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CONFLICTS OF INTEREST 

A conflict of interest arises when the Mayor or Council staff are influenced, or are seen to be 
influenced, in carrying out their duties by personal interests. Conflicts of interest can be pecuniary 
or non-pecuniary in nature. 

A pecuniary interest is an interest that a person has in a matter because of a reasonable likelihood 
or expectation of a financial gain or loss. 

A non-pecuniary interest can arise as a result of a private or personal interest, which does not 
relate to money. Examples include friendship, membership of an association or involvement or 
interest in an activity.  

The Mayor or staff member who considers they may have a conflict of interest should read Council 
Policy. 

The responsibility of determining whether or not the Mayor or Council employee has a pecuniary 
or non-pecuniary interest in a matter, is the responsibility of that individual. It is not the role of the 
Mayor or Chief Executive Officer, or another Council employee to determine whether or not a 
person may have a conflict of interest. 

COUNCIL CODE OF CONDUCT 

The Council Code of Conduct is a requirement of Section 440 of the Local Government Act 1993, 
which requires all councils to have a code of conduct to be observed by the Mayor and Council 
employees attending a Council meeting or a meeting of a committee of Council. 

The code of conduct sets out the responsibilities of the Mayor and Council employees attending a 
Council meeting or a meeting of a committee of Council. The code also sets out how complaints 
against a Council employee, the Mayor or Chief Executive Officer are to be made. 

COUNCIL CODE OF MEETING PRACTICE 

The Council Code of Meeting Practice is a requirement of Section 360(3) of the Local Government 
Act 1993, which requires all councils to have a code of meeting practice.  The code of meeting 
practice is to be observed by the Administrator, members of staff, delegates of the Council and 
members of the public attending a Council or a meeting of a committee of Council. 

 

 

Acknowledgement of Country 
Council wishes to show our respect to the First Custodians of this land the Ngarigo, Walgalu, 

Ngunnawal and Bidhawal people and their Ancestors past and present. 
. 

Webcasting 
Council meetings are recorded and live streamed to the internet for public viewing. By entering the 

Chambers during an open session of Council, you consent to your attendance and participation 
being recorded and streamed on Council’s website www.snowymonaro.nsw.gov.au  

http://www.snowymonaro.nsw.gov.au/
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ORDINARY COUNCIL MEETING 

TO BE HELD IN COUNCIL CHAMBERS, 81 COMMISSIONER STREET, COOMA NSW 
2630 

 
ON THURSDAY 20 MAY 2021 
COMMENCING AT 5:00PM 

 
 

BUSINESS PAPER 
 

 
1. OPENING MEETING 
 
2. ACKNOWLEDGEMENT OF COUNTRY 
 
3. APOLOGIES AND APPLICATIONS FOR LEAVE OF ABSENCE BY COUNCILLORS  
 
4. CITIZENSHIP CEREMONIES  

5. DISCLOSURE OF INTEREST  

(Declarations also to be made prior to discussions on each item) 

6. MATTERS DEALT WITH BY EXCEPTION  

7. CONFIRMATION OF MINUTES 
7.1 Ordinary Council Meeting held on 15 April 2021 
7.2 Closed Session of the Ordinary Council Meeting held on 15 April 2021  

8. PLANNING AND DEVELOPMENT APPLICATION MATTERS 

8.1 Development Application 10.2020.135.1 Eco-Tourist Facility 3  

9. OTHER REPORTS TO COUNCIL  

9.1 KEY THEME 1. COMMUNITY 

9.1.1 Policy Approval - SMRC Cemetery Operations 59 

9.1.2 Support for GP services in Bombala 69 

9.1.3 Section 355 SMRC Tourism Advisory Committee - April 2021 - draft minutes 71 

9.1.4 Monthly funds management report - April 2021 77 

9.1.5 Divestment of residential aged care - endorsement of evaluation criteria 85  

9.2 KEY THEME 2. ECONOMY 

9.2.1 NSW Legislative Council's Portfolio Committee No. 4 – Industry Inquiry - Long 
term sustainability and future of the timber and forest products industry 95 

9.2.2 Amendments and updates to action list of Snowy Monaro Destination 
Management Plan 2019 101  



 

ii 

 

9.3 KEY THEME 3. ENVIRONMENT 

Nil  

9.4 KEY THEME 4. LEADERSHIP 

9.4.1 Quarterly budget review statement (QBRS) to March 2021 107 

9.4.2 Placing revenue policy on public exhibition 125 

9.4.3 Answers to questions with notice 173 

9.4.4 Resolution action sheet update 183  

10. NOTICE OF MOTION 

10.1 Request for affordable housing report 299 

10.2 Motion to rescind - rates harmonisation legislation changes 301 

10.3 Motion to get a report on a bed tax 305 

10.4 Allocation of Council budget for the first phase of the Monaro Rail Trail project 
planning. 335 

10.5 Bombala streetscape remediation work 339 

10.6 Poll to accompany Council elections ballot papers. 341  

11. MAYORAL MINUTES  

12. QUESTIONS WITH NOTICE  

13. Confidential matters 

13.1 Request for investigation. 343 

Item 13.1 is confidential in accordance with s10(A)(2)(a) of the Local Government Act 
because it contains personnel matters concerning particular individuals (other than 
councillors) and discussion of the matter in an open meeting would be, on balance, 

contrary to the public interest. 

13.2 Legal actions and potential claims against SMRC as at 30 April 2021 343 

Item 13.2 is confidential in accordance with s10(A)(2)(e) of the Local Government Act 
because it contains information that would, if disclosed, confer a commercial 
advantage on a person with whom the Council is conducting (or proposes to conduct) 
business and discussion of the matter in an open meeting would be, on balance, 
contrary to the public interest. 

13.3 Request for CEO performance review .......................................................................... 343  

Item 13.3 is confidential in accordance with s10(A)(2)(a) of the Local Government Act 
because it contains personnel matters concerning particular individuals (other than 
councillors) and discussion of the matter in an open meeting would be, on balance, 
contrary to the public interest 
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8.1 DEVELOPMENT APPLICATION 10.2020.135.1 ECO-TOURIST FACILITY 

Record No:  

Responsible Officer: Chief Operating Officer    

Author: Town Planner  

Key Theme: 3. Environment Outcomes 

CSP Community Strategy: 8.1 Plan for rural, urban and industrial development that is 
sensitive to the region’s natural environment and heritage 

Delivery Program Objectives: 8.1.3 Development assessment processes are streamlined to 
support regional development and growth  

Attachments:  1. DRAFT Conditions (Under Separate Cover)   
2. Plans (Under Separate Cover)   
3. Statement of Environmental Effects (Under Separate Cover)   
4. BASIX Certificate (Under Separate Cover)   
5. NatHERs Certificate Cabin 1 (Under Separate Cover)   
6. NatHERs Certificate Cabin 2 (Under Separate Cover)   
7. NatHERs Certificate Cabin 3 (Under Separate Cover)   
8. AHIMS Report (Under Separate Cover)   
9. Submission 1 (Under Separate Cover)   
10. Submission 2 (Under Separate Cover)   
11. Submission 3 (Under Separate Cover)   
12. Submission 4 (Under Separate Cover)   
13. Submission 5 (Under Separate Cover)   
14. Submission 6 (Under Separate Cover)   
15. Submission 7 (Under Separate Cover)   
16. Applicant Response to Submissions (Under Separate 
Cover)   
17. Renwick Services Deed (Under Separate Cover)   
18. Development Application Form (Under Separate Cover)      

Further Operational Plan Actions:  

Applicant Number: 10.2020.135.1 

Applicant: B M Grenfell 

Owner: J L Grenfell & B M Grenfell 

DA Registered: 28/10/2020 

Property Description: Lot 9 DP 861805 Ph Abington 

Zone: Primary Production – RU1 

Current Use: Dwelling 

Proposed Use: Eco-Tourist Facility 

Permitted in Zone: Yes 

Recommendation: Approval 
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EXECUTIVE SUMMARY 

The purpose of this report is to seek approval for an Eco-tourist Facility, comprising of three (3) 
cabins at Charlottes Lane, Jindabyne. Each cabin is an ex-shipping container repurposed into a one 
(1) bedroom studio cabin. The cabins have been selected with sustainability in mind and to be 
consistent with the objectives for Eco Tourist Development (Clause 5.13) of the Snowy River Local 
Environmental Plan 2013.   

In accordance with Council policy “Referral of Development Applications to Council” the 
application is referred to Council for determination as it has received more than five (5) 
submissions. 

Upon assessment, the assessing officer is satisfied that the development complies with the 
provisions of the Snowy River Local Environment Plan 2013 (SRLEP) and the Snowy River 
Development Control Plan 2013 (SRDCP). 

It is recommended that the development be approved with conditions.  

If Council decided to make a determination other than as included in the recommendation, it must 
follow the procedure adopted through resolution 18/18 on February 2018. 

 

RECOMMENDATION 

That pursuant to section 4.16 of the Environmental Planning and Assessment Act 1979 (as 
amended) Council grants approval to DA 10.2020.135.1 for an Eco-tourist Facility (3 cabins) on 
Lot 9 DP 861805 Ph Abington subject to the conditions attached. 

 

BACKGROUND 

Proposal in Detail:  

The proposal is for the construction of an Eco-tourist facility on a four hectare rural lot 
at Charlottes Lane, south of Jindabyne Township accessed via the Snowy River Way and 
Carinya Lane.  
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Figure 1 – Location Map: 

 

 

The application as originally submitted was for the construction of four (4) studio eco 
tourist cabins on site. Through the assessment process and in part as a response to 
neighbour concerns with the application the development has been redesigned to 
remove one of the cabins and to increase the setback on the southern boundary. The 
proposal before Council is for an Eco-tourist Facility, three (3) cabins, the cabins 
proposed are refurbished shipping containers. The containers will accommodate two 
guests in a self-contained studio.  
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Figure 2 – Layout as originally submitted of four (4) cabin Eco-tourist Facility  

 

 

Figure 3 – Layout as amended showing three (3) eco tourist cabins with increased side 
setbacks 
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Figure 4 – Cabin Elevations 

 

 

ASSESSMENT 

The application has been assessed against the provisions of the following documents: 

 

State Environment Planning Policies (SEPPs) All relevant SEPPs have been considered 

Local Environmental Plan (LEP) (including draft 
LEPs) 

Snowy River Local Environment Plan 2013 

Development Control Plans Snowy River Development Control Plan 2013 

Section 4.15 and EP&A Act Checklist: 

 

The suitability of the site for the development: The surrounding land uses are consistent to the 
proposed development being a mixture of rural 
residential and tourist and visitor 
accommodation. 

The provisions of any environmental planning 
instrument and draft environmental planning 
instrument: 

The proposal has been assessed against the 
provisions of all relevant SEPP’s and the 
development has been found to achieve an 
acceptable level of compliance. 

The proposal has been examined in detail 
against the provisions of SRRLEP 2013 and has 
been found to achieve an acceptable level of 
compliance.    

The use proposed are permitted in the zone and 
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consistent with the zone objectives. 

The provision of any development control 
plan: 

The application generally complies with the 
provisions of Council’s relevant development 
control plans. 

Any matters prescribed by the regulations: The application generally complies with the 
EP&A Regulation 2000. 

The likely impacts of that development, 
including environmental impacts on both the 
natural and built environments, and social and 
economic impacts in the locality: 

The likely impacts of the development have 
been appropriately considered as part of this 
application.  

Any submissions made in accordance with the 
EP&A Act or the regulations: 

The application was notified for a period of 14 
days in accordance with the provisions of the 
Snowy Monaro Community Participation Plan. 
Seven (7) submissions were received, the 
submissions have been considered below.    

The public interest: The proposal is not contrary to the public 
interest, as it complies with the Council’s 
standards and will not contribute to creating an 
undesirable precedent. 
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Figure 5 – The Subject Site 

 

INTEGRATED DEVELOPMENT  

The proposed development was reviewed against the relevant provisions of the EP&A Act 1979 to 
identify whether the application was integrated development. It is was not deemed to be 
Integrated Development under Section 4.46 of the Environmental Planning and Assessment Act 
1979. 

REFERRALS  

External Referrals  

No external referrals were required. 

Internal Referrals   

The development application was referred to the following sections of Council for comment: 

 

Section  Comments  

GIS Officer Separate addressing not required  
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LEGISLATIVE REQUIREMENTS ASSESSMENT UNDER SECTION 4.15 OF EP&A ACT 

As required by the Environmental Planning and Assessment Act, 1979, Section 4.15, the 
following relevant matters are addressed below: 

 Suitability of the site; 

 Environmental planning instruments (State Environmental Planning Policies, Local 

Environmental Plans); 

 Draft environmental planning instruments; 

 Development control plans; 

 Likely Impacts of the Development - environmental (natural and built), social and economic; 

 Any Planning Agreement or Draft Planning Agreement; 

 The EP&A Regulations; 

 Submissions; and 

 Public interest. 

The suitability of the site for the development: 

 

Slope  Gentle slope exists – no impediment to development 

Significant vegetation The vegetation on site can be classed as grassland  

Adjoining development The proposed development is of a similar nature to the 
adjoining property of Carinya Alpine Village, the scale and 
design of the proposal are similar or smaller than neighbouring 
developments. 

Suitability of proposed works 
/ building 

Generally acceptable having regard to constraints of the land 

Streetscape The proposal is generally compatible with adjoining 
development 

Stormwater disposal On-site via detention 

Services electricity / telephone/ rain water 

Views Nil impact to and from site 

Contamination Nil identified 

Bushfire Land not identified as being bushfire prone. 

Flooding Nil impact 

Vehicular access The site has coinciding legal and practical access 

Easements and restriction on 
use  

The property is burdened by a restriction on use. The 
restriction is the prohibition of livestock on the property 
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without the lot being fenced.   

Aboriginal sites Nil identified on-site 

Threatened species Nil identified on-site 

Grasslands Nil identified on-site 

Rivers/streams The property is mapped with a watercourse on the south 
western boundary  

Effluent disposal Onsite  

Prevailing winds Nil impact 

Easements Nil affected by this proposal 

Other matters Nil 

 

The provisions of any environmental planning instrument  

 
State Environmental Planning Policies 

The proposal has been assessed against the provisions of all known SEPP’s and the development 
has been found to achieve an acceptable level of compliance. The SEPP’s examined include (where 
applicable): 

 

State Environmental Planning Policies  Compliance/Relevance 

SEPP - Aboriginal Land 2019 Not relevant 

SEPP - Activation Precincts 2020 Not relevant 

SEPP - Affordable Rental Housing 2009 Not relevant 

SEPP - Building Sustainability Index: BASIX 2004 Not relevant 

SEPP - Concurrences and Consents 2018  Not relevant 

SEPP - Educational Establishments and Child Care Facilities 2017 Not relevant 

SEPP - Exempt and Complying Development Codes 2008 Not relevant 

SEPP - Housing for Seniors or People with a Disability - 2004 Not relevant 

SEPP – Infrastructure 2007 Not relevant 

SEPP – Koala Habitat Protection 2020 Not relevant 

SEPP (Mining, Petroleum Production and Extractive Industries) 
2007 

Not relevant 

State Environmental Planning Policy (State and Regional 
Development) 2011 

Not relevant 

State Environmental Planning Policy (Vegetation in Non-Rural 
Areas) 2017 

Not relevant 
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Permissibility of the development under the Snowy River Local Environmental Plan 2013 

 
 The subject land is zoned: Primary Production – RU1 
 
 Definition of land usage under SRLEP 2013: Eco-tourist Facility 
 
 The proposal is permissible with development consent from Council pursuant to Zone RU1 

of the SRLEP 2013.  
 
 The proposal is considered to be consistent with the aims and objectives of the plan. 

 

In the assessment of this application, the following special provisions from SRLEP 2013 are of 
relevance and have been assessed for compliance: 

 

Provision Response/Acceptable Solution 

PART 1 Preliminary 

 

Snowy River Local Environmental Plan 
2013 

PART 2 Permitted or prohibited development 

 

The proposal is permitted in the RU1 zone 

PART 3 Exempt and Complying Development 

 

The application is not exempt or 
complying development  

PART 4  Principal development standards 

 

The application does not include 
subdivision or an exemption to 
development standards 

Clause 4.3 Height of building Complies – 3.4m 

PART 5 Miscellaneous provisions  

Definition: 
eco-tourist facility means a building or place that— 

(a)  provides temporary or short-term 

accommodation to visitors on a commercial 

basis, and 

(b) is located in or adjacent to an area with special 

ecological or cultural features, and 

 

 

 

 

 

 

 

(a) The proposed cabins will solely be 
used for the purposes of short term 
accommodation to visitors.  

(b) The subject land is in an area with 
special ecological features. The land 
backs directly onto Steels creek which 
flows into the Mowamba River. Both of 
these water courses are tributaries of 
the Snowy River.  

These watercourses attract aquatic 
life, bird life and a range of other 
native wildlife to the subject land. This 
allows for a variety of nature based 
activities such as bird watching. 
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(c) is sensitively designed and located so as to 

minimise bulk, scale and overall physical 

footprint and any ecological or visual impact. 

 

 

Additionally the land is adjacent to 
areas of natural and cultural 
significance such as Lake Jindabyne 
(part of the Snowy Mountains Scheme) 
and the Kosciuszko National Park.  

When defining the word adjacent, the 
case of  Mayor of Wellington v Mayor 
of Lower Hutt (1904) AC 773), the 
judgment stated the following: 

“Adjacent is not a word to which a precise 
and uniform meaning is attached by 
ordinary usage. It is not confined to places 
adjoining and it includes places close to or 
near."  

It is reasonably clear then that 
adjoining requires a connecting 
boundary, whilst adjacent is not 
attached but within the vicinity. As 
such it can be considered that the land 
is in the vicinity of special ecological 
and cultural features. The land is also 
adjoining a special ecological feature 
being Steels Creek which is part of the 
catchment of the Snowy River. 

In March 2010 the catchment of the 
Snowy River was listed as an 
ENDANGERED ECOLOGICAL 
COMMUNITY (EEC). 

The area included in the Snowy River 
catchment covers all natural rivers, 
creeks, streams of the Snowy River 
including the Mowamba River of which 
the land is situated on a tributary 
Steels Creek.  

As such, it is considered that the 
subject lands proximity to the 
Mowamba River and the Snowy River 
satisfy the requirement of adjacent to 
an area with special ecological 
features.  

 

(c)  The cabins are located over 200m 
away from Steels Creek, with no onsite 
construction proposed which will 
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It may include facilities that are used to provide 

information or education to visitors and to exhibit or 

display items. 

 

result in less impact upon the 
environment with only footings being 
required to be installed and overall the 
development has a small physical foot 
print (the entire development being 
less than 41m²). 

The proposal has not listed specific 
information or education items to be 
provided as part of the development.  

This is not a requirement and it is 
considered given the small scale of the 
development that having the managers 
available to answer any questions is 
sufficient.  

 

Clause 5.13 Eco-tourism facility 

13   Eco-tourist facilities 

(1)  The objectives of this clause are as follows: 

(a)  - to maintain the environmental and cultural 
values of land on which development for the 
purposes of eco-tourist facilities is carried 
out, 

(b)  - to provide for sensitively designed and 
managed eco-tourist facilities that have 
minimal impact on the environment both on 
and off-site. 

 

 

 

 

(2)  This clause applies if development for the 
purposes of an eco-tourist facility is permitted 
with development consent under this Plan. 

 

(3)  The consent authority must not grant consent 
under this Plan to carry out development for 
the purposes of an eco-tourist facility unless 
the consent authority is satisfied that: 

(a)  - there is a demonstrated connection 
between the development and the 
ecological, environmental and cultural values 

 

  

 

The environmental and cultural values of 
the land will not be diminished by the 
proposed development.  

 

The cabins are of an environmentally 
sustainable design. Being repurposed 
shipping containers there is no onsite 
construction resulting in less impact upon 
the environment with only footings being 
required to be installed. The use of a 
repurposed material also achieves a 
sustainably benefit with new material 
limited to the fit out of the building and 
not the overall structure.  

(2) The property is zoned RU1 and Eco-
tourist facilities are a permitted land use 
with consent from council. 

 

(3) The application aims to conserve the 
natural environment by developing the 
site with sensitively considered cabins. 

(a)  Being located close to the banks of the 
Mowamba River will provide a unique eco-
tourism opportunity, including the 
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of the site or area, and 

 

 

(b)  the development will be located, 
constructed, managed and maintained so as 
to minimise any impact on, and to conserve, 
the natural environment, and 

 

 

 

 

(c)  the development will enhance an 
appreciation of the environmental and 
cultural values of the site or area, and 

 

 

 

 

 

 

 

(d)  the development will promote positive 
environmental outcomes and any impact on 
watercourses, soil quality, heritage and 
native flora and fauna will be minimal, and 

 

 

 

 

 

 

 

(e)  the site will be maintained (or regenerated 
where necessary) to ensure the continued 
protection of natural resources and 
enhancement of the natural environment, and 

 

potential for fly fishing and bird watching.  

Additionally the property is located in 
close proximity to unique alpine areas and 
Kosciuszko NP and Lake Jindabyne. 

(b) The selection of the cabins has been 
sensitively considered. As the repurposed 
buildings are manufactured off-site it will 
minimise impacts on the natural 
environment. The buildings proposed are 
of a low scale and seek to accommodate 
only minimal guests (being two guests per 
cabin). 

 

(c) The development will allow for 
appreciation of the environmental and 
cultural values, as the cabins are 
orientated to achieve views of the Snowy 
Mountains and can enjoy the comforts of 
the emerging “Micro Living” 
accommodation trend. Those 
accommodated in the buildings can feel 
immersed in the natural environment as 
due to the scale of the development and 
the number of occupants accommodated 
by the development. 

 

(d) Development has been located to 
ensure positive environmental outcomes 
by providing accommodation in a form 
which is low scale and allows guests to 
explore the natural environment within 
the site. The buildings have been located 
to ensure minimal impact of Flora & Fauna 
as they are within an area of the site that 
is cleared. The cabins and the associated 
onsite effluent disposal systems are 
located a considerable distance from the 
adjoining water course. 

 

(e) Satisfactory with appropriate 
conditions of consent will be required for 
the ongoing management of the site.  
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(f)  waste generation during construction and 
operation will be avoided and that any waste 
will be appropriately removed, and 

 

 

 

 

 

(g)  the development will be located to avoid 
visibility above ridgelines and against 
escarpments and from watercourses and 
that any visual intrusion will be minimised 
through the choice of design, colours, 
materials and landscaping with local native 
flora, and 

 

 

 

 

 

 

(h)  any infrastructure services to the site will 
be provided without significant modification 
to the environment, and 

 

 

 

(i)  any power and water to the site will, where 
possible, be provided through the use of 
passive heating and cooling, renewable 
energy sources and water efficient design, 
and 

 

(j)  the development will not adversely affect 
the agricultural productivity of adjoining 
land, and 

 

 

(f) Due to construction occurring on the 
cabins off site there will be very little 
onsite waste generated through 
construction. During the operations of the 
cabins with the small number of guests to 
be accommodated the onsite 
management will be able to manage the 
waste removal from the site. 

 

(g) The development is of a low scale 
being single storey shipping containers. 
These are sited in close proximity to the 
road and the existing residence on the 
site. They have the form of an outbuilding 
or shed in the context of the landscape 
and as such do not constitute a visual 
intrusion. The buildings are proposed to 
be located below any ridgelines, and are 
over 200m from Steels Creek. 

The choice of colour (Woodland Grey), will 
reduce any visual intrusion as the colour is 
designed to be compatible with the 
surrounding landscape. 

 

(h) Self-supporting and sustainable 
infrastructure is proposed. Being onsite 
sewerage management facilities and 
water tanks. These services will not 
require significant modification of the 
environment.  

 

(i) Satisfactory – passive heating & cooling 
designs proposed, the cabins will be 
supplied with rain water only.  

 

 

(j) The proposed lot is whilst within a rural 
zone it does not adjoin any land that is 
being used for any significant primary 
production. The land was previously 
subdivided to initially service the Carinya 
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(k)  the following matters are addressed or 
provided for in a management strategy for 
minimising any impact on the natural 
environment: 

(i)  measures to remove any threat of serious 
or irreversible environmental damage, 

(ii)  The maintenance (or regeneration where 
necessary) of habitats, 

(iii)  Efficient and minimal energy and water 
use and waste output, 

(iv)  Mechanisms for monitoring and 
reviewing the effect of the development 
on the natural environment, 

(v)  Maintaining improvements on an on-
going basis in accordance with relevant 
ISO 14000 standards relating to 
management and quality control. 

 

Alpine Village (tourist and visitor 
accommodation) and a large lot 
residential subdivision. There are no 
foreseen impacts on agricultural 
productivity as the subject lot is located 
away from agricultural areas 

(k)  

(i) the development is proposed on 
already managed land and over 200m 
away from Steels Creek therefore, there 
are no foreseen environmental impacts. 

(ii) Not applicable 

(iii) The development has complied with 
the requirement of the BASIX SEPP.  
Renewable energy is proposed, rainwater 
and an onsite sewer management system.  

(iv) The existing dwelling will be utilised as 
a manager’s residence to monitor and 
review any impacts.  

(v) The occupation of the dwelling as a 
manager’s residence during the 
occupation of the cabins will be 
conditioned accordingly. 

PART 6 Land release areas 

 

Not applicable 

PART 7 Additional local provisions 

  

 

Clause 7.1 Flood planning 

 

Whilst the lot is located within close 
proximity to a watercourse given the size 
of the watercourse and the proposed 
siting of the development there are no 
foreseen flooding impacts. 

Clause 7.2 Terrestrial biodiversity The property is mapped with Terrestrial 
Biodiversity. The location of proposed 
location of the development is located 
outside the mapped area and it is noted 
that the property is an established 
residential lot and therefore not foreseen 
impacts. The cabins have been sited in an 
area of the property which is previously 
cleared.  
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Clause 7.3 Riparian land and watercourses 

 

 

The development complies with the 
provisions of the clause. Whilst the 
property adjoins Steels Creek, the cabins 
are all setback over 200m from the 
watercourse as such there is considered to 
be no impact on the riparian land by the 
development. 

 

 

Clause 7.4 Wetlands Not applicable 

Clause 7.5 Active street frontages Not applicable 

Clause 7.6 Development within the Lake 
Eucumbene and Lake Jindabyne scenic protection 
areas 

Not applicable 

Clause7.7 Development within the eastern 
approaches to Kosciuszko National Park  

Not applicable 

Clause7.8 Serviced apartments Not applicable 

Clause7.9 Essential services 

 

Access – Private roads Carinya Lane and 
Charlottes Lane service the property and 
afford the property coinciding legal and 
practical access. 

Water – The subject land has access to 
water rights as part of Renwick Pty Ltd. 
However it is not proposed that the cabins 
will utilise any of the water allocation for 
lot 9. The proposed water provision for 
the cabins is solely rain water being a 
30,000lt tank for the entire property and 
an individual water tank for each cabin. 

Sewage - The cabins will be connected to a 
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new septic system which is located over 
200m away from the Steels Creek. The 
location, size and type of system has been 
recommended by a qualified On-site 
Sewer Management Specialist (refer to 
the Site and Soil assessment -Water check 
Report). A further approval under S68 of 
the Local Government Act will be required 
to install the system as well as an ongoing 
approval to operate the system. 

Electricity – the proposed energy source 
for the cabins is from solar panels. The 
proposed solar panels will be located on 
the roof of the existing dwelling and then 
fed to the cabins via batteries.  

SCHEDULE 1 Additional permitted uses  

 

Not Applicable  

SCHEDULE 2 Exempt development 

 

Not Applicable  

SCHEDULE 3 Complying development  

 

Not Applicable  

SCHEDULE 4 Classification and reclassification of 
public land 

 

Not Applicable  

SCHEDULE 5 Environmental heritage 

 

Heritage item - I149 - Carinya Alpine 
Village Recreational Hall (82 Carinya Lane) 
is located on an adjoining property.  

The entry to the subject lot of the 
proposed development is located over 
300m away from the heritage item.  

As such, there is no foreseen impact from 
the development to the heritage item. 

 An AHIMS search was carried out 
revealing zero (0) aboriginal sites or 
locations within 50m of the subject site.  

AHIMS: 567120 

 

 

Provision of any proposed Environmental Planning Instruments  

There are no proposed environmental planning instruments applying to this site.   
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Assessment against the relevant provisions of Snowy River Development Control Plan 2013 

 
In the assessment of this application, the following DCP provisions are of relevance and have been 
assessed for compliance: 
 

Provision Response/Acceptable Solution 

A1 Introduction  

A2 Development application 
requirements 

Satisfactory 

A3 Public Notification (Snowy Monaro 
Community Participation Plan 2019) 

 

Notification undertaken between 05/11/2020 – 
19/11/2020 

Extension of period granted until 30/11/2020. 

B1 Rural localities, Towns & Villages Not Applicable  

B2 Town & Village Plans Not Applicable  

C General planning considerations  

  C1 Subdivision  Not Applicable  

  C2 Design  

 

The size of the cabins are 2.44m wide x 5.5m long 
x 3.1m height. The size of the cabins is considered 
to be a small footprint.  

The proposed colour is woodland grey. This colour 
is in keeping with the colour of the existing 
dwelling.  As such, it is considered that the 
selected colour will allow for the blending of the 
cabins into the surrounding landscape.  In 
addition, the siting of the cabins are well below 
the ridgeline lower than the existing dwelling and 
located as far down the block as possible without 
entering into the restricted area.  
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  C3 Car-parking, Traffic & Access Complies - In accordance with Table C3. 4-2 each 
cabin require one (1) space and one (1) additional 
space per two (2) employees.  

The proposal provides one car space per unit and 
existing car parking arrangements for the existing 
dwelling provides more than adequate additional 
car parking for employees.  The owners intend to 
manage the development from the subject site.  

 

  C4 Heritage Heritage item - I149 - Carinya Alpine Village 
Recreational Hall (82 Carinya Lane) is located on an 
adjoining property.  

The entry to the subject lot of the proposed 
development is located over 300m away from the 
heritage item.  

As such, there is no foreseen impact from the 
development to the heritage item. 

 

  C5 Tree preservation & Landscaping  There are no trees proposed to be removed as part 
of the development. 

  C6 Signage & Advertising No signage is proposed as part of the 
development. 

Any future signage will be the subject of a separate 
development application, unless it meets the 
development standards of the Exempt and 
Complying Code SEPP 2008.  

  C7 Natural Hazard Management   Not Applicable. 

  C8 Environmental Management The proposed location of the development is 
located outside the mapped area and it is noted 
that the property is an established residential lot 
and therefore no foreseen impacts. 

  C9 Energy & Waste Efficiency, Water    
Supply & Effluent Disposal  

The applicant has provided a BASIX and NatHERs 
report for the cabin which demonstrates 
compliance with the principle of efficient building. 

As discussed in the assessment of cl 7.9 of the 
SRLEP water is to be provided by rainwater tanks, 
effluent disposal via an on-site management 
system and electricity from renewable solar 
power.  

  C10 Waste management & Recycling There is no council waste collection service to the 
subject site.  
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There is a bank of bins which the existing dwelling 
uses to dispose of their domestic waste and 
recycling.  

The proposed waste management of the 
development is either manual delivery to the 
Jindabyne landfill or via a private collection 
service. 

D Residential Development  Not Applicable  

E Non-residential Development   

  E1 Tourist Accommodation  

     1. Background  

     2. Bed & Breakfast Accommodation Not Applicable 

     3. Farm Stay Accommodation  Not Applicable 

     4. Eco-tourist Accommodation 

 

The original development consisted of four (4) 
cabins to be used as an Eco-Tourist Facility, 
however the applicant has reduced the number of 
proposed cabins to three (3) in response to the 
submissions received.  

The cabins have been moved further from the 
southern boundary so as to be located further 
from the adjoining neighbour. This in response to 
concerns raised about impacts on the 
neighbouring residence.  

The proposed cabins are in a studio design and will 
be condition to sleep a maximum of two (2) people 
each. 

 

 

There is more than adequate provision for parking 
on the site. one (1) car park is proposed per cabin  

Complies 

The application falls within the objectives for eco 
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tourist facilities as defined within the DCP. The 
locality is renowned for its environmental features 
and the site is suitable for the proposed use.  

The proposed development has been designed for 
eco-tourist purposes and demonstrates that there 
will be significant practical reliance on renewable 
energy and water use.  

Conditions relating to the DCP apply to the consent 
in terms of use of the eco tourist facility.  

Contributions apply at a rate of 0.29ET per room= 
0.29 ET x 3 (3 cabins - 1 bedroom) = 0.87 ET. 

 

F Controls for specific sites & localities Not Applicable 

 
Impacts of the Development – Environmental, Social & Economic  

Access, transport and traffic Access is via a private road Carinya Lane and with 
and existing driveway from Charlottes land.  

Each cabin has dedicated car spaces. 

Easements/88B Restrictions on Use The property is burdened by a restriction on use. 
The restriction is the prohibition of livestock on the 
property without the lot being fenced.  This does 
not impact on the subject development. 

Bushfire Assessment s4.14 Land not identified as being bushfire prone land. 

Impacts on supply of utilities  The cabins have been designed utilizing 
environmentally sustainable principles and solar 
panels are proposed. 

Heritage AHIMS Search ID: 547373 – nil results  

Heritage Item I149 is located on an adjoining 
property; however there is no foreseen impact as 
the development is located over 300m away. 

Natural and other land resources The proposed development is considered unlikely to 
result in any significant impacts upon natural or 
other land resources within the locality as the 
proposal will not be drawing on the riparian access 
rights of the subject lot but proposes rain water to 
be the sole water supply.  

Water supply and potential impacts on 
surface and ground water  

No impact foreseen. 

Soils Not Applicable. 



PLANNING REPORT TO ORDINARY COUNCIL MEETING OF SNOWY MONARO REGIONAL COUNCIL  

HELD ON THURSDAY 20 MAY 2021 Page 24 

8.1 DEVELOPMENT APPLICATION 10.2020.135.1 ECO-TOURIST FACILITY 
 

 

Air quality, pollution and microclimate 
impacts (e.g. odour) 

The proposed development is unlikely to have any 
significant impact on the air quality of the site and 
any surrounding properties due to the nature of the 
development. 

Flora and fauna & Consideration of 
Threatened Species  

Not Applicable. 

Waste facilities and controls The proposed development will be utilizing an on-
site sewer management system as such no impact to 
council’s infrastructure. 

Waste will be disposed of manually by the developer 
to the Jindabyne landfill or via a private waste 
collect service provider.  There are no Council 
services in the area.  

Energy efficiency and greenhouse gas 
emissions 

BAISX and NatHERs certificate provided meeting the 
requirements for energy efficient building.  

Noise and vibration Some noise will result from the construction of the 
proposed development however, such noise would 
be temporary, be restricted to occur within time 
limits and have no lasting impact. Due to the limited 
number of guests to be accommodated there will be 
minimal ongoing noise impacts.  

Safety, security and crime prevention It is likely the safety and security of the area are to 
benefit with the addition of a new accommodation 
through increased public surveillance. Due to the 
limited number of guests being accommodated and 
the onsite management provided there would be 
limited impacts from the guests on surrounding 
properties. Any impacts could be managed by the 
onsite managers should they occur. Appropriate 
conditions of consent include a requirement for 
signage to alert guests of the rural nature of the site 
and that there are residences in close proximity that 
need to be considered.  
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Social impact in locality Whilst the proposed development will increase the 
number of tourists to the area, it is of a low scale 
allowing for only an additional six (6) persons to be 
accommodated above that which is already onsite in 
the existing dwelling.   

The maximum number of tourists permitted at one 
time will be six (6) – two (2) per cabin, this is 
significantly less tourists that can be accommodated 
currently at the Carinya Alpine Village. The existing 
Carinya Alpine Village tourist and visitor 
accommodation offers accommodation for up to 
140 people.  

The location of the subject site is at the start of 
Charlottes Lane which is a dead end road. With 
appropriate signage, the potential of cars passing 
other residences on Charlottes Lane is considered 
minimal.  

Additionally, there is an active DA on adjoin Lot 12 
DP 1067410 for a three (3) unit Rural Tourist facility 
with a managers residence. 

Economic impact in locality The proposal for additional tourism accommodation 
is in line with the objectives of the wider area and 
will be a positive influence on the economy. 

Site and internal design issues Satisfactory. 

Impacts during construction It is unlikely that the construction of the proposed 
shed will result in any significant impacts due to the 
containers being fitted out offsite and only minimal 
construction works for their installation on site.  

Cumulative impacts The proposed development in conjunction with 
surrounding residential development is considered 
unlikely to result in any significant cumulative 
impacts. 

Impact on pedestrian movements and 
safety 

Not Applicable. 

Mineral resources and/or deposits in the 
vicinity 

There are no known mineral resources or deposits in 
the vicinity. 

Impacts on aboriginal heritage Nil 

Health Impacts of High Voltage Power 
Lines 

Not Applicable. 
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Public Interest 

The proposal is not contrary to the public interest, as it complies with the Council’s standards and 
will not contribute to creating an undesirable precedent 

OTHER MATTERS 

Developer Contributions Contributions apply at a rate of 0.29ET per room as per 
Councils contribution plan. With one room in each building, 
total contributions will be based on 0.87 of an ET. 

The contributions are to form a condition of consent for 
payment prior to the release of the construction certificate.  

Internal Referrals GIS – separate addressing not required. 

 

SUBMISSIONS 

Submissions  

The proposed development was required to be notified under the Snowy Monaro Community 
Participation Plan requirements and relevant statutory regulations.  As such notification letters 
were sent out to adjoining landowners and exhibited for a period of 14 days in line with this 
requirement. Several interested parties contacted Council and requested additional time for the 
lodgement of submissions. These requested were agreed to and additional time was provided. All 
submissions below were received either within the original time frame or within the additional 
time provided as requested. 

The application was not required to be publicly advertised. 

Seven (7) submissions were received objecting to the development. The submissions are attached 
to the report and are summarised below with consideration of the issues raised following.  

 

 

Summary of Issues Raised by Submission 1 

1. Rural residential zone land  
Concerned that the land cannot be used to support commercial business and the impact 
on a rural residential community. 

2. Eco-tourism is a Commercial venture , which is supposed to support education, hands 
on activities and have special ecological or cultural features  
Concerned that there are no education, hands on activities or special ecological or 
cultural features on the site or in the surrounding area.  

Officers Response to issues raised in Submission 1 

Zoning (rural Residential) 

The zone of the land is Primary Production (RU1) and not rural residential as suggested 
in the submission. Eco Tourist facilities are a permitted use in the RU1 zone.  

Carinya Alpine Village (adjoining the site) is a well-established commercial business 
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which provides accommodation to tourists and visitors, as well as a single Rural Tourist 
residence at the commencement of Carinya Lane. Additionally, there is an active DA on 
adjoin Lot 12 DP 1067410 for a three (3) unit Rural Tourist facility with a managers 
residence. 

 

Eco-tourist Facility supposed to be supported by education, hands on activities and have 
special ecological or cultural features not met. 

The provision of education is not a required provision, the key word being ‘may include’ 
in the definition of Eco-tourism. It is considered given the small scale of the 
development that having the managers available to answer any questions is sufficient.  

The subject land is in an area with special ecological features. The land backs directly 
onto Steels creek which flows into the Mowamba River. Both of these water courses 
are tributaries of the Snowy River. These watercourses attract aquatic life, bird life and 
a range of other native wildlife to the subject land. This allows for a variety of nature 
based activities such as bird watching, these are all examples of hands on activities 
which could take place on the property or within the immediate vicinity. 

 

Summary of Issues Raised by Submission 2 

1. Increased Traffic and Noise Generation  
Concerned about who will be responsible for the upkeep of the road, the dust, noise and 
visual impacts generated by the increased traffic  

2. Damage to private or common land 
Who is liable for the actions of customers which result in damage to either private land 
or common land. What insurance will the applicant hold? 

3. Zoning (Rural Residential) 
The listed ‘Permitted with consent’ land uses are guild lines and not specific to the estate 
which is zoned Rural Residential 

4. Renwick Deed – only 9 Dwellings 
Concerned that the proposed development in not in keeping with the Renwick deed and 
that there are only 9 dwelling permitted in the estate. 

5. Water Supply 
Concerns regarding the access to the Renwick Water allocation and that a commercial 
activity would not have access to the system as it is for permanent residence only 

6. Effluent Disposal 
Concerns regarding where the sewage form the cabins would go and the potential for 
contamination of Steels creek and Mowamba river. 

7. Waste Management  
Concerns regarding the availability of suitable waste collection facilities.  

8. Security Issues 
Concerned that the increased number of people entering the estate creates uncertainty 
and security risks.  
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Officers Response to issues raised in Submission 2 

Increased traffic and noise generation 
The estimated traffic generated by the proposed development is less than an increase of 
5% to the current vehicle movements along Carinya and Charlottes Lanes. See full 
Assessment in section C3 of the DCP.  

Private roads Carinya Lane and Charlottes Lane service the property.  With respect to the 
proportion of responsibility the owners have towards the upkeep of the roads, this is 
outside Councils jurisdiction and is managed by the Renwick Deed of agreement.  The 
deed divides the cost of the construction and any required maintenance of the road into 
eight (8) equivalent shareholdings. The applicant has acknowledged this in their 
submission regarding an increased share should be paid by the applicant in their 
response to the submissions.  Although they believe their usage will not be of a great 
impact, they are prepared to pay extra in order to show good faith although this should 
not be exorbitant or unfair amount and one that is agreed on.   

As this is outside Council jurisdiction this matter is considered to be a civil matter 
between the relevant land owners.  

Damage to private  or common land 
Any liability or damage that may occur from the actions of customers associated with 
damage to private or common property is a civil matter and any actions by customers 
will need to be monitored by the managers of the development. The development has 
been assessed as having a low impact in line with site security, safety and crime 
prevention provisions.  

Zoning (rural Residential) 

The zone of the land is Primary Production (RU1) and not rural residential as suggested 
in the submission. Eco Tourist facilities are a permitted use in the RU1 zone.  

The objectives of the land use table for RU1, which the submission lists, states an 
objective to promote tourism living opportunities that are compatible with 
environmental values of the land.  

This development is providing tourism accommodation opportunities on a lot where 
there is significant environmental values present.   

Additionally, Carinya Alpine Village (adjoining the site) is a well-established commercial 
business which provides accommodation to tourists and visitors, as well as a single 
Rural Tourist residence at the commencement of Carinya Lane. Additionally, there is an 
active DA on adjoining Lot 12 DP 1067410 for a three (3) unit Rural Tourist facility with 
a manager’s residence. 

 

Renwick Deed – only nine dwellings 
The Renwick Deed does not limit the number of dwellings. The deed divides the cost of 
the construction and any required maintenance of the road into eight equivalent 
shareholdings. The deed in question is a document which indicates an individual’s 
contract to do something, in this case financially contribute to the up keep of the road 
and pay for water usage. 
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Water Supply 

Applicants Response 

The water that is pumped from Mowamba River will not be used for anything other than 
our own personal use in our residence (showers etc.) which we have paid for and are 
entitled to use. The cabins will be fed water from an extremely large rainwater tank up at 
our house (greater than 35,000 litres) and each cabin will also have their own rain water 
tank with roof catchment. None of the water from Mowamba River will be used for any 
of the cabins or any associated cleaning, washing etc. from the cabins 

Assessing Officers comments 

The proposal is for the cabins to be solely supplied with water from individual rainwater 
tanks collected from roof run-off from each cabin. A communal 35,000L water tank is 
also available if required. The existing dwelling will continue to access the water 
allocation under the Renwick agreement.  

A condition of consent will reflect that the cabins are to only be serviced by rainwater. 

 

Effluent Disposal 
Applicants Response 
The cabins would be connected to a new septic system that is over 200 metres from 
Steels Creek, it is placed outside the exclusion zone which is in place to prevent any run-
off. It is no different to any of the residences along the ridge which have a septic system. 
 
Assessing Officers comments  

The location of the system has been recommended by a qualified On-site sewer 
management specialist (refer to the Site and Soil assessment -Watercheck Repot). The 
new septic system is located over 200m away from the Steels Creek.  
 

Waste Management 

Applicants Response 

We are very much aware of the garbage situation at the bank of bins. As a 
household of two, we are sometimes unable to fit our very minimal amount of 
rubbish into the bins. There is no way we would have ever considered using these 
bins for our rubbish disposal. This would be selfish and irresponsible. We would look 
at having either decent-sized bins on site that we would be able to transport and 
empty ourselves at the tip or have a rubbish removal service that would empty 
them. Neighbours have expressed that having a company come and empty them 
would further increase traffic, however, I do not see how this service is any different 
to the trucks that are already dropping off people’s firewood, online shopping, 
landscaping supplies etc. We would ensure the bins are large enough that this does 
not need to be done too frequently. 

Assessing Officers comments 

There is no council waste collection service to the subject site.  
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There is a bank of bins which the existing dwelling uses to dispose of their domestic 
waste and recycling.  

The proposed waste management of the development is either manual delivery to 
the Jindabyne landfill or via a private collection service. 

A condition of consent will be imposed to ensure that the disposal of all waste 
generated will be carried out in a lawful manner. 

-  

Summary of Issues Raised by Submission 3 

- Impact on Carinya Lane 

- Concerned that the development will expose the residents to excessive traffic, 
pollution and noise.  

- That Carinya Land was never designed for a large number of traffic movements per 
day. 

- Concerned for the welfare of non-vehicle road users.  

- Waste Management 
Concerns regarding the availability of suitable waste collection facilities.  

- Use of a Shipping Container as Eco-friendly Cabin 
The use of a shipping container as the base structure of the cabin is unattractive and the 
proposed verandah will generate noise from southern winds 

- Solar Access and Over Shadowing 
Concerned that the cabins will over shadow the eastern neighbour. 

- Privacy – Overlooking from rear window into neighbouring properties 
Concerned about the loss of privacy to the eastern neighbour. 

- Noise 
Concerned about the potential noise generated by people sitting out the front of the 
cabins and the noise generated by air-conditioners. 

- Security & Privacy 
Concerned about unwanted visitors entering their property whilst looking for 
accommodation.  

Officers Response to issues raised in Submission 3 

Impact on Carinya Lane  
Applicant Response (summarized below) 
The dwellings located on Carinya Lane are located 100s of meters back from the road 
with the exception of the Rural Tourist development on the corner of The Snowy River 
Way and Carinya Lane. After passing Carinya Alpine Village, our property is the first 
very first driveway at the top of the hill, there is no need to pass any residential houses 
on Carinya Lane/Charlottes Lane. The road is sealed all the way from The Snowy River 
Way until our driveway and as such guests would not use the unsealed parts of the 
road.  
‘Carinya lane was never designed to handle large numbers of movements per day’ – the 
development is proposed on the same road that Carinya Alpine Village uses for its 
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premises that is holiday accommodation for over 100 people, encouraging sports clubs, 
church groups or school groups – all of which generally involve large vehicles such as 
buses/coaches.   
Livestock Grazing – I don’t believe that the submitter means they actually graze on the 
road but within their own property. It is up to the owner of the property to ensure that 
their fences are safe and secure to ensure that safety of their livestock and road users, 
as would be the expectation on any country road.  
Maintenance of Roads – Residents have indicated we should contribute more to the 
road usage fees in order to compensate them for the increase usage. Although we 
believe our usage will not be of a great impact, we are prepared to pay extra in order to 
show good faith although this should not be exorbitant or unfair amount and one that 
we agree on.   
 
Assessing Officers Comments 
The estimated traffic generated by the proposed development is an increase of less 
than 5% to the current vehicle movements along Carinya and Charlottes Lanes. This 
increase would be similar to that of a second dwelling was to be erected on the subject 
site. The total average number of movements per day is 9. It is considered that this is 
not an excessive number of movements and is acceptable.  

Waste Management 

There is no council waste collection service to the subject site.  

There is a bank of bins which the existing dwelling uses to dispose of their domestic 
waste and recycling.  

The proposed waste management of the development is either manual delivery to 
the Jindabyne landfill or via a private collection service. 

A condition of consent will be imposed to ensure that the disposal of all waste 
generated will be carried out in a lawful manner. 

 

Use of a Shipping Container as Eco-friendly Cabin 

Section E1 -4 of the DCP requires that the design promotes the use of recycled 
materials. The application in the Statement of Environmental Effects states that “The 
company 'Black Fly Containers' specialize in the sustainable conversion of shipping 
containers to small bespoke cottages. “ The specifications for the containers are either, 
new build high cube containers or B grade high cube containers. It is the customer who 
chooses which of the type is to be used the build. The SEE identifies that in this case the 
type are to be converted containers. It is considered that having a “new build” 
containers would impact on the “eco credentials” of the build as it is not a requirement 
that the materials used in an eco-tourist facility be used materials. 

The proposed colour is woodland grey. This colour is in keeping with the colour of the 
existing dwelling.  As such, it is considered that the selected colour will allow for the 
blending of the cabins into the surrounding landscape.   

The size of the cabins are 2.44m wide x 5.5m long x 3.1m height. The size of the cabins 
is considered to be a small footprint.  
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The cabins will only be visible for a small portion of Carinya Lane (approximately in 
front of lot 133). 

The proposed veranda overhangs the western face of the cabin by 1.7m at a slope of 
10˚ and Council has not been provided any evidence that the veranda will create any 
noise and is of the option that the structure will no create and impact.  

Figure 6: Location plan showing visibility from the Carinya Lane. 
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Figure 7: View from Carinya Lane 

 

 

Solar Access and Over Shadowing 
Applicant Response  
There is no impact, given the location of the cabins and the height of the buildings are 
not high enough on the land to cast a shadow on to the eastern fence line, let alone to 
their roof. The shed on the neighbouring property and the line of pine trees could 
contribute to any sun blockage.  

Assessing Officers Response  

The original proposal setbacks ranging from 6.5m to 12.5m. In response to submissions 
the applicant has provided a revised site plan with increased setbacks, ranging from 
11.5m – 14.5m. 

The buildings are single story with a maximum height of 3.4m and as such there is no 
foreseen overshadowing impacts on the eastern property and the setbacks proposed 
will create minimal impact on adjoining properties. 

 

Privacy – Overlooking from rear window into neighbouring properties 

Applicant Response (summarised) 

The distance between the dwellings aids visual and acoustic privacy. Additional 
screening will be provided between the cabins and the fence line.  

We are onsite if there are any disturbances, there are no street lights around that area 
so guests will rely on the vehicle lights to locate their destination. There will be signage 
on the front gate when entering and signage leading down to the cabins once on the 
property.  
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Assessing Officers comments 

The applicant has provided a revised site plan with increased setbacks, ranging from 
11.5m – 14.5m, and a reduced number of cabins from four (4) to three (3). These 
changes were made in response to the submissions received.  

The rear window of the cabins is a narrow highlight window, located above the 
bedroom. It is reasonable to expect that guests will be more interested in lookout out 
the large sliding door towards the views across the Moonbah Plains than out a narrow 
window towards a row if large pine trees.  

 

The cabins will be located along the boundary fence shared by 6 Charlottes Lane. The 
developers have proposed the planting of screening plants along this boundary to 
reduce any privacy issues. Additionally, along this boundary line there is a well-
established line of pine trees inside the property boundary of 6 Charlottes Lane. 

It is considered that with the existing pine trees and the additional planting of 
screening plants the impact on privacy is satisfactory.  

A condition of consent will be in place to ensure that the screening plants/landscaping 
are maintained and managed to ensure successful growth meeting the intent of the 
landscape design.  
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Figure 8: View showing location of the cabins in relation to the boundary line of 6 
Charlottes Lane.  

 

 

Noise 
Applicant response (summarized) 
Modern air conditioners are very quiet and the sound would not travel far enough to 
impact on adjoining neighbours. We currently have air conditioners on our home and 
you can barely hear them from just a few meters away.  

Security and Privacy 

Applicant Response (summarised) 
We will provide accurate directions to the property and google maps also has no 
problem identifying the property and giving correct direction to the property.  

We are onsite if there are any disturbances, there are no street lights around that area 
so guests will rely on the vehicle lights to locate their destination. There will be signage 
on the front gate when entering and signage leading down to the cabins once on the 
property.  

Assessing Officers Comments 
Signage can be erected in compliance with the State Planning State Environmental 
Planning Policy (Exempt and Complying Development Codes) 2008 or with separate 
development approval. 
With adequate signage and the availability of internet guidance systems readily 
available, it is reasonable to expect that the majority of guests will be able to find there 
ways to the subject site with little impact to adjoining neighbours.  
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A condition of consent will reflect that there is no signage approved as part of this 
development application, however signage can be erected with separate development 
approval or in compliance with the State Planning State Environmental Planning Policy 
(Exempt and Complying Development Codes) 2008. 

 

Summary of Issues Raised by Submission 4 

- Increased Traffic 
Concerns regarding speeding, lost guests 

- Lack of managers on site 
Concerns that there will be no manager on-site whist the cabins are occupied  

- Access – Road suitability 
Concerns that the road was not constructed to accommodate additional 
accommodation.  

- Commercial enterprise in Rural Residential  area 
Concerned that the land cannot be used to support commercial business and the impact 
on a rural residential community and the land use changes were not informed to land 
holders.  

- Is Council going to take on Carinya Lane as public Road to fund ongoing maintenance? 

- How will Council Police the Conditions of Consent? 
 

Officers Response to issues raised in Submission 4 

Increased Traffic  
Applicant Response (summarized below) 
The dwellings located on Carinya Lane are located 100s of meters back from the road 
with the exception of the Rural Tourist development on the corner of The Snowy River 
Way and Carinya lane. After passing Carinya Alpine Village, our property is the first very 
first driveway at the top of the hill, there is no need to pass any residential houses on 
Carinya Lane/Charlottes Lane. The road is sealed all the way from The Snowy River Way 
until our driveway and as such guests would not use the unsealed parts of the road.  
The development is proposed on the same road that Carinya Alpine Village uses for its 
premises that is holiday accommodation for over 100 people, encouraging sports clubs, 
church groups or school groups – all of which generally involve large vehicles such as 
buses/coaches.   
 
Assessing Officers Comments 
The estimated traffic generated by the proposed development is less than an increase 
of 5% to the current vehicle movements along Carinya and Charlottes Lane. See full 
Assessment in section C3 of the DCP.  
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Lack of Managers on-site 
The development does not require onsite management as per the requirements of the 
DCP as the number of proposed guests is well below 15 people. However, the owners 
are proposing to reside on site. A condition of consent will be applied requiring the 
managers be on-site at all time that the cabins are being occupied. 

Access – Road suitability 

Applicant Response 

Residents have indicated we should contribute more to the road usage fees in order to 
compensate them for the increase usage. Although we believe our usage will not be of 
a great impact, we are prepared to pay extra in order to show good faith although this 
should not be exorbitant or unfair amount and one that we agree on.   

Zoning (rural Residential) 
Assessing Officers Comments: 

The zone of the land is Primary Production (RU1) and not rural residential as suggested 
in the submission. Eco Tourist facilities are a permitted use in the RU1 zone. There are 
no recent changes to zoning classification in this area. Under the Snowy River LEP 2007 
the property area was zoned Locality 8 Jindabyne in which Rural Tourist 
Accommodation were a permitted use.  

This is the plan under which the active DA on adjoining Lot 12 DP 1067410 for a three 
(3) unit Rural Tourist  facility with a manager’s residence was approved. In 2013 the 
current SR LEP 2013 was gazetted and as such the land was zoned RU1 in accordance 
with the revised land zones provided by the state government, under which rural 
tourist development was no longer an approvable use. In this change of legislation 
there was an introduced term ‘Eco-tourist facility’. At this time that the proposed land 
use was introduced.  

Is Council going to take on Carinya Lane as public Road to fund ongoing maintenance? 
The estimated traffic generated by the proposed development is less than an increase of 
5% to the current vehicle movements along Carinya and Charlottes Lane. See full 
Assessment in section C3 of the DCP.  

Private roads Carinya Lane and Charlottes Lane service the property.  With respect to the 
proportion of responsibility the owners have towards the upkeep of the roads, this is 
outside Councils jurisdiction and is managed by the Renwick Deed of agreement.  The 
deed divides the cost of the construction and any required maintenance of the road into 
eight (8) equivalent shareholdings. The applicant has acknowledged the submission 
regarding an increased share should be paid by the applicant in their response to the 
submissions.  Although they believe our usage will not be of a great impact, they are 
prepared to pay extra in order to show good faith although this should not be exorbitant 
or unfair amount and one that we agree on.   

Council will not be taking Carinya Lane on as a public road and considered this matter to 
be a civil matter between the relevant land owners.  

 

How will Council Police the Conditions of Consent? 

 Council is the regulatory authority for compliance with conditions of development consent.  
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Summary of Issues Raised by Submission 5 

1. Zoning and Development controls for Eco-tourism 
Concerned that the development does not fit the development standards or the 
definition of Eco-tourism. 
Concerned about the seemingly lack of controls regarding eco-tourism facility in the SR 
LEP and DCP. 

2. State Environmental Planning Policy - Short Term Rental Accommodation  
How will the Code of conduct associated with the STRA be monitored? 

3. Part B of the SR DCP - Rural Localities 
Concerned that the development is not in keeping with the established character of the 
area. 

4. Chapter C – Subdivision 
Consider that the lots are smaller than the minimum lot size. 

5. Flora and Fauna Protection 
Concerns for the welfare of native flora and fauna. 

6. Provision of Services 
Concerns regarding mobile network coverage 

7. Access 
Concerns regarding water access rights. 
Concerned about who will be responsible for the upkeep of the road, the dust and noise  
impacts generated by the increased traffic  

8. Tourist Development Subdivision  
Concerned about the additional demand for council services. 

9. Design Considerations  

- Views 

- Solar Access 

- Over Shadowing 

- Privacy 

- Vegetation Removal 

- Excavation 

- Storm water disposal 

- Heritage Features of sites and adjoining sites 

- Bushfire hazard potential 

10. Security and Safety 
Concerned about the increased number of people in the area, increased lighting on the 
street and people entering their property in search of the accommodation.  
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11. Car Parking 
Concerns about the proximity of the driveway to the property boundary, safety concerns 
regarding exiting the property and the number of cars associated with the development. 
No Traffic Assessment provided. 

12. Landscaping 
No details provided 

13. Signage 
No details provided 

14. Environmental Management – conflict of land uses 
Concerned that the proposed development will limit potential land uses on adjoin 
properties and regarding adequate water supply. 

15. Change of land use - Commercial enterprise in Rural Residential area 
Concerned that the land cannot be used to support commercial business and the impact 
on a rural residential community and the land use changes were not informed to land 
holders.  

16. Eco-tourist Facility Requirement  

- States that the development unwanted in the area, is not adjacent to an area of 
special ecological features, the use of shipping containers over locally sourced 
materials, close to property boundary and no educational facilities proposed. 

- Failure to demonstrate renewable energy and water sources. No information 
provided regarding energy rating, solar power or heating and cooling equipment.  

- Added impacts on the environment with an OSSM and reducing the scenic value and 
vistas of neighbouring properties. 

- Lack of consultation and consideration for the residence impacted by the 
development. 

17. Number of Guests on the property 
Concerns regarding the number of people to be accommodated in each cabin.  

18. Consistency with the provision of the Disability Discrimination Act 
Concerned that the proposed Disable accessed cabin will not be built. 

19. On-site Management 
Concerned that there will be no manager on-site whilst the cabins are occupied and 
clarification if the dwelling can be used as the managers residence. 

20. Waste Management 
Concerns regarding the availability of suitable waste collection facilities.  

21. Non Compliance with SEPPs 
States that the development does not comply with the Rural Housing Code, the Inland 
Code 

22. Current dwelling being used as a self-contained Air B&B 
Concerned that the AirB&B will continue to operate after the Cabin are operational and 
that the current AirB&B operation is not lawful.  
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23. Proximity to Boundary 
Concerned about the size of the proposed setback and non-compliance with SEPP 
provisions.  

24. Renwick Deed service deed 
Concerned that the proposed development in not in keeping with the Renwick deed and 
places an unfair burden on the other shareholders. 

9. Effluent Disposal 
Concerns regarding where the sewage form the cabins would go and the potential for 
contamination of Steels creek and Mowamba river. 

25. Notification Process 
Insufficient time and information to make a submission 

 

Officers Response to issues raised in Submission 5 

Zoning and Development controls for Eco-tourism 

The zone of the land is Primary Production (RU1) and Eco Tourist facilities are a 
permitted use. There are no recent changes to zoning classification in this area.  

Please refer to the assessment of clause 5.13 of the LEP for the full assessment of how 
the development meets the requirements of an Eco-tourist Facility 

The proposed development has been assessed against the current provisions of the 
SRLEP and DCP and found to be satisfactory. 

State Environmental Planning Policy - Short Term Rental Accommodation  
The SEPP STRA is not yet in force and does not form part of the planning instruments 
relevant to the consideration or assessment of this application. 

Part B of the SR DCP - Rural Localities 
The development is located in a rural locality and there are many established tourist 
accommodation development operating within the immediate proximity of the subject 
lot and within the greater area. Carinya Alpine Village is a large tourist accommodation 
site on Carinya Lane, adjoining Lot 12 DP 1067410 has an active DA for a three (3) unit 
Rural Tourist  facility with a managers residence, there is a rural tourist accommodation 
unit operating the beginning of Carinya Lane, there is an approved Glamping facility on 
Frost Creek Lane and a large Rural Tourist accommodation facility on the corner of the 
Snowy River Way and The Barry Way. Given the number of existing tourist 
accommodation operating with in the area it is reasonable to say that the character of 
the area does include tourist accommodation and as such the development is in keeping 
with the objectives of PART B.  

Chapter C – Subdivision 
The size of the development is reflective of the size of the proposed development. In 
response to the submission received the applicant reduced the number of cabins. The lot 
could be developed with a second dwelling which in theory could include a 3 or 4 
bedroom dwelling which would also require an additional OSSM and would have a 
greater site coverage and as such a greater impact to the site. As such, given the small 
scale of the proposed development it is considered that the development is suitable for 
the lot size.  
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Flora and Fauna Protection 

The property is in close proximity to the Steels Creek. The cabins are all setback over 
200m from the creek. The existing dwelling and other established dwellings in the area 
are in a similar proximity to the creek to the proposed development and therefore, 
there are no negative foreseen impacts.  

The fact that the submission identifies the number of significant native flora and fauna 
found in the area and within the adjoin creek/river systems is the connection to a 
significant environmental values to which this Eco-tourism facility is basing their 
application.   

 

Provision of Services 
Applicant Response  
We have fine reception for making phone calls (and a landline)  if guests need to use it. 
000 calls work almost anywhere and there would be no problem making a 000 call in an 
emergency. We also supply and have working internet for additional communication. 

Assessing Officers Comments 

The telephone reception for a Telstra mobile phone when used at the site was 
adequate to undertake a conversation. This however may not apply to other carriers. 
 

Access 
The estimated traffic generated by the proposed development is less than an increase of 
5% to the current vehicle movements along Carinya and Charlottes Lanes. See full 
Assessment in section C3 of the DCP.  

Private roads Carinya Lane and Charlottes Lane service the property.  With respect to the 
proportion of responsibility the owners have towards the upkeep of the roads, this is 
outside Councils jurisdiction and is managed by the Renwick Deed of agreement.  The 
deed divides the cost of the construction and any required maintenance of the road into 
eight (8) equivalent shareholdings. The applicant has acknowledged the submission 
regarding an increased share should be paid by the applicant in their response to the 
submissions.  Although they believe our usage will not be of a great impact, they are 
prepared to pay extra in order to show good faith although this should not be exorbitant 
or unfair amount and one that we agree on.   

Council will not be taking Carinya Lane on as a public road and considered this matter to 
be a civil matter between the relevant land owners.  

 

Tourist Development Subdivision  
The development of an Eco-tourist facility draws in associated Section 7.11 contributions 
payable in accordance with the Snowy River Contribution Plan 2008. These contributions 
are outlined in the conditions of consent. 
 

Visual Appearance 

The size of the cabins are 2.44m wide x 5.5m long x 3.1m height. The size of the cabins is 
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considered to be a small footprint.  

The proposed colour is woodland grey. This colour is in keeping with the colour of the 
existing dwelling.  As such, it is considered that the selected colour will allow for the 
blending of the cabins into the surrounding landscape.  In addition, the siting of the 
cabins are well below the ridgeline lower than the existing dwelling and located as far 
down the block as possible without entering into the restricted area.  

- Views  
The cabins will only be visible for a small portion of Carinya Lane (approximately in front 
of 131 Carinya Lane) and from property 131 Carinya Lane. The orientation of 131 Carinya 
Lane is towards the west to capture mountain views with a small crest to the east, so it 
is reasonable to consider that the views to the east of 131 Carinya Lane will not 
significant impediment to the enjoyment of their land. 

Figure 9: View west toward 131 Carinya Lane 

 

The row of existing established Pine trees within the property of 6 Charlottes Lane will 
provide a visual barrier between the development and the uphill neighbours. The 
applicant had agreed to provide additional screen planting to further minimise any visual 
impact. It should also be noted that any views to the west that 6 Charlottes Lane would 
be obstructed by the pine trees within this property and that the location of the dwelling 
is up-slope from the proposed development and as such would look over the top of the 
development and would still be able to enjoy views of the mountains to the west.  
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Figure 10: View looking east from the proposed site development 
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Figure 11: Location plan showing visibility from the Carinya Lane. 

 

Figure 12: View from Carinya Lane
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- Solar Access 
The Cabins are orientated to the west and will receive more than adequate solar 
access to allow for passive heating.   

- Over Shadowing 

The original proposal setbacks ranging from 6.5m to 12.5m, in response to 
submissions the applicant has provided a revised site plan with increased setbacks, 
ranging from 11.5m – 14.5m. 

The buildings are single story with a maximum height of 3.4m and as such there is 
no foreseen overshadowing impacts on the eastern property. 

- Privacy 

The applicant has provided a revised site plan with increased setbacks, ranging from 
11.5m – 14.5m, and a reduced number of cabins from four (4) to three (3). These 
changes were made in response to the submissions received.  

The rear window of the cabins is a narrow highlight window, located above the 
bedroom. It is reasonable to expect that guests will be more interested in lookout 
out the large sliding door towards the views across the Moonbah Plains than out a 
narrow window towards a row if large pine trees.  

The cabins will be located along the boundary fence shared by 6 Charlottes Lane. 
The developers have proposed the planting of screening plants along this boundary 
to reduce any privacy issues. Additionally, along this boundary line there is a well-
established line of pine trees inside the property boundary of 6 Charlottes Lane. 

It is considered that with the existing pine trees and the additional planting of 
screening plants the impact on privacy is satisfactory.  

A condition of consent will be in place to ensure that the screening 
plants/landscaping are maintained and managed to ensure successful growth 
meeting the intent of the landscape design.  

- Vegetation Removal 
There are no trees proposed to be removed as a part of this development. There 
will be some disturbance to an existing managed grassed area. Additionally, in 
response to the submission the applicant have agreed to provide screening plant 
along the eastern boundary. The requirement of this will form a condition of 
consent.  

- Excavation 
The proposed development site is relatively flat and as such there is minimal 
excavation required.  

- Storm water disposal 
Storm water collected on the cabin rooves will be directed to rainwater for 
collection and used as water supply for the individual cabins.  

- Heritage Features of sites and adjoining sites 
Heritage item - I149 - Carinya Alpine Village Recreational Hall (82 Carinya Lane) is 
located on an adjoining property.  
The entry to the subject lot of the proposed development is located over 300m 
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away from the heritage item.  
As such, there is no foreseen impact from the development to the heritage item. 
An AHIMS search was carried out revealing zero (0) aboriginal sites or locations 
within 50m of the subject site. AHIMS: 567120 

- Bushfire hazard potential 
The property is not mapped as being bushfire prone land and as such bushfire 
considerations were not assessed as part of this application. 
 

Security and Safety 

Applicant Response (summarised) 
We will provide accurate directions to the property and google maps also has no 
problem identifying the property and giving correct direction to the property.  

We are onsite if there are any disturbances, there are no street lights around that area 
so guests will rely on the vehicle lights to locate their destination. There will be signage 
on the front gate when entering and signage leading down to the cabins once on the 
property.  

Assessing Officers Comments 
Signage can be erected in compliance with the State Planning State Environmental 
Planning Policy (Exempt and Complying Development Codes) 2008 or with separate 
development approval. 
With adequate signage and the availability of internet guidance systems readily 
available, it is reasonable to expect that the majority of guests will be able to find there 
ways to the subject site with little impact to adjoining neighbours.  

 

Car Parking 

The proposal has provided each cabin with an individual dedicated car parking space.  
The existing dwelling has existing car parking arrangement to service the requirements 
of an on-site manager. This in accordance with the requirements for car parking in the 
SR DCP.   

The smallest revised setback is now 11.5m, this is more than adequate space for safe 
vehicle manoeuvring to occur and for cars to exist the site in a forwards motion.  

Section E1 Part 4 (4.1.2) requires a Traffic Assessment report to be prepared for a 
development at Council discretion. Given the development is expected to only generate 
less than a 5% increase in traffic the preparation of a traffic report was not deemed 
necessary.  
 

Landscaping 
There are no trees proposed to be removed as a part of this development. There will be 
some disturbance to an existing managed grassed area. Additionally, in response to the 
submission the applicant have agreed to provide screening plant along the eastern 
boundary. The requirement of this will form a condition of consent.  
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Figure 13: Existing managed Grassed area. 

 
 

Signage 

No signage is proposed as part of the development. 

Any future signage will be the subject of a separate development application, unless it 
meets the development standards of the Exempt and Complying Code SEPP 2008.  

Environmental Management – conflict of land uses 

The subject land is RU1 were the land use Eco-tourist Facility is permitted with consent.  

The property is burdened by a restriction on use. The restriction is the prohibition of 
livestock on the property without the lot being fenced.  The development is located 
outside the restricted area and therefore there are no foreseen impacts on the adjoining 
agriculture land.  

The neighbouring properties are used for agricultural, residential and tourist and visitor 
accommodation. 

Carinya Alpine village, located directly adjacent to the subject land, offering 
accommodation for up to 140 people. The village attracts family and friend 
groups, sports clubs, church clubs, school excursions, and corporate groups.  

Given the proximity to established tourist and visitor business providing accommodation 
of up to 140 people, it is considered that a potential six (6) additional persons is of 
minimal impact and therefore satisfactory.  

Additionally it should be noted that the incoming Short-term Rental Accommodation 
(STRA) SEPP and associated regulations will allow all residential properties in the area to 
be used for short term holiday accommodation without a DA. Therefore, there is the 
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potential that the use of dwellings in the area for short term holiday accommodation will 
increase in the coming years.  

Change of land use - Commercial enterprise in Rural Residential area 

The zone of the land is Primary Production (RU1). Eco Tourist facilities are a permitted 
use in a RU1 zone. There are no recent changes to zoning classification in this area. 
Under the Snowy River LEP 2007 the property area was zoned Locality 8 Jindabyne in 
which Rural Tourist Accommodation were a permitted use.  

This is the plan under which the active DA on adjoin Lot 12 DP 1067410 for a three (3) 
unit Rural Tourist  facility with a managers residence was approved. In 2013 the current 
SR LEP 2013 was gazetted and as such the land was zoned RU1 in accordance with the 
revised land zones provided by the state government, under which rural tourist 
development was no longer an approvable use. In this change of legislation there was 
an introduced term ‘Eco-tourist facility’. At this point of time this proposed land use 
was introduced.  

 

Eco-tourist Facility Requirement  

- States that the development unwanted in the area;  

There are three (3) other approved tourist facilities on Carinya Lane 
and that the use is established in the area.  

 

Figure 14: Location of the three approved tourist accommodation approvals on 
Carinya Lane 
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Figure 15: site map of approved DA72/2013 (3 Rural Tourist cabins and a Managers 
Residence) 

 

- Not adjacent to an area of special ecological features 

The area included in the Snowy River catchment covers all natural 
rivers, creeks, streams of the Snowy River including the Mowamba River 
of which the land is situated on a tributary Steels Creek.  

As such, it is considered that the subject lands proximity to the 
Mowamba River and the Snowy River satisfy the requirement of 
adjacent to an area with special ecological features.  

- Use of shipping containers over locally sourced materials; 

Section E1 -4 of the DCP requires that the design promotes the use of 
recycled materials. The purposed cabins meet this requirement as the 
cabins are re-proposed shipping containers.  

The proposed colour is woodland grey. This colour is in keeping with the 
colour of the existing dwelling.  As such, it is considered that the 
selected colour will allow for the blending of the cabins into the 
surrounding landscape.   

- No educational facilities proposed; 

The provision of education is not a required provision, the key word 
being ‘may include’ in the definition of Eco-tourism. It is considered 
given the small scale of the development that having the managers 
available to answer any questions is sufficient.  
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The subject land is in an area with special ecological features. The land 
backs directly onto Steels Creek which flows into the Mowamba River. 
Both of these water courses are tributaries of the Snowy River. These 
watercourses attract aquatic life, bird life and a range of other native 
wildlife to the subject land. This allows for a variety of nature based 
activities such as bird watching and fly fishing. These are examples of 
hands on activities which could take place on the property or within the 
immediate vicinity. 

- Close to property boundary; 

The original proposal consisted of four (4) cabins with setbacks ranging 
from 6.5m to 12.5m. 

The applicant has provided a revised site plan with increased setbacks, 
ranging from 11.5m – 14.5m, and a reduced number of cabins from four 
(4) to three (3).  

The Snowy River DCP does not have any required setbacks for eco-
tourism, as such it is considered that the applicant’s revised setbacks 
have acknowledged the submitters concerns regarding setbacks in a 
satisfactory manner. 

- Failure to demonstrate renewable energy and water sources. No information 
provided regarding energy rating, solar power or heating and cooling equipment.  

The development proposes the installation of 3 pre-manufactured cabins as such 
the installation of the cabins is covered by the Local Government Act. Under this Act 
the provision of a BASIX certificate is not required. The applicant has however 
provided both a BASIX certificate and NAtHERs certificate, this shows that the cabins 
are compliant with the requirement of any new dwelling being built in NSW. There 
is no DCP or LEP requirement that stipulates a specific “star rating” for eco tourist 
facilities. 

The development will be supplied with rainwater and solar power as confirmed in 
the applicant response to the submissions. 

- Added impacts on the environment with an OSSM and reducing the scenic value 
and vistas of neighbouring properties. 

The location of the system has been recommended by a qualified on-site 
sewer management specialist (refer to the Site and Soil assessment -
Watercheck Repot). The new septic system is located over 200m away 
from the Steels Creek.  

- Lack of consultation and consideration for the residence impacted by the 
development. 
The applicant has advised that they wrote to the Renwick members on the 
17/11/2020 regarding any concerns about the development and invited them to 
contact them regarding their concerns and in direct response to the submission 
received the applicant has reduced the number of cabins proposed and increased 
the setback from the eastern boundary. 
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Number of Guests on the property 
The SR DCP 2013 does not pre-define the number of guests permitted in relation to a m² 
ratio. However a condition of consent will reflect that a maximum of two people will be 
permitted per cabin. Thus the total number of people for the entire development is six 
(6).  
 

Consistency with the provision of the Disability Discrimination Act 
The Building Code of Australia (BCA) Part D3 state the where the development is for 4 – 
10 cabins/units there must be provision for a disabled access unit. Given the submissions 
received by the submitters the applicant reduced the number of unit. As a result the 
provision of an accessible cabin is not required by the BCA.    
 

On-site Management 
The development does not require onsite management as per the requirements of the 
DCP as the number of proposed guests is well below 15 people. However, the owners 
are proposing to reside on site. A condition of consent will be applied requiring the 
managers be on-site at all time that the cabins are being occupied. 
 

Waste Management 

There is no council waste collection service to the subject site.  

There is a bank of bins which the existing dwelling uses to dispose of their domestic 
waste and recycling.  

The proposed waste management of the development is either manual delivery to 
the Jindabyne landfill or via a private collection service. 

A condition of consent will be imposed to ensure that the disposal of all waste 
generated will be carried out in a lawful manner. 

 

Non Compliance with SEPPs 

The relevant planning instruments to this development application is the Snowy River 
LEP and DCP. Submission 7 alleged noncompliance with the Rural Land Code and the 
Inland Code. These planning instruments are not applicable to this development as they 
are codes used for the assessment of Complying Development Application. This 
application is a Development Application and is assessed under the provisions of the LEP 
and the DCP. 

Current dwelling being used as a self-contained Air B&B 

The Air B & B operation which was offered at 2 Charlottes Lane is a separate issue that 
will need to be dealt with from a compliance point of view. It is acknowledged that this 
is not the only property where short term holiday accommodation is a being carried out 
without approval. This is a broader compliance issue for Council and should not be 
taken into consideration with respect to this development application. The assessment 
can only assess what has been submitted which is an eco-tourist development with 
three cabins. 
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Proximity to Boundary 

The original proposal consisted of four (4) cabins with setbacks ranging from 6.5m to 
12.5m. 

The applicant has provided a revised site plan with increased setbacks, ranging from 
11.5m – 14.5m, and a reduced number of cabins from four (4) to three (3).  

The Snowy River DCP does not have any required setbacks for eco-tourism, as such it is 
considered that the applicant’s revised setbacks have acknowledged the submitters 
concerns regarding setbacks in a satisfactory manner. 

 

Renwick Deed service deed 
Applicant Response  
Residents have indicated we should contribute more to the road usage fees in order to 
compensate them for the increase usage. Although we believe our usage will not be of 
a great impact, we are prepared to pay extra in order to show good faith although this 
should not be exorbitant or unfair amount and one that we agree on.   

Assessing Officers Comments 

The access to the subject lot is benefited by a Right of Way under the current 88B 
instrument for DP 825288. Permitting the use of “every person authorised by it to go 
pass and repass to and from the dominant tenement at all times and for all purposes.” 

Due to the private nature of Carinya Lane, road maintenance and control is not the 
responsibility of the SMRC. The financial responsibility for this road maintenance is 
divided proportionately amongst the Renwick Pty Ltd stakeholders. 

The private roads Carinya and Charlottes Lanes where constructed and are maintained 
in accordance with the Renwick Deed.  

The Renwick Deed is divided into eight (8) ordinary shares, to be known as ‘the user’s 
shareholding’.   

Schedule 2 Part B(i) of the Renwick Deed covenant the Users to pay a sum equivalent to 
eight (8) percentum for the cost of services referred to in Clause 5(ii). 

 The proportion of the subject lot is currently an ordinary percentum. Should the 
Renwick Company wish to ament the Deed to reflect a revised user shareholding, this 
could be executed via a Deed of Variation or by an agreement supported by 
consideration. 

Effluent Disposal 
Applicants Response 
The cabins would be connected to a new septic system that is over 200 metres from 
Steels Creek, it is placed outside the exclusion zone which is in place to prevent any run-
off. It is no different to any of the residences along the ridge which have a septic system. 
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Assessing Officers comments  

The location of the system has been recommended by a qualified On-site sewer 
management specialist (refer to the Site and Soil assessment -Watercheck Repot). The 
new septic system is located over 200m away from the Steels Creek.  

Notification Process 
The notification process was carried out in accordance with the Snowy Monaro 
Community Participation Plan. All adjoining owners were posted letters via mail on the 
5th November 2020 with a notification period of 14 days.  
Council was contacted by several members of the public to request an extension to the 
submission time. Council granted an extension for submissions to be lodged for an 
additional 11 days.  
It should also be noted that during this time Councils DA tracker became operational and 
all documentation was made available on Council Website.  

 

Summary of Issues Raised by Submission 6 

1. Commercial enterprise in Rural Residential area 
Concerned that the land cannot be used to support commercial business and the impact 
on a rural residential community and the land use changes were not informed to land 
holders.  

2. Renwick Deed – no B&B 
Concerned that the proposed development in not in keeping with the Renwick deed and 
that Bed & Breakfasts and Poultry farms are not permitted. 

3. Setbacks  
Believes the cabins should be set back 30m from the boundary 
 

Officers Response to issues raised in Submission 6 

Zoning (rural Residential) 
Assessing Officers Comments 

The zone of the land is Primary Production (RU1) and not rural residential as suggested 
in the submission. Eco Tourist facilities are a permitted use in the RU1 zone. There are 
no recent changes to zoning classification in this area. Under the Snowy River LEP 2007 
the property area was zoned Locality 6 Moonbah/Ingebyra in which Rural Tourist 
developments were a permitted use.  

This is the plan under which the active DA on adjoining Lot 12 DP 1067410 for a three 
(3) unit Rural Tourist  facility with a manager’s residence was approved. In 2013 the 
current SR LEP 2013 was gazetted and as such the land was zoned RU1 in accordance 
with the revised land zones provided by the state government, under which rural 
tourist development was no longer an approvable use. In this changes of legislation 
there was an introduced term ‘Eco-tourist facility’. At this time the proposed land use 
was introduced.  
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Renwick Deed – no B&B, no Poultry Farms 
The Renwick Deed does not preclude the ability of a property to be developed for Bed 
and Breakfast or Poultry Farms. A deed of agreement is a special form of document 
which indicates an individual’s contact to do something, in this case finically contribute 
to the up keep of the road and pay for water usage. 
Additionally there is no restriction on use outlined in the 88B instrument which would 
preclude the uses of Bed and Breakfast, Poultry Farms or holiday accommodation.  

Current Air B & B operations. 

Applicant Response (summarised) 

Visitors don’t often get lost and comprehensive information is sent via text message 
day prior to arrival. Google maps also has no problem identifying the property and 
giving correct direction to the property.  

Assessing Officers Reponses  

The Air B & B operation which was offered at 2 Charlottes Lane is a separate issue that 
will need to be dealt with from a compliance point of view. It is acknowledged that this 
is not the only property where short term holiday accommodation is a being carried out 
without approval. This is a broader compliance issue for Council and should not be 
taken into consideration with respect to this development application. The assessment 
can only assess what has been submitted which is an eco-tourist development with 
three cabins. 

Setbacks – Location 
Assessing Officer Comments 

The original proposal consisted of four (4) cabins with setbacks ranging from 6.5m to 
12.5m. 

The applicant has provided a revised site plan with increased setbacks, ranging from 
11.5m – 14.5m, and a reduced number of cabins from four (4) to three (3).  

The Snowy River DCP does not have any required setbacks for eco-tourism, as such it is 
considered that the applicant’s revised setbacks have acknowledged the submitters 
concerns regarding setbacks in a satisfactory manner. 

 

Summary of Issues Raised by Submission 7 

1. EURIE EURIE Bed and Breakfast (11 Carinya Lane) - Lost Guests 
Concerned about unwanted visitors entering their property whilst looking for 
accommodation.  

2. Access – Private Road 
Concerned about who will be responsible for the upkeep of the road, the dust, noise and 
visual impacts generated by the increased traffic  

3. Additional accommodation to that provided in the current dwelling as Air B&B 
Concerned that the AirB&B will continue to operate after the Cabin are operational 
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Officers Response to issues raised in Submission 7 

EURIE EURIE Bed and Breakfast (11 Carinya Lane) - Lost Guests 
Applicant Response (summarised) 
EURIE EURIE has had issues and don’t believe that as a result we should be tarred with 
the same brush.  
We will provide accurate directions to the property and google maps also has no 
problem identifying the property and giving correct direction to the property.  

We are onsite if there are any disturbances, there are no street lights around that area 
so guests will rely on the vehicle lights to locate their destination. There will be signage 
on the front gate when entering and signage leading down to the cabins once on the 
property.  

Assessing Officers Comments 
A condition of consent will reflect that there is no signage approved as part of this 
development application. However signage can be erected with separate development 
approval or in compliance with the State Planning State Environmental Planning Policy 
(Exempt and Complying Development Codes) 2008. 
 

Lack of mobile Coverage  
Applicant Response  
We have fine reception for making phone calls (and a landline)  if guests need to use it. 
000 calls work almost anywhere and there would be no problem making a 000 call in an 
emergency. We also supply and have working internet for additional communication. 
Assessing Officers Comments 

The telephone reception for a Telstra mobile phone when used at the site was 
adequate to undertake a conversation. This however may not apply to other carriers. 

 

Road use and maintenance 
Applicant Response  
Residents have indicated we should contribute more to the road usage fees in order to 
compensate them for the increase usage. Although we believe our usage will not be of 
a great impact, we are prepared to pay extra in order to show good faith although this 
should not be exorbitant or unfair amount and one that we agree on.   

Assessing Officers Comments 

The access to the subject lot is benefited by a Right of Way under the current 88B 
instrument for DP 825288. Permitting the use of “every person authorised by it to go 
pass and repass to and from the dominant tenement at all times and for all purposes.” 

Due to the private nature of Carinya Lane, road maintenance and control is not the 
responsibility of the SMRC. The financial responsibility for this road maintenance is 
divided proportionately amongst the Renwick Pty Ltd stakeholders. 

The private roads Carinya and Charlottes Lanes where constructed and are maintained 
in accordance with the Renwick Deed.  

The Renwick Deed is divided into eight (8) ordinary shares, to be known as ‘the user’s 



PLANNING REPORT TO ORDINARY COUNCIL MEETING OF SNOWY MONARO REGIONAL COUNCIL  

HELD ON THURSDAY 20 MAY 2021 Page 56 

8.1 DEVELOPMENT APPLICATION 10.2020.135.1 ECO-TOURIST FACILITY 
 

 

shareholding’.   

Schedule 2 Part B(i) of the Renwick Deed covenant the Users to pay a sum equivalent to 
eight (8) percentum for the cost of services referred to in Clause 5(ii). 

 The proportion of the subject lot is currently an ordinary percentum. Should the 
Renwick Company wish to ament the Deed to reflect a revised user shareholding, this 
could be executed via a Deed of Variation or by an agreement supported by 
consideration. 

 

Granny Flat – AirB&B 
Assessing Officer comments 

The Air B & B operation which was offered at 2 Charlottes Lane is a separate issue that 
will need to be addressed by Council as a separate matter. It is acknowledged that this 
is not the only property where short term holiday accommodation is a being carried out 
without approval. This is a broader compliance issue for Council and should not be 
taken into consideration with respect to this development application. The assessment 
can only assess what has been submitted which is an eco-tourist development with 
three cabins. 

 

CONCLUSION 

It is considered that the proposed development generally complies with the relevant provisions of 
Section 4.15 of the Act, LEP, DCPs, Codes and Policies.  The key issues arising out of the 
assessment of this application comprise: 

1. The proposed development is a permitted use in the zone of Primary Production – RU1 

2. The use of the subject lot as a form of tourist and visitor accommodation is one, which has 
been previously established in Carinya Lane. 

3. The development complies with the standards of the SR LEP and the SR DCP. 

4. The amended site plan increases setback and reduces the number of cabins.  

In conclusion, it is considered that the proposal is generally aesthetically, economically, socially 
and environmentally acceptable having regard to the surrounding natural and built environment.  
Accordingly, approval is recommended subject to the imposition of the conditions of consent 
listed below. 

QUADRUPLE BOTTOM LINE REPORTING 

1. Social 

It is not considered that the development will have an overall negative social impact when 
compared to the surrounding land uses. Whilst holiday accommodation can have antisocial 
behaviour attached this can be managed through appropriate rental management. The 
development is in keeping with the nature of the surrounding developments and within the 
Jindabyne context as a holiday destination.   
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2. Environmental 

The environmental impacts of the development have been considered in the assessment of the 
development application. The onsite waste management systems are proposed that comply with 
state government requirements and are situated so as not to impact on water courses. There will 
be minimal excavation associated with the development. There is no expected impact on air 
quality. There is no tree or significant vegetation removal proposed as part of the development 
and additional proposed screening landscaping will add to the enhancement of the environment. 

3. Economic 

The proposed development is considered to have positive economic impacts by providing 
additional tourist and visitor accommodation which along with increased visitation of tourists to 
the area contributes positively to the economy of the region. In addition the installation of the 
containers on site has a positive economic impact on employment.  

4. Civic Leadership 

The application is referred to Council for determination rather than being determined by staff 
under delegation, as the development received seven (7) submissions. This is accordance with 
Councils Policy - “Referral of Development Applications to Council” any development application 
that receives more than five (5) objections requires determination by Council and not under 
delegation. 
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9.1.1 POLICY APPROVAL - SMRC CEMETERY OPERATIONS  

Record No:   

Responsible Officer: Chief Operating Officer    

Author: Environmental Management Administration  

Key Theme: 1. Community Outcomes 

CSP Community Strategy: 3.2 Positive social behaviours (including law and order) are 
fostered and encouraged to maintain our safe, healthy and 
connected communities 

Delivery Program Objectives: 3.2.1 Council's public health and regulatory responsibilities are 
planned for and delivered to facilitate a safe community and raise 
awareness  

Attachments:  1. SMRC Policy - Cemetery Operations      

 

Cost Centre 4 – Cemetery Operations  

 

EXECUTIVE SUMMARY 

In May 2016 following the amalgamation of the three local Councils, (Cooma-Monaro Shire, 
Bombala Shire and Snowy River Shire) the Cemetery Operations Unit and the Snowy Monaro 
Cemetery Advisory Committee determined that all operations for the 16 operational cemeteries 
and an additional seven non-operational cemeteries in the region would need to be aligned. 
 
In order to achieve this a new set of Policies were required. Note this matter is not related to the 
clarification of policy on plaques and monuments discussed at the April 2021 Ordinary meeting of 
Council. 
 
The following officer’s recommendation is submitted for Council’s consideration. 
 

OFFICER’S RECOMMENDATION 

That Council approve the following policies: 
A. SMRC – Cemetery Operations 

 

 

BACKGROUND 

Following the amalgamation, it became apparent that the management of cemeteries varied. To 
ensure that cemeteries across the region were all conducted the same a policy on Cemetery 
Operations for the entire region was required. 

Reprioritisation of resources has delayed the bringing of this policy to Council at this time. 

 

 



REPORT TO ORDINARY COUNCIL MEETING OF SNOWY MONARO REGIONAL COUNCIL  

HELD ON THURSDAY 20 MAY 2021 Page 60 

9.1.1 POLICY APPROVAL - SMRC CEMETERY OPERATIONS  
 

 

SMRC – Cemetery Operations 

This policy outlines how the planning and maintenance processes for the cemeteries are 
undertaken. It also stipulates what can and cannot occur in a Council owned and/or managed 
cemetery and by whom.  

Although each Council did have management plans, they differed in their application and 
processes which impacted how work was conducted within their respective cemeteries. The new 
policy aligns the processes of the three former Council’s into one document providing a consistent 
approach for the management of cemeteries across the entire region. 

The new policy defines how both works will be carried out and the approvals required to 
undertake the works. It also stipulates that any burial conducted within a Council owned/and or 
managed cemetery must be undertaken by a licenced Funeral Director. 

The policy was written to both protect the safety of the community and maintain minimum 
standards, by ensuring all works undertaken within Council owned and/or managed cemeteries 
are done with the approval and knowledge of the Council’s Cemeteries’ team. 
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QUADRUPLE BOTTOM LINE REPORTING 

1. Social 

Community members will receive a consistent approach to the management of all of our 
cemeteries. 

2. Environmental 

The Cemetery Operations Policy will ensure that all works undertaken within a Council Cemetery 
will be approved by Council, thereby ensuring compliance with all relevant environmental 
standards. 

3. Economic 

Council’s cemeteries are a source of operational income, the Cemetery Operations Policy provides 
a consistent approach across the region assisting with ensuring this valuable resource. 

4. Civic Leadership 

The Cemetery Operations Policy will ensure Council provides and maintains its assets to an 
appropriate standard. The policy ensures Council is meeting its civic duty by ensuring all works 
carried out in cemeteries are undertaken with Council approval. 
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9.1.2 SUPPORT FOR GP SERVICES IN BOMBALA 

Record No:   

Responsible Officer: Chief Executive Officer     

Key Theme: 1. Community Outcomes 

CSP Community Strategy: 1.1 Quality health and well-being services that support the 
changing needs of the community through all stages of the 
lifecycle are provided through government and non-government 
organisations 

Delivery Program Objectives: 1.1.1 Regional health and wellbeing services have been planned 
through community consultation and partnerships with other 
levels of government  

Attachments:  Nil    

 

EXECUTIVE SUMMARY 

Council has been asked whether it is able to support the local GP practice in attracting and 
retaining GPs. Given that housing is a key issue in attracting staff, Council has been explicitly asked 
whether it is able to provide an additional house for a GP. 
 
The following officer’s recommendation is submitted for Council’s consideration. 
 

OFFICER’S RECOMMENDATION 

That Council  
A. Obtain an estimate of the rental return available from Council’s 63 Queen St Bombala 

property if it were fully furnished; 
B. Make available, to support the attraction and retention of an additional GP, either: 

(a) Council’s 63 Queen St property, furnished or unfurnished, rent free OR 

(b) Rental subsidy equal to the estimate obtained from Part A of this resolution 

depending on the preferences of the GP; 

C. Expend up to $30,000 to furnish the Queen St property if required; 

D. Enter into a Memorandum of Understanding with the MoU subject to annual review. 

 

BACKGROUND 

Councillors will be aware of the recent concerns about the viability of the Bombala GP surgery 
given the difficulty the owners, the Bombala St Surgery in Cooma, were having in attracting a new 
GP. 

Both the lack of accommodation and the need to include accommodation as part of the overall 
remuneration package offered to prospective GPs were among the difficulties encountered in 
securing a new GP. 
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Local government supporting the attraction and retention of GPs is common in rural and remote 
communities even though the responsibility for the health system rests with the other tiers of 
government. 

While it wasn’t necessary to provide accommodation as part of the temporary solution 
implemented by the Southern NSW Local Health District (SNSWLHD), discussions with 
representatives of both SNSWLHD and the Bombala St Surgery indicate that significant 
accommodation support will be required as part of any permanent solution. 

While Council has a recently renovated three bedroom home at 63 Queen St Bombala, it may not 
be suitable for any prospective GP and hence a rental subsidy is recommended as an option. The 
GP may prefer a larger family home, a home closer to the hospital, or a home on some land 
outside of town. 

63 Queen St also has a separate downstairs flat that is currently occupied but could be included in 
any offer once the current tenancy is completed. 

 

QUADRUPLE BOTTOM LINE REPORTING 

1. Social 

The availability of a general practitioner is critical to a community’s primary health. 

2. Environmental 

N/a 

3. Economic 

Estimated 
Expenditure 

Amount 
Financial 
year 

Ledger Account string 

Furnishings $30,000 FY22                  

Or Rent subsidy $                   

 $                   

Funding 
(Income/reserves) 

Amount 
 

Ledger Account string 

 $                   

 $                   

 $                   

 

4. Civic Leadership 

Taking this action ensures the future of the 
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9.1.3 SECTION 355 SMRC TOURISM ADVISORY COMMITTEE - APRIL 2021 - DRAFT MINUTES 

Record No:   

Responsible Officer: Chief Communications Officer    

Author: Executive Assistant (Communications)  

Key Theme: 2. Economy Outcomes 

CSP Community Strategy: 6.1 The Snowy Monaro region is a destination that offers a variety 
of quintessential year – round experiences, attractions and events 

Delivery Program Objectives: 6.1.1 Promote tourism and enhance the Snowy Monaro Region as 
a year round destination of choice through a collaborative 
approach between all stakeholders and interest groups  

Attachments:  1. Draft Minutes - Section 355 Tourism Advisory Committee - 21 
April 2021      

 

EXECUTIVE SUMMARY 

The Tourism Advisory Committee held its second meeting of 2021 in the Cooma Council Chambers 
and via Zoom. The Draft Minutes from the 21 April 2021 meeting are presented, as attached, for 
Council’s information.   

Please note: These Draft Minutes will be presented for adoption in the next Section 355 Tourism 
Advisory Committee meeting, scheduled for 23 June 2021. 
 
The following officer’s recommendation is submitted for Council’s consideration. 
 

OFFICER’S RECOMMENDATION 

That Council receive the Draft Minutes of the Section 355 SMRC Tourism Advisory 
Committee meeting, held on 21 April 2021. 
 

 

BACKGROUND 

THE COMMITTEE OPERATES UNDER THE COUNCIL ADOPTED TOURISM ADVISORY COMMITTEE 
CHARTER.  
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9.1.4 MONTHLY FUNDS MANAGEMENT REPORT - APRIL 2021 

Record No:   

Responsible Officer: Chief Financial Officer    

Author: Finance Officer  

Key Direction: 7. Providing Effective Civic Leadership and Citizen Participation 

Delivery Plan Strategy: DP7.6 Increase and improve Council’s financial sustainability.  

Operational Plan Action: OP7.18 Effective management of Council funds to ensure financial 
sustainability.   

Attachments:      
 

Cost Centre Financial Services  

Project Funds Management  

Further Operational Plan Actions: OP7.2 Completion of reporting requirements in accordance with 
legislation. 

EXECUTIVE SUMMARY 

The following report details the funds management position for the reporting period ending  
30 April 2021. 
 
Cash and Investments are $71,841,116. 
 
Certification  
I, Nicholas Byrne, Responsible Accounting Officer of Snowy Monaro Regional Council hereby 
certify, as required by Clause 212 of the Local Government (General) Regulation 2005, that 
investments as detailed in this report have been invested in accordance with Section 625 of the 
Local Government Act 1993, the Regulations and Council’s Investment Policy. 
 
 

OFFICER’S RECOMMENDATION 

That Council: 
A. Receive the report indicating Council’s cash and investments position as at 30 April 2021; and 

B. Receive the Certificate of the Responsible Accounting Officer. 

 
 

BACKGROUND 

Council’s Cash and Investments 30 April 2021: 

Cash at Bank $1,262,049 

Investments $70,579,067 

Total $71,841,116 
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The cash at bank figure is not an indication of the long term available cash to fund the Council’s 
operations, instead only what was held at that point in time to manage the short term cash flows. 
This report provides information on how the overall cash held is being managed. 

QUADRUPLE BOTTOM LINE REPORTING 

1. Social 

Total Cash and Investments are available to provide services and infrastructure to the community 
in accordance with the 2021 budget, Council resolutions and other external restrictions. 

2. Environmental 

It is considered the recommendations contained herein will not have any environmental impacts. 

3. Economic 

Total investments for Snowy Monaro Regional Council were $70,579,067 on 30 April 2021. 

Investment Register – 30 April 2021: 

 

*National Australia Bank - At Call with the added loyalty bonus of 0.60% p.a. is generally higher 
than short to medium term deposits currently on offer.  

**We’ve provided 31 days’ notice to ‘break’ these deposits. Early repayment date is 10 May 2021. 
The objective – to deliver total returns greater than that would have otherwise been. 
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Cash and Investments Charts: 
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Investment Portfolio Return: 
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Benchmarking is used by Council as a gauge for the performance of its portfolio against its 
investing universe (universe: securities sharing a common feature – liquidity, return patterns, risks 
and ways to invest). A suitable benchmark to review the return on Council’s portfolio is the Bank 
Bill Swap Rate (BBSW), or Bank Bill Swap Reference Rate – a short-term interest rate used as a 
benchmark for the pricing of Australian dollar derivatives and securities – most notably floating 
rate bonds. 

 

 

*The Australian Financial Market Association (AFMA) 

Understanding Ratings: 

Credit ratings are one tool used by Council when making decisions about purchasing fixed income 
investments. Credit ratings are opinions about credit risk.  

Standard & Poor’s (‘S&P’) is considered one of the Big Three credit-rating agencies, which also 
include Moody’s Investors Service and Fitch Ratings. S&P publishes financial research and analysis 
on stocks, bonds and commodities. S&P is known for its stock market indices such as the U.S. 
based S&P 500, the Canadian S&P/TSX, and the Australian S&P/ASX 200. S&P ratings express their 
opinion about the ability and willingness of an issuer, such as a corporation, to meet its financial 
obligations in full and on time. Credit ratings are not absolute measure of default probability. Since 
there are future events and developments that cannot be foreseen, the assignment of credit 
ratings is not an exact science.  

Credit ratings are not intended as guarantees of credit quality or as exact measures of the 
probability that a particular issuer will default. S&P issues both short-term and long-term credit 
ratings. Below is a partial list based, on Council’s Investment Register. 

 

Short-term credit ratings (term less than 1 year) 

S&P rates the issuer on a scale from A1 to D. Within the A1 category it can be designated with a 
plus sign (+). This indicates that the issuer’s commitment to meet its obligation is very strong. 
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A1: obligor’s (a person or corporation who owes or undertakes an obligation to another by 
contract or other legal procedure) capacity to meet its financial commitment on the obligation is 
strong. 

A2: is susceptible to adverse economic conditions however the obligor’s capacity to meet its 
financial commitment on the obligation is satisfactory. 

Long-term credit ratings (term greater than 1 year) 

S&P rates the issuer on a scale from AAA to D. Intermediate ratings are offered at each level 
between AA and CCC (for example; BBB+, BBB). 

AA: has very strong capacity to meet its financial commitments. It differs from the highest-rated 
obligors (rated AAA) only to small degree. Includes AA-. 

A: has strong capacity to meet its financial commitments but is somewhat more susceptible to 
the adverse effects of changes in circumstances and economic conditions than obligors in higher-
rated categories. 

BBB: has adequate capacity to meet its financial commitments. However, adverse economic 
conditions or changing circumstances are more likely to lead to a weakened capacity of the obligor 
to meet its financial commitments. 

Ratings from ‘AA’ to ‘CCC’ may be modified by the addition of a plus (+) or minus (-) sign to show 
relative standing within the major rating categories. 

Source: S&P Global Ratings 

4. Civic Leadership 

In accordance with Regulation 212 of the Local Government (General) Regulation 2005, a report 
setting out details of money invested must be presented to Council in the following month. 
 
Council’s Fund Management Reporting exceeds minimum regulatory requirements and 
demonstrates a commitment to accountability and transparent leadership. It provides the Council, 
Executive and Community with timely, accurate and relevant reports on which to base decisions. 
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9.1.5 DIVESTMENT OF RESIDENTIAL AGED CARE - ENDORSEMENT OF EVALUATION CRITERIA 

Record No:   

Responsible Officer: Chief Executive Officer    

Author: Chief Operating Officer  

Key Theme: 1. Community Outcomes 

CSP Community Strategy: 1.2 High quality community support and residential aged care 
services are available and accessible to residents across the region 

Delivery Program Objectives: 1.2.1 Competitive cost effective aged care and community support 
services are available within the region  

Attachments:  1. Evaluation criteria      

 

EXECUTIVE SUMMARY 

At the Council Meeting on 18 June 2020 Council resolved to pursue Stream 2 of the Business 
Improvement Fund (BIF) grant program for Yallambee Lodge and Snowy River Hostel. Council was 
successful in obtaining funding and resolved to receive and note the successful application and 
receipt of funding under stream 2 of the Business Improvement Fund at the 17 December 2020 
meeting of Council. 
 
The BIF is delivered by the Department of Health and aims to assist providers improve their 
business operations ensuring they can meet the needs of senior Australians. The fund is designed 
to improve service provision at a local and system level. The way in which care and services are to 
be delivered to the aged has changed significantly as a result of ongoing reform influencing the 
decision to purse this grant funding. Council’s application related to Stream 2 which provides 
funding assistance to transition to a new provider. 
 
Since receipt of funding, a transition adviser has been engaged by Council and an expression of 
interest process will now commence subject to Council endorsement of the evaluation criteria 
presented in this report. 
 
The following officer’s recommendation is submitted for Council’s consideration. 
 

OFFICER’S RECOMMENDATION 

That Council: 
A. Endorse the expression of interest and request for proposal evaluation criteria for the 

divestment of residential aged care. 
B. Request the Community Services Advisory Committee nominate a member of that 

committee to participate in the evaluation of the expression of interest and request for 
proposals. 
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BACKGROUND 

Following the Council meeting on 18 June 2020, Snowy Monaro Regional Council (SMRC) applied 
for and received funding from the Federal Government Department of Health Business 
Improvement Fund Stream 2 which is for a transition to a new provider of residential aged care 
services. 

Since receipt of the funding, Ernst and Young have been engaged as Council’s transition adviser. 
The first stage in the transition is a national market sounding process, seeking to attract private 
sector investment in local aged care from leading specialist providers. This is part of a strategic 
effort to coordinate council, government and private sector investment to expand and upgrade 
aged care in the region which will ensure that seniors continue to access high-quality residential 
care in their communities, now and into the future. 

The process to seek a new operator for the homes will include an initial call for expressions of 
interest in the 40-bed Yallambee Lodge in Cooma and the 14-bed Snowy River Hostel in Berridale. 
Organisations that meet quality and other requirements will then be invited to lodge a formal 
proposal. If the council deems any proposals suitable, transfer to the new operator would happen 
later this year.  

Any change of operator will include solid safeguards for employees and residents. Current 
employees would have the opportunity for ongoing employment with the new aged care 
organisation. Residents have security of tenure by law. Their resident agreements would continue 
and current residents could not be asked to pay a new or higher accommodation deposit. 

Yallambee Lodge and Snowy River Hostel employees are at the heart of the excellent care 
provided in SMRC residential aged care facilities. As part of the expression of interest 
requirements, interested organisations will have to demonstrate their track record in delivering 
quality care and show that they will offer roles to existing employees. This means that employees 
will have the opportunity for ongoing employment with the new operator. 

Organisations will also need to show how they will expand aged care in the region, by developing a 
new residential aged care facility for the community in Jindabyne, as an example.  

Council acknowledges the history and strong community involvement in building and fitting out 
Yallambee Lodge and Snowy River Hostel, including fundraising, bequests and community 
contributions. This legacy will be celebrated and preserved through any transition to a new 
operator.  

In addition to initial meetings held with staff, residents and relatives in December 2020, further 
update meetings and briefings in the facilities have been held in May to continue to keep 
residents, relatives and employees updated. The broader community is being informed as the 
process progresses through media releases and other forms of communication. Further, direct 
community engagement will also be planned for the broader community during the EOI process. 

The evaluation criteria for the expression of interest and request for proposal is critical in ensuring 
a suitable incoming provider is selected. The proposed evaluation criteria are attached to this 
report for Council’s endorsement. The criteria are focused on three key areas: 

 Maintain or improve quality of care 

 Staff retention 

 Expansion into Jindabyne 
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To ensure the above areas are addressed in the criteria, the expression of interest evaluation 
criteria have been structured as follows: 

 Service quality 

o Respondents are required to demonstrate their ability to deliver high quality 
residential aged care services. History of compliance with regulatory requirements 
and meeting quality standards. 

 Service expansion 

o Respondents should demonstrate capability and commitment in relation to 
expansion of residential aged care places in Jindabyne. Ability to obtain/history of 
obtaining allocated places through the Aged Care Approvals Round. 

 Community engagement 

o Respondents are required to demonstrate engagement with the SMRC community 
and commitment to provision of residential aged care services. 

 Cultural alignment 

o Respondents are required to demonstrate how their values are in keeping with 
those of Council and the community. 

 Commercial – Resource capacity and capability 

o Respondents are required to demonstrate their ability and commitment to make 
available sufficient resources to complete the proposed transaction. 

 Commercial – Financial capacity 

o Respondents are required to demonstrate capacity to fund the delivery of services 
and fulfil all of the obligations, responsibilities and liabilities of the acquisition. 

Following assessment of expressions of interest against the evaluation criteria, suitable 
respondents will be shortlisted for the request for proposal stage. Request for proposal evaluation 
criteria are further refined and include: 

 Employment continuation 

 Service expansion 

 Community engagement 

 Commercial – transition arrangements 

 Commercial – final binding offer 

 Commercial – contract and completion risk 

To assist in evaluation of the EOI and RFP, it is also recommended that Council’s Community 
Services Advisory Committee participate by nominating a representative of the committee to 
participate in the evaluation of the EOI and RFP. 
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QUADRUPLE BOTTOM LINE REPORTING 

1. Social 

The social impact of transitioning SMRC residential aged care services to a new provider is 
significant, due to the legacy attached to both Council facilities and to the critical importance of 
the ongoing sustainable provision of residential aged care services to the SMRC community. To 
ensure his outcome is achieved, the evaluation criteria must be correct and any future transition 
must build in long term safeguards. 

2. Environmental 

None identified 

3. Economic 

Council’s deficit to operate residential aged care in the 2020/21 financial year is significant. Based 
on the current state of play in aged care, it is expected that this figure will continue to rise as a 
result of the new Quality Standards and expectation of service levels. 

The economic impact of a transition to a new provider will be significant and as such Federal 
Government grant funding was secured to assist with the transition. 

Residential aged care in the current climate, in rural, regional and remote areas is difficult for 
small providers to sustain for a number of reasons, these being: 

 a lack in economies of scale 

 workforce shortages 

 high level of resident need, not commensurate with funding 

 age and health of facilities/assets 

 a lack of funding to undertake major capital works 

 

4. Civic Leadership 

Council is demonstrating Civic Leadership in looking at the sustainability of residential aged care 
services into the future. The strategic priority has been reviewed to support the decision to 
proceed with a transition to a new operator. The EOI and RFP processes are key stages in the 
transition.  
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9.2.1 NSW LEGISLATIVE COUNCIL'S PORTFOLIO COMMITTEE NO. 4 – INDUSTRY INQUIRY - 
LONG TERM SUSTAINABILITY AND FUTURE OF THE TIMBER AND FOREST PRODUCTS 
INDUSTRY  

Record No:   

Responsible Officer: Chief Communications Officer    

Author: Economic Development Officer  

Key Theme: 2. Economy Outcomes 

CSP Community Strategy: 4.3 Capitalise on the region’s proximity to Canberra and bordering 
NSW and Victorian regions to attract industry and investment 

Delivery Program Objectives: 4.3.1 Council has advocated for increased regional outcomes that 
support the Snowy Monaro local government area  

Attachments:  1. Draft Inquiry Submission      

 

EXECUTIVE SUMMARY 

The NSW Legislative Council's Portfolio Committee No. 4 – Industry is currently conducting an 
inquiry into the long-term sustainability and future of the timber and forest products industry.  

Council has been invited to make a submission to the inquiry. The closing date for submissions is 
28 May 2021.  
 
The following officer’s recommendation is submitted for Council’s consideration. 
 

OFFICER’S RECOMMENDATION 

That Council endorse the attached letter, to the NSW Legislative Council's Portfolio 
Committee No. 4 – Industry, regarding their inquiry into the long-term sustainability and 
future of the timber and forest products industry.  

 

BACKGROUND 

The NSW Legislative Council's Portfolio Committee No. 4 – Industry is currently conducting an 
inquiry into the long-term sustainability and future of the timber and forest products industry, and 
the role of the Forestry Corporation and other government agencies in supporting the industry. 

The attached Draft Inquiry Submission captures Council’s proposed submission to the inquiry. 
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QUADRUPLE BOTTOM LINE REPORTING 

1. Social 

Based on findings that Margules Groome made in the Bombala Region Softwoods Industry Bushfire 
Recovery Study and the importance of the forestry industry to the Bombala Region for economic 
and employment prosperity, it is important that Council makes a submission to the inquiry. 

2. Environmental 

Nil. 

3. Economic 

There is NIL cost associated with the report recommendation.  

Given the significant findings in the Bombala Region Softwoods Industry Bushfire Recovery Study 
in relation to our local forestry industry and the challenges ahead to maintain and hopefully 
increase production, it is important that Council has input into the long-term sustainability 
and future of the timber and forest products industry.4. Civic Leadership 

Council resolution 14/21 relates to the information and recommendations made to Council in the 
Bombala Region Softwoods Industry Bushfire Recovery Study (Softwoods Study).  The resolution 
notes that Council should further consider implementation of relevant recommendations in the 
process of developing Council’s next operational plan. 
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9.2.2 AMENDMENTS AND UPDATES TO ACTION LIST OF SNOWY MONARO DESTINATION 
MANAGEMENT PLAN 2019  

Record No:   

Responsible Officer: Chief Communications Officer    

Author: Coordinator Economic Development  

Key Theme: 2. Economy Outcomes 

CSP Community Strategy: 6.1 The Snowy Monaro region is a destination that offers a variety 
of quintessential year – round experiences, attractions and events 

Delivery Program Objectives: 6.1.1 Promote tourism and enhance the Snowy Monaro Region as 
a year round destination of choice through a collaborative 
approach between all stakeholders and interest groups  

Attachments:  1. DMP Actions List      

 

Cost Centre WO46 – Tourism Operations Administration  

 

EXECUTIVE SUMMARY 

Council adopted the Snowy Monaro Destination Management Plan in 2019.  Since then work on a 
number of actions has been undertaken.  The attachment provides an update on action progress 
and recommends amendment to the wording, timing or priority of some actions for various 
reasons.    
 
The following officer’s recommendation is submitted for Council’s consideration. 
 

OFFICER’S RECOMMENDATION 

That Council: 
A. Notes the updates to the DMP actions list provided in the attachment to this report  
B. Adopt the proposed changes to the action, its timing or priority, or deletion as the case 

may be, of the action items 1, 2, 4, 9, 23, 30, 31, 35, 52, 53 & 54 in the attached 
document.      

 

 

BACKGROUND 

At its meeting on 19 September 2019 Council adopted the Snowy Monaro Destination 
Management Plan (DMP).  The DMP is a five year plan to improve, enhance and grow tourism in 
the Snowy Monaro Local Government Area.   

The DMP is roughly halfway through its intended implementation period.  Since adoption, 
progress has been made on a number of recommended actions in the DMP, despite the impact of 
the Black Summer bushfires and COVID-19 on the visitor economy.  The attached document 
provides an update on most actions.  Those actions highlighted in green are where Council has key 
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responsibility for completion.  This plan has been reviewed by the contributing partners to the 
actions including NPWS, Snowy Hydro, DSNSW (Destination Southern) and TSM. 

   

QUADRUPLE BOTTOM LINE REPORTING 

1. Social 

Visitation to the region has positive and negative social impacts.  It enriches local culture and 
contributes to increased recreational pursuits in the region.  However at times it can also bring 
increases to anti-social behaviour and a change in how communities respond to visitors. 

2. Environmental 

The natural environment is one of this region’s greatest assets in terms of promoting tourism and 
its continued care and protection is vital to the continued growth of the region as a destination.    

3. Economic 

Tourism is of vital economic importance to the region. Ensuring managed growth in visitation, 
increase in yield (i.e. spend per guest) and positive experiences leading to referrals and return 
visitation, are important considerations of any regional destination management activities.   

In the last year visitors spent nearly $200m in the Snowy Monaro (spendmapp.com.au).     

4. Civic Leadership 

It is important that Council shows strong community leadership in the tourism space because of its 
interactions with and influence upon visitors by way of its many assets, advocacy, connections in 
the community and role in promoting and growing the local economy of the whole region.    
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9.4.1 QUARTERLY BUDGET REVIEW STATEMENT (QBRS) TO MARCH 2021 

Record No:   

Responsible Officer: Chief Financial Officer    

Author: Management Accountant  

Key Direction: 4. Leadership Outcomes 

Delivery Plan Strategy: 11.2 Council utilises sound fiscal management practices, pursues 
and attracts other sources of income  

Operational Plan Action: 11.2.2 Provision of statutory reporting enables our leaders to 
make decisions on Council’s financial sustainability  

Attachments:  1. March 2021 Quarterly Budget Review Statement      
 

Cost Centre W17   Financial Services  

 

EXECUTIVE SUMMARY 

The third quarter (Q3) Quarterly Budget Review Statement (QBRS) is presented to Council. The 
QBRS is a summary of Council’s financial position as at 31 March 2021 and includes a projection as 
at year end. The QBRS outlines the major variations and recommended changes to the adopted 
2020/21 Operational Plan from June 2020.  These include changes resulting from carry forward 
projects and adjustments.   
 
The March 2021 QBRS projects a net operating deficit before capital items ($5.8M) compared with 
December 2020 QBRS ($5.9M).  
 
The projected year end cash position of General funded activities of Council is $6K and is likely to 
continue to remain at these low levels without any corresponding increased income from rates. 
Expenditure reviews continue across Council activities to manage within the low levels of cash 
reserves and to allow Council to consider the need for a rate review. 
 
A number of capital projects are unlikely to be completed this year and external and internal 
reserves have been adjusted. Other adjustments to internal reserves are limited to employee 
leave entitlements, commitments for plant replacements and bonds. Council is not in a position to 
commit any unfunded cash expenditure. 
 
 

OFFICER’S RECOMMENDATION 

That Council: 
A. Receive the Quarterly Budget Review Statement (QBRS) for the period ended 31 March 2021, 

and 
B. Authorise the adjustments to the Council’s budgeted Income & Expenditure, Capital 

Expenditure and Cash & Investments as reported in the QBRS. 
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BACKGROUND 

The attached report covers proposed variations to the original budget and includes a review of 
Council’s; 

 Operating income and expenses, 

 Capital budget, and, 

 Cash and investments 

The report also includes a statement by the Responsible Accounting Officer regarding the 
unsatisfactory projected net operating deficit and recommended remedial action (some of which 
have commenced). 

The Financial Services team partnered with service line budget managers assisting the formulation 
of the March 2021 QBRS. This included providing advice on updating Council’s budget information 
system and reviewing the past nine month’s expenditure and the associated impact on the next 3 
months financial projections. A number of changes on the face of the income statement have 
occurred as a result of reviewing current year expenditure and projecting the end of year result. 
The explanations of the variations have been summarised within the QBRS.  

Following a review of the capital works program under a newly created department it has 
identified that several capital projects have not progressed significantly to be delivered by the end 
of the year and those project expenditures adjusted accordingly. Managing the execution of these 
projects has occurred and further work continues on project management and cost control to 
ensure scope and budgets are well understood.  

The Water, Sewer and Waste funds continue to be self-sustainable enabling the continued 
operational work and planning for replacement and renewal investments. General funded 
activities of the Council are projected to return an operating deficit where by the asset base is not 
able to be maintained or renewed and the same rate it is depreciating over time. The General fund 
cash projection continues to show services requiring a higher use of cash over those cash inflows 
generated through rates and fees of Council. This has driven down the level of cash held within 
this fund and the remaining cash is at a critical level. The current operating structure of Aged Care 
services require Council to contribute $2.2M this year above the income received directly from 
government and users of the service. A review is currently underway to assess the future 
operating model of this service.   

With the low levels of General fund cash, it is important that Council adopts the 2021/22 Revenue 
policy prior to 30 June-2021 to allow rate notices to be issued and the first instalment due on 31-
August-2021. Any delay and or amendment to the 2% rate peg increase will have negative impact 
on Council’s ability to provide services and pay for expenditure incurred.  

Council had paused its debt collection policy in response to the potential hardship on the 
community as a result of the bushfires and COVID-19 over the preceding 12 months. Council’s 
Revenue team will be analysing outstanding debts and working on a debt recovery plan to improve 
collections and cash owed to Council.  

Council is reminded to carefully assess new expenditure initiatives as there is no capacity to 
absorb extra costs without the need to prioritise or forego current services and programs. 
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QUADRUPLE BOTTOM LINE REPORTING 

1. Social 

This report provides a summary of Council’s financial performance to aid decision making for 
Council’s financial sustainability and ability to deliver services to the community. 

2. Environmental 

It is not considered that the recommendations will have any environmental impacts. 

3. Economic 

Refer to the attached report for the details of the revised budget estimates for operating income 
and expenditure, capital expenditure and cash and investments / reserve balances. 

4. Civic Leadership 

Council’s operational plan sets out its achievements, goals and revenue policy, including estimated 
income and expenditure. The QBRS plays an important role in monitoring council’s progress 
against the plan and the ongoing management of Council’s annual budget. 

Clause 203 (1) of the Local Government (General) Regulation 2005 (the Regulations) requires a 
council’s responsible accounting officer to prepare and submit a QBRS to the governing body of 
council. 

The 2021 budget was adopted under Council Resolution 96/20 (on 18 June 2020). 

The September Quarterly Budget Review (and adjustments) were adopted under Council 
Resolution 234/20 (on 19 November 2020). 

The December Quarterly Budget Review (and adjustments) were adopted under Council 
Resolution 21/21 (on 18 February 2021). 
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Record No:   

Responsible Officer: Chief Strategy Officer    

Author: Chief Strategy Officer  

Key Theme: 4. Leadership Outcomes 

CSP Community Strategy: 11.2 Council utilises sound fiscal management practices, pursues 
and attracts other sources of income 

Delivery Program Objectives: 11.2.1 Council has best practice management for financial 
sustainability  

Attachments:  1. Appendix B - Rate Structure Charts   
2. Appendix C - Community Consultation - Your Say Feedback   
3. Appendix D - Submission lodged      

 

EXECUTIVE SUMMARY 

The recommendation provided is the only one possible under the current decision of Council to 
limit any increase to no more than 10%. This limitation means that the Council will need to reduce 
the level of rates received by $2.35million. Council already needs to reduce its spending by 
$1.5million, meaning that $3.85million will need to be cut from next year’s budget. This will 
impact on the level of service that can be provided. 
 
There is also a rescission motion to be considered at this meeting. If that motion is passed this will 
allow other options to be considered. To cover off on this eventuality the consultation on rate 
structures has been assessed to determine what principles the community supports. 
 
There is strong community support for a model that aligns the value people see they get from 
Council services with what they pay. While this can be done to a reasonable extent, the impact of 
this on the smaller communities is seen as not being equitable or fair. It would result in areas with 
relatively low household earnings paying the highest household rates. This also does not align with 
the principle that capacity to pay should be a strong consideration. 
 
By undertaking the modelling on a range of options it can be seen that a simplified model with a 
single base and ad valorem applied across all land provides very similar outcomes to the model 
that is built off attributing costs to the various rate categories. The model does have a higher 
number of landowners negatively impacted. Offsetting this is that the maximum impact is slightly 
lower and a simpler system will be easier to run and explain. That members of the community 
have proposed this model and been able to gain support is also a positive for showing that the 
Council is a community partner. 
 
ALTERNATIVE RECOMMENDATION: Should the rescission motion be accepted by Council it is 
recommended that Council include the rates policy from Option 2 in appendix A into the 2021-22 
Revenue Policy and place this on public exhibition. 
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NOTE: The figures in the comparisons only compare the exiting rates against the equivalent in the 
modelled options to show the impact of the rate structure changes. The rate peg increase will be 
added on top of the changes modelled. 
 
The following officer’s recommendation is submitted for Council’s consideration. 
 

OFFICER’S RECOMMENDATION 

That Council: 
A. Include the rates policy from Option 1 in appendix A into the 2021-22 Revenue 

Policy and place this on public exhibition. 
B. Identify the reductions in services to cover the $2.35million shortfall in revenue 

prior to adopting the next year’s Operational Plan. 

 

 

BACKGROUND 

At Council’s March 2021 meeting it was resolved to not proceed with any rates that led to an 
increase of more than 10% to any individual landowner. This impacts those rates categories and 
subcategories where the Council has to merge the current categories or would involve creating a 
new subcategory that crosses the former council boundaries. This impacts on some or all land 
currently classified as: 

 Business - Bombala Golf Estate 

 Business - Cooma (Outside the township of Cooma) 

 Business - Delegate Golf Estate 

 Business – General (Former Snowy LGA) 

 Business - Snowy 

 Business – Business other (Former Bombala LGA outside Bombala & Delegate townships) 

 Farmland 

 Residential - Cooma (Outside the township of Cooma) 

 Residential – General (Bombala other than Bombala, Delegate and Village) 

 Residential – General (Former Snowy LGA) 

 Residential – Village (Former Bombala LGA identified villages) 

 Residential – Rural. 

Where rates categories did not spread across different former areas those rates were retained 
under their existing structures. Changing those would lead to some landholdings within those 
categories exceeding the 10% limit. 

The combined categories were then checked against the existing similar base and minimum rate 
models to determine which approach led to the lowest maximum percentage increase. 

This results in the following maximum percentage changes that exceed the adopted limit: 
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 Business Electricity Generation (Caused by reclassification of properties) – 165.24% 

 Business – 27.4% 

 Farmland – 45.23% 

 Residential – 95.05% 

The rates for those categories then needs to be scaled back, shifting all of the rates within those 
categories down until the top percentage change is under the 10%. Where rates with a base and 
minimum rates were to be combined each structure was modelled and the structure having the 
lowest impact was then used. 

For Business (General category excluding subcategories), which is a base rate, this required 
dropping the ad valorem until the maximum increase was below the cap. For Farmland, which is a 
minimum rate, this required a combination of dropping the minimum amount and the ad valorem 
until the target was achieved. For residential (General category excluding subcategories), which is 
a base rate, this required the dropping of the ad valorem rate until the target was achieved. The 
property in Business Electricity Generation was not scaled as the change related to changing the 
categorisation, not harmonisation. 

The impact of these changes is to reduce the rate yield by $2.89million. This equates to 37% of the 
remaining rate category yield. All categories and subcategories were then increased until the 10% 
cap was reached. 

Where the rate is currently set at a different base or minimum rate these were brought to the 
same level where possible to simplify the rating structure. The ad valorem was then manipulated 
to increase the yield to the maximum permissible under the Council resolution.  

This increased the overall yield, still leaving a drop in overall revenue of $2.35million in rates. 

Council is required to consider the long term and cumulative impact of the financial decisions. The 
impact of the 10% cap is to increase the unsustainability of the Council’s financial position. Due to 
the low levels of available cash and existing deficit for general activities Council is not in the 
financial position to absorb the drop in revenue. 

This means that there is a need to take actions to adjust the Council’s financial plans to 
accommodate the reduced income. Council already needs to reduce the existing budgets by 
$1.5million prior to the drop in revenue from the new rates structure. This means that the Council 
will need to drop $3.85million in cash outgoings, from operations or capital, to stay within 
Council’s available cash and revenue. 

Consideration of Community Feedback 

Council has been undertaking community consultation on what the community considers to be a 
fair and equitable method of distributing the rates. This has involved on online sites providing 
information and community drop in sessions held in various areas. 

The website has had 1,023 unique visitors with 160 surveys completed. 212 visitors downloaded 
files and 58 people watching the video on the site. The drop in sessions attracted 135 people. 
Many of those were already aware of the information online. 

Many of those attending the drop in session had also been on the website and were attending at 
least partially informed on the models and the potential outcomes. 
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Based on the number of responses the results of the survey and consultations cannot be 
considered statistically significant. This is particularly the case as is a self-selected cohort of 
people. The feedback that has been provided to the councillors and team members can provide a 
guide to what the community feels. 

Which principles are important (Survey Responses) 

Respondents were first asked to provide their thoughts on the main principles that should be 
applied in determining the distribution of rates. Responses were given to each of a range of 
questions. That those who benefit from the services provided should contribute to those services 
is the principle most supported by respondents. This was followed by that capacity to pay is 
important and there was substantially less support for the principle that everyone should pay the 
same. 

This view was borne out in the conversations, where a number of people attending the pop up 
stated that they should not pay more rates as they received either no or very little services. There 
is clearly a strong sentiment that any variation in services should be reflective of the level of rates 
payable. The feeling that there were no services provided was more pronounced the smaller the 
settlements. 

A question was included on whether the Council should be seeking to minimise the impact of 
changes. This concept also received strong support from the respondents. 

Rate structures can use either a base rate, a minimum rate or only an ad valorem rate. Questions 
were included as to whether a base of minimum rate should be used. Both methods received 
similar support, with the support for base rates being slightly higher. To try and separate the 
results respondents who said that both base rates and minimum rates were important had their 
survey recorded against the form of rates they gave the highest support for. This still led to a near 
equal outcome. 

To gauge the relative importance of the principles they were assessed against each other to 
determine if there is a stronger emphasis on and determining the weight based on a score created 
by any principle compared to others. The survey results were used to weight the various aspects 
to be considered. Two factors were included that were not part of the survey (Financial impacts 
and simplicity). The first factor was not required with the models on exhibition as all had the same 
financial impact. Given the Council does not have the capacity to absorb negative financial impact 
this was given a relatively high weighting. Based on the conversations with the community the 
need to understand how rates were allocated is very important. Complex systems detract from 
the feeling in the community that the approach taken by Council is fair and equitable. 

Which models are supported by the survey 

Those people on the website were asked if they felt a particular model was better than others. At 
the stage that the people undertook the survey they were able to have read information on the 
various models, seen how they may impact a sample of landowners in each current category and 
check how the models would affect their own situation. 

The results are consistent with the views on the principles, in that there is a wide range of differing 
views. 45% supported models that were based on the costs of providing services. 25% supported 
the minimum rate model provided. 36% supported models based on a shared approach to the cost 
of providing services.  
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During the consultation the number of models changed from five to six. This needs to be 
considered when looking at the overall responses on which model is preferred by respondents. 
Considering that model 6 (The simplified model with a base rate) was only in the survey for one 
third of the consultation period this model has performed well. To assess the support for the 
model the selections prior to the model being included were compared separately from those 
lodged prior. 

Chart 1: Survey responses to models 

 

The similar split of the responses among the responses after model 6 (With the exception of 
model 5) was added indicates that that model would have previously drawn some responses from 
all of the previous option choices. It is reasonable to assume that model 6 would have been one of 
the more popular choices among the models and potentially the most favoured. It is also clear that 
model 1, based on putting the costs against those who benefits from the service being nearby, 
would be a strongly supported option. Model 3, using a common approach to providing services 
and a minimum rate is the third model that received reasonable levels of support. 

While Council has stated that it does not support that approach, due to the impact on smaller 
towns and villages, this needs to be considered in light of its support in the survey. A check was 
undertaken as to whether the respondents views, as to whether they felt the information was 
sufficient, was done to see if the model was being chosen without knowledge of the impacts. The 
data does not indicate that this was the case, with a bit below half the support coming from those 
who felt the information available was good. It was decided to continue with the modified model 
that attributes costs based on the verbal interactions during the consultations, which indicated 
while there is a desire to have a user pays approach this is in reality tempered by the knowledge 
that smaller communities do need to be subsidised. 
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These three approaches, and a model that limits the increase to any landowner to no more than 
10%, were assessed against how they perform against the principles and important factors, which 
were that: 

 those benefiting from the service contribute to the costs of that service, 

 the impact of changes is minimised, 

 capacity to pay needs to be considered, 

 everyone should contribute equally,  

 it should be easy for landowners to understand how the rates are determined, and 

 the council cannot withstand a financial shock. 

Based on these models a number or variants were also tested to see if there were other options 
that may improve on the outcomes of the selected models. These models were developed in the 
current land, which has changed since the last model was built. To differentiate them from the 
models that were on exhibition they will be referred to as options. 

Option 1: This is the model developed above to meet the resolution to limit the increases to 10% 
on any landowner. It has a mix of base and minimum rates and it split up to as many 
subcategories as possible to limit the need for change from the current rate structure. 

Option 2: Most landowners pay the same base rate and ad valorem rate. The base rates is 
determined by looking at the highest level the base rate can be set at to not exceed the 
legislative requirement for less than 50% of the yield to come from the base rate. The ad 
valorem required to generate the remaining rate yield is then calculated and applied. 

The sole exception is business land used for electricity generation. This type of landowner is 
considered to have a greater capacity to pay than other business. To test this hypothesis the 
valued added by the electricity generation business compared to all other business was 
assessed. Snowy Hydro uses 51 properties (A mix of business, farmland and residential) to 
generate most of its ABS industry classification value added to the economy, of $114million. 
The balance of the 1,058 businesses generate the remaining $823million. Based on this the 
electricity generator creates 2.8 time the value add per property to other business. To allow for 
the fact that this industry also includes other landowners, such as the Council itself and 
electricity providers, this has been scaled back to 2.5 times as the factor that applied to that 
land use. (Based on Model 6) 

Option 3: Uses a base rate. Based on the cost of services available to major localities being covered 
by those landowners nearby and the cost of services in smaller villages and rural areas being 
shared among the rural categories. Costs are calculated and then rates are set to recover the 
amount that relates to each rate category. Base costs are set by the cost of services Council is 
required to provide by legislation and corporate costs. These costs are shared equally among all 
Landowners in the first instance. Where this leads to the yield from the base exceeding the 
legislative limit of 50%, the base rate is scaled back until the requirement if reached. (Based on 
Model 2) 

Option 4: Uses minimum rates. Most landowners pay the same ad valorem rate. The ad valorem is 
set at the maximum allowable (Rounded to the neared tens of dollars). The same capacity 
factor is applied to business land used for electricity generation as in option 2. 
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A pairwise style analysis was undertaken for each aspect, with the option that provides the best 
outcome being provided a score. These scores were then weighted leading to an overall score 
indicating which model provided the better outcome overall. 

Table1: Relative advantage of different rating structures 

 EQUALLY 
SHARED 

BENEFITS 
PAYS 

CAPACITY 
TO PAY 

MINIMISE 
IMPACT 

FINANCIAL SIMPLICITY SCORE 

WEIGHTING 2.2 3.2 3.1 3.3 4 4  

Opt 1 - 10% 
cap 

2.6 0 0 17.7 0 0 20.3 

Opt 2 – pay 
same 

5.7 5.8 6.2 4.6 5.6 5.6 33.5 

Opt 3 – 
service 
costs 

5.7 8.4 2.5 0 5.6 0 22.2 

Opt 4 - 
minimums 

0 3.2 1.9 2.0 5.6 5.6 18.3 

The analysis indicates that a simple model (Option 2) provides the best overall outcomes for the 
community. This is primarily due to the fact that it provides a broad spread of relative advantages 
compared to the other models. 

To further assess the more suitable model the ability of the simplified model to match the service 
costs to particular rate categories was undertaken. If the simplified model closely aligns with the 
model developed based on service costs it would be considered that the simplified approach 
would be the best option, with a check as to whether this model still aligns with costs to be taken 
following each election. The following chart shows the degree of alignment found. 

Chart 2: Alignment to service costs 
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As can be seen, there is a close alignment between option 2 and the actual cost recovery model’s 
outcomes. A similar high alignment was also found for option 4. Option 1 still has a high 
alignment, but not as strong. 

The alignment of the models was checked against the median household earnings to see if there 
was a good alignment to earnings, showing it reflected capacity to pay.  

The following chart shows the alignment against a range of the localities across the region. 

Chart 3: Median Household earning against median rates by locality 

 

 

The option assessed as the most favourable cannot be pursued under the current resolution of the 
Council as it exceeds the 10% increase limit. 

As with the previous models, different structures affect different segments of the landowners in 
different ways. While every individual impact cannot be identified. The first part looks at the 
existing structure. Currently landowners in different rate categories pay different amounts. This 
impacts on the changes in their rates. The extent of the variance can be indicated by looking at 
applying the same land values across the different rates: 

Table 2: Business rates: 

Quartile Value Bombala 
Town 

Cooma 
Town 

Delegate Snowy Cooma 
Other 

Bombala 
Other 

Electricity 
Generation 

Min $630 $613.68 $445.15 $466.62 $600.28 $236.56 $613.68 $600.28 

1st $45,300 $1,001.67 $1,019.79 $466.62 $600.28 $425.52 $613.68 $600.28 

Median $103,000 $2,277.54 $1,762.04 $691.34 $776.11 $669.59 $1,179.66 $800.21 

3rd $216,500 $4,787.25 $3,222.11 $1,453.15 $1,631.33 $1,149.70 $2,479.57 $1,681.99 
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Max $1,960,000 $43,339.52 $25,650.49 $13,155.52 $14,768.60 $8,524.70 $22,447.88 $15,227.24 

Table 3: Farmland Rates: 

Quartile Value Bombala Cooma Snowy 

Min $270 $613.68 $580.38 $600.28 

1st $184,000 $859.10 $1,041.54 $701.22 

Median $306,000 $1,428.71 $1,347.76 $1,166.17 

3rd $518,000 $2,418.54 $1,879.88 $1,974.10 

Max $14,000,000 $65,366.00 $35,719.70 $53,354.00 

Table 4: Residential rates: 

Quartile Value Cooma 
Town 

Bombala 
Town 

Delegate Village 
(Bombala) 

Residential 
(Bombala) 

Residential 
(Cooma) 

Residential 
(Snowy) 

Residential 
Rural 
(Snowy) 

Min $100 $411.98 $613.68 $451.10 $451.10 $613.68 $234.36 $600.28 $600.28 

1st $68,600 $812.44 $1,072.08 $451.10 $661.30 $613.68 $547.54 $600.28 $600.28 

Median $96,300 $974.37 $1,504.98 $451.10 $928.33 $613.68 $674.18 $600.28 $600.28 

3rd $193,000 $1,539.68 $3,016.20 $451.10 $1,860.52 $1,105.12 $1,116.30 $600.28 $842.25 

Max $2,150,000 $12,980.30 $33,600.20 $4,220.45 $20,726.00 $12,310.90 $10,063.70 $6,297.35 $9,382.60 

 

Option Comparison 

Charts are included in Appendix B showing the rates based on the land value for each option. 

Chart 4: Percentage change for business 

 

The option that limits the increases to 10% leads to most business having an increase in the 0-10% 
bracket as a result of the need to scale up the business rates to compensate as much as possible 
for the lost revenue created by limiting the maximum increase. The large decreases occur for 
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businesses located in the rural areas (up to 70%). Bombala, Berridale and most Leesville based 
business see the largest increases (9-10%). Cooma business see changes in the range of 5-10%. 
Jindabyne businesses only see small increases in the order of 2%. 

Option2, using the same base and ad valorem for most ratepayers, leads to a smaller number of 
businesses seeing an increase. As previously noted, most methods of determining rates indicates 
that less should be recovered from business. Businesses in Bombala and Cooma generally see 
large decreases, starting from just under 80%. At about the 50% drop rural and Leesville based 
businesses start to appear. Jindabyne businesses start to appear at the 20% drop level. Increases 
occur more predominantly in the rural based businesses. The top 16 increases all occur in 
government entity owned land. The highest percentage change for a privately owned business 
premises is 83.7%. This is an increase of $224.42 ($4.32 per week) on the current rate of $268.25. 

Option 3, based on the service costs, generates more increases for business than option 2. The 
decreases start lower, in the order of 55%, and businesses in Cooma see the greatest drops, along 
with some of the rural based businesses from the former Bombala area. By the 35% drop level 
Jindabyne based businesses are starting to appear along with more of the rural based businesses 
from the former Snowy and Bombala areas. Snowy businesses dominate through to around the 
60% increase, with a range of Bombala and Delegate businesses also in this area. From about the 
60% increase level it is Cooma area rural business that appears. Under this model the higher 
percentage increases are mostly on private land. The highest percentage increase is land in the 
former Bombala area, with an increase of 145%. This is an increase of $1,716.29 from a current 
rate of $699.78. This is reflective of the high cost per landowner that the smaller of the towns 
sees, which is typical of a structure that reflects the cost of providing services. 

Option 4, using minimum rates on a common rate, has a lower level of increases for business than 
using a structure reflecting the cost of services, but less than using base rates. The decreases start 
slightly higher than in option 2, at 78%. The greatest drops are seen in the Bombala and Cooma 
towns. At around 57% this switches to rural business in the former Bombala area. Snowy 
businesses start to appear at the 36% drop mark and dominate through to the nil change level. 
From around a 15% increase the Cooma rural businesses start showing. Delegate businesses 
appear with a 30% increase. The Cooma businesses predominantly top the list, with the maximum 
increase being 65%. Most of the top increases are government property. The highest percentage 
increase is based in Chakola, with a 66% increase of $182.67, on a base rate of $275.14. 



REPORT TO ORDINARY COUNCIL MEETING OF SNOWY MONARO REGIONAL COUNCIL  

HELD ON THURSDAY 20 MAY 2021 Page 135 

9.4.2 PLACING REVENUE POLICY ON PUBLIC EXHIBITION 
 

 

Farmland: 

Chart 5: Percentage change for farmland 

 

Option 1, the 10% cap, gives most properties a drop. The largest percentage increase occurs in one 
of the top valued properties, so this drives the whole rates category down. This starts with 51% 
drops to farmland in the former Cooma area. At the 38% drop level this sees the Bombala 
properties appearing. Snowy farms start appearing at a 24% drop. From here there continues to 
be a mix of farms. The farms seeing an increase are from the former Cooma area. The highest 
increase permissible of 10% exists on a farm valued at $5.08million of 3,918 hectares located at 
Countegany. This farm would see an increase of $1,325.30 on a current rate of $13,330.50. 

Option 2 sees a large number of increases to farms. The drops start at $27% in farmland within the 
former Bombala area. This would be because of the higher yield currently raised from farmland in 
this area under the current rate structure. While some Cooma and Snowy properties gain 
reductions, these do not commonly appear until the 10% drop mark. From here Cooma properties 
are in the majority. From around the 4% increase there is a relatively proportionate mx of 
Bombala, Cooma and Snowy properties. From around the 9% increase level Cooma properties are 
in the majority. From around the 18% increase properties from all three former areas are again 
showing. From the 28% increase mark the properties are former Snowy and Bombala properties. 
The highest increases all are in the former Snowy area, with increases from 46% to 64%. The 
highest change occurs for a farm in Dry Plain. This 123.6 hectare property sees a rate increase of 
$382.69 from a base of $602.14. This property is probably typical of the farmland properties being 
purchased more as lifestyle blocks, but which is resulting in the smaller farmland lots seeing higher 
valuations. 

Option 3, the service cost method, has a higher number of negative impacts than options 2 or 4. It 
starts with slightly higher reductions (34%), again in the Bombala area. This continues nearly 
exclusively until the 18% drop level, where Cooma and Snowy properties begin to appear. The mix 
continues with mainly Bombala and Snowy properties until around the 10% drop level where 
Cooma properties start to increase in numbers and dominant by the 8% drop level. The mix of 
mainly Cooma and Snowy properties, with some Bombala, continues to around a 15% increase. At 
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this stage the mix changes to Bombala and Snowy properties, with a higher portion of snowy 
properties. This continues up to a 40% increase, at which time the properties are exclusively from 
the Snowy area. The highest percentage in this area is a property that is being categorised from 
farmland to business. Of the farms, the highest percentage increase is 56%, for the same Dry Plans 
property from option 2, being an increase of $339.90 under this option. 

Option 4, the minimum rate model, creates a similar level of increases as option 2, but slightly 
more above 10%. Reductions start from 32%, but occur for Cooma farmland. At the point where 
rates are relatively unchanged this swaps to Bombala properties, with some Cooma properties. 
Snowy properties appear with a 1.6% increase, which is those currently on a minimum rate and 
going to the new minimum rate. The list then reverts to Bombala and Cooma properties, primarily 
Bombala ones until a 4% increase. From here is it predominantly Cooma properties with Snowy 
properties mixed in. At the 27% increase level another groups of Snowy properties mixes in with 
the Cooma ones, but then it reverts to Cooma based properties for the highest changes leading to 
a maximum increase of 84.8%. Located at Countegany, this is the same property as in option 1. In 
this case seeing an $11,308.11 increase on their current rates. 

Residential: 

Chart 6: Percentage change for residential 

 

Option 1, the 10% limit, still has the highest number of landowners seeing an increase. This is 
because these categories need to be boosted up to the maximum increase of 10% to try and claw 
back the income lost from reducing the farmland rates. Some landowners do see reductions, of up 
to 61%. These larger decreases are spread between rural properties in the Bombala and Snowy 
areas. At the 50% drop level this swaps to predominantly the Cooma rural properties, a reasonable 
mix of Snowy and some Bombala. By the 38% drop stage the mix has changed to more evenly 
include Snowy rural properties and the proportion of properties from Snowy is growing. By the 
20% drop stage the majority of properties are from the former Snowy area. This continues to the 
point where no change occurs. At this stage Bombala town properties start to appear.  A large 
number of Snowy properties sit on a 2.2% increase as they move to a standardised minimum 
figure. Delegate properties see an increase around 3.4% due to their coming off a low minimum 
rate. The larger increases are within the Cooma township. This category is the bulk of properties 
past the 7% increase mark. At the nominal 10% cap a number of Bombala and Snowy properties 
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also appear. The highest change occurs in Nimmitabel, with the increase of $94.22 off a base rate 
of $947.13. 

Option 2, the simple approach, creates a smaller number of increases. The decreases start from a 
similar 60% level. Almost exclusively the large decreases are from the Bombala area. Cooma 
properties appear once the drops reach 35%. By the time a 28% drop is reached the properties are 
mainly Cooma town properties. At around the 13% drop the mix changes to include properties 
from the three former areas. One increases are starting to be seen the mix is between Cooma and 
Snowy properties. Generally the Snowy properties outnumber the Cooma properties. A number of 
Delegate properties appear with a 13% increase ($60.87) to 18% increase ($82.87). From the 20% 
increase stage Snowy properties dominate the listing with Bombala, Cooma and Delegate mixed 
in. As the change grows so does the level of Cooma properties. At the 50% increase point the list is 
mainly back to Snowy properties. The greatest increases are properties at Delegate. Sitting on the 
edge of the village the property is 15 hectares of land valued at $270,000. The current rates will 
increase by $822.59, giving a 155% increase on the current rates of $530.01. 

Option 3, the cost based approach, give a slightly lower number of landowners seeing an increase. 
The reductions start at a much lower level (39%) and are based around a mix of Cooma and Snowy 
properties, mainly within the towns. A large number of Cooma township properties sit around a 
20% drop. From the 15% drop mark this starts trending towards Snowy and Cooma rural 
properties. Bombala and Delegate properties start to appear once the increases reach 10%. A 
large number of Delegate properties appear showing a 16% increase. Bombala residential grows in 
numbers around the 63% increase level, mixing with Snowy properties. Bombala township 
properties dominate the higher increases. The same properties are at the top of the list as with 
option 3, in this case seeing an increase of $743.08 (140%). 

Option 4, the minimum rate, gives the highest percentage reduction (69%) as well as one of the 
two lowest numbers of landowners with increases. Bombala township residents see the greatest 
decreases, with this soon switching predominantly to the Cooma township. At around the 23% 
drop Cooma rural properties start to appear. From here Bombala and Cooma rural properties are 
generally appearing more frequently. Once increases are starting to occur Snowy properties show 
up. Snowy rural residential properties appear at a 10% increase mark. Snowy properties make up 
the list until around the 30% increase, at which time more Bombala and Cooma properties re-
enter the listing as well as the Delegate properties. Snowy properties, and specifically, those in 
Jindabyne fill the top of the listing until 65% increases are reached. At this point the following 
properties come from Cooma rural areas. The highest, with a 160% increase is a property from 
near Cooma, with a land value of $130. Its rates changed from $234.49 to the proposed minimum, 
giving and increase of $375.51. 

Rural Residential 

A question was raised on the ability to rate rural residential separately. Under the legislation only 
land greater than 2hectares and less than 40 hectares can be classified as rural residential. This 
can be sub classified and rated separately from other residential land. However, rural land that is 
outside this size limitation cannot be included. This would mean that at 1.5 hectare block and a 41 
hectare block neighbouring one that would meet the definition for rural residential would pay 
different rates. Based on the community feedback this would not be seen as equitable.  

2,007 rate parcels fall within the size definition of rural residential. This is 28% of the rural land 
currently rates as residential. 3,268 rural rate assessments are larger than 40 hectares, yet not 
qualifying as farmland. It is clear that using the rural residential sub category will not capture all of 
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the ‘rural residential’ landowners. This is better achieved by capturing those people in the same 
general residential category as other land outside the major towns. 

QUADRUPLE BOTTOM LINE REPORTING 

1. Social 

The drop in revenue will impact on the ability of the Council to continue to provide services. 

2. Environmental 

N/A. 

3. Economic 

The impact of the rate structure will be a drop in revenue of $2.32million. This needs to be offset 
by cuts to the cash outgoings of the service. 

4. Civic Leadership 

To adopt this rate structure the Council will need to identify how it will provide and maintain the 
assets and provide services within a lower level of revenue. This will require reductions in service 
levels to be put into place. 
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Appendix A – Rate Policies for Inclusion on the Revenue Policy 

Based on the option taken the Council will place on public exhibition a Revenue Policy that needs 
to include the policy of the Council on how it determines the rates to be charged. Each of the 
options has a policy statement. Based on the policy statement adopted a table of rates will be 
generated for the 2021-22 year, implementing the policy and the 2.0% rate peg increase. Should 
Council adopt a policy other than those listed that will form the basis on which the calculations are 
developed. 

Option 1 – Limit increases to no more than 10% 

Rates Policy 

The policy of the Council is that: 

1) The rates structure is not to change so that the variation from the former council’s rates 
structures exceed 10% for any individual land holding as part of the harmonisation process.  

2) The former base rates and minimum rates are to be retained where possible. Where this 
was not possible the decision on use of minimum and base rates was determined by which 
method leads to the lowest maximum percentage increases.  

3) Those rate categories with an increase of greater than 10% due to harmonization are to be 
scaled down to ensure no landowner has an increase of over 10%.  

4) Where this leads to the maximum permissible rate not being fully levied, those rate 
categories with a maximum increase of less than 10% will be scaled up to the point where 
the maximum increase is not greater than 10%. 

Option 2 – Simplified rating structure 

Rates Policy 

The policy of the Council is that: 

1) There will only be one subcategory, which is for the centre of activity being electricity 
generation. 

2) The business, farmland and residential categories of rates will pay a base rate and an ad 
valorem rate. 

3) That rate will be the same for the business, farmland and residential categories. 

4) The subcategory of electricity generation will be set at 2.5 times the rate set for the 
business category, to reflect the increased capacity to pay of this business type. 

5) The category of mining will be set to 2.5 times the rate set for the business category, to 
reflect the increased capacity to pay of this business type. 

6) The base rate will be determined by calculating the maximum level that can be applied to 
not breach the requirement for only 50% of the rates levied to come from the base rate. 

7) The ad valorem will then be calculated to raise the maximum permissible yield. 

8) As part of developing the Delivery Plan following a Council election the Council will 
determine the proposed cost of delivering services to the different localities across the 
region and determine whether the rate structures align reasonably with the cost of 
providing services to the various areas. 
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Option 3 – Service cost driven model 

Rates Policy 

The policy of the Council is that: 

1) For the purpose of attributing costs to various localities, it is recognized that smaller 
populations have a much higher cost per assessment to service. To avoid creating high 
rates in the areas with low household earnings only towns will be identified as separate 
localities for the purpose of distributing the cost of services. 

2) The rates will reflect the cost of providing services to the following categories and sub 
categories of landowners: 

a. Business – All land not included in the following subcategories. 

i. Electricity Generation, being land used for the purposes of the generation of 
electricity in the area including Lake Eucumbene, Lake Jindabyne and the 
associated rivers and creeks. 

b. Farmland – All land within the region that meets the definition of farmland. 

c. Mining – All land within the region that meets the definition of mining. 

d. Residential – All land that meets the definition of residential land not included in 
the following subcategories 

i. Residential within the Bombala town boundaries 

ii. Residential within the Cooma town boundaries 

iii. Residential within the Jindabyne town boundaries, East Jindabyne and 
Tyrolean Village areas. 

3) All categories and subcategories will have a base and ad valorem rate. 

4) The net cost of the services of Council will be determined following each Council election. 

5) Those services required to be provide under legislation specifically requiring the service 
and the corporate and governance services will be included in the base rate calculation. 

6) Other services will be included in the ad valorem calculation. 

7) Legislated services in the base rate will be applied across the categories and sub categories 
based on whether the services are primarily located within or provided to a category or 
subcategory of landowner. Each landowner within the category or sub category will pay an 
equal share of the costs attributed to that category or subcategory. 

8) Corporate support services will be shared equally by all landowners. 

9) The cost of other services will be attributed based on the locality where the actual service 
is provided where possible. 

10) The anticipated annual costs to each locality, including the estimated replacement cost of 
assets within the locality will be used to determine the relative portion of the service cost 
to attribute to each category or subcategory.  

11) If it is not possible to determine the costs to each category on the proposed spending, the 
service will be distributed by identifying the categories or subcategories that directly 
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benefit from the service and including this in the amount of ad valorem to be distributed 
by rates parcel. 

12) In distributing costs, costs distributed to a residential category or subcategory will be 
distributed equally to any business category or subcategory with a similar geographic area. 

13) The amount calculated for each category and subcategory based on the calculations in 
points 9 and 10 will be combined and divided by the land value of all land within that 
category or subcategory to provide the ad valorem rate for the category or subcategory. 

14) Where the net costs are not fully covered by rates (The Council operating at a deficit.) the 
amounts will be scaled equally across the categories and sub categories to raise the desired 
yield. 

Option 4 – Simplified minimum rates 

Rates Policy 

The policy of the Council is that: 

1) There will only be one subcategory, which is for the centre of activity being electricity 
generation. 

2) The business, farmland and residential categories of rates will pay a minimum rate with an 
ad valorem rate. 

3) That rate will be the same for the business, farmland and residential categories. 

4) The subcategory of electricity generation will be set at 2.5 times the rate set for the 
business category, to reflect the increased capacity to pay of this business type. 

5) The category of mining will be set to 2.5 times the rate set for the business category, to 
reflect the increased capacity to pay of this business type. 

6) The minimum rate will be determined by the maximum permissible level approved under 
the former councils. In the first year this will be rounded down to the nearest ten dollar 
interval. 

7) The ad valorem will then be calculated to raise the maximum permissible yield. 

8) As part of developing the Delivery Plan following a Council election the Council will 
determine the proposed cost of delivering services to the different localities across the 
region and determine whether the rate structures align reasonably with the cost of 
providing services to the various areas.  
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9.4.3 ANSWERS TO QUESTIONS WITH NOTICE 

Record No:   

Responsible Officer: Chief Strategy Officer    

Author: CIS Project Administration Support Officer  

Key Theme: 4. Leadership Outcomes 

CSP Community Strategy: 10.2 Sound governance practices direct Council business and 
decision making 

Delivery Program Objectives: 10.2.2 Councillors are supported to make informed decisions in 
the best interest of the community and to advocate on behalf of 
the community  

Attachments:  1. Answers to Questions      
 

EXECUTIVE SUMMARY 

As per clause 3.13 of Code of Meeting Practice a councillor may, by way of a notice submitted 
under clause 3.9, ask a question for response by the Chief Executive Officer about the 
performance or operations of the Council.  
 
In order to provide Councillors with updates on questions asked by Councillors, a report has been 
generated with a summary of questions that are current and have recently been completed, for 
the period ending April 2021.  
 

OFFICER’S RECOMMENDATION 

That Council receive the answers to questions with notice for the period ending April 2021. 
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9.4.4 RESOLUTION ACTION SHEET UPDATE 

Record No:   

Responsible Officer: Chief Strategy Officer    

Author: CIS Project Administration Support Officer  

Key Direction: 7. Providing Effective Civic Leadership and Citizen Participation 

Delivery Plan Strategy: DP7.1.1.2 Council’s leadership is based on ethics and integrity to 
enable informed and appropriate decisions in the community’s 
best interest. 

Operational Plan Action: OP7.7 Provide timely, accurate and relevant information to 
Council to enable informed decision making.    

Attachments:  1. Action Sheet Updates      
 

 Cost Centre 3120  

 

EXECUTIVE SUMMARY 

In order to provide Councillors with updates on resolutions of Council, a report has been 
generated with a summary of actions that are current and have recently been completed, for the 
period ending April 2021. 
 
The In Progress Resolution Action Sheet for period ending April 2021 is attached to this report. 
 

OFFICER’S RECOMMENDATION 

That Council receive the In Progress Resolution Action Sheet Update for the period ending April 
2021. 
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10.1 REQUEST FOR AFFORDABLE HOUSING REPORT 

Record No:    

Responsible Officer: Chief Executive Officer    

Author: Councillor John Castellari  

Attachments: Nil   

 

Councillor John Castellari has given notice that at the Ordinary Meeting of Council on 20 May 
2021, he will move the following motion. 

 

MOTION 

That Council that Council receive a report at the July Council meeting concerning how we can best 
leverage the State Government’s recently announced policy on temporary supportive 
accommodation to relieve the strain on current access to affordable and emergency housing 
within our region. 

BACKGROUND 

As part of the State Government’s Housing 2041 housing strategy 
(https://www.planning.nsw.gov.au/Policy-and-Legislation/Housing/A-Housing-Strategy-for-NSW) the 
Minister Melinda Parvey released on 5 May 2021 a media statement that outlined, inter alia, the intention 
of the State Government to encourage State and Local Government public lands to be made available for 
temporary supportive accommodation. 

Key points from that media release are: 

 Leveraging vacant buildings and land to deliver immediate accommodation for people experiencing 
homelessness via the Temporary Supportive Accommodation (TSA) pilot 

 A TSA discussion paper seeking input from local governments, NGOs, and the private sector to pitch 
projects  

 The Premier has identified a priority of reducing homelessness by 50%. 

 
The Strategy and inaugural two-year action plan provide initiatives to support better housing 
outcomes including: 

 Establishing a cross-sector Expert Housing Advisory Panel to guide delivery of 
Housing 2041 and increase collaboration across Government and the housing sector 

 Better use of government-owned land and information to develop new housing  
types, tenures and delivery models 

 Strengthening relationships with local governments, the community housing 
sector and developers to trial new innovative housing solutions. 

To date Council’s response to local housing shortages has been about releasing land, an ad hoc and 
unplanned response that may help a few local developers but won’t have much LGA wide beneficial social 
impact.  
 

We know that older renters in Cooma are being forced out of the market by higher rents because of the 
supply pressures from Snowy 2.0  We also know that winter in Jindabyne means unhoused workers 
sleeping in cars; we know that there are youths and single parents sleeping rough in our region.  Domestic 
violence, exacerbated nationally by the lock downs, is another driver of homelessness.   

https://www.planning.nsw.gov.au/Policy-and-Legislation/Housing/A-Housing-Strategy-for-NSW
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The recent cessation of the rent amnesty and no-eviction policies that helped poorer renters through the 
pandemic is about to unleash a tsunami of homelessness; and right now in Australia there are only three 
rentals that are within the financial reach of renters who may be on jobseeker allowances and payments.*   
  
Our region has a large number of individuals who occupy the lower income groups and who do not have 
secure housing; this is a growing problem we need to do our best to mitigate locally. The TSA pilot and 
other elements of the Housing 2041 policy could provide ways for us to assist vulnerable people in our area 
and it is important to have a sound understanding of how we can leverage it to our advantage. 
 
*https://themarketherald.com.au/just-three-rentals-in-australia-are-affordable-for-singles-on-jobseeker-
anglicare-study-2021-04-29/ 

 

CHIEF EXECUTIVE OFFICER’S RESPONSE 
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10.2 MOTION TO RESCIND - RATES HARMONISATION LEGISLATION CHANGES 

Record No:    

Responsible Officer: Chief Executive Officer    

Author: Councillor John Castellari  

Attachments: 1. Motion to rescind motion carried - Rates Harmonisation 
Legislation Changes     

 

Councillor John Castellari has given notice that at the Ordinary Meeting of Council on 20 May 
2021, he will move the following motion. 

 

MOTION 

We hereby give notice of the following motion of rescission: 

“That the Council rescind resolution 93/21 from the meeting held 15 April 2021: 

That Council: 

A. Write to the Premier, Deputy Premier and Minister of Local Government raising Council’s 
concerns over the inequity of the harmonisation of rates within our Local Government area; and 

B. Not proceed with harmonisation of rates unless Council can come up with a model with no rate 
payer being more than 10% worse off.” 

 

BACKGROUND 

The above motion carried 15 April 2021 sets a cap of ten percent on rates, a value nominated 
without any research or any evidence that the figure is even achievable. An artificial ten percent 
cap is putting the cart before the horse. We can’t know what the actual percentage impact of rates 
will be on various segments of the community, without developing and running mathematical 
models (options) and then assessing those models against criteria provided for that purpose by 
State Government. 

Council, working with its community reference group, completed this time-consuming and 
complex work of rates modelling, producing six models (options). The models have been 
constructed with fairness, equitability, simplicity and transparency in mind; none of these six 
mathematical models generated a ten percent across-the-board cap, so it is highly unlikely that 
the motion to be rescinded is realisable. 

A ten percent figure plucked out of the air is not transparent. We cannot go to the public or to the 
State government and justify our demand for a ten percent cap. It would be regarded as 
incompetent, arrogant and risible. No can we claim that ten percent is fair, when we have not 
been able to model it or prove it to be fair; the same could be said of equitability, and while it may 
at first glance appear simple, it is useless if it is so simple as to be unworkable in a complex rating 
environment. 

If we continue to insist on a ten percent cap we will fail to set rates as required, by the set date. If 
we fail to set rates we risk having an administrator brought in to fix what we actually could have 
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done ourselves, had we only go on with what is legitimately our, not the State’s, job, that is to set 
rates, choosing from the six current models and taking into account public response. 

An additional worrying aspect of the motion to be rescinded is that it directs the CEO to write to 
State government essentially telling them that they have to make the ten percent cap work for us. 
The State government has recently put a number of Councils under administration and will not be 
shy about applying the same tactics with us, indicating to the public that we have failed. 

We urge you to rescind this motion and allow the process of rates harmonisation to proceed. 
Anything else is playing with our community’s well-being and our reputation as a competent and 
responsible cohort of Councillors. 

CHIEF EXECUTIVE OFFICER’S RESPONSE 

This rescission motion was received prior to the letters were finalised and consequently the letters 
were not sent. 
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10.3 MOTION TO GET A REPORT ON A BED TAX 

Record No:    

Responsible Officer: Chief Executive Officer    

Author: Councillor Anne Maslin  

Attachments: 1. OLG Special Variation Guidelines     

 

Councillor Anne Maslin has given notice that at the Ordinary Meeting of Council on 20 May 2021, 
she will move the following motion. 

 

MOTION 

That Council: 

A. Provide a report on the benefits, possible charges, and methods of implementing a bed tax, 
modelled on successful tourist towns which use a bed tax system in Australia and overseas. 

BACKGROUND 

SMRC is fortunate to have the unique and beautiful Snowy Mountains in our region, which attracts 
visitors keen to experience what this alpine environment has to offer. 

The costs to Council, however, of the increasing numbers of tourists through our region are 
increasing year by year. 

The pressures on services including sewerage, roads, and rubbish, all come at an increasing cost to 
SMRC council, which is currently borne by SMRC ratepayers. 

A user-pays system, whereby visitors to the region pay a small nightly rate, would help cover the 
costs to Council. Other towns in Australia and overseas have used a bed tax with success. 

CHIEF EXECUTIVE OFFICER’S RESPONSE 

While the goal of additional revenue for fund tourism related expenditure can be achieved by 
levying a charge on selected properties any such additional revenue is considered a Special 
Variation (SV) requiring approval from the Independent Pricing and Regulatory Tribunal (IPART). 
The current SV guidelines for are attached. 

Any charge for a specific purpose will need to be considered in context of Council’s overall need, in 
the near future, to apply for a more general special variation to enable it to meet expected service 
levels. 

As councillors have previously been advised it is estimated that Council, over the next 15 years, 
needs to spend an additional $60million over current expenditure levels to prevent further 
deterioration in the unsealed road network, and an extra $81million to actually improve the road 
conditions.  
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10.4 ALLOCATION OF COUNCIL BUDGET FOR THE FIRST PHASE OF THE MONARO RAIL TRAIL 
PROJECT PLANNING. 

Record No:    

Responsible Officer: Chief Executive Officer    

Author: Councillor Anne Maslin  

Attachments: 1. MRT Main Trail Proposed Development     

 

Councillor Anne Maslin has given notice that at the Ordinary Meeting of Council on 20 May 2021, 
she will move the following motion. 

 

MOTION 

That Council allocate $90,000 in the Council budget to ensure detailed planning can be conducted 
for the first phase of the Monaro Rail Trail project. The sections of the project to be planned in 
detail are the Nimmitabel – MacLaughlin River (10km), and the Bombala – Jincumbilly (24km) 
sections. It is important to make a start on this much needed project before the end of 2022. 

BACKGROUND 

Council requires detailed analysis of key design, construction, and maintenance considerations in 
order to confidently progress the Monaro Rail Trail project.  MRT Inc. has already undertaken 
preliminary investigations, however, the full body of planning is yet to be undertaken for all stages 
of the proposal.   
 
Mike Halliburton and Associates, authors of SMRC’s Feasibility Study, produced an estimate to 
develop the Trail Development Plan for these sections. 
 
This process will fully explore all issues associated with this section of the MRT and provide a 
blueprint for future investigation and design work. Based on similar projects, the Trail 
Development Plan should include: 
 
• Precise route alignment and rail corridor width 
• Road crossing design and location 
• Fencing requirements 
• Roll-over grids and gates to enable movement of stock and equipment between paddocks 
• Management of biosecurity along the trail 
• Commercial opportunity sites on private land 
• Steel rails and sleeper removal and disposal options 
• Trail surface treatment options such as gravel or spray seal 
• Location and design of bridges including those to retain, restore, replace with culverts. 
• Heritage considerations, especially relating to bridges, tunnels, and buildings. 
• Location of public amenities and potential re-use of existing assets for this purpose 
• Signage and interpretative information (public safety, biosecurity, heritage and local features, 
advertising, and promotions) and trackside furniture 
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Cost Estimate for Trail Development and associated works: 

 $30k    Trail Development Plan – Bombala section (based on estimate from Mike 

Halliburton Associates, who did the MRT Feasibility Study 2019) 

 $25      Trail Development Plan- Nimmitabel –MacLaughlin River section. 

 $5k      Accommodation & travel 

 $5k      Bio-security field assessment (to confirm preliminary desktop Risk Assessment) 

 $5k      Environmental assessment 

 $5k      Economic assessment 

 $5k      Project management  

 $10k    Contingencies 

 Total- $90k 

 

The Monaro Rail Trail Inc. Steering Group and Committee has members who are qualified and 
experienced in engineering, town planning and project management, and who have kindly offered 
to assist pro bono where required by Council.  
 
This work will enable Council to consider all risks associated with the trail, including financial, 
public safety, and asset liability which will place Council in a strong position to negotiate a 
governance arrangement with the NSW Government, and Federal Government. 

CHIEF EXECUTIVE OFFICER’S RESPONSE 
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10.5 BOMBALA STREETSCAPE REMEDIATION WORK 

Record No:    

Responsible Officer: Chief Executive Officer    

Author: Councillor Anne Maslin  

Attachments: Nil   

 

Councillor Anne Maslin has given notice that at the Ordinary Meeting of Council on 20 May 2021, 
she will move the following motion. 

 

MOTION 

That Council: 

A. That SMRC instruct the CEO to take all steps available to Council to ensure the Bombala 
Streetscape Upgrade project is completed to the agreed professional standard, by June 30, 
2021. Given the contract was expected to be complete at the start of 2020, the contractor has 
had many months to remediate the aspects of the contract which were not fulfilled. 
Ratepayers have waited almost five years for this project to be complete. 

BACKGROUND 

CHIEF EXECUTIVE OFFICER’S RESPONSE 
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10.6 POLL TO ACCOMPANY COUNCIL ELECTIONS BALLOT PAPERS. 

Record No:    

Responsible Officer: Chief Executive Officer    

Author: Councillor John Castellari  

Attachments: Nil   

 

Councillor John Castellari has given notice that at the Ordinary Meeting of Council on 20 May 
2021, he will move the following motion. 

 

MOTION 

That Council: 

A. That Council conduct a poll concurrent with the September 2021 council elections and that the 
poll questions are: 

Do you support the demerger of the former Bombala Council?  Yes    No 

Do you support the demerger of the former Cooma Monaro Shire Council?   Yes    No 

Do you support the demerger of the former Snowy River Shire Council?  Yes    No 

BACKGROUND 

The merger of our three former Councils in 2016 by the Baird Liberal National State Government 
was opposed by many in the broader community and a majority of elected members of their 
respective Councils.  Five years on the merger remains a cause of dissatisfaction and conflict 
within our communities and a continuing source of distraction and disunity within our current 
Council as it labours to consolidate and complete, the complex requirements, both social and 
economic, of the merger process.   

This motion will provide clarity for the incoming Councillors concerning the views of constituents 
on this fundamental issue of community support, and allow them to make informed decisions 
around how the Snowy Monaro Council positions itself to best serve the community. 

The communities of Tumbarumba and Gundagai have fought and won the right to a Boundaries 
Commission review of their merged councils.  The merged Council of Gundagai Cootamundra have 
unanimously resolved to support the demerger of their own Council.  Communities in Young, 
Guyra, Sydney’s Inner West, Holroyd and Northern beaches, among others, are all active in 
seeking to demerge.   

Locally, the Save Bombala group has collected more than 1,500 signatures on the demerger 
petition from across the council area and has done so in a time of fires and a pandemic. While 
most of those signatures are from residents of the former Bombala shire, there are also signatures 
from residents of the former Cooma Monaro and Snowy River shires.  

The results of a poll are not binding but will provide our new Councillors with a current 
understanding of the views of the community.  Under the legislation the poll questions must be 
answered by a Yes or No.  It is understood that a council resolution is required by end of May to 
allow for the timing of the election processes.    
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Financial impact: 

The additional costs will be minor if held in conjunction with the council elections. 

CHIEF EXECUTIVE OFFICER’S RESPONSE 

 

Council has previously been advised that the cost of a poll if approximately 10% of the election 
costs. This would indicate a cost in the order of $27,000. This has not been budgeted for and will 
require a decision on where to fund this poll from. 
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13.  CONFIDENTIAL MATTERS 

In accordance with Section 10A(2) of the Local Government Act 1993, Council can exclude 
members of the public from the meeting and go into Closed Session to consider confidential 
matters, if those matters involve:  

(a) personnel matters concerning particular individuals;  or 
(b) the personal hardship of any resident or ratepayer;  or 
(c) information that would, if disclosed, confer a commercial advantage on a person with 

whom the council is conducting (or proposes to conduct) business;  or 
(d) commercial information of a confidential nature that would, if disclosed;   
  (i) prejudice the commercial position of the person who supplied it, or 
  (ii) confer a commercial advantage on a competitor of the council, or 
  (iii) reveal a trade secret, 
(e) information that would, if disclosed, prejudice the maintenance of law; or 
(f) matters affecting the security of the council, councillors, council staff or council 

property; or  
(g) advice concerning litigation, or advice that would otherwise be privileged from 

production in legal proceedings on the ground of legal professional privilege or 
information concerning the nature and location of a place; or  

(h) an item of Aboriginal significance on community land. 

and Council considers that the closure of that part of the meeting for the receipt or discussion of 
the nominated items or information relating thereto is necessary to preserve the relevant 
confidentiality, privilege or security of such information, and discussion of the material in open 
session would be contrary to the public interest. 

In accordance with Section 10A(4) of the Local Government Act 1993 the Chairperson will invite 
members of the public to make verbal representations to the Council on whether the meeting 
should be closed to consider confidential matters.  

 

RECOMMENDATION 

1. THAT pursuant to Section 10A subsections 2 & 3 and Section 10B of the Local 
Government Act, 1993 (as amended) the following items on the agenda for the Ordinary 
Council meeting be dealt with in Closed Session for the reasons specified below: 

13.1 Request for investigation 
Item 13.1 is confidential in accordance with s10(A)(2)(c) of the Local Government Act 
because it contains information that would, if disclosed, confer a commercial advantage 
on a person with whom the Council is conducting (or proposes to conduct) business and 
discussion of the matter in an open meeting would be, on balance, contrary to the public 
interest. 

13.2 Legal actions and potential claims against SMRC as at 30 April 2021 
Item 13.2 is confidential in accordance with s10(A)(2)(a) of the Local Government Act 
because it contains personnel matters concerning particular individuals (other than 
councillors) and discussion of the matter in an open meeting would be, on balance, 
contrary to the public interest.  

13.3 Request for CEO performance review 
Item 13.2 is confidential in accordance with s10(A)(2)(a) of the Local Government Act 
because it contains personnel matters concerning particular individuals (other than 
councillors) and discussion of the matter in an open meeting would be, on balance, 
contrary to the public interest.  

2. The press and public be excluded from the proceedings of the Council in Closed Session 
on the basis that these items are considered to be of a confidential nature. 

3. That the Minutes and Business Papers including any reports, correspondence, 
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documentation or information relating to such matter be treated as confidential and be 
withheld from access by the press and public, until such time as the Council resolves that 
the reason for confidentiality has passed or become  irrelevant. 

4. That the resolutions made by the Council in Closed Session be recorded in the Minutes of 
the Council Meeting. 

5. That upon this recommendation being moved and seconded, the Chairperson   invite 
representations from the public as to whether this part of the meeting should be closed 
to consider the nominated item. 
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