in Canberra could be more convenient for them.
The trend in higher education towards more flexible delivery models, such as by distance and
electronically, and universities often having smaller hubs in cities and towns other than their main
campus, was noted by Council as making Yass residents less reliant on Canberra for tertiary education.
Depending on the course being studied, there may be less need for students to travel to Canberra in
person.
Consultation with Young Shire Council indicated that there is little need for students to travel for
schooling, given they have both a public and private catholic high school there. The Shire has recently
received financial investment for their TAFE campus, and it was felt that the schools in the local area are
adequate to meet current demand there. The Shire does have an arrangement with the ANU in Canberra
for medical students to undertake internships within their Shire.
Boorowa Council indicated that the LGA is not reliant on Canberra for schooling, with two local primary
schools and one local high school, and those seeking a private school education are likely to attend those
in Young. Boorowa is more dependent on Canberra for tertiary education, with many students
continuing to live in Boorowa and commuting to Canberra for their classes. It was noted that daily

26 Draft ACT-NSW

Land Use Framework

27 Part 2 of the Greater Capital Region Strategy,
28 CIT,

2013.
2014, http://cit.edu.au/__data/assets/pdf_file/0018/57141/CIT_2014_Annual_Report.pdf
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commuting can often be avoided with access to flexible timetabling now offered by most institutions.
This observation was also made by some other LGAs.
Cooma-Monaro Council noted that its LGA is not particularly reliant on the ACT for primary and
secondary schooling, though a number of children attend boarding schools in the ACT and at Jindabyne.
Cooma is also home to the state’s first Universities Centre,29 a community run, non-for-profit facility
where residents are able to study courses online. For on-campus courses, most Cooma-Monaro
residents would attend universities in Canberra.
Palerang Council identified that residents attend both primary and high schools within the LGA at
Braidwood, as well as in Queanbeyan, Goulburn and Canberra, and at different boarding schools. With
no tertiary institutions located within the Palerang LGA, large numbers of residents leave the area to
attain education in Canberra and elsewhere.
Bombala Council suggested that few children living in the LGA would travel to schools in the ACT on a
daily basis, but that a number of secondary school children attend boarding schools in Canberra, as well
as boarding schools in the coastal region. Residents from Bombala would be more likely to move to
Canberra to attend tertiary institutions than to commute.
The proposed Parkwood (West Belconnen) development, which will spread across the ACT-NSW border,
is seen as an interesting example for cross-border servicing between the two jurisdictions, with the
development expected to provide an existing primary school on the ACT side. There is a question as to
whether one is needed on the NSW side and how that might be funded. This is further discussed in
Section 7.6.

5.3

Shopping, recreation, cultural and sporting activities.

People in surrounding regions also come to Canberra for other services including shopping, cultural and
sporting activities.
Visit Canberra’s 2020 Tourism Strategy30 noted that NSW as a whole accounted for around two thirds of
Canberra’s overnight visitors, with the major drawcards being its iconic attractions, food and wine and
family activities, with a majority of visitors also going to the ACT to visit friends and relatives and for
business. The most recent National Visitors Survey31 indicated that in the 2014-15 year Canberra hosted
more than 2 million overnight visitors, who contributed $1.2 billion to the ACT economy.
Many Queanbeyan residents working in Canberra do their shopping in Canberra. Queanbeyan City
Council representatives indicated that a lot of retail trade was taken away from Queanbeyan by the
provision of larger shops and shopping centres in Canberra.
Boorowa Council indicated that most of its residents would travel to Canberra for shopping purposes
other than for everyday items and groceries, athough Boorowa residents might also travel to Young for
such trips. Harden Shire Council similarly indicated that many of its residents would travel to Canberra
for higher order goods, though they would also be likely to travel to Wagga Wagga for such purposes.
Consultations with Bega Valley and Bombala Councils indicated that many of their residents travel to
Canberra for shopping, particularly for bulk purchases and to buy items such as furniture. People from
Young also travel to Canberra to shop for items that are not available locally.

29 See http://coomauc.com.au/
30 ACT

Government, CMTED, 2014,
http://tourism.act.gov.au/images/documents/corporate/strategic_reports/2020_strategy_disscussion_paper_march_2015.pdf
31 Tourism Research Australia, National Visitor Survey Results, released 16/09/2015, http://www.tra.gov.au/research/latest-nvsreport.html
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Palerang Council suggested that many residents make larger purchases in Canberra or Queanbeyan,
given the lack of retail outlets located within the LGA.
Yass Valley Council indicated that due to its close proximity, many people would do their shopping in
Canberra, and especially if they are already travelling there for work. Grocery shopping is more likely to
be done locally, with the three supermarkets in Yass also likely to draw in shoppers from the surrounding
villages and towns. Most of the shops in Yass were identified as catering to the local market, but with
some businesses such as cafes also likely to benefit from tourists passing through the town.
Stage 1 of the Greater Capital Region Strategy (2012) noted that one of the benefits accruing to the ACT
from being surrounded by a large regional population, was that this increased its capacity to attract
larger and higher quality cultural and sporting events.
Regional sporting networks can also have benefits for all participants.
Queanbeyan City Council advised that most regional sporting competitions in the Queanbeyan LGA were
incorporated with those in Canberra, and that significant investment was being made into facilities that
could attract tournaments to the region, and promote economic growth.
The Yass Valley Council noted that some sporting codes in the Yass Valley LGA, such as rugby union and
soccer, played in ACT competitions, although the Yass area is big enough to support some local teams
and competitions as well.
Consultations with Cooma-Monaro Shire Council suggested that the vast majority of its residents would
travel to Canberra for shopping and recreational purposes. In many of the larger sports, including AFL,
soccer, and both rugby league and union, Cooma teams tend to be included in ACT competitions, while
competitions in smaller sports like tennis and basketball are held locally in summer.
Palerang Council noted the strong community associations within the LGA for social and recreational
activities, and that while clubs and organisations make use of local facilities there is a level of
engagement with competitions in both Queanbeyan and the ACT.
While there are many local festivals and events In Yass, for cinemas and higher order arts and
entertainment most Yass residents travel to Canberra.
It was noted that ACT tourism campaigns, such as for events like Floriade, extend as far as the Young
area.
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6

TRANSPORT

For LGAs in the South East and Tablelands Region of NSW to gain most benefit from proximity to the ACT,
high quality transport connections need to be available.
This is likely to present challenges, as the Draft ACT-NSW Land Use and Infrastructure Framework (2014)
suggests that many of the region’s major roads and linkages, including the Barton, Kings, and Monaro
Highways, are reaching their capacity.

6.1

Barton Highway duplication

The Barton Highway is a very important regional road connection between Canberra, Yass and the Hume
Highway, for both freight and commuters. The final Barton Highway Improvement Strategy is expected to
be completed later in 2015, with the aim of identifying and assessing opportunities to improve the safety
and accessibility of the road for both cars and other modes of transport. The Strategy is proposed to
include a bypass around Murrumbateman.
The Barton Highway currently has a high accident rate, with 132 significant crashes between 2006 and
2010, and 5% of these involving fatalities. The road carries more than 10,000 vehicles a day, and the
volume of traffic is expected to continue to grow with an increase in housing in the region.32 Much of the
highway is currently single-carriageway.
Around 9,000 vehicles each day travel between Murrumbateman and the ACT border, with 10% of these
being heavy vehicles.33
Traffic on the Barton Highway was identified by Yass Valley Council as its biggest issue in terms of
transport, with the region’s high level of car dependence and lack of public transport options driving
pressure for the road to be duplicated. Frustration about the continued roadworks, for those travelling
between Canberra and Yass, was also expressed, as well as the impact of heavy freight vehicles travelling
along the road from the Hume Highway, with few of these vehicles originating from Yass. New sale-yards
being built near the existing Hume Highway service station is likely to attract more freight business from
the ACT and western NSW.

6.2

Kings Highway

The Kings Highway functions as a crucial link between the ACT and the South Coast, connecting
Queanbeyan, Carwoola, Bungendore, Braidwood, Bateman’s Bay, and the Princes Highway.
Safety on this road is a significant issue. Even though the road toll and number of injuries has declined
across NSW since 2000, those on the Kings Highway peaked around 2004, and again in 2012.34 The lack
of overtaking lanes and the larger volumes of traffic on weekends and in holiday periods are also seen as
contributing to safety concerns.

32 RMS,

Barton Highway Duplication, Preferred Road Corridor boundaries report, 2011,
http://www.rms.nsw.gov.au/documents/projects/south-western/barton-highway/barton-highway-road-corridor-boundariesreport.pdf
33 Yass Valley Council, Traffic Counter Data, December 2013, http://www.yassvalley.nsw.gov.au/engineering/traffic-counts
34 Transport for NSW, Kings Highway Route Safety Review, March 2013.
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RMS data from 201235 suggests that 1,800 and 1,700 cars travelled the road near Bungendore in
eastbound and westbound directions respectively on an average weekday. This rose to 2,000 and 2,600
respectively on weekends, illustrating the importance of the road as a connection between the ACT and
the coast for recreation and tourism purposes.
Eurobodalla Shire Council suggested that improvements to the Kings Highway to accommodate larger
freight trucks and enhance safety for passenger vehicles towing caravans and the like would be
beneficial for the region.

6.3

Other roads & regional connections

Queanbeyan City Council indicated that they would like to see Pialligo Road duplicated to allow a better
connection between the south of Queanbeyan and the Majura Parkway, with further linkages to other
parts of the region.
Queanbeyan City Council also supported a high speed rail connecting Sydney to Canberra with a branch
line to Queanbeyan via the airport. In addition, Queanbeyan City Council supported the extension of
Canberra’s light rail network to Queanbeyan, to assist in relieving congestion for commuters at peak
hour. It was also suggested that if the second Sydney Airport is built at Badgery’s Creek this could have
significant implications for the demand for freight in Queanbeyan, and the possibility of Queanbeyan
becoming a rail hub for the region.
Heavy vehicle freight traffic was identified as an issue in the main street of Queanbeyan, acting as a
disincentive for business given the noise generated.
Yass Valley Council indicated that an extension of Main Road 92 past Nerriga and onto Gunning or the
Barton Highway would be beneficial in enhancing regional connections and reducing transport costs.
Goulburn Mulwaree Council indicated that a rail hub allowing containers to be lifted onto and off trains
would assist in reducing reliance on trucks. At present, a container of goods to be sent from Goulburn to
Melbourne by rail must be trucked to Sydney and loaded onto a train there. A rail hub at Goulburn
would could potentially reduce the number of trucks along the Hume Freeway and improve Goulburn as
a transport hub. It also identified that an interchange with the Hume Freeway north of Goulburn, near
the industrial area, would reduce the number of trucks driving through the town to access the Hume.
Boorowa Council indicated that Lachlan Valley Way, as the major connection from Boorowa to the Hume
Highway and then on to the Barton Highway and Canberra, was in need of an upgrade, especially for
double passing lanes, with many recent accidents.
Young Shire Council also identified a better connection to the Hume Highway as being of importance to
that LGA, through improvements to Burley Griffin Way.
Bombala Council suggested that the expansion of the port at Eden was seen as a regional economic
driver, along with upgrades to the capacity of transport connections to that area. These include the
Monaro Highway, feeding into the Canberra area, and Imlay Road, south of Bombala, which connects
onto the Princes Highway.
Safety deficiencies on Macs Reef Road were identified by Palerang Council as a significant issue, with it
being a major road linkage to the ACT, and accidents contributed to by drivers, including those from the
ACT, being unused to driving on unsealed roads.

35 RMS,

Average Daily Traffic Volume, 2015, http://www.rms.nsw.gov.au/about/corporate-publications/statistics/trafficvolumes/map/index.html
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Greater investments in local roads by higher tiers of government was identified as a priority for Harden
Shire Council, particularly given the LGA’s high reliance on trucking throughout the region to support its
agricultural base.
Improvements to the Monaro Highway connecting the LGA to Canberra were also suggested by CoomaMonaro Shire Council.

6.4

Public Transport

Poor public transport was identified as a key issue in the Draft ACT-NSW Land Use Framework,
particularly for the large number of commuters who travel to the ACT each day for work.
The Southern Regional Transport Plan36 identified public transport fares as being higher for people living
in the SE and Tablelands region that for those living in metropolitan areas. There was also a lack of coordination of services and information about them, as well as some administrative barriers to better
service provision.
ACTION, the ACT public transport system, does not cross the border into New South Wales. Commuter
bus services run from Yass Valley, Queanbeyan and Goulburn but these are not integrated with ACTION.
A passenger who catches NSW commuter bus service into the ACT must buy a ticket for the commuter
bus service, then if they need to catch a connecting ACTION bus in Canberra they must buy a separate
ACTION ticket.
Queanbeyan, which is geographically closest to the ACT, has dedicated QCity Transit bus services running
regularly throughout the day on weekdays, and travelling via Fyshwick, Kingston, Barton and Russell.
There are services along the same route on weekends, though these are limited to 11 and five services in
each direction on Saturdays and Sundays respectively. It also operates a service from Bungendore to
Queanbeyan. Residents of Oaks Estate can catch a QCity bus and use the same ticket to transfer to an
ACTION service, however this is a special arrangement only applicable to people who can prove they live
in Oaks Estate.
There are also bus services between Yass and Canberra stopping at Murrumbateman, although these are
limited to four morning services and five afternoon services on weekdays only.
Murrays Coaches offers a number of regional connections, with one service travelling from Canberra to
Narooma on a daily basis via Queanbeyan, Bungendore, Braidwood, Bateman’s Bay, and Moruya. One
service per day from Wollongong to Canberra also takes in passengers at Moss Vale and Goulburn.
Murrays also runs a service to Thredbo, via Cooma and Jindabyne, however, this is limited to weekends
during the snow season only.
NSW Trainlink operates both train and bus services around the region, however these are mostly limited
to one service in each direction per day. Many of these are only run on particular days, and at times that
may not be suitable for workers commuting to their jobs. Bus services departing from Canberra travel to
Bombala, via Michelago, Bredbo, Cooma, Berridale and Jindabyne, and to Eden, via Michelago, Bredbo,
Cooma, Bega and Merimbula. There is also a once daily bus service which travels from Queanbeyan to
Cootamundra, and takes in Canberra, Murrumbateman, Yass and Harden.
Train services between Canberra and the region are also limited, with once a day service in each
direction between Moss Vale and Canberra, travelling through Goulburn, Bungendore and Queanbeyan.
The departure times and travel times for this service are also likely to be incompatible with full-time
working hours if passengers were commuting to Canberra.

36 NSW

Government, 2014, http://www.transport.nsw.gov.au/sites/default/files/b2b/publications/southern-regional-transportplan.pdf
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Many of the communities within the region run bus services locally, however, there are only a few which
travel to Canberra. One service is run by the Snowy River Council on weekdays from Cooma to the
Canberra Airport, passing through Bredbo, Michelago, Queanbeyan, Woden, Kingston and the Canberra
city.
Another provider is the Young Community Transport Service, which operates three days a week between
Young and the Canberra Airport, stopping in Boorowa, Yass, Belconnen, Deakin and Canberra city. Again,
the timing of these services would be unlikely to cater for full-time worker needs.
In consultations with Snowy River Shire Council, it was suggested that lack of connection to Canberra
with public transport was a weak point. It was suggested that the existing coach services were
insufficient because they are not promoted enough, and because they only run services during the snow
season in winter months. It was noted that visitors without access to a car, such as backpackers, would
find it very difficult to travel to the snow.
Consultations with Bombala Council identified that residents with access to private cars can get around
the region easily, but that public transport did not offer the desired level of capacity or frequency.
Bega Valley consultations indicated that bus services were limited because they service a large number
of locations and stops, increasing the time that it takes to travel between destinations, but that there are
also buses which can get people to Canberra, Sydney and Melbourne. It was suggested that the area
needs better connections and opportunities for freight coming from Eden Port to link with Canberra and
the other major eastern cities, along with improved regular public transport to those centres.
Young Shire Council expressed a wish that there could be better quality in the bus and train services
coming into the LGA, with the possibility of more rail linkages or more bus services than the single
community one at present. A local bus service was also indicated as desirable, and with population
growth, may become more viable in future.
Cooma-Monaro Shire Council suggested that the current bus service travelling through Cooma to
Canberra may be useful for recreational trips, but that the LGA is lacking a public transport service which
would suit a commuting worker. Reopening the railway line between Cooma and the ACT was also
suggested as something that would benefit the region, however the cost of the necessary upgrades was
noted as a deterring factor.
Queanbeyan City Council representatives noted that the current bus service from Queanbeyan to
Canberra is expensive to use, and offers infrequent services, particularly in the newer parts of the town.
It was also noted that connectivity with the ACTION network was also lacking and doing little to relieve
peak-hour congestion, with anyone from Queanbeyan wanting to utilise park-and-ride facilities still
needing to drive into Fyshwick to park.
Yass Valley Council noted the difficulty in getting people out of their cars if they are working in Canberra,
especially for builders and workers who may have a car provided for them through their employer, or
who may need a car for transport of equipment or building materials.
Boorowa Council expressed the desire for a commuter bus service to for the LGA, given the lack of public
transport options currently available there. The community bus service run from Young can pick up
passengers on its way to Canberra in Boorowa, but the service is infrequent and only operates on certain
days.
Palerang Council suggested that extending public transport services between Palerang, Queanbeyan and
Canberra would be beneficial for the LGA, and particularly if there were direct services into Civic and
north Canberra.
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6.5

Canberra Airport

A key advantage for the Canberra Airport, identified by its 2014 Master Plan,37 is the congestion and
capacity challenges facing the existing Sydney Airport, with these factors seen as strengthening the
viability of Canberra’s potential services to regional areas. The Plan has identified that the ACT region is
the only one in Australia not serviced by a low-cost airline, and that significant opportunities exist to use
Canberra as a gateway to the South Coast and Snowy Mountains. The lack of curfew and its capacity to
handle freight also have potential to expand its overnight aircraft movements and abilities over the long
term.
A 2011 report38 into the economic impact of the Airport on the region identifies the opportunity for it to
become a regional interchange for different transport modes. Opportunities for the Airport to become a
freight hub connecting to other major cities is also noted, with the advantage over others of being only
three hours from Sydney by road.
Expansion to international flights is also seen as a way to reduce the time taken for travellers wanting to
visit Canberra, given they would no longer have to travel via Sydney or Melbourne. This could contribute
to regional tourism numbers and spending, and to jobs associated with the tourism industry.
The Airport’s Master Plan also indicated that both passenger and aircraft movements have declined
since the 2009-10 year, with a low point of 2.833 million passengers and 60,000 aircraft movements in
2013-14. Despite this recent downturn, base case projections indicate that the airport will service close
to 9 million passengers and more than 153,000 aircraft movement in the 2033-34 year. Further growth is
expected as a result of infrastructure upgrades, the introduction of international flights, and the
possibility of resuming regional services to airports including Merimbula and Moruya over that time.
Consultation with Snowy River Shire Council suggested that the LGA hasn’t to date taken full advantage
of its proximity to Canberra Airport, with it being the closest functional airport. Having local flights in
coordination with public transport options to allow visitors to access the snow, including international
visitors, is suggested as being helpful to getting more people into the region.
Bombala Council sees that the expansion of Canberra Airport to include international flights as
beneficial, in terms of the potential for tourism to flow to Bombala. This was noted as particularly
important given the decline in services and activity at the nearby Cooma airport. Bombala Council also
suggested that their LGA is not particularly reliant on the Canberra Airport for freight purposes, but is
more so in terms of tourism and business travel.
The potential for increased tourism opportunities was also noted in consultations with Harden Shire
Council, which currently is more reliant on the trucking industry for freight purposes than the Airport.
Bega Valley Shire Council also indicated that the expansion to international flights would be a positive
development for the LGA’s tourism, given that the drive between the two destinations is picturesque and
relatively short at around 3 hours. It was also noted that it was not uncommon for Bega Valley locals to
drive to Canberra to catch flights elsewhere. Bega Valley Council also indicated in the course of
consultation that their LGA’s reliance on Canberra Airport for business would be negligible, with their
dairying, forestry, and fishing industries more reliant on road networks to the port at Eden.
Similar views were expressed by Eurobodalla Shire Council, where although the LGA is currently more
reliant on Sydney Airport for freight and tourism, the introduction of international flights to Canberra
Airport would provide significant opportunities for the LGA to enhance its exports of dairy and oyster
products and capitalise on international tourism.

37 Canberra Airport,

2014, https://www.canberraairport.com.au/wp-content/uploads/2015/03/Canberra-Airport-2014-MasterPlan.pdf
38 ACIL Allen Consulting, 2011, http://www.acilallen.com.au/cms_files/ACIL_CanberraAirport_2011.pdf
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Young Shire Council indicated that Canberra facilitating international flights would be a positive thing for
its residents when they wish to travel overseas, with a shortened drive to the airport. Similarly, benefits
would be seen in being able to export its summer fruits and pork products.
The Council also indicated that its LGA was currently reliant on the Canberra Airport to a small extent for
tourism, but that primarily people are traveling there by road. It was indicated that residents were
equally likely to travel internationally using the Sydney Airport as Canberra. There was also little reliance
on Canberra for freight purposes, with the vast majority done by road, and a small amount by rail, which
has been limited by the ‘closed-branch’ nature of the rail link servicing Young.
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7 REGIONAL ECONOMIC
GROWTH OPPORTUNITIES
AND RECOMMENDATIONS
7.1

Opportunities to benefit from economic growth in the ACT

Over the period from 2001 to 2011 the number of ACT residents in the labour force increased by 21.7 %
from 160,866 to 195,781. As noted earlier, Canberra has a relatively high proportion of its workforce in
Public Administration and Safety (driven by the Federal public service, its key employer); Education and
Training (driven by the high number and quality of universities per head), and Professional Scientific and
Technical Services (driven by consultants, private defence firms, IT suppliers,etc, that provide services to
the public service). These industries generally require higher skills and are an attractor for educated
young people.
A key advantage of having high concentrations of workers in these three industries is that the skillset
required for one industry can often be readily transferred to one of the other. The Federal public service
often takes secondments of staff from Education and Training and Professional, Scientific and Technical
services – academics and consultants. The public service and the universities regularly collaborate on
research projects, and professional consultants provide expert advice on government policy. Public
servants and consultants have easy access to quality universities to complete postgraduate qualifications
part-time. Skilled professionals such as scientists, economists, policy analysts, IT specialists, etc, can
readily transfer between the public service, scientific and consulting firms and the university and
research sectors. This creates a powerful attracting force in the area – highly skilled professionals can
move to the Canberra region knowing there will always be interesting and reliable employment for them
across a number of industries. Less-educated people know there is high employment in supporting
industries such as retail, hospitality, construction, etc. The interdependency of these three key industries
together creates a critical mass of highly skilled, highly educated people in the Canberra and
immediately adjacent region and a lifestyle to support them.
This has some strong potential benefits for NSW LGAs close to Canberra, as it means that they can easily
access a highly educated, highly skilled labour force without actually being located in Canberra. Start-up
businesses or niche public sector organisations can tap into the highly skilled labour force offered in the
Capital Region, while locating themselves in NSW within commuting distance of the ACT. There is
potential for the LGAs surrounding Canberra to market themselves to businesses as an alternative to
Canberra: a lower cost business option with access to Canberra’s skilled workers.
One example of this is CSIRO relocating its Ginninderra agricultural research facility to Boorowa. It allows
CSIRO to locate to an area with far greater land availability and lower opportunity cost of land, while its
existing skilled Canberra staff have the option to retain the city lifestyle of Canberra and drive an hour to
work. They could also live in Boorowa with its lower cost of housing and be able to easily visit Canberra
on weekends, or pick a town between the two such as Yass or Murrumbateman and have the best of
both worlds. The CSIRO’s Boorowa location is also likely to be a selling point for potential new
employees, as they will have the option of a low-cost country lifestyle or maintaining a city lifestyle.
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Figure 16, shows information on sector concentration and employment growth trends for private sector
employment in the ACT compared with Australia as a whole.
The information shown in this figures is interpreted as indicated below.
-

-

The number of people employed in the private sector is shown by the size of the bubble.
The rate of private sector employment growth is shown by the positioning on the horizontal
axis. The fastest growing sectors are positioned further to the right, and the average annual
percentage growth rate is shown on the horizontal axis at the bottom of the Figure.
The degree of specialisation is shown by the “locational” quotient. Those industry sectors that
are over-represented in the region compared to Australia as a whole, are positioned higher on
the vertical axis.

Sectors with a “locational quotient” greater than one are likely to provide services beyond the
geographic boundary of the region being considered. These sectors therefore earn “export” income for
the region. These sectors are likely to be particularly important drivers of regional growth.
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As shown, the industry sectors that are both growing and have relatively high employment in the ACT
compared to other parts of Australia are as follows:
-

Professional, Scientific and Technical Services;
Education and Training; and
Arts and Recreation Services.

People living in LGAs in the SE and Tablelands Region, particularly those within commuting distance, are
likely to be well placed to benefit from proximity to the ACT if they are working in these industries, as
well as in the ACT’s key industry sector, Public Administration and Safety.
There is the potential for start-ups and other businesses to benefit from the comparatively lower costs of
surrounding NSW, while still having access to a highly educated market for workers and demand for
products such as building materials. As noted in consultations with Yass Valley and Queanbeyan LGAs,
the cost of land is lower in surrounding areas of NSW than in the ACT, and payroll tax is also lower.
However, access to ACT-related employment opportunities is also likely to depend upon good transport
links and affordable housing.
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As discussed in Section 6, effective transport links between the ACT and surrounding LGAs will need to
be provided, if economic and employment opportunities for people in surrounding LGAs are to be
maximised.
Appropriately located and affordable housing will also be required to meet demand.

7.2

Regional strengths enhanced by proximity to the ACT

Other key opportunities for economic growth in the SE and Tablelands Region are generated for people
and businesses in the region, who can benefit from the sale of products and services to the ACT market.
Industry sectors that are growing internationally and are likely to present significant additional
opportunities for the Region in the medium to longer term include:
-

Agriculture and aquaculture including wine, dairy, livestock, olives and organic farm produce;

-

Online education; and

-

Clean energy and climate change adaptation applications and technologies.39

Proximity to the ACT also means that tourists can use the ACT as a base for day trips to regional
attractions (such as wineries), or as a transit point for access to the Snowy Mountains or the South
Coast.
The role of Canberra airport is important as a tourist hub, but also as a freight hub. Future international
flights to and from Canberra airport, have the potential to increase tourism and business travel to the
region, and to also provide better opportunities to export fresh regional produce (including seafood, cut
flowers and dairy products) to international markets. The potential impact of Canberra airport is
discussed in more detail in Section 6.5.
Regional freight hubs in locations such as Queanbeyan, Goulburn and Yass could also benefit from being
able to link to international markets without having to go through Sydney. Congestion problems in
Sydney mean that regional NSW could find it quicker and cheaper to access international markets via the
Canberra airport, both relieving pressure on Sydney and expanding industry and jobs in regional NSW.

7.3

Water, environmental and planning issues

If LGAs around the ACT are to be able to grow, environmental and water supply issues will need to be
addressed.
Water currently flows from NSW to the ACT, is added to the supply of water collected in the ACT, and is
then used by ACT residents. After use, the water is treated and returned to the Murray-Darling Basin
(MDB) river system.
The ACT Water Strategy40 notes that because the ACT has the largest water storages in the Upper
Murrumbidgee and Southern Highlands, that there will be increased demand for the ACT’s municipal
water as the population in the surrounding region grows. The Memorandum of Understanding signed
between the ACT and NSW Governments in 2011 is seen as a way to facilitate collaboration concerning
water supply. The strategy also identifies the possibility for the ACT to service more areas in NSW, with
39 Greater Capital Region Industry Investment Attraction Framework,

2014 (unpublished).
Government, EPD, 2014, http://www.environment.act.gov.au/__data/assets/pdf_file/0019/621424/ACT-Water-StrategyACCESS.pdf

40 ACT
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population growth in the region a driver of planning for the long-term water supply, and possibilities for
the expansion of the interstate water trading market.
The process currently underway to develop the ACT and Region Integrated Catchment Management
Strategy, is an example of an important step towards better coordinating the many levels and
approaches to water management in the region. It will cover the ACT, Queanbeyan, Yass Valley, Palerang
and Cooma-Monaro areas.
The current Sydney–Canberra Corridor Regional Strategy has also identified the need to manage the
environmental impact of settlement in the corridor by focussing new urban development in existing
identified growth areas such as Bowral, Goulburn and Queanbeyan, and to only consider additional
development sites if it can be demonstrated that they satisfy the Sustainability Criteria detailed in
Appendix 1 to the Strategy. The Sydney –Canberra Corridor Regional Strategy also includes the provision
that no new rural residential zones will be supported unless a part of an agreed structure plan or local
settlement strategy.41
Queanbeyan is currently the most reliant of the surrounding LGAs on Canberra for its water, with existing
arrangements to purchase from Icon Water making up most of its supply, coming from the Cotter River
system. Queanbeyan’s supply is also supplemented by the Googong dam and treatment plant. The
Googong Dam illustrates further the connected nature of Queanbeyan and the ACT. The Googong Dam is
located in NSW but is owned by the ACT Government, and any agreement to use water from the Dam
must have Commonwealth Government approval.
The Yass Valley is currently reliant on the Yass River for town water, but this is likely to provide
insufficient supplies in drought conditions. A pipeline from the ACT is seen as technically feasible and the
desired long-term solution, but there are legislative and political barriers between the ACT and NSW that
will need to be addressed.
The other regional LGAs are less reliant on the ACT directly for water and other services, though many
supplies come under stress during periods of drought, which will have implications for future residential
developments to accommodate population growth in the region.
The ACT Planning Strategy42 acknowledges that the success of Canberra as a city is dependent on its
relationship to the surrounding region, and that collaborative action is needed to conserve culturally
significant sites and biodiversity corridors and contain growth in the region to existing urban
environments.
Queanbeyan City Council indicated that they are in the process of negotiating a potential regional
solution to sewage and effluent management with the ACT, through expanding their existing treatment
plant, decommissioning some existing treatment facilities, treating water from Canberra’s industrial
areas in Queanbeyan and returning treated water to the ACT for other uses.
Yass Valley Council indicated that water supply issues were one of the biggest inhibitors to development
in the region, with the next phase of investment likely to be dependent on water availability. Beyond this
issue, Council noted that there weren’t many environmental issues arising out of housing development
in the area, though that would likely change if population and housing growth made the area become
more urbanised.
Yass Valley Council currently manages water supply for the town, Murrumbateman, Bowning and
Binalong, with plans for a new sewer system and pipeline to Murrumbateman, given its expected future
growth. A pipeline from Canberra to Murrumbateman is a possibility that is identified as being beneficial
to both communities, with the supply being more secure for Murrumbateman and would be conducive

41 Sydney-Canberra Corridor Regional Strategy,
42ACT

p 13.
Government, EPD, 2012, http://www.planning.act.gov.au/__data/assets/pdf_file/0018/31617/2012_Planning_Strategy.pdf
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to supporting growth in the region. However, while it is technically feasible, the associated costs and
existing agreements act as barriers to this happening.
Water supply issues are also prevalent in Palerang, with the proliferation of residential developments in
recent decades and more people moving to the LGA using dams on their properties for hobby farming
and other uses. This is affecting rainfall runoff, river flows, and increasing the overall demand for water,
putting the catchment under more stress and at risk of pollution from the impacts of further residential
developments.

7.4

The National Broadband Network

The National Broadband Network (NBN) was an infrastructure project designed to ensure that everyone
in the country could access high speed internet.
The NBN has the potential to increase ties over the ACT-NSW border in a number of ways. First, it has
the potential to increase the area in NSW which is feasible for ACT workers to live in, if it means they can
telecommute two or three days per week. Secondly, it will make it easier for producers in NSW to
establish relationships with customers, suppliers, and transport operators in the ACT.
Stage 1 of the Greater Capital Region Strategy (2012) identified that geographical distance provides a
barrier to people choosing to stay and reside in more remote parts of the region to access education,
along with deficiencies in communications technology restricting the potential for teleworking or
distance education.
Unfortunately, large areas within the Capital Region have been given low priority in the NBN rollout, as
illustrated in Figure 17. Many areas west of the Capital region have established fixed line and fixed
wireless services, and much of the NSW South Coast and Wingecarribee has NBN either already
established or under construction. However, the inland LGAs surrounding the ACT have little or no NBN
planned.
Yass has fixed wireless under construction, and Goulburn has a mixture of available fixed-line NBN
already available, under construction or in preparation. The latest version of the NBN Plan, which details
proposed construction work on the network to September 2018, indicates that building has commenced
in Cooma-Monaro in rural areas around Berridale, Jindabyne, and rural areas immediately to the north
of Cooma, and in Bombala LGA around the main town.
Conversely, construction of NBN services in Harden, Boorowa and Upper Lachlan, and around Braidwood
and Bungendore in Palerang, are not expected to begin until 2017, and many of the localities
surrounding the ACT are not slated to receive the NBN at all in the current plan.
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Source: NBN Co., accessed 29 October 2015.

Consultation with Bombala Council raised the issue that even though the concept of teleworking was
touted as a possibility with the emergence of broadband internet, it didn’t really eventuate or change
people’s working behaviours, attributing this to the fact that some work just needs to be done in person,
and that many people enjoy their current work, without the need for teleworking.
A different perspective was expressed by Young Shire Council in consultations, where there is a lot of
potential seen in the NBN service in the future. Much of the rural areas of the Shire are already
connected, and the town areas are expected to be connected to the NBN in the next two years. At the
moment there is not a lot of teleworking going on, though this was attributed somewhat to the reliance
on the agriculture industry there, with this still making up around 50% of its GDP.
Consultation with Cooma-Monaro Shire Council also indicated that the NBN was seen as a good
opportunity to reduce the need for commuting, with infrastructure for the network likely to be
constructed there soon. Goulburn Mulwaree and Yass Valley Councils also expressed interest in
establishing Smart Work Hubs, hoping that if their residents were able to work locally, they would also
spend money on lunches, coffees and so forth locally.
Boorowa Council indicated that they have applied for funding to set up a Smart Work Hub in their LGA,
and, in the process of community consultation for that funding, identified significant support within the
community and from commuters who would like to use such as service. It was noted, however, that
many residents who travel from Boorowa to Canberra were employed in jobs with practical
requirements and would not be able to make use of teleworking. Council suggested that when their LGA
does eventually receive NBN services it will be a crucial part of developing teleworking opportunities for
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Boorowa and its residents. Telecommunications in the region currently are of poor quality, even along
Lachlan Valley Way, which is a major transport route that still has a number of spots with no mobile
phone reception.
A key point that could be useful in establishing Smart Work Hubs effectively is to engage with local
employees and if possible, the departments or organisations that employ them, to ensure the Hub is
able to meet the needs of both the employer and employee. Some Federal Government departments
may have security requirements that Hubs will need to comply with if employees are to work remotely,
for example.
In consultations with representatives of Bega Valley LGA it was suggested that educational opportunities
available outside of the LGA in Canberra and Sydney tend to cause young people to leave the Shire and
take their skills with them, which then slows the pace of economic growth in the area. If the NBN is able
to provide better access to online education, there may be an opportunity to reduce the need for young
people to leave areas such as the Bega LGA.

7.5

Financing holiday season infrastructure

The South Coast of NSW and the Snowy Mountains experience population influx at peak holiday periods,
significantly impacted by visitors from the ACT, or visitors who transit through the ACT. This means that
infrastructure has to be able to accommodate peak use, but is underutilised for most of the year.
Key infrastructure can be expensive to implement and maintain. There can be a significant impact on
rate payers, particularly in LGAs with a low rate-paying base due to low population and sociodemographic characteristics of residents.
The influx of visitors to different destinations in holiday periods can also impact on local regions in terms
of their character, housing availability and affordability, and on access to services such as health services.
In the case of the Snowy River, over the busy tourism periods, identified as the winter snow season,
Christmas and Easter, the population grows from around 2,500 to up to 20,000 at its peak. Consequently,
infrastructure provision for the council is identified as a huge issue. Information collected in
consultations indicated that water, sewerage and electricity systems in the LGA have to be capable of
handling the maximum population load, which is financed by only 2,500 people and 5,000 ratepayers.
Similar issues are seen in road maintenance, where some major roads are funded partially by Roads and
Maritime Services (RMS) at the state level, but town and regional roads suffer a significant amount of
wear and tear.
Representatives of relevant LGAs also indicated that pressure put onto services by this level of
population fluctuation can also be seen in data relating to the amount of domestic and commercial
waste collected in the area. There is a noticeable increase in the total volume of waste collected by
Council in the winter months, a spike in volume around the December-January Christmas and New Year
period, and around 2,000 fewer bins collected at other times of the year than the peak period.
Similar trends can be seen in the summer months in Eurobodalla Shire, where over the Christmas
holiday period, rubbish bins are often overflowing, and nearly all of them are used, in contrast to the
average 73.4% for the rest of the year43.
Consultations with representatives of Bega Valley LGA indicated that maintaining infrastructure to cope
with peak demand was financially costly. The main tourist towns of Merimbula, Eden, and Bermagui,

43 Eurobodalla Waste Strategy,

Eurobodalla Shire Council, 2011, http://www.esc.nsw.gov.au/inside-council/community-and-futureplanning/strategies/eurobodalla-waste-strategy-2011-2018/esc-waste-strategy-2011-18.pdf
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typically experience a three-fold increase in their populations in peak summer periods, with local
accommodation businesses receiving over 150,000 arrivals in December.
A consequence of the need for extra maintenance and investment to accommodate peak demand, is
that the Council’s capacity to accommodate further long term development with associated waste is
limited.
Similarly, Eurobodalla Shire Council noted that population can grow to three times its normal level in
peak periods, with its average daily population quoted in other reports as rising from the 37,000 counted
in the Census to 50,000 at peak periods. Council explained that the higher figure has to be used for
planning purposes, which presents significant challenges, a particular example being parking, where
businesses complain that there is insufficient capacity at peak times, however if Council was to build
more parking spaces that capacity would not be utilised for much of the year and would likely
significantly alter the character and urban form of the town, resulting in the look of a ‘ghost town.’
If LGAs in the South Coast and Snowy Mountains tourist destinations, are to further benefit from
Canberra-linked tourist growth, then there will be a need to address the financing and provision of
infrastructure and services to accommodate peak demand. Another option is to seek ways to spread the
impact of the tourist load more evenly over the whole year.

7.6

Better co-ordination of cross border service delivery

West Belconnen, also known as Riverview and Parkwood, is a new residential development proposed for
the northwest of the ACT and the adjacent NSW land on the other side of the border. If approved, it
could deliver around 11,500 houses, of which around 6,500 would be in the ACT, with the remainder in
Yass Valley LGA.
It is the first of its kind in that it has been designed to straddle the ACT-NSW border (see Figure 18). The
cross-border arrangements that will need to be delivered if this development is to be successful may be
able to provide a model for similar developments in other areas of the NSW that are close to the ACT.
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The NSW side of the development is ‘landlocked’ – that is, it is bordered on all sides by Murrumbidgee
River, Ginninderra Creek and the ACT border – the only way a resident on the NSW side could visit a
nearby Yass Valley town is via the ACT.
Without further intervention, residents on the NSW side would face very difficult cross-border issues. To
undertake interactions with State authorities (motor vehicle registration and licensing, police matters),
or local government authorities (lodging development applications), they would need to drive for around
an hour to get to the nearest office in Yass, past several ACT offices that could provide those exact
services. Residents catching public transport might need two bus tickets for different companies. They
could face an issue of having a primary school within walking distance, but their child has lower priority
at that school than a child in Tuggeranong because their child is not an ACT resident.
To get around these problems, the developers of Parkwood have engaged consultants to draw up a plan
so that New South Wales residents of Parkwood could attend to all State and local government matters
in ACT offices, and have the same priority as ACT residents in accessing services such as schools, in
exchange for financial compensation from Yass Valley. That is, it is proposed that Parkwood residents
could renew their drivers’ licences, register their motor vehicles and lodge development applications at a
Canberra Connect shopfront; see ACT police about crime in Parkwood; resolve disputes in ACT courts;
catch ACTION buses that run across the border, etc.
If this model proves successful, it could be used as a template for other cross-border developments and
resolution of cross-border disputes. It could be used to establish new cross-border developments in the
future as the population of the ACT expands, and it could even be used for developments wholly in New
South Wales that are closer to ACT facilities than NSW facilities; for example around Uriarra or Wallaroo.
These measures could promote more efficient delivery of NSW services if it reduces the need to set up
police stations, bus services, schools and so forth in NSW that are too small to achieve economies of
scale, and if NSW residents can more quickly and easily access these services.
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Although it is unlikely that this template would be used for established NSW centres such as
Queanbeyan to allow their residents to renew their licences in Canberra, it could technically be feasible
for NSW residents who are close to the ACT but far from larger regional centres in NSW, to access ACT
services, for example residents of Sutton. It would also mean that land close to the ACT could become
much more attractive for residential development.

7.7

Recommendations

The following recommendations would support economic development of the SE and Tablelands Region,
by building on opportunities associated with links to the ACT. These recommendations are not listed in
any particular priority order.
Recommendation 1: Improve road connections within the SE and Tablelands Region, and particularly
between the Region and the ACT.
Particular priority should be given to improving the Barton, Kings, and Monaro Highways. There is a
need to improve both the safety and capacity of these roads to allow for increased car and freight
movements.
Economic growth in the region could also be supported by upgrades or extensions to the Princes
Highway, Main Rd 92, Macs Reef Road, Bungendore Road, Lachlan Valley Way and Burley Griffin Way.
Recommendation 2: Improve public transport services to and from Canberra, including services from
Young, Cooma, Goulburn and Bungendore.
This would make it easier and more environmentally sustainable for people living in these areas to travel
to and from Canberra for work, study or to access services. Consideration could be given to improving
rail as well as bus services.
Recommendation 3: Support opportunities to use trains and rail hubs to increase the efficiency of
freight movements, and to reduce road traffic and the environment impact of trucks using roads in the
region.
Regional rail hubs have been identified as a way of reducing pressure on Sydney rail hubs, reducing costs
of transporting goods from the region to Sydney or Melbourne and vice versa, and reducing the number
of trucks on the road.
Recommendation 4: Leverage benefit from the rollout of the NBN by setting up smart work hubs in
key locations in the SE and Tablelands region.
Smart work hubs in locations such as Young, Yass, Goulburn, Cooma, Bombala, Bungendore, Braidwood,
Bateman’s Bay, Narooma and Bega, would enable people and businesses to better link to employment
opportunities, markets and higher education opportunities in the ACT and elsewhere, and may also
reduce traffic on regional roads.
Recommendation 5: Support collaborative regional tourism activities through organisations such as
the Canberra Region Joint Organisation (CBRJO). This should include planning for increased regional
tourism growth that would result from direct international flights to Canberra Airport.
There is also scope for LGAs in the SE and Tablelands region to benefit from increased tourism
expenditure by ACT residents in the surrounding areas, to entice visitors to the ACT to spend time in the
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broader region, as well as to increase use of the ACT (particularly Canberra Airport) as a transit point for
regional tourism.
Recommendation 6: Support an increase in the supply of serviced land for housing, particularly in
areas close to the ACT, to meet the projected increase in demand.
The ACT Government’s intention is to increase the percentage of attached housing across the city, and to
deliver 50% or more of new housing through urban intensification, rather than through new
development on the urban fringe. Given this, and the higher price of land in the ACT, there is likely to be
a “spillover” of demand for detached and lower density housing into neighbouring areas of NSW.
However, care should be taken to ensure large new residential developments that will predominantly
service ACT workers have suitable transport links to the ACT.
Recommendation 7: Monitor closely the movements of ACT residents who are reaching retirement
age, and who may potentially be seeking to retire to the South Coast or to other parts of the SE and
Tablelands Region.
Any significant increases in demand for housing could result in higher prices in retirement locations, if
supply does not also increase.
Recommendation 8: Consider ways to assist LGAs in holiday destinations to provide and pay for
infrastructure and services to accommodate peak demand.

Recommendation 9: Work through organisations such as the CBRJO to minimise impediments, such as
differences in planning and regulatory requirements, that make it difficult for businesses in the
construction industry to work in both Canberra and in regional NSW.
Recommendation 10: Support better co-ordination of ACT/NSW cross border planning and service
delivery, including water supply, energy infrastructure, roads and education services.
Arrangements for the proposed West Belconnen development that will straddle the ACT and NSW
borders, could be used as a model to improve planning and service delivery co-ordination elsewhere.
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APPENDIX 1

Previous Reports
Sydney-Canberra Corridor Regional Strategy 2006-31 (NSW Department of Planning, 2008)
The Sydney-Canberra Regional Strategy applies to the Goulburn Mulwaree, Palerang, Queanbeyan,
Upper Lachlan, Wingecarribee, and Yass Valley local government areas (LGAs). It recognises that as
Canberra and Sydney continue to grow, their impact on the corridor will increase, with greater numbers
of people commuting from regional areas more urban development at its northern and southern ends.
The southern part of the corridor is predicted to continue to grow the most to 2031, with demand for
housing in these LGAs attributed to housing affordability, the attraction of rural lifestyles, and proximity
to Canberra as an employment destination.
Yass and smaller townships around it are identified in the Strategy as having potential to accommodate
future residential housing, as land releases in the Queanbeyan area are limited by topographical
constraints. Higher land costs arising from greater demand is also identified as having implications for
the financial viability of farming in the region. An ageing population and smaller average household sizes
suggests that there will be greater demand for semi-detached and other more affordable housing
options in the region, with the Strategy identifying a target for infill to make up 30% of development.
The Strategy suggests that more employment opportunities within the corridor will reduce the need for
daily commutes and for townships in the region to become more self-reliant. Those geographically closer
to Canberra and Sydney are identified as being strategically placed to take advantage of those cities
through access to transport networks. Tourism and service industries are noted as major contributors to
the regional economy as changes to primary industries and environmental pressures challenge the
smaller and more geographically isolated townships.
South Coast Regional Strategy 2006-31 (NSW Department of Planning, 2007)
The South Coast Regional Strategy covers the LGA’s of Shoalhaven, Eurobodalla and Bega Valley, and
plans for the future growth of the South Coast region. Canberra is identified in the report as a significant
commercial centre servicing the South Coast, along with Wollongong. The tourism industry is identified
as becoming increasingly important to the region’s economy, with the main employment industries
shifting from those centred on traditional manufacturing and primary industries to the services sector
and aged care. The natural features of the region, and infrastructure including ports, airports, and
national highways connecting it to Canberra and Sydney, are identified as significant drawcards for
tourism and as a basis for future economic development.
The region’s population has doubled in 25 years, is expected to increase by 60,000 in another 25 years,
and will require more than 25,000 new jobs. The ‘sea-change’ phenomenon is seen as playing a large
role in population growth, with more people over 65 years of age and single or childless couple
households moving to coastal regions in retirement. The Strategy attributes a decline in housing
affordability in the region to the numbers of relocating retirees, and investors from cities such as
Canberra and Sydney driving prices upwards. Seasonal fluctuations in populations also mean that the
region has high numbers of unoccupied dwellings and redundant infrastructure capacity outside of
holiday periods.
Existing vacant land around Bega, Bateman’s Bay, and Narooma are identified as potential areas for
housing growth. The Strategy identifies a large amount of land zoned for residential use, but that many
sites are geographically isolated or located in environmentally sensitive areas. As a result, future
Canberra’s Influence on the Surrounding NSW Economic and Housing Markets 65

development in the region is will need to be restricted and concentrated around existing regional
centres and comply with sustainability criteria.
Greater Capital Region Strategy – Stage 1: Economic Opportunities Scanning Project (Elton Consulting,
2012) & Part 2: Skills and Training Gaps Strategy (ACIL Allen Consulting, 2013)
Stage 1 of the Greater Capital Region (GCR) Strategy focused on identifying the economic opportunities
present within the region, with ongoing themes relating to regional development and ACT-NSW crossborder issues. The report identifies health care and social assistance, construction, professional and
technical services, and education and training as expected areas of employment growth. Canberra is
acknowledged as a services centre for the region and surrounds, with infrastructure such as the
Canberra Hospital supporting a regional population of around 540,000. This wider population is
identified as beneficial for Canberra in attracting larger and higher quality education facilities, artistic
attractions and recreational opportunities, and to expand and develop industries. Opportunities
identified in the report are within the infrastructure, sustainability, defence, tourism, and business
innovation sectors, and seen to be important to diversifying the region’s economic base.
The Stage 1 Report identifies that people travel from NSW to the ACT for work and other services, while
ACT residents tend to travel to NSW for more recreational purposes. The Report also indicates that the
ACT gains younger adults among its population because of its public service and tertiary institutions, and
loses the 50 years and over demographic to the South Coast and other coastal regions in retirement.
Geographical distance is also noted as a barrier to people choosing to stay in more remote parts of the
region to access education, as are deficiencies in communication technologies. Employer reluctance to
further engage with technology and the possibilities of teleworking is identified as another barrier.
The two major constraints to the region’s development are identified as regulation and red tape, and
skills and training deficits. Inconsistencies in regulatory frameworks between the ACT and NSW constrain
development in the region, including licencing and insurance requirements, transport, and the coordination of school holiday periods. Gaps in infrastructure have hampered economic development,
while the importance of regional transport networks in connecting to other cities and regions,
particularly the Federal, Barton, Monaro and Kings Highways, and Canberra airport, are identified as
crucial to future development. The report suggests there is scope for more collaboration between the
ACT and NSW to take advantage of the region’s strengths, including in agriculture and food production.
Part 2 of the GCR Strategy investigated skills shortages within the region, finding that different levels of
shortages across the region, depending on industry, skill levels and age profiles. More child carers are
identified as needed in the ACT, and more aged care workers needed in the Far South Coast (FSC) and
Southern Inland (SI) areas, attributed to their respective demographics and working populations. The
report also finds that there is a need for more GPs and teachers, and professionals in engineering,
science across the region. Information technology workers are also identified as crucial for the FSC
particularly to capitalise on the potential of the NBN in future. Occupations attracting the most skilled
migrants to the region included university lecturers in the ACT, and project administrators in NSW, and
the Report identified that most people are moving to the ACT to work in public administration and
safety, and for health care and social assistance in the SI and Far South Coast (FSC) areas. With lower
educational attainment rates in the SI and FSC regions than the ACT, attributed in part to more services
being available in Canberra driving where young people live, the report identifies better cross-border coordination of education services as a way to improve those rates.
RDA Far South Coast Regional Plan 2013-18 (RDA Far South Coast NSW, 2013)
The Far South Coast Regional Plan covers the Eurobodalla, Bega Valley, and Shoalhaven LGAs, with more
than half of this region’s population residing in Shoalhaven. Of these, Eurobodalla Shire is predicted to
have the largest proportional increase in population to 2031. The region’s ageing population is noted,
with an expected decrease in the proportion of children in the region, and 65% of the population being
aged over 65 by 2031. The Plan attributes this to a combination of younger people moving away and
older people moving in to retire. Consequently smaller housing types will be needed in the region to
accommodate population growth, and residential development will be restricted by the location of
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environmentally sensitive areas and the need to protect viable agricultural land. The Plan expects more
than 45,000 extra homes will be required by 2031, though much of this will be confined to the
Shoalhaven area.
Health care and social assistance is identified as the region’s largest employment sector, followed by
retail, accommodation and food service, construction, and public administration. Traditionally the region
has been ideal for agriculture, due to its proximity to waterways and access to land, while the Plan
recognises that tourism is becoming increasingly important to the region, as the third most-visited region
NSW. The growth in service industries means that jobs on offer are typically lower-paying than those
found in major centres like Canberra, and attracting and retaining skilled professionals is identified as
important to preventing the coastal areas from declining further in terms of comparative socio-economic
disadvantage to the rest of Australia.
Infrastructure is identified as an area in need of improvement, in order to capitalise on the economic
development opportunities of its geographical location. This includes road safety on highways and the
capacity of regional airports at Moruya and Merimbula to connect with Canberra, Sydney, and
Melbourne. The Port of Eden is noted as strategically advantageous for the FSC because of its location
between Sydney and Melbourne. The need for more reliable communication technology to capitalise on
these factors and support business growth and is also identified as major issue.
RDA Southern Inland Regional Plan 2013-16 (RDA Southern Inland, 2013)
The Plan covers the Southern Inland (SI) Region of NSW, comprising of 13 LGAs surrounding the ACT. The
Plan identifies that more opportunities exist for communities geographically closer to the ACT than
those which are 1.5 hours or more away, and that these areas are typically younger, higher paid, more
educated, have growing populations, and benefit from regional tourism. The proximity of the SI area to
both Canberra and Sydney offers the benefits of rural lifestyles while being able to do highly paid jobs
through teleworking and transport connections. In rural shires within the SI, higher rates of home
ownership are noted, attributed to an older population and lower land values, while Queanbeyan has
the highest rate of renters in the SI. The Plan notes that the lack of connection to outer-lying and smaller
regional areas contributes to population declines and access to essential services.
Important infrastructure projects identified in the Plan include work on the Barton Highway between
Yass and Canberra, the completion of Main Road 92 linking the Hume Highway to central and west NSW,
and upgrades to the Kings Highway between Canberra and Bateman’s Bay. The potential to reduce
commuter numbers through telecommunications is also noted, as is Canberra airport as an important
link to interstate and international markets. The Plan identifies the desirability of investment in the
renewable energy sector and sustainable food economies to support the employment base and attract a
diverse population. Areas close to the major centres, like Palerang, Yass, Queanbeyan, and
Wingecarribee, rank highly in measures of education and occupation, while areas like GoulburnMulwaree and Young rank much lower, attributed in part to universities being located in the ACT and
Sydney.
Migration is expected to account for much of the region’s population growth, and the 65 years and over
age group to almost double. The median age between LGAs in the region differs substantially, with
Queanbeyan having the lowest proportion of those over 65 and Harden the highest. The Plan notes that
the region is a net exporter of labour, primarily to the ACT, with 24% of the labour force travelling there
daily. Rural areas in the SI are noted to have increasing numbers of long-term unemployed people, while
peri-urban areas have lower unemployment generally. More professionals and administrative workers
were found to work in peri-urban areas, and more labourers and trade workers in rural ones. The Plan
identifies that a large number of small businesses operate in the region, with only 16% employing more
than 5 people, and larger businesses underrepresented. The strongest growth industries in the region
are identified as public administration, retail, and health care, while construction has also been strong,
attributed to population growth in the ACT and surrounds. Declines in manufacturing and agriculture
are suggested to have been influenced by the long-term drought and mechanisation of farming.
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RDA – Australian Capital Territory Strategic Regional Plan 2013-14 (RDA ACT, 2013)
This Plan sets out RDA’s vision for the ACT, which sees Canberra as a hub and regional capital. The Plan
notes that the ACT should never be planned for in isolation, given the extent to which the ACT impacts
on its neighbouring areas, and planning should increasingly involve NSW and its state and local
governments. The Plan suggests utilising the economies of scale provided by the region combined with
the ACT, realising benefits including increased efficiency and lower costs. Encouraging economic diversity
in partnership with surrounding areas is seen as an opportunity, particularly in renewable energy and
food production. The opportunity for the opportunity for the high living standards in the ACT to be
shared with neighbouring LGAs is noted, through more targeted and integrated regional collaboration.
Maximising the potential of Canberra Airport, further exporting ACT services including education, and
the expansion of the NBN, are mentioned as important to growing and diversifying business
opportunities for Canberra.
The Plan notes the variability of socio-economic disadvantage within the region, identifying that further
away from ACT smaller communities have reduced levels of social connectedness, access to services and
meaningful employment, and lower incomes. Affordability in the ACT is seen as a challenge, even for
people earning above the 20% lowest income quintile, and it is noted that demand for social service
providers is growing each year in Canberra. The Plan suggests that this results in skilled workers turning
to less expensive housing to commute from in Queanbeyan, Palerang and Yass, and further away in
Cooma, Goulburn and Gunning. The Plan suggests that there needs to be a better balance between
supply and demand in the ACT housing market.
ACT Planning Strategy (ACT Government, 2012)
The ACT Planning Strategy guides planning for the future of the ACT. The Strategy details that the median
price for a home in Canberra more than doubled over the decade to 2012, exceeding income growth,
and that making Canberra a more affordable place to live will be important in attracting and retaining
residents. The Strategy highlights that the operating and parking costs for private cars make up a
significant portion of annual household expenses in the ACT, and that part of the Strategy is to
encourage ACT residents to use more public transport, through urban consolidation and revising parking
pricing and hour limits in existing centres. Providing a range of dwelling types, prices, and locations is
noted as important to make it easier for people to find suitable accommodation, to make housing more
affordable and environmentally sustainable, and to cater to the needs of ageing populations and
decreasing household sizes.
Intensification of urban development around Canberra’s existing centres and corridors is planned, along
with expansion into greenfield sites around Gungahlin and Molonglo Valley.
The Strategy acknowledges that the success of Canberra as a city is dependent on its relationship to
surrounding NSW areas. It is noted that Canberra’s hospital and schools are relied on heavily by
surrounding areas. Having sufficient land available to cater to demand, supporting growth, and a triplebottom-line approach are outlined as areas where collective action is needed. Conservation of culturally
significant sites and biodiversity corridors, focusing growth around existing urban locations, and
maintaining opportunities to live in different environments, are considered part of this regional
approach. The Strategy see improving economic prosperity as a collective task for the region, through
investing in transport and communications, and promoting its liveability.
South East Regional Organisation of Councils Integrated Regional Strategic Plan (SEROC, 2014)
This the first Integrated Regional Strategic Plan (IRSP) for the South East Regional Organisation of
Councils (SEROC), and covers the ACT, Bega Valley, Bombala, Boorowa, Cooma-Monaro, Eurobodalla,
Goulburn Mulwaree, Harden, Palerang, Queanbeyan, Snowy River, Upper Lachlan, Yass Valley and Young.
The ISP’s findings include that there are a number of challenges in cross-border connectivity in terms of
travel, particularly for rural communities, and that a regional approach to social planning is missing. It is
also identified that the region lacks a holistic approach for strategic development in the medium to long
term, while opportunities exist to capitalise on renewable energy and waste markets, agriculture, and
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linkages with tourism, education and defence sectors. Integrated natural resource management is also
identified as important, with the need to clarify and formalise catchment strategies and responsibilities,
and for NSW LGAs to work closely with the ACT on issues including water management. Appropriate
infrastructure to accommodate future growth, and creating an effective road network, are both
objectives of the Plan, along with working towards determining the most effective governance
arrangements for the SEROC members.
Greater Capital Region Initiative – Industry Investment and Attraction Framework (SGS Economics &
Planning, 2014)
This Framework was developed as part of the Greater Capital Region Initiative (GCRI), in identifying the
attributes of the region relevant to economic investment and development, and recommendations for
investment strategies in the future. The Framework indicates that there are already many cross-regional
links between the ACT and its surrounds, especially in sources of food production, energy generation,
and recreation. High quality food and wine, the status of Canberra as the National Capital, and access to
different lifestyles are identified as important parts of attracting investment to the region. Over the longterm in particular, industries such as organic farming, online education and clean energy are seen as
important opportunities. The potential for direct international flights into Canberra Airport and the rollout of the NBN are also identified as imperative to capitalising on the tourism features of the region.
Macroeconomic and international issues which can affect the region’s economy are also noted, including
Australia’s ageing population, changes to Federal government policy, free-trade deals and international
financial markets, and climate change impacts. Public service cuts in particular are identified as having
the potential to affect retail trade and housing construction in the region.
The Framework notes that scientific and professional jobs continue to be concentrated around Canberra,
Queanbeyan, and around Mittagong and Moss Vale in the Wingecarribee LGA. Over the 2006-2011
period growth in the ACT was concentrated on this sector, along with education and training, and arts
and recreation. In the Far South Coast (FSC) region, the biggest growth areas were in health and social
assistance, accommodation and food, education and training, and arts and recreation. Declines were
seen in agriculture, forestry and fishing, as well as in retail and manufacturing. Similar trends were
observed in the Southern Inland (SI) region, though it experienced growth in the electricity, gas, water,
and waste services sector. Accommodation and food services are dispersed across the region, though
concentrations can be seen around the Snowy Mountains and South Coast. Wingecarribee and
Queanbeyan are identified as having the largest workforces in the region, while in 2013 unemployment
was much higher in the FSC than the ACT or SI, at 8.82%, 4.22%, and 3.44% respectively.
Illawarra and South Coast Employment Lands Update (NSW Department of Planning, 2009)
This Update is used in the strategic planning of the Illawarra and South Coast regions, in ensuring that
adequate land is available for employment purposes and to encourage investment. The data covers the
South Coast, Wingecarribee, and Illawarra regions, and indicates that there is likely to be sufficient
supply to cater to expected population and jobs growth projections to 2031. The supply of employment
lands is identified as crucial to maintaining the competitive advantages available to the region, and to
create further opportunities for residents to reduce their commuting through working closer to their
homes. The report notes that the combined population growth of the region to 2031 will require an
additional 55,000 jobs.
Trends up to 2007 indicated that the number of employment land parcels was increasing in the region,
and was indicative of an increase in the subdivision of larger properties. The total area of land dedicated
to employment purposes also increased to 2007, with the largest growth seen in Wingecarribee, of 32%
over 3 years. Across the combined region, the largest proportion of employment land was zoned for
heavy industry, followed by light industry and commercial, though the most individual parcels were
designated as commercial, reflecting that industrial uses need more land. While the number of identified
employment lands increased, occupancy rates had remained constant. The report estimated that the
South Coast, including Eurobodalla and Bega Valley LGAs, along with Wingecarribee, had significant
amounts of vacant employment land, and a significant capacity for economic investment.
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RDA Southern Inland Business Plan 2013-14 (RDA Southern Inland, 2013)
The Business Plan for the Southern Inland (SI) region of NSW identifies its proximity to the ACT as a
strong advantage for business opportunities and access to markets, with the potential to promote and
grow the economic base of the region. The region’s proximity to Canberra Airport is seen as a benefit for
the SI region as a whole, both in access to wider markets and for tourism.
The Business Plan notes that SI communities are reliant on the ACT for employment, health, and
education services, and that in particular, the lack of vocational opportunities in the region is draws
people to the ACT for better access to those services. The disparity in time taken to roll-out the NBN to
different local areas within the region is also seen as negatively affecting the business potential, but that
areas with access will benefit from the enhanced connectivity to the ACT and other cities. The Plan
similarly identifies the opportunities presented by teleworking and the possibilities of establishing
‘Smart Work Hubs’ to attract more people to the region, in allowing them to enjoy the rural lifestyle in
the SI, while still being able to work in jobs in Canberra or Sydney. Providing aged-care services is also
identified in the Plan as a way to retain residents, and build the economic base and ongoing
sustainability of smaller communities, rather than having them move away to major centres like
Canberra.
ACT Affordable Housing Action Plan – Phase III (2012)
This phase of the ACT Affordable Housing Action Plan focused on low-income households and rental
stress in the ACT housing market. It identifies that the ACT remains one of the most expensive housing
markets in Australia, and presents significant barriers for those residents living on lower incomes. The
Plan indicates that low-income households can pay more than 30% of their income in rent on the private
market, and this makes it difficult to transition to home-ownership. It is noted that higher than average
incomes of residents, coupled with low unemployment rates, contribute to the strength of the housing
market in the ACT. The Plan also recognises that because of strong demand for rental accommodation
and low vacancy rates, higher rent prices prevent many people switching to more affordable types of
housing in Canberra.
To increase the supply of housing available in the ACT, more than 17,000 new sites were available for
dwellings between 2007 and 2012, as part of an accelerated land release program. Other key actions
identified in the Plan to assist in making housing the ACT market more affordable are to better utilise
existing housing and land, releasing more land for short-term housing uses, and removing barriers to
purchasing a home in conjunction with reforms to taxation policies. The Plan indicates that 20% of
housing in greenfield developments will be set aside for affordable housing, while the adaptive reuse of
underused commercial sites is another suggestion to increase affordability.
ACT Indicative Land Release Program 2015-16 to 2018-19
Each year the ACT Government issues an indicative land release program to convey its intentions in
relation to the supply of land over the subsequent four years. In identifying land for release, the
Government takes into account factors such as population projections, household demand and the
provision of infrastructure and services. The Indicative Land Release Program 2015-16 to 2018-19
includes a sale target of 17,190 dwelling sites between 2015-16 and 2018-19. The sites to be released
include land in three greenfield development areas, as well as infill opportunities.
In response to strong demand for detached housing sites, new land in Moncrieff and Throsby
(Gungahlin), Denman Prospect (Molonglo) and West Belconnen have been programmed for release in
2015-16. As part of the ACT Government’s Public Housing Renewal Program, around 1,200 dwellings
will also be sold for redevelopment. The Program also identifies commercial, industrial, community and
non-urban land to be released over the next four years.
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