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Attachment 1 

Draft Conditions of Consent DA0118/2015 

ADMINISTRATIVE CONDITIONS  

Approved Plans and Documentation 

1.  The developer is to ensure that the development complies fully with 

DA0118/2015 as submitted to Council on the 4/5/2015  with supporting 

documentation including, but not limited to the development plans being: 

Reference/Dwg No Title/Description Prepared By Date/s 

Project 03-15 Statement of 

Environmental 

Effects (as amended 

by correspondence 

dated 29/1/16 from 

Dabyne Planning) 

Dabyne Planning April 2015 

 Correspondence 

amending 

application to 3 eco 

tourist cabins  

Dabyne Planning 29 January 2016 

Barry Ian 2 DA 

Sheet 1 Issue F 

Concept Site Plan  28/1/16 

Barry Ian 2 DA 

Sheet 2 Issue E 

Floor Plan 2 

Bedroom Cabins 

 8/1/16 

Barry Ian 2 DA 

Sheet 3 Issue D 

Elevations Cabin C1  11/1/16 

Barry Ian 2 DA 

Sheet 4 Issue C 

Elevations Cabin C2  11/1/16 

Barry Ian 2 DA 

Sheet 5 Issue C 

Elevations Cabin C3  11/1/16 

Barry Ian 2 DA 

Sheet 7 Issue B 

Landscape Concept 

Plan 

 8/1/16 

Project 03-15 Bushfire Assessment Dabyne Planning  April 2015 

D15/1265 

DA15051296850 

MD 

Bushfire Safety 

Authority  

NSW Rural Fire 

Service  

28/7/2016 

10 ERM 2015/0769 Response from DPI 

Water 

DPI Water 11/10/2015 

STH15/00055/04 Response from 

Roads and Maritime 

Authority  

RMS – Transport 1/7/2016 

 

as stamped by the Snowy Monaro Regional Council and attached to this Notice, 

except where amended by the following conditions of consent (and as 

amended in red by Council): 
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Inconsistency between documents  

2.  In the event of any inconsistency between conditions of this consent and the 

drawings/documents referred to above, the conditions of this consent prevail. 

Advertising Signage  

3.  No external advertising or business signage is approved by this consent. Any 

future signage will be the subject of a separate development application, where 

statutorily required. 

Prescribed Conditions  

4.  The developer shall comply with any relevant prescribed conditions of 

development consent under clause 98 of the Environmental Planning and 

Assessment Regulation. For the purposes of section 80A(11) of the 

Environmental Planning and Assessment Act, the following conditions are 

prescribed in relation to a development consent for development that involves 

any building work: 

 The work must be carried out in accordance with the requirements of the 
Building Code of Australia 

 

 A sign must be erected in a prominent position on any site on which 
building work, subdivision work or demolition work is being carried out:  
(a)  showing the name, address and telephone number of the principal     

      certifying authority for the work, and 

(b)  showing the name of the principal contractor (if any) for any building  

       work and a telephone number on which that person may be  

       contacted outside working hours, and 

(c)  stating that unauthorised entry to the work site is prohibited. 

Any such sign is to be maintained while the building work, subdivision work 

or demolition work is being carried out, but must be removed when the 

work has been completed. 

Disability Discrimination Act 1992 
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5.  This consent does not imply or confer compliance with the requirements of the 

Disability Discrimination Act 1992. 

 

It is the responsibility of the applicant to guarantee compliance with the 

requirements of the Disability Discrimination Act 1992. The current Australian 

Standard AS1428.1 – Design for Access and Mobility is recommended to be 

referred for specific design and construction requirements, in order to provide 

appropriate access to all persons within the building. 

OTHER APPROVALS 

Separate Section 68 Approval to Install On-site Sewage Management System 

6.  Notwithstanding the issue of this development consent, separate approval 

from council under Section 68 of the Local Government Act 1993 to install on-

site sewage management system must be obtained prior to release of the 

Construction Certificate. Application for approval under Section 68 to Install 

On-site Sewage Management System must be submitted on council’s standard 

application form and be accompanied by the required attachments and 

prescribed fee. 

Separate Section 68 Approval to Install Wood Heaters 

7.  Notwithstanding the issue of this development consent, separate approval 

from council under Section 68 of the Local Government Act 1993 to install 

wood heaters in the development must be obtained prior to release of the 

Construction Certificate. Application for approval under Section 68 to Install a 

solid fuel heater must be submitted on council’s standard application form and 

be accompanied by the required attachments and prescribed fee. 

NSW Rural Fire Service – Bushfire Safety Authority (reference D15/1265 DA15051296850 

dated 28 July 2016) 

8.  This response is to be deemed a bush fire safety authority as required under 

section 100B of the 'Rural Fires Act 1997' and is issued subject to the following 

numbered conditions: 

1. The development proposal is to generally comply with the Concept Site 

Plan, prepared by unspecified, dated 28/1/2016 reference number BARRY-

IAN-2-DA, Issue F. 

NOTE - no approval is issued for those components marked on the plan as 

being "future". 

Asset Protection Zones 

The intent of measures is to minimise the risk of bush fire attack and provide 

protection for emergency services personnel, residents and others assisting 
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firefighting activities. To achieve this, the following conditions shall apply: 

2. Prior to issue of subdivision or occupation of the cabin (whichever occurs 

first), the corresponding asset protection zones (APZ) applicable for each 

cabin specified in the table below shall be created (as outlined within 

section 4.1.3 and Appendix 5 of 'Planning for Bush Fire Protection 2006' and 

the NSW Rural Fire Service's document 'Standards for asset protection 

zones') and maintained for the life of the development 

Cabin Asset Protection Zones (APZ) 

North East South West 

1 - 40m 40m 50m 60m 

2 - 40m 40m 50m 60m 

3 - 40m 40m 50m 50m 

3. Where any APZs specified in the Table above extend outside of the lot 

boundaries for any allotment, The Community Title Management Statement 

must include a requirement for a management regime that provides for the 

ongoing maintenance of the APZs for the life of the development. 

4. Any proposed “screen” plantings and/or landscaping shall comply with the 

requirements for an Asset Protection zone if located within the distances 

specified above. If the “screen" plantings are located outside of the APZ 

requirements, then they shall comply with the principles of Appendix 5 of 

'Planning for Bush Fire Protection 2006' to ensure they do not become a 

hazard. 

Water and Utilities 

The intent of measures is to minimise the risk of bush fire attack and provide 

protection for emergency services personnel, residents and others assisting 

firefighting activities. To achieve this, the following conditions shall apply: 

5. Water and gas are to comply with sections 4.1.3 and 4.2.7 of 'Planning for 

Bush Fire Protection 2006'. 

Access 

The intent of measures for property access is to provide safe access to/from the 

public road system for fire fighters providing property protection during a bush 

fire and for occupants faced with evacuation. To achieve this, the following 

conditions shall apply: 

6. Prior to issue of subdivision or occupation of any cabin (whichever occurs 

first) the primary access road (being the southern access road which 

commences as a right of way), from the entrance point off Kosciuszko Road 



15.3 DA0118/2015 ECO TOURIST RESORT  
1. ATTACHMENT 1 DRAFT CONDITIONS OF CONSENT  Page 6 

 

along the southern property boundary and for its length inside the site to 

the point where it joins up with Spring Hill Road in the north, shall be 

upgraded/constructed to comply with the following requirements of section 

4.1.3 (2) of 'Planning for Bush Fire Protection 2006': 

 Be lawfully available to access all proposed lots.  

 Be all weather surface. 

 Have a minimum trafficable width of 6.5 metres 

 Any carriageway constriction along the property access road shall be no less 
than 3.5 metres in width and for a distance of no greater than 30m. 

 Provide a minimum vertical clearance of 4 metres to any overhanging 
obstruction, including tree branches 

 Curves have a minimum inner radius of 6 metres and are minimal in 
number to allow for rapid access and egress. 

 The minimum distance between the inner and outer curves is 6 metres.  

 The cross fall is not to exceed 10 degrees. 

 Maximum grades for sealed roads do not exceed 15 degrees and not more 
than 10 degrees for unsealed roads. 

 Roads do not traverse through a wetland or other land potentially subject 
to periodic inundation (other than flood or storm surge) unless built to a 
suitable flood immunity level as determined by the Council. 

 Roads are clearly signposted and bridges clearly indicate load ratings. 

 The road surfaces and bridges have a capacity to carry fully loaded fire 
fighting vehicles (15 tonnes). 

 Vegetation within 6 metres of either side of the formed road shall be 
maintained as an inner protection area (IPA) as outlined within section 4.1.3 
and Appendix 5 of 'Planning for Bush Fire Protection 2006' and the NSW 
Rural Fire Service's document 'Standards for asset protection zones'. Trees 
which are tall enough to fall and cut off access shall be removed to provide 
safe access and egress in the case of a fire. A suitable legal mechanism shall 
be provided to ensure the management of this land as required above is 
carried out for the life of the development. 

7. Prior to issue of subdivision or occupation of any cabin (whichever occurs 

first) the access road servicing proposed cabins 1, 2 and 3, which comes off 

the internal access road shall be constructed to comply with the following 

requirements of section 4.1.3 (2) of 'Planning for Bush Fire Protection 2006': 

 An all-weather surface, minimum carriageway width of 4 metres. 
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 Any carriageway constriction along the property access road shall be no less 

than 3.5 metres in width and for a distance of no greater than 30m. 

 Provide a minimum vertical clearance of 4 metres to any overhanging 

obstruction, including tree branches. 

 Internal roads provide a turning circle with a minimum 12 metre outer 

radius within immediate proximity to each cabin. 

 Curves have a minimum inner radius of 6 metres and are minimal in 

number to allow for rapid access and egress. 

 The minimum distance between the inner and outer curves is 6 metres. ● 

The cross fall is not to exceed 10 degrees. 

 Maximum grades for sealed roads do not exceed 15 degrees and not more 

than 10 degrees for unsealed roads. 

 Roads do not traverse through a wetland or other land potentially subject 

to periodic inundation (other than flood or storm surge) unless built to a 

suitable flood immunity level as determined by the Council. 

 Roads are clearly signposted and bridges clearly indicate load ratings. 

Evacuation and Emergency Management 

The intent of measures is to provide suitable emergency and evacuation (and 

relocation) arrangements for occupants of special fire protection purpose 

developments. To achieve this, the following conditions shall apply: 

8. An Emergency /Evacuation Plan for the facility is to be prepared consistent 

with the NSW Rural Fire Service document 'A guide to developing a Bush 

Fire Emergency Management and Evacuation Plan' 2014. The 

Emergency/Evacuation Plan is to include details on the following: 

1) under what circumstances will the complex be evacuated 

2) where will occupants be evacuated to; 

3) roles and responsibilities of persons co-ordinating the evacuation; 

4) roles and responsibilities of persons remaining with the complex after 

evacuation; and 

5) a procedure to contact the NSW Rural Fire Service District Office / NSW 

Fire Brigade and inform them of the evacuation and where they will be 

evacuated to. 

Design and Construction 

The intent of measures is that buildings are designed and constructed to 

withstand the potential impacts of bush fire attack. To achieve this, the 
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following conditions shall apply: 

9. Each cabin shall be constructed at minimum, in accordance with Sections 3 

and 5 (BAL 12.5) of Australian Standard 3959-2009 Construction of Buildings in 

Bushfire-prone Areas and in accordance with Addendum: Appendix 3 of 

'Planning for Bushfire Protection' 2006. 

General Advice – consent authority to note 

 The developer should provide a copy of the above required Emergency and 

Evacuation Plan to the local Bush Fire Management Committee for their 

information prior to the occupation of any accommodation of a special fire 

protection purpose or community title subdivision. 

 The RFS notes Council's advice that Spring Hill Road is available as an 

alternate access for occupants of the site and that no upgrade of Spring Hill 

Road is permitted by Crown Lands, the owners of Spring Hill Road as part of 

this proposal. 

NSW Roads and Maritime Authority Section 138 Approval under the Roads Act   

9.   Prior to the issuing of the construction certificate, the developer must enter 

into a Works Authorisation Deed (WAD) with the RMS for all works on 

Kosciuszko Road. 

 The proponent must undertake necessary works to achieve Safe 

Intersection Sight Distance at the access in accordance with Austroads 

Guide to Road Design — Part 4a: Unsignalised and Signalised Intersections 

Table 3.2, in both directions, i.e. 300m in both directions for a design speed 

of 100km/h. 

 Prior to any occupation, the developer must upgrade the junctions of 

Kosciuszko Road and the existing private access road south of Spring Hill 

Road, to be a sealed Type Basic left turn (BAL) together with a sealed Type 

Basic right turn (BAR) configuration in accordance with Austroads Guide to 

Road Design — Part 4a: Unsignalised and Signalised Intersections. The 

access must be sealed a minimum distance of 10m back from the edge of 

seal. 

 All roadworks, traffic control facilities and other works associated with this 

development, including any modifications required to meet RMS standards, 

will be at no cost to RMS. All works must be completed prior to occupation. 

 All roadworks and traffic control facilities must be undertaken by a pre-

qualified contractor. A copy of pre-qualified contractors can be found on 

the RMS website 

at:http://www.rta.nsw.gov.au/doingbusinesswithus/tenderscontracts/preq
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ualifiedcontractors.html 

 RMS will be exercising its powers under Section 64 of the Roads Act, 1993 

to become the roads authority for works on Kosciuszko Road. Given this, 

Section 138 consent under the Roads Act, 1993 must be obtained from the 

RMS prior to construction. 

Note: It is requested that Council advise the applicant that conditions of 

development consent do not guarantee RMS final consent to the specific road 

work, traffic control facilities and other structures and works on the classified 

road network. In this regard, prior to undertaking any such work, the applicant 

is required to submit detailed design plans and all relevant additional 

information prior to commencing work on the State road network. The 

developer will need to pay all RMS fees and charges associated with works. In 

the first instance, to progress the post consent process, the applicant should 

email the conditions of development consent to: 

WAD.southern@rms.nsw.gov.au 

 The developer must apply for, and obtain a Road Occupancy Licence (ROL) 

from the RMS Traffic Operations Unit (TOU) prior to commencing 

roadworks on a State Road or any other works that impact a travel lane of a 

State Road or impact the operation of traffic signals on any road. The 

application will require a Traffic Management Plan (TMP) to be prepared by 

a person who is certified to prepare Traffic Control Plans. Should the TMP 

require a reduction of the speed limit, a Speed Zone Authorisation will also 

be required from the TOU. The developer must submit the ROL application 

10 business days prior to commencing work. It should be noted that 

receiving an approval for the ROL within this 10 business day period is 

dependent upon RMS receiving an accurate and compliant TMP. 

Notes: An approved ROL does not constitute an approval to commence works until 

an authorisation letter for the works has been issued by RMS Project Manager. 

PRIOR TO RELEASE OF CONSTRUCTION CERTIFICATE 

Monetary Contributions 

10.  Pursuant to Section 94 of the Environmental Planning and Assessment Act, 

1979 and Council's adopted Contributions plans, the following contributions 

apply to the development: 

The developer must, pursuant to Section 94 of the Environmental Planning and 

Assessment Act, 1979 and Council's Contributions Plans, pay to Council the 

above monetary contributions. The contributions are to be paid prior to the 

issue of a Construction Certificate for the development or any part thereof. 

(NB: Pro-rata amounts may apply if separate Construction Certificates are 

issued.) 

mailto:WAD.southern@rms.nsw.gov.au
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 Community Services & Facilities 1245 

 Regional Waste Management 1497 

 Bushfire Services 363 

 Open Space and Public Art 300 

 Sports field and Recreation 183 

 Total $3588 

 Note: The above-specified Contribution Plans may be inspected at Council's 

Department of Environmental Services offices at Berridale and Jindabyne. The 

contributions stated in this consent are calculated on the basis of the s94 

contribution rates determined in accordance with plan in force on the date of 

this consent. If the contributions are not paid within the financial year in which 

the consent is granted, they will be subject to an increase by CPI. 

The above contributions are based on three (3) two bedroom eco tourist 

cabins.  

Landscaping Plan 

11.  The developer shall submit to Council prior to the issue of the construction 

certificate a final Landscape Plan. The final Landscape Plan shall address the 

following additional requirements: 

a) details of proposed maintenance program for a minimum period of 12 
months. 

The completion of the landscaping works as per the final approved Landscape 

Plan is required, prior to the issue of Occupation Certificate. 

Landscape Maintenance Plan 

12.  The implementation of a landscape maintenance program in accordance with 

the approved Landscape Plan for a minimum period of 12 months to ensure 

that all landscape work becomes well established by regular maintenance. 

Details of the program must be submitted with the Landscape Plan to the 

Principal Certifying Authority prior to release of the Construction Certificate. 

PRIOR TO THE COMMENCEMENT OF WORKS 

Construction Certificate 

13.  The developer is to ensure no site works, construction or building works are to 

commence without first obtaining a Construction Certificate. 

 

Appointment of Principal Certifying Authority and Notice of Commencement   

14.  At least 48 hours prior to the commencement of any works on the site, a 



15.3 DA0118/2015 ECO TOURIST RESORT  
1. ATTACHMENT 1 DRAFT CONDITIONS OF CONSENT  Page 11 

 

“Notice of Commencement of Work and Appointment of PCA Form” will be 

submitted to Council. This includes that prior to the commencement of works 

the Applicant will submit to Council: 

 

(a) A construction certificate for the building work which has been issued by 
the Certifying Authority (i.e. Council or Accredited Certifier); and, 

 

(b) Evidence that the person having the benefit of the development consent 

has: 

i) Appointed a Principal Certifying Authority (PCA) and notified Council in 
writing of the appointment, irrespective of whether Council or an 
accredited private certifier is appointed; 

ii) notified the PCA that the person will carry out the building work 
as an owner-builder, if that is the case; and, 

 

(c) Evidence that the principal PCA has, no later than 2 days before the building 

work commences: 

i) notified the consent authority and the Council of his or her 
appointment, and; 

ii) notified the person having the benefit of the development consent 
of any critical stage inspections and other inspections that are to be 
carried out in respect of the building work; and, 

 

(d) Evidence that the person having the benefit of the development consent, if 

not carrying out the work as an owner-builder has: 

i) notified the Certifying Authority (i.e. Council or Accredited Certifier) of 
any such appointment; and, 

ii) unless that person is the principal contractor, notified the 
principal contractor of any critical state inspection and other inspections 
that are to be carried out in respect of the building work. 

Temporary Sanitary Facilities 

15.  Toilet facilities are to be provided at or in the vicinity of the work site on which 

work involved in the erection or demolition of a building is being carried out at 

the rate of one toilet for every 20 persons or part of 20 persons employed at 

the site. 

Each toilet provided must be: 

(a) a standard flushing toilet; and 
(b) connected to either: an accredited sewage management facility or an 

approved chemical closet. 
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The toilet facilities shall be provided on-site, prior to the commencement of any 

works. 

Construction Management Plan 

16.  Prior to the commencement of any works on the site, a Construction 

Management Plan will be submitted to and approved by the PCA. The Plan will 

address, but not be limited to, the following matters where relevant: 

(a) hours of work; 
(b) contact details of site manager; 
(c) traffic management (see also C6 below); 
(d) noise and vibration management (see also C6 below); 
(e) waste management (see also C8 below); 
(f) erosion and sediment control (see also B2); 
(g) flora and fauna management; and, 
the Applicant will submit a copy of the approved plan to the Department and 

Council. 

Site Notice 

17.  Before commencement of any work, a sign must be erected in a prominent, 

visible position: 

(a) stating that unauthorised entry to the work site is not permitted; 
(b) showing the name, address and telephone number of the Principal 

Certifying Authority for the work; and 
(c) showing the name and address of the principal contractor in charge of the 

work site and a telephone number at which that person can be contacted at 
any time for business purposes. 

This sign shall be maintained while the work is being carried out and removed 

upon the 

completion of the construction works. 

Temporary Sanitary Facilities 

18.  Toilet facilities are to be provided at or in the vicinity of the work site on which 

work involved in the erection or demolition of a building is being carried out at 

the rate of one toilet for every 20 persons or part of 20 persons employed at 

the site. 

Each toilet provided must be: 

(a) a standard flushing toilet; and 
(b) connected to either: an accredited sewage management facility or an 

approved chemical closet. 
The toilet facilities shall be provided on-site, prior to the commencement of any 

works. 
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Enclosure of the Site 

19.  The site must be enclosed with a suitable security fence to prohibit 

unauthorised access, to be approved by the Principal Certifying Authority. No 

building work is to commence until the fence is erected. 

DURING WORKS 

Approved Plans to be On-site 

20.  A copy of the approved and certified plans, specifications and documents 

incorporating conditions of approval and certification will be kept on the site at 

all times during construction and will be readily available for perusal by any 

officer of the Council or the PCA. 

Erosion & Sediment Control 

21.  The developer is to ensure that where site works are undertaken including all 

excavations, land clearing and materials storage, all topsoil that is removed is 

stripped and stockpiled in an appropriate location for future revegetation 

works. The stockpiled area is to be encircled by a geofabric filter fence. 

22.  The developer is to ensure that erosion and siltation control measures are 

installed and maintained on the site for the entire length of the construction 

project. Erosion control measures are to include the placement of hay bales 

staked in the ground or the erection of geofabric filter fencing at the bottom of 

all areas where cut and fill is carried out and within any existing drainage areas 

from those cut and fill areas. These control measures are to be in accordance 

with the requirements of the consent authority and best management practices 

as outlined in the NSW Department of Housing “Soils and Construction, 

Managing Urban Stormwater 4th Edition, March 2004 – the Blue Book”. 

23.  The developer shall ensure that erosion and siltation control measures shall be 

undertaken in accordance with the approved Erosion and Sediment Control 

Plan in respect to any part of the land where the natural surface is disturbed or 

earthworks are carried out. 

24.  The developer is to ensure that all works proposed must be designed, 

constructed and operated to minimise sedimentation, erosion and scour of the 

banks or bed of the watercourse and to minimise adverse impacts on aquatic 

and riparian environments. 

All-weather Access 

25.  An all-weather stabilised access point must be provided to the site to prevent 

sediment leaving the site as a result of vehicular movement. Vehicular 

movement should be limited to this single accessway. 
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Site Management 

26.  The developer is to ensure that all builder’ sheds, including temporary sanitary 

closets, must at all times be: 

(a) located wholly within the site; 
(b) properly constructed and maintained to industry standards; 
(c) securely anchored to the ground, and 
(d) removed upon completion of the project. 

Trade Waste 

27.  (a) The applicant must provide an adequate trade waste service to ensure that 
all waste material is contained, and removed from the site for the period of 
construction 

(b) Building materials used in the construction of the building are not to be 

deposited or stored on Council’s footpath or road reserve, unless prior 

approval is obtained from Council. 

(c) The burning of builders waste on site by open fire is prohibited. 

Use of Power Tools  

28.  The developer is to ensure that work on the development site by all persons 

using power tools and equipment is limited to the following hours: 

Mon – Fri                                        7.00am to 6.00pm 

Saturday                                         8.00am to 5.00pm 

No work to occur on Sundays or Public Holidays  

Public Access and Site Security 

29.  It is the responsibility of the applicant to restrict public access to the building 

site, building works or materials or equipment on the site when building work is 

not in progress or the site is otherwise unoccupied. In this regard, the 

developer must ensure that perimeter fencing is provided for all construction 

sites in accordance with Work Health and Safety Regulation 2011. 

Excavation 

30.  The developer is to ensure that at all times all excavations and backfilling 

associated with the development is executed safely and in accordance with 

professional standards. 

31.  The developer is to ensure that all excavations are properly guarded and 

protected at all times to prevent them from being a danger to life or property. 

Plumbing & Draining 

32.  The developer is to ensure that prior to any plumbing work being commenced 

the licensed plumber / drainer must lodge with Council a Notice of Works two 
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(2) working days prior to commencement of the work. 

AND 

 Prior to covering any new Plumbing & Drainage work arrange for the 
work to be inspected by Council Officers by phoning the Jindabyne 
Council Office on 02 64511550 and paying the appropriate inspection 
fee. (An additional inspection fee will apply for all work required to be 
re-inspected)  

AND 

 Within two (2) working days of the final inspection being completed the 
Licensed Plumber & Drainer is to provide to the Council and the 
property owner:- 
(a) A Certificate of Compliance to AS3500. 
(b) A dimensioned schematic layout of the sanitary drainage lines. 

Notes:- 

The Plumbing and Drainage Act 2011 has substantial fines for non-compliance. 

 

33.  All plumbing and drainage work is to be installed by a Licensed Plumber & 

Drainer in accordance with the Australian Standard 3500 and the provisions of 

the Plumbing and Drainage Act 2011 and BASIX requirements. 

Revegetation Works 

34.  The developer is to ensure that at the completion of site works the following 

landscaping works are carried out: 

(a) topsoil is spread over all disturbed areas* with priority given to cut and fill 
batters; 

(b) all disturbed areas* are re-vegetated using drylands grass mix with a 
complete fertiliser; 

(c) all disturbed areas* are to be weed free hay mulched. The hay mulching is 
to be undertaken by a suitable contractor in accordance with industry 
standards and best practice. 

(* including all footpath areas and adjoining properties where applicable) 

PRIOR TO OCCUPATION OR COMMENCEMENT OF USE 

Plan of Management  

35.  Prior to the occupation and commencement of use the developer shall submit 

to Council for approval a plan of management for the eco tourist facility. The 

plan of management will address the following issues: 

(a) Waste management 
(b) Provision and maintenance of essential services 
(c) Code of conduct for visitors 
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(d) Demand reduction strategies for visitor water and energy usage 
(e) On-going weed monitoring and control. 

Code of Conduct for Guests  

36.  Prior to the occupation and commencement of use the developer is to submit 

to Council for approval a Code of Conduct for guests. The document should 

address (but not be limited to) the following issues: 

(a) advice visitors of access points to the site and general circulation patterns; 
(b) demand reduction strategies for visitor water and energy usage; 
(c) restricted access areas in order to protect neighbouring properties privacy; 
(d) advice on visitor etiquette; 
(e) bushfire prevention strategies; and 
(f) waste management and minimization. 
Note: This document is to be provided to guests prior to arrival. 

Occupation Certificates 

37.  An Occupation Certificate must be issued by the Principal Certifying Authority 

prior to occupation or use of the development. In issuing an Occupation 

Certificate, the Principal Certifying Authority must be satisfied that the 

requirements of Section 109H of the Environmental Planning and Assessment 

Act 1997 have been complied with as well as all of the conditions of the 

Development Consent. 

Separate Section 68 Approval to Operate On-site Sewage Management System  

38.  Notwithstanding the issue of this development consent, separate approval 

from council under Section 68 of the Local Government Act 1993 to operate on-

site sewage management system must be obtained prior to release of the 

Occupancy Certificate. Application for approval under Section 68 to Operate 

On-site Sewage Management System must be submitted on council’s standard 

application form and be accompanied by the required attachments and 

prescribed fee. 

Weed Control 

39.  The developer is to ensure that the site is maintained free of weeds and a 

Weed Control Program approved by Council’s Vegetation Management Unit is 

implemented which is prior to commencement of use 

Eco Tourist Accreditation   

40.  The eco tourist development shall gain T-QUAL Accreditation and certification 

through Eco Tourism Australia prior to commencement of operation and shall 

maintain these (or equivalent accreditations) throughout the life of the 

development, 

Finished Drainage System 
41.  The developer is to submit two copies of the finished internal storm water 
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drainage system to Council prior to the release of the Final Occupancy 

Certificate.  

(a)  
Community Management Statement  
42.  The developer shall prepare a community management statement to the 

satisfaction of Council that is approved by Council prior to the release of the 

subdivision certificate.   

43.  The community management statement must include (but not be limited to the 

following requirements): 

(a) A restriction on the number of persons to be accommodated in the eco 
tourist cabins to six (6) persons. This is the maximum occupancy rate 
allowed for the cabin, even when used by the owner of the property. 

(b) A probation of the use of motorized vehicles such as dirt bikes and all 
terrain vehicles on the site to ensure that the amenity of the 
surrounding properties is protected 

(c) include provision for the maintenance of access to the site through the 
right of carriageway over lots 216 and 218 DP 257432 to be shared 
between the owners within the community title scheme. This 
maintenance will include any fencing, gates and grids required to ensure 
stock safety within lots 216 and 218 DP 257432 

(d) a prohibition on the keeping of domesticated pets within the eco tourist 
cabins for both guests and owners.  

USE OF SITE 

Water Supply to Tourist Facilities / Commercial Operations 

44.  As a facility that will supply drinking water from an independent water supply 

(not town water) to consumers the operator of the premises will be a private 

water supplier. 

The Private Water Supplier must develop and adhere to a quality assurance 

management plan (or drinking water management plan) from 1 September 

2014 in accordance with the requirements of the Public Health Act 2010 and 

the Public Health Regulation 2012. Guidance and assistance can be sought from 

Councils Environmental Health Officers and with reference to: 

http://www0.health.nsw.gov.au/publichealth/environment/water/private_sup

plies.asp  

http://www0.health.nsw.gov.au/resources/publichealth/environment/water/p

df/pwsg.pdf  

 

A copy of your Drinking Water Management Plan must be provided to Council 

prior to the commencement of use. 

 

The rainwater tanks and rainwater must be used and maintained in accordance 

http://www0.health.nsw.gov.au/publichealth/environment/water/private_supplies.asp
http://www0.health.nsw.gov.au/publichealth/environment/water/private_supplies.asp
http://www0.health.nsw.gov.au/resources/publichealth/environment/water/pdf/pwsg.pdf
http://www0.health.nsw.gov.au/resources/publichealth/environment/water/pdf/pwsg.pdf
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with the NSW Health Private Water Supply Guidelines at all times. 

 

Amenity 

45.  The developer shall ensure that lighting of the premises is to be directed so as 

not to cause nuisance to the owners or occupiers of adjoining premises or users 

of the airfield. 

Fencing  

46.  The developer shall ensure that the development site (lot 3) is fully fenced and 

signage is erected to inform guests of the boundary of the property and that 

they must stay within the property boundaries when using the accommodation. 

This fencing shall be constructed at the full cost of the developer irrespective of 

the requirements of the Dividing Fences Act. 

47.  The developer shall lane fence the length of the right of carriage way through 

lots 216 and 218 DP 257432 with the permission of and at no cost to the 

burdened land owner. Where gates are required by the burdened land owner 

this shall be installed at the cost of the developer and where gates are not 

deemed appropriate then grids are to be installed. 

Maintenance of Fencing and Right of Carriageway Access 

48.  It is the responsibility of the developer (and then the owners within the 

community title scheme) to ensure that the right of carriageway and associated 

fencing, gates and grids are maintained to be in compliance with the 

requirements of these conditions of consent for the life of the development.  

Business Operation and Use of Eco Tourist Facility  

49.  The eco tourist facility shall be available for patrons on a year-round basis and 

shall not be used solely by the owners of the cabin as a holiday home.  

50.  The manager of the eco tourist facility must provide to guests a copy of the 

Code of Conduct prior to their arrival on site and a copy shall be provided 

within each cabin.  

51.  A notice must be provided in the reception area of the eco tourist facility asking 

the guests and visitors to respect the rural nature of the surrounding area and 

the amenity and privacy of neighbours. 

52.  The eco tourist facility must be for overnight and temporary accommodation, 

and shall not to be utilised or let for long-term permanent accommodation. 

Guests shall not be accommodated for more than 30 consecutive days with an 

interval of at least 14 days between occupancies, or for more than 90 days in 

any 12-month period. 

53.  The development shall be managed by an onsite manager who resides on the 
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subject property. This manager shall be present when the eco tourist facility is 

occupied. At no time shall the eco tourist cabins be occupied without onsite 

management in place.   

54.  The operator is to ensure that any deliveries that related to the development 

are to occur only during normal working hours (8am–5pm Monday to Saturday) 

and no deliveries to occur on Sunday or public holidays.  

55.  Each eco tourist cabin is not to be occupied by a number of persons exceeding 

six (6). 

Annual Fire Safety Certification 

56.  The owner of the building will certify to Council every year that the essential 

services installed in the building for the purpose of fire safety have been 

inspected and at the time of inspection are capable of operating to the required 

minimum standard. This purpose of this condition is to ensure that there is 

adequate safety of persons in the building in the event of fire and for the 

prevention of fire, the suppression of fire and the prevention of spread of fire. 

Roof Water 

57.  The developer shall ensure that all stormwater is directed from the roof to 

rainwater storage tanks. 

Tank Overflow 

58.  Tank overflow is to be connected to a retention/infiltration device, swale, 

appropriate landscaping or directly to the road drainage system such that it 

does not cause nuisance to neighbouring properties. 

Rainwater Tanks 

59.  All fixtures connected to the supply system are marked ‘RAINWATER’. 

60.  The developer shall ensure that rainwater tanks are de-sludged every three 

years.  

61.  For Non Charged Systems  

The developer shall ensure that rainwater tanks are fitted with a first flush 

device and filter sock to prevent potential contaminants from entering the 

tank. 

Or  

 

For Charged Systems 

The developer shall ensure that the charged line has a flush out drain point. 
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62.  The developer shall ensure that rainwater tanks are fitted with the following: 

a) Impervious covers and all access points, except for inlet and overflow, 
are fitted with close fitting lids. 

b) The inlet and overflow shall incorporate a mesh covering and/or 
strainer. 

63.  The tank is enclosed and inlets screened, so as to prevent the entry of foreign 

matter and to prevent mosquito breeding. 

64.  The developer shall ensure that the roof catchment area is kept clear of 

overhanging vegetation. 

65.  Pumps are to be covered or screened to avoid noise nuisances to neighbouring 

properties. 

66.  The developer shall ensure that all storm water that is not collected by the tank 

is directed away from tank foundations, buildings or other structures onto 

gardens or into rubble pits or directly to the road drainage system such that it 

does not cause nuisance to neighbouring properties. 

Garbage Disposal – Commercial 

67.  Disposal of garbage from the development is the responsibility of the operator 

and may require a commercial agreement with a waste disposal contactor. No 

waste or garbage is to be burnt or buried on site (other than compostable 

materials). How waste is to be managed on site is to be included in the plan of 

management to be submitted for Council approval prior to the commencement 

of use.  

Maintenance of Garbage Bins 

68.  The developer shall ensure that the garbage bin/s are: 

(a) maintained in good order and healthy state at all times; and 
(b) only for the purpose of storage and collection of garbage. 

Driveways within the Development  

69.  The developer is to ensure that the driveways within the development are 

constructed and maintained in accordance with the requirements of the 

Department of Land and Water Conservation pamphlet “Guidelines for the 

Planning, Construction and Maintenance of Trails”.  

70.  The developer is to ensure that in conjunction with the “Guidelines for the 

Planning, Construction and Maintenance of Trails” the internal driveways are 

constructed in accordance with the following standards: 

(a) The road must be 4 metres wide; 
(b) Cross slope of the road must be no greater than 1:14 or 7% (i.e. a 28cm 

drop over 4 metres); and 
(c) Road gradients must not exceed 16.7% (1:6) for gravel construction and 
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20% (1:5) for sealed surfaces. 
 

Access to Lake Jindabyne  
71.  The developer shall ensure that guest access to Lake Jindabyne is restricted to 

trails and paths wholly within Lot 3 DP 1175878 (the subject lot). No access for 

guests is to be permitted through the right of carriageway over lot 4 DP 

1175878.  

Location of Back-up Generators  
72.  The developer shall ensure that the structures proposed to house the diesel 

generators (required for each cabin) are designed and constructed to achieve 
satisfactory sound mitigation to minimize noise disturbance to adjoining 
properties. 

Water Supply 

73.  The eco tourist facility shall be provided with a minimum 10,000 litre water 

tank per cabin and managers residence for potable supply. This supply is to be 

augmented by a reticulated feed from the communal tank supplied from Lake 

Jindabyne. 

74.  Each cabin shall be connected to a rainwater tank of not less than 10,000 litres 

as a static water supply for bushfire fighting purposes. These tanks shall be in 

compliance with the requirements of the NSW Rural Fire Service and any 

conditions required under the Bush Fire Safety Authority issue for the 

development. 

75.  The communal water tank shall have a capacity of no less than 62,000 litres.   

76.  The developer shall ensure that any required licences and permits are sought 

from the Department of Primary Industries – Water for water extraction from 

Lake Jindabyne.  

Off-Street Car Parking 

77.  The developer is to ensure that a minimum of six (6) car parking spaces (being 

two (2) per eco tourist cabin) are provided on-site for this development in 

accordance with the approved Site Plan and the Snowy River Development 

Control Plan 2013. The car parking spaces must: 

(a) each be a minimum of 5.5m long and 2.6m wide; 
(b) be clearly marked for use by occupants of each dwelling; 
(c) be surfaced; and 
(d) be accessible at all times.  

External Finishes 

78.  Any outbuildings or other ancillary structures are to be finished in colours and 

materials of natural earthy tones and low reflective quality to blend with the 

surroundings. The driveway is to be finished in dark earth tones. 
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79.  The developer shall ensure that the materials and colours of external features 

of any building, driveways, walkways or large paved areas shall be in colours 

that blend with the surrounding natural materials (e.g. olive or mist green, light 

or slate grey, light browns) and shall be non-reflective. 

 

Storage of Goods and Materials 

80.  All goods, materials and equipment shall be stored within the building and no 

part of the land shall be used for purposes of storage. 

SUBDIVISION ENGINEERING  

Construction Certificate for Subdivision Works and Access Works 

81.  Construction of subdivision works and access works (including clearing, 

earthworks, demolition or other works) must not commence until a 

Construction Certificate for those works has been issued in conformity with the 

relevant provisions of the Environmental Planning and Assessment Act and 

related Regulations. 

Pre-commencement Meeting 

82.  Prior to the commencement of subdivision works for each stage of 

development, the developer and contractor shall meet on site with Council’s 

representative to review the scope of works, soil and water management 

control measures and the inspection and testing regime. The developer or his 

representative shall make arrangements with Council for this meeting not less 

than seven days in advance. 

Compliance Certificate Inspections (For information only - this is NOT a condition of 

consent) 

 The developer must obtain a Compliance Certificate, either from Council or 

from an Accredited Certifier to demonstrate that all subdivision works have 

been completed. The subdivision works must be inspected either by Council’s 

inspector or an Accredited Certifier at each of the following stages of 

construction to confirm compliance with the standards set out in Council’s 

Development Design and Construction Specifications. 

(a) After placement of all signs in accordance in with the approved Traffic 

Control Plan. 

(b) After stripping of topsoil from roads and fill areas, all Soil and Water 

Management Plan controls shall be in place at this stage. 

(c) After completion of road subgrade. 

(d) During field density testing, string line checking and proof rolling of the 

finished subgrade. 
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(e) After placement and compaction of each layer of gravel pavement material. 

(f) During field density testing, string line checking and proof rolling of each 

finished gravel pavement layer. 

(g) After laying and jointing of all storm water pipelines and headwalls prior to 

backfilling. 

(h)  After completion of works. 

(i) As otherwise required to confirm that the works are satisfactorily executed 

and in conformity with environmental controls. 

It should be noted that Council charges fees for inspections and Compliance 

Certificates. These fees must be paid prior to the endorsement of a Subdivision 

Certificate. 

Traffic Control 

83.  The developer shall ensure that traffic control measures are implemented for 

all works within public roads in conformity with Traffic Control Plans prepared 

and approved by a competent person accredited by Roads and Maritime 

Services. A traffic control plan prepared and approved by a competent person 

accredited by the Roads and Maritime Services must be submitted to Council 

for each stage of development if working on a public road prior to the issue of 

an approved construction certificate. 

Electricity Servicing for each lot in the subdivision  

84.  Each allotment in the proposed subdivision shall be serviced with electricity at 

no cost to Council.  A letter from Essential Energy advising that its 

requirements have been met for each proposed lot shall be sufficient to 

establish compliance with this condition. 

 

Alternatively, the s. 88B Instrument include a restriction on title that notes 

each lot will not be serviced by mains electricity and that electricity can be 

obtained by renewable energy only. In the latter case, the applicant must still 

provide an easement for electricity in the circumstance that a future land 

owner wishes to connect.  

This to be provided prior to the issue of the subdivision certificate for each 

stage of the subdivision, relating to the lots within the subject stage. 

Telephone Servicing 

85.  The developer shall make arrangements for the provision of telephone services 

to the lots in the subdivision.  Prior to the endorsement of a subdivision 

certificate, the developer shall submit to the Principal Certifying Authority 

written notification from a recognized telecommunications carrier to confirm 
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that arrangements have been undertaken for each proposed lot to satisfy this 

condition. 

Alternatively, the applicant is to provide evidence that each lot has access to 

mobile phone and internet via wireless communications. 

 

This to be provided prior to the issue of the subdivision certificate for each 

stage of the subdivision, relating to the lots within the subject stage. 

Soil and Water Management 

86.  The developer shall prepare and implement an effective Soil and Water 

Management Plan in conformity with Council’s Development Design and 

Construction Specifications prior to the commencement of any works on site 

and shall maintain the control measures until after the effective stabilisation 

and revegetation of the site.   

No Construction Certificate shall be issued for this development until the 

certifying authority (Council or accredited certifier) is satisfied that the Soil and 

Water Management Plan satisfies this condition. 

Completion of Engineering Works 

87.  The developer shall complete all engineering works in accordance with the 

conditions of this consent together with any necessary work to make the 

construction effective. The costs of all engineering works shall be fully borne by 

the applicant/developer and any damage to Council’s assets shall be made 

good, prior to the issue of the Subdivision Certificate or commencement of the 

development. 

Construction of Rural right of carriageway 

88.  Access shall be constructed within the existing right of carriageway (within Lot 

216 and 218 DP 257432) from the development site to Kosciuszko Road in 

conformity with Council’s Development Design and Construction Specifications 

to include the following: 

a. a 4.0 metre wide gravel pavement 
b. minimum gravel thickness of 150 mm 
c. suitable drainage works 
d. suitable erosion protection measures 
e. installation of guide posts 

 
Note: The secondary access via Spring Hill Road shall only be available for emergency 

service vehicles it is not used as a primary access route. 
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PRIOR TO ISSUE OF SUBDIVISION CERTIFICATE 

Subdivision Certificate Application 

89.  The developer is to submit to Council a completed Subdivision Certificate 

application form together with: 

(a) The original linen plan/s and six (6) copies; 
(b) Community Plan is to comply with clause 2 “Requirements for all plans”, 

schedule 1 of the Community Land Development Act 1989; 
(c) Community Management Statement is to comply with schedule 3 and any 

other relevant clause or schedule of the Community Land Development Act 
1989; 

(d) Subdivision Certificate application form fully completed and accompanied 
with a fee pursuant to Council’s Schedule of Fees & Charges; 

(e) Inspection fee pursuant to Council’s Schedule of Fees & Charges – One 
Subdivision Certificate inspection shall be required to ensure full 
compliance with conditions of development consent.  Any non-conforming 
issues may incur an addition inspection fee payable prior to the release of 
subdivision certificate; 

(f) A signed statement that the connection of electricity, water supply and 
sewerage disposal has been provided to each lot. 

(g) Certificate from Snowy River Shire Council certifying that all necessary and 
appropriate weed eradication work has been completed on all lots in the 
subdivision. 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 2 REVISED APPLICAITON  Page 26 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 2 REVISED APPLICAITON  Page 27 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 2 REVISED APPLICAITON  Page 28 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 2 REVISED APPLICAITON  Page 29 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 2 REVISED APPLICAITON  Page 30 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 2 REVISED APPLICAITON  Page 31 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 2 REVISED APPLICAITON  Page 32 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 2 REVISED APPLICAITON  Page 33 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 2 REVISED APPLICAITON  Page 34 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 2 REVISED APPLICAITON  Page 35 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 2 REVISED APPLICAITON  Page 36 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 2 REVISED APPLICAITON  Page 37 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 2 REVISED APPLICAITON  Page 38 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 2 REVISED APPLICAITON  Page 39 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 2 REVISED APPLICAITON  Page 40 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 2 REVISED APPLICAITON  Page 41 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 2 REVISED APPLICAITON  Page 42 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 2 REVISED APPLICAITON  Page 43 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 2 REVISED APPLICAITON  Page 44 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 2 REVISED APPLICAITON  Page 45 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 2 REVISED APPLICAITON  Page 46 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 2 REVISED APPLICAITON  Page 47 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 2 REVISED APPLICAITON  Page 48 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 2 REVISED APPLICAITON  Page 49 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 2 REVISED APPLICAITON  Page 50 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 2 REVISED APPLICAITON  Page 51 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 2 REVISED APPLICAITON  Page 52 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 2 REVISED APPLICAITON  Page 53 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 2 REVISED APPLICAITON  Page 54 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 2 REVISED APPLICAITON  Page 55 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 2 REVISED APPLICAITON  Page 56 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 2 REVISED APPLICAITON  Page 57 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 2 REVISED APPLICAITON  Page 58 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 2 REVISED APPLICAITON  Page 59 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 2 REVISED APPLICAITON  Page 60 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 2 REVISED APPLICAITON  Page 61 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 2 REVISED APPLICAITON  Page 62 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 2 REVISED APPLICAITON  Page 63 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 2 REVISED APPLICAITON  Page 64 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 2 REVISED APPLICAITON  Page 65 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 2 REVISED APPLICAITON  Page 66 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 2 REVISED APPLICAITON  Page 67 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 3 REVISED SITE AND BUILDING PLANS  Page 68 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 3 REVISED SITE AND BUILDING PLANS  Page 69 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 3 REVISED SITE AND BUILDING PLANS  Page 70 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 3 REVISED SITE AND BUILDING PLANS  Page 71 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 3 REVISED SITE AND BUILDING PLANS  Page 72 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 3 REVISED SITE AND BUILDING PLANS  Page 73 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 3 REVISED SITE AND BUILDING PLANS  Page 74 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 4 REQUEST FROM APPLICANT TO THE CROWN FOR SRSC TO TAKE CONTROL OF 

SPRING HILL ROAD AS A PUBLIC ROAD  Page 75 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 4 REQUEST FROM APPLICANT TO THE CROWN FOR SRSC TO TAKE CONTROL OF 
SPRING HILL ROAD AS A PUBLIC ROAD  Page 76 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 4 REQUEST FROM APPLICANT TO THE CROWN FOR SRSC TO TAKE CONTROL OF 
SPRING HILL ROAD AS A PUBLIC ROAD  Page 77 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 4 REQUEST FROM APPLICANT TO THE CROWN FOR SRSC TO TAKE CONTROL OF 
SPRING HILL ROAD AS A PUBLIC ROAD  Page 78 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 4 REQUEST FROM APPLICANT TO THE CROWN FOR SRSC TO TAKE CONTROL OF 
SPRING HILL ROAD AS A PUBLIC ROAD  Page 79 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 4 REQUEST FROM APPLICANT TO THE CROWN FOR SRSC TO TAKE CONTROL OF 
SPRING HILL ROAD AS A PUBLIC ROAD  Page 80 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 4 REQUEST FROM APPLICANT TO THE CROWN FOR SRSC TO TAKE CONTROL OF 
SPRING HILL ROAD AS A PUBLIC ROAD  Page 81 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 4 REQUEST FROM APPLICANT TO THE CROWN FOR SRSC TO TAKE CONTROL OF 
SPRING HILL ROAD AS A PUBLIC ROAD  Page 82 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 4 REQUEST FROM APPLICANT TO THE CROWN FOR SRSC TO TAKE CONTROL OF 
SPRING HILL ROAD AS A PUBLIC ROAD  Page 83 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 4 REQUEST FROM APPLICANT TO THE CROWN FOR SRSC TO TAKE CONTROL OF 
SPRING HILL ROAD AS A PUBLIC ROAD  Page 84 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 4 REQUEST FROM APPLICANT TO THE CROWN FOR SRSC TO TAKE CONTROL OF 
SPRING HILL ROAD AS A PUBLIC ROAD  Page 85 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 5 STATEMENT OF ENVIRONMENTAL EFFECTS - SUBMITTED AT LODGEMENT  Page 86 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 5 STATEMENT OF ENVIRONMENTAL EFFECTS - SUBMITTED AT LODGEMENT  Page 87 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 5 STATEMENT OF ENVIRONMENTAL EFFECTS - SUBMITTED AT LODGEMENT  Page 88 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 5 STATEMENT OF ENVIRONMENTAL EFFECTS - SUBMITTED AT LODGEMENT  Page 89 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 5 STATEMENT OF ENVIRONMENTAL EFFECTS - SUBMITTED AT LODGEMENT  Page 90 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 5 STATEMENT OF ENVIRONMENTAL EFFECTS - SUBMITTED AT LODGEMENT  Page 91 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 5 STATEMENT OF ENVIRONMENTAL EFFECTS - SUBMITTED AT LODGEMENT  Page 92 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 5 STATEMENT OF ENVIRONMENTAL EFFECTS - SUBMITTED AT LODGEMENT  Page 93 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 5 STATEMENT OF ENVIRONMENTAL EFFECTS - SUBMITTED AT LODGEMENT  Page 94 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 5 STATEMENT OF ENVIRONMENTAL EFFECTS - SUBMITTED AT LODGEMENT  Page 95 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 5 STATEMENT OF ENVIRONMENTAL EFFECTS - SUBMITTED AT LODGEMENT  Page 96 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 5 STATEMENT OF ENVIRONMENTAL EFFECTS - SUBMITTED AT LODGEMENT  Page 97 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 5 STATEMENT OF ENVIRONMENTAL EFFECTS - SUBMITTED AT LODGEMENT  Page 98 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 5 STATEMENT OF ENVIRONMENTAL EFFECTS - SUBMITTED AT LODGEMENT  Page 99 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 5 STATEMENT OF ENVIRONMENTAL EFFECTS - SUBMITTED AT LODGEMENT  Page 100 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 5 STATEMENT OF ENVIRONMENTAL EFFECTS - SUBMITTED AT LODGEMENT  Page 101 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 5 STATEMENT OF ENVIRONMENTAL EFFECTS - SUBMITTED AT LODGEMENT  Page 102 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 5 STATEMENT OF ENVIRONMENTAL EFFECTS - SUBMITTED AT LODGEMENT  Page 103 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 5 STATEMENT OF ENVIRONMENTAL EFFECTS - SUBMITTED AT LODGEMENT  Page 104 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 5 STATEMENT OF ENVIRONMENTAL EFFECTS - SUBMITTED AT LODGEMENT  Page 105 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 5 STATEMENT OF ENVIRONMENTAL EFFECTS - SUBMITTED AT LODGEMENT  Page 106 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 5 STATEMENT OF ENVIRONMENTAL EFFECTS - SUBMITTED AT LODGEMENT  Page 107 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 5 STATEMENT OF ENVIRONMENTAL EFFECTS - SUBMITTED AT LODGEMENT  Page 108 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 5 STATEMENT OF ENVIRONMENTAL EFFECTS - SUBMITTED AT LODGEMENT  Page 109 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 5 STATEMENT OF ENVIRONMENTAL EFFECTS - SUBMITTED AT LODGEMENT  Page 110 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 5 STATEMENT OF ENVIRONMENTAL EFFECTS - SUBMITTED AT LODGEMENT  Page 111 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 5 STATEMENT OF ENVIRONMENTAL EFFECTS - SUBMITTED AT LODGEMENT  Page 112 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 5 STATEMENT OF ENVIRONMENTAL EFFECTS - SUBMITTED AT LODGEMENT  Page 113 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 5 STATEMENT OF ENVIRONMENTAL EFFECTS - SUBMITTED AT LODGEMENT  Page 114 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 5 STATEMENT OF ENVIRONMENTAL EFFECTS - SUBMITTED AT LODGEMENT  Page 115 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 5 STATEMENT OF ENVIRONMENTAL EFFECTS - SUBMITTED AT LODGEMENT  Page 116 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 5 STATEMENT OF ENVIRONMENTAL EFFECTS - SUBMITTED AT LODGEMENT  Page 117 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 5 STATEMENT OF ENVIRONMENTAL EFFECTS - SUBMITTED AT LODGEMENT  Page 118 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 5 STATEMENT OF ENVIRONMENTAL EFFECTS - SUBMITTED AT LODGEMENT  Page 119 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 5 STATEMENT OF ENVIRONMENTAL EFFECTS - SUBMITTED AT LODGEMENT  Page 120 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 5 STATEMENT OF ENVIRONMENTAL EFFECTS - SUBMITTED AT LODGEMENT  Page 121 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 5 STATEMENT OF ENVIRONMENTAL EFFECTS - SUBMITTED AT LODGEMENT  Page 122 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 5 STATEMENT OF ENVIRONMENTAL EFFECTS - SUBMITTED AT LODGEMENT  Page 123 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 5 STATEMENT OF ENVIRONMENTAL EFFECTS - SUBMITTED AT LODGEMENT  Page 124 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 5 STATEMENT OF ENVIRONMENTAL EFFECTS - SUBMITTED AT LODGEMENT  Page 125 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 5 STATEMENT OF ENVIRONMENTAL EFFECTS - SUBMITTED AT LODGEMENT  Page 126 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 5 STATEMENT OF ENVIRONMENTAL EFFECTS - SUBMITTED AT LODGEMENT  Page 127 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 5 STATEMENT OF ENVIRONMENTAL EFFECTS - SUBMITTED AT LODGEMENT  Page 128 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 5 STATEMENT OF ENVIRONMENTAL EFFECTS - SUBMITTED AT LODGEMENT  Page 129 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 5 STATEMENT OF ENVIRONMENTAL EFFECTS - SUBMITTED AT LODGEMENT  Page 130 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 5 STATEMENT OF ENVIRONMENTAL EFFECTS - SUBMITTED AT LODGEMENT  Page 131 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 5 STATEMENT OF ENVIRONMENTAL EFFECTS - SUBMITTED AT LODGEMENT  Page 132 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 5 STATEMENT OF ENVIRONMENTAL EFFECTS - SUBMITTED AT LODGEMENT  Page 133 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 5 STATEMENT OF ENVIRONMENTAL EFFECTS - SUBMITTED AT LODGEMENT  Page 134 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 5 STATEMENT OF ENVIRONMENTAL EFFECTS - SUBMITTED AT LODGEMENT  Page 135 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 5 STATEMENT OF ENVIRONMENTAL EFFECTS - SUBMITTED AT LODGEMENT  Page 136 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 5 STATEMENT OF ENVIRONMENTAL EFFECTS - SUBMITTED AT LODGEMENT  Page 137 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 5 STATEMENT OF ENVIRONMENTAL EFFECTS - SUBMITTED AT LODGEMENT  Page 138 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 5 STATEMENT OF ENVIRONMENTAL EFFECTS - SUBMITTED AT LODGEMENT  Page 139 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 5 STATEMENT OF ENVIRONMENTAL EFFECTS - SUBMITTED AT LODGEMENT  Page 140 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 5 STATEMENT OF ENVIRONMENTAL EFFECTS - SUBMITTED AT LODGEMENT  Page 141 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 5 STATEMENT OF ENVIRONMENTAL EFFECTS - SUBMITTED AT LODGEMENT  Page 142 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 5 STATEMENT OF ENVIRONMENTAL EFFECTS - SUBMITTED AT LODGEMENT  Page 143 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 5 STATEMENT OF ENVIRONMENTAL EFFECTS - SUBMITTED AT LODGEMENT  Page 144 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 5 STATEMENT OF ENVIRONMENTAL EFFECTS - SUBMITTED AT LODGEMENT  Page 145 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 5 STATEMENT OF ENVIRONMENTAL EFFECTS - SUBMITTED AT LODGEMENT  Page 146 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 5 STATEMENT OF ENVIRONMENTAL EFFECTS - SUBMITTED AT LODGEMENT  Page 147 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 5 STATEMENT OF ENVIRONMENTAL EFFECTS - SUBMITTED AT LODGEMENT  Page 148 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 5 STATEMENT OF ENVIRONMENTAL EFFECTS - SUBMITTED AT LODGEMENT  Page 149 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 5 STATEMENT OF ENVIRONMENTAL EFFECTS - SUBMITTED AT LODGEMENT  Page 150 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 5 STATEMENT OF ENVIRONMENTAL EFFECTS - SUBMITTED AT LODGEMENT  Page 151 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 5 STATEMENT OF ENVIRONMENTAL EFFECTS - SUBMITTED AT LODGEMENT  Page 152 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 5 STATEMENT OF ENVIRONMENTAL EFFECTS - SUBMITTED AT LODGEMENT  Page 153 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 5 STATEMENT OF ENVIRONMENTAL EFFECTS - SUBMITTED AT LODGEMENT  Page 154 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 5 STATEMENT OF ENVIRONMENTAL EFFECTS - SUBMITTED AT LODGEMENT  Page 155 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 5 STATEMENT OF ENVIRONMENTAL EFFECTS - SUBMITTED AT LODGEMENT  Page 156 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 5 STATEMENT OF ENVIRONMENTAL EFFECTS - SUBMITTED AT LODGEMENT  Page 157 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 5 STATEMENT OF ENVIRONMENTAL EFFECTS - SUBMITTED AT LODGEMENT  Page 158 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 5 STATEMENT OF ENVIRONMENTAL EFFECTS - SUBMITTED AT LODGEMENT  Page 159 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 5 STATEMENT OF ENVIRONMENTAL EFFECTS - SUBMITTED AT LODGEMENT  Page 160 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 5 STATEMENT OF ENVIRONMENTAL EFFECTS - SUBMITTED AT LODGEMENT  Page 161 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 5 STATEMENT OF ENVIRONMENTAL EFFECTS - SUBMITTED AT LODGEMENT  Page 162 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 5 STATEMENT OF ENVIRONMENTAL EFFECTS - SUBMITTED AT LODGEMENT  Page 163 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 5 STATEMENT OF ENVIRONMENTAL EFFECTS - SUBMITTED AT LODGEMENT  Page 164 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 5 STATEMENT OF ENVIRONMENTAL EFFECTS - SUBMITTED AT LODGEMENT  Page 165 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 5 STATEMENT OF ENVIRONMENTAL EFFECTS - SUBMITTED AT LODGEMENT  Page 166 

 

 
 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 5 STATEMENT OF ENVIRONMENTAL EFFECTS - SUBMITTED AT LODGEMENT  Page 167 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 5 STATEMENT OF ENVIRONMENTAL EFFECTS - SUBMITTED AT LODGEMENT  Page 168 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 5 STATEMENT OF ENVIRONMENTAL EFFECTS - SUBMITTED AT LODGEMENT  Page 169 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 5 STATEMENT OF ENVIRONMENTAL EFFECTS - SUBMITTED AT LODGEMENT  Page 170 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 5 STATEMENT OF ENVIRONMENTAL EFFECTS - SUBMITTED AT LODGEMENT  Page 171 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 5 STATEMENT OF ENVIRONMENTAL EFFECTS - SUBMITTED AT LODGEMENT  Page 172 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 5 STATEMENT OF ENVIRONMENTAL EFFECTS - SUBMITTED AT LODGEMENT  Page 173 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 5 STATEMENT OF ENVIRONMENTAL EFFECTS - SUBMITTED AT LODGEMENT  Page 174 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 5 STATEMENT OF ENVIRONMENTAL EFFECTS - SUBMITTED AT LODGEMENT  Page 175 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 5 STATEMENT OF ENVIRONMENTAL EFFECTS - SUBMITTED AT LODGEMENT  Page 176 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 5 STATEMENT OF ENVIRONMENTAL EFFECTS - SUBMITTED AT LODGEMENT  Page 177 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 5 STATEMENT OF ENVIRONMENTAL EFFECTS - SUBMITTED AT LODGEMENT  Page 178 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 5 STATEMENT OF ENVIRONMENTAL EFFECTS - SUBMITTED AT LODGEMENT  Page 179 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 5 STATEMENT OF ENVIRONMENTAL EFFECTS - SUBMITTED AT LODGEMENT  Page 180 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 5 STATEMENT OF ENVIRONMENTAL EFFECTS - SUBMITTED AT LODGEMENT  Page 181 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 5 STATEMENT OF ENVIRONMENTAL EFFECTS - SUBMITTED AT LODGEMENT  Page 182 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 5 STATEMENT OF ENVIRONMENTAL EFFECTS - SUBMITTED AT LODGEMENT  Page 183 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 5 STATEMENT OF ENVIRONMENTAL EFFECTS - SUBMITTED AT LODGEMENT  Page 184 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 5 STATEMENT OF ENVIRONMENTAL EFFECTS - SUBMITTED AT LODGEMENT  Page 185 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 5 STATEMENT OF ENVIRONMENTAL EFFECTS - SUBMITTED AT LODGEMENT  Page 186 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 5 STATEMENT OF ENVIRONMENTAL EFFECTS - SUBMITTED AT LODGEMENT  Page 187 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 5 STATEMENT OF ENVIRONMENTAL EFFECTS - SUBMITTED AT LODGEMENT  Page 188 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 5 STATEMENT OF ENVIRONMENTAL EFFECTS - SUBMITTED AT LODGEMENT  Page 189 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 5 STATEMENT OF ENVIRONMENTAL EFFECTS - SUBMITTED AT LODGEMENT  Page 190 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 5 STATEMENT OF ENVIRONMENTAL EFFECTS - SUBMITTED AT LODGEMENT  Page 191 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 5 STATEMENT OF ENVIRONMENTAL EFFECTS - SUBMITTED AT LODGEMENT  Page 192 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 5 STATEMENT OF ENVIRONMENTAL EFFECTS - SUBMITTED AT LODGEMENT  Page 193 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 5 STATEMENT OF ENVIRONMENTAL EFFECTS - SUBMITTED AT LODGEMENT  Page 194 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 5 STATEMENT OF ENVIRONMENTAL EFFECTS - SUBMITTED AT LODGEMENT  Page 195 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 5 STATEMENT OF ENVIRONMENTAL EFFECTS - SUBMITTED AT LODGEMENT  Page 196 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 5 STATEMENT OF ENVIRONMENTAL EFFECTS - SUBMITTED AT LODGEMENT  Page 197 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 5 STATEMENT OF ENVIRONMENTAL EFFECTS - SUBMITTED AT LODGEMENT  Page 198 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 5 STATEMENT OF ENVIRONMENTAL EFFECTS - SUBMITTED AT LODGEMENT  Page 199 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 5 STATEMENT OF ENVIRONMENTAL EFFECTS - SUBMITTED AT LODGEMENT  Page 200 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 5 STATEMENT OF ENVIRONMENTAL EFFECTS - SUBMITTED AT LODGEMENT  Page 201 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 5 STATEMENT OF ENVIRONMENTAL EFFECTS - SUBMITTED AT LODGEMENT  Page 202 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 5 STATEMENT OF ENVIRONMENTAL EFFECTS - SUBMITTED AT LODGEMENT  Page 203 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 5 STATEMENT OF ENVIRONMENTAL EFFECTS - SUBMITTED AT LODGEMENT  Page 204 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 5 STATEMENT OF ENVIRONMENTAL EFFECTS - SUBMITTED AT LODGEMENT  Page 205 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 5 STATEMENT OF ENVIRONMENTAL EFFECTS - SUBMITTED AT LODGEMENT  Page 206 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 5 STATEMENT OF ENVIRONMENTAL EFFECTS - SUBMITTED AT LODGEMENT  Page 207 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 5 STATEMENT OF ENVIRONMENTAL EFFECTS - SUBMITTED AT LODGEMENT  Page 208 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 5 STATEMENT OF ENVIRONMENTAL EFFECTS - SUBMITTED AT LODGEMENT  Page 209 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 5 STATEMENT OF ENVIRONMENTAL EFFECTS - SUBMITTED AT LODGEMENT  Page 210 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 5 STATEMENT OF ENVIRONMENTAL EFFECTS - SUBMITTED AT LODGEMENT  Page 211 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 5 STATEMENT OF ENVIRONMENTAL EFFECTS - SUBMITTED AT LODGEMENT  Page 212 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 5 STATEMENT OF ENVIRONMENTAL EFFECTS - SUBMITTED AT LODGEMENT  Page 213 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 5 STATEMENT OF ENVIRONMENTAL EFFECTS - SUBMITTED AT LODGEMENT  Page 214 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 5 STATEMENT OF ENVIRONMENTAL EFFECTS - SUBMITTED AT LODGEMENT  Page 215 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 5 STATEMENT OF ENVIRONMENTAL EFFECTS - SUBMITTED AT LODGEMENT  Page 216 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 5 STATEMENT OF ENVIRONMENTAL EFFECTS - SUBMITTED AT LODGEMENT  Page 217 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 5 STATEMENT OF ENVIRONMENTAL EFFECTS - SUBMITTED AT LODGEMENT  Page 218 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 5 STATEMENT OF ENVIRONMENTAL EFFECTS - SUBMITTED AT LODGEMENT  Page 219 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 5 STATEMENT OF ENVIRONMENTAL EFFECTS - SUBMITTED AT LODGEMENT  Page 220 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 5 STATEMENT OF ENVIRONMENTAL EFFECTS - SUBMITTED AT LODGEMENT  Page 221 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 5 STATEMENT OF ENVIRONMENTAL EFFECTS - SUBMITTED AT LODGEMENT  Page 222 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 5 STATEMENT OF ENVIRONMENTAL EFFECTS - SUBMITTED AT LODGEMENT  Page 223 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 5 STATEMENT OF ENVIRONMENTAL EFFECTS - SUBMITTED AT LODGEMENT  Page 224 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 5 STATEMENT OF ENVIRONMENTAL EFFECTS - SUBMITTED AT LODGEMENT  Page 225 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 5 STATEMENT OF ENVIRONMENTAL EFFECTS - SUBMITTED AT LODGEMENT  Page 226 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 5 STATEMENT OF ENVIRONMENTAL EFFECTS - SUBMITTED AT LODGEMENT  Page 227 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 5 STATEMENT OF ENVIRONMENTAL EFFECTS - SUBMITTED AT LODGEMENT  Page 228 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 5 STATEMENT OF ENVIRONMENTAL EFFECTS - SUBMITTED AT LODGEMENT  Page 229 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 5 STATEMENT OF ENVIRONMENTAL EFFECTS - SUBMITTED AT LODGEMENT  Page 230 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 5 STATEMENT OF ENVIRONMENTAL EFFECTS - SUBMITTED AT LODGEMENT  Page 231 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 5 STATEMENT OF ENVIRONMENTAL EFFECTS - SUBMITTED AT LODGEMENT  Page 232 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 6 RFS BUSHFIRE SAFETY AUTHORITY  Page 233 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 6 RFS BUSHFIRE SAFETY AUTHORITY  Page 234 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 6 RFS BUSHFIRE SAFETY AUTHORITY  Page 235 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 6 RFS BUSHFIRE SAFETY AUTHORITY  Page 236 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 6 RFS BUSHFIRE SAFETY AUTHORITY  Page 237 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 7 RMS CONDITIONS  Page 238 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 7 RMS CONDITIONS  Page 239 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 7 RMS CONDITIONS  Page 240 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 7 RMS CONDITIONS  Page 241 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 7 RMS CONDITIONS  Page 242 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 7 RMS CONDITIONS  Page 243 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 8 DPI WATER RESPONSE  Page 244 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 8 DPI WATER RESPONSE  Page 245 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 9 GROUP OBJECTION TO REVISED DEVELOPMENT APPLICATION  Page 246 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 9 GROUP OBJECTION TO REVISED DEVELOPMENT APPLICATION  Page 247 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 9 GROUP OBJECTION TO REVISED DEVELOPMENT APPLICATION  Page 248 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 9 GROUP OBJECTION TO REVISED DEVELOPMENT APPLICATION  Page 249 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 9 GROUP OBJECTION TO REVISED DEVELOPMENT APPLICATION  Page 250 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 9 GROUP OBJECTION TO REVISED DEVELOPMENT APPLICATION  Page 251 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 9 GROUP OBJECTION TO REVISED DEVELOPMENT APPLICATION  Page 252 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 9 GROUP OBJECTION TO REVISED DEVELOPMENT APPLICATION  Page 253 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 9 GROUP OBJECTION TO REVISED DEVELOPMENT APPLICATION  Page 254 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 9 GROUP OBJECTION TO REVISED DEVELOPMENT APPLICATION  Page 255 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 9 GROUP OBJECTION TO REVISED DEVELOPMENT APPLICATION  Page 256 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 9 GROUP OBJECTION TO REVISED DEVELOPMENT APPLICATION  Page 257 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 9 GROUP OBJECTION TO REVISED DEVELOPMENT APPLICATION  Page 258 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 9 GROUP OBJECTION TO REVISED DEVELOPMENT APPLICATION  Page 259 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 9 GROUP OBJECTION TO REVISED DEVELOPMENT APPLICATION  Page 260 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 9 GROUP OBJECTION TO REVISED DEVELOPMENT APPLICATION  Page 261 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 9 GROUP OBJECTION TO REVISED DEVELOPMENT APPLICATION  Page 262 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 9 GROUP OBJECTION TO REVISED DEVELOPMENT APPLICATION  Page 263 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 9 GROUP OBJECTION TO REVISED DEVELOPMENT APPLICATION  Page 264 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 9 GROUP OBJECTION TO REVISED DEVELOPMENT APPLICATION  Page 265 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 9 GROUP OBJECTION TO REVISED DEVELOPMENT APPLICATION  Page 266 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 9 GROUP OBJECTION TO REVISED DEVELOPMENT APPLICATION  Page 267 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 9 GROUP OBJECTION TO REVISED DEVELOPMENT APPLICATION  Page 268 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 9 GROUP OBJECTION TO REVISED DEVELOPMENT APPLICATION  Page 269 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 9 GROUP OBJECTION TO REVISED DEVELOPMENT APPLICATION  Page 270 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 9 GROUP OBJECTION TO REVISED DEVELOPMENT APPLICATION  Page 271 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 10 OBJECTION TO REVISED DEVELOPMENT APPLICATION  Page 272 

 

 



15.3 DA0118/2015 ECO TOURIST RESORT  
ATTACHMENT 11 REPORT TO NOVEMBER 2015 DOC  Page 273 

 

11.3 DA0118/2015 - ECO TOURIST FACILITY, COMPRISING FIVE (5) CABINS AND COMMUNITY 
TITLE SUBDIVISION  

Record No: ED/15/44592 

Responsible Officer: Manager Community & Strategic Planning    

Author: Manager Development Assessment  

Key Direction: 6. Managing Development and Service Delivery to Retain the 
Things We Value 

Delivery Plan Strategy: DP6.10 Ensure that Council’s policy, land use planning, 
development assessment enhance liveability. 

Operational Plan Action: OP 6.25 Ensure development assessment is undertaken in 
accordance with adopted Local Environmental Plans, Development 
Control Plans, Council Policy and State and Federal legislation.   

Attachments:  1. Plans submitted for Eco Tourist Facility  (Under Separate Cover)   
2. Statement of environmental effects  (Under Separate Cover)   
3. Bushfire assessment report  (Under Separate Cover)   
4. Submissions with names removed  (Under Separate Cover)   
5. Applicant Response Letter to Submissions  (Under Separate 

Cover)   
6. Response From Department of Primary Industries DPI Water 

(Under Separate Cover)   
7. Adjoining Comments from Crown Lands  (Under Separate 

Cover)   
8. RFS Bushfire Safety Authority (Under Separate Cover)   
9. Development application form  (Under Separate Cover)   
10. Response from RMS  (Under Separate Cover)    

Further Operational Plan Actions:  

Applicant Number: Da0118/2015 

Applicant: Dabyne Planning 

Owner: Ian Barry 

DA Registered: 6 May 2015 

Property Description: Lot 3 DP 1175878 Ph Townsend 

Property Number: 107911 

Area: 40.21 hectares  

Zone: RU1 – Primary Production  

Current Use: Residential – Dual occupancy dwelling approved and shed 

Proposed Use: Eco Tourist Facility – 5 cabins and community title subdivision  

Permitted in Zone: Yes 

Recommendation: That the development be refused  
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EXECUTIVE SUMMARY 

The purpose of this report is seek a refusal for the development of an eco tourist development 
and associated community title subdivision. Council has received an application for an eco tourist 
facility comprising five cabins and an associated community title subdivision on a 40 hectare parcel 
of land in East Jindabyne. The development will be accessed from the Kosciuszko Road via Spring 
Hill Road through a right of carriage way to the property. There has been significant public 
objection to the development with Council receiving ten objections to the development. The 
issues raised in the objections are generally similar in theme with the majority of the concern 
surrounding the suitability of the access to the development and the state of Spring Hill Road.  

As the applicant has not satisfactorily demonstrated that the development complies with the 
requirements of Clause 5.13 of the LEP and the inability of the access to be upgraded to meet 
Council requirements it is recommended that the development be refused. 

 

RECOMMENDATION 

A. That pursuant to Section 80(1)(b) of the Environmental Planning and Assessment Act it is 
recommended that the application DA0118/2015  for  an Eco Tourist Facility comprising 5 cabins 
plus Community Title Subdivision on Lot 3 DP 1175878  Ph Townsend, (being 97 Spring Hill Road 
EAST JINDABYNE  NSW  2627) be refused with the following reasons: 

 

1. The applicant has not demonstrated to Councils satisfaction that the proposal 
meets the requirements of an Eco Tourist Facility as required by clause 5.13(3) of 
the Snowy River LEP 2013.  

2. Under the provisions of Section 79C(1)(e) of the Environmental Planning and 
Assessment Act 1979, the application is considered contrary to the public interest 
as it will require Council to take responsibility for an existing Crown Public Road 
and include this road within Councils public road network. 

3. Under the provisions of Section 79C(1)(c) of the Environmental Planning and 
Assessment Act 1979, the site is not suitable for the proposed development as the 
required road upgrades to ensure safe access for tourists to the site could not be 
carried out. 

 
B. That those persons that made submissions be advised of Councils Determination. 

 

 

BACKGROUND 

Council has received an application for an Eco Tourist Facility made up of 5 cabins with associated 
water tanks, car parking and internal road works on a 40 hectare site in East Jindabyne. The cabins 
proposed are single storey, two bedroom buildings that will be constructed from shipping 
containers which will be re-roofed (in a skillion profile) and be reclad in Hardy Plank (or similar). 
The buildings are proposed to be constructed on piers to limit the amount of site disturbance and 
be dispersed throughout the site. A redesigned layout has been submitted to Council in response 
to objections by neighbouring properties. This revised site layout has been included below. The 
development is proposed to be off grid using a combination of solar power, geothermal heating 
and water tanks and will have back up diesel generators sited at each cabin. Council has already 
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approved detached dual occupancy dwelling on the property of which neither of these buildings 
has been constructed. It is proposed that the smaller of the two buildings is to be used for a 
manager’s residence to service the Eco Tourist Development. The applicant proposes a 6 lot 
community title subdivision that will create individual lots around each cabin and one larger lot 
around the approved detached dual occupancy buildings. The balance of the land will be 
designated as community property. 

Revised Site Plan 

 

The site is zoned RU1 – Primary Production and a portion of the lot is mapped as bushfire prone. 
The property is within the Lake Jindabyne visual protection area and is mapped with areas of 
terrestrial biodiversity value.  The site is accessed from the Kosciuszko Road via Spring Hill Road (a 
formed Crown Road) and an unnamed right of carriageway. 

The application was referred to a number of state agencies for both approval and comment 
responses were received from those agencies and have been included as attachments to this 
report. The proposal was publicly advertised and notified to neighbours for a period of 21 days, 
during which submissions were received, these will be discussed further below. 

ASSESSMENT 

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

 

State Environment Planning Policies (SEPPs) SEPP (Rural Lands) 

Local Environmental Plan (LEP) (including draft 
LEPs) 

Snowy River LEP 2013 

Development Control Plans Snowy River DCP 2013 
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SECTION 79C 

 

Section 79C and EP&A Act Checklist   

The suitability of the site for the development: The site is considered unsuitable for 
development due to access and impact on 
neighbouring properties.  

The development will require upgrades to roads 
accessing the site of which Council is not the 
roads authority as such any condition requiring 
the road to be upgraded would not be valid as 
Council cannot direct works to occur on a 
Crown Road. If works are required, then Council 
would need to take responsibility for the road 
as a public road under its road network. This is 
not acceptable to Councils Technical Services 
and Operations Department and as such the 
site is not suitable for the development as 
proposed.  

 

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 application does comply in part with the 
provisions of the Snowy River LEP 2013 
however there are areas in which it is 
considered non-compliant. An assessment of 
those areas within the plan that are considered 
noncompliance is provided below. 

 

The provision of any development control 
plan: 

The application has been assessed against the 
provisions of the Snowy River DCP 2013 there 
are a number of areas in which the 
development is deemed not to comply with the 
provisions of the DCP. How the development 
complies with Chapter E1 is discussed in detail 
below.  

 

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 

The environmental impacts of the development 
are considered reasonable however the 
development is likely to cause unacceptable 
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economic impacts in the locality: social impacts on surrounding properties, these 
will be discussed in further detail below. The 
development if approved would also have 
unacceptable economic impacts on Council 
which will be further discussed below. 

 

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

The application was notified and advertised.  
Details of notification and submissions received 
are discussed below. 

 

The public interest: The proposal in its current form is considered 
not in the public interest. The built form 
proposed and the number cabins in a location 
which is primarily low scale residential in nature 
would have an unacceptable level of impact on 
the surrounding properties and has the 
potential to create an undesirable precedent. 
Council has allowed for development of this 
type in the RU1 Zone however it must meet the 
objectives of the zone and be suitable for the 
location. It is considered in this case that the 
development as proposed would is not 
acceptable. The requirement for Council to take 
care and control of an additional rural road is 
not considered in the public interest due to the 
costs involved in maintaining additional road 
infrastructure. Council is currently in the 
process of reviewing the standard of Council 
roads and how this standard is to be upheld in 
the future and additional road added to its 
network would put added pressure on funding 
of existing roads and is considered on in the 
public interest. 

 

 

Suitability of the site for development – Access 

 
The main issues with the development are the access to the site from Kosciuszko through Spring 
Hill Road (a formed Crown Road) then through an unnamed right of carriageway to the site. 
Several objections were received for the development the majority of which raised concerns with 
access in particular the state of Spring Hill Road and the need for the road to be upgraded to allow 
for tourist accommodation to be approved using the road. 
 
The application was referred to Councils Technical Services and Operations (TSO) Department for 
comment as to the condition of Spring Hill Road and its suitability (in its current form) to be used 
for access for the development. The TSO Department commented as follows in relation to the 
suitability of the road for the development: 
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 The standard of road in Springhill Road (width, pavement composition, vertical and 
horizontal alignment - inadequate sight distance) does not meet Council's current minimum 
standard for this type of development. Therefore, the upgrading of Springhill Road to 
Council's minimum standard is required. 

 
As Spring Hill Road is a constructed Crown Road the application was referred to the Crown for 
their comment as an adjoining land owner. The response received outlined the Crowns position 
that their core business is not as a roads authority and this is better placed with the local Council 
who has experience in managing roads. As such the Crown will not accept any condition of 
consent which requires work to be carried out on the road without Council undertaking to have 
the road transfer to their care and control. The NSW Rural Fire Service issued a Bushfire Safety 
Authority for the proposal, which included requirements for the upgrade of Spring Hill Road. These 
upgrades along with those which would be required by Council should the development be 
approved would require that Council undertake a transfer of the road to Council and that Council 
take on responsibility for maintenance. In relation to this requirement from the Crown Councils 
TSO Department has provided the following comments: 

 Springhill Road is located on a crown road reserve and as such SRSC is not the Roads 
Authority. It is therefore not possible to impose a condition to upgrade the road as 
appropriate and in proportion to the development. 

 

 If the crown road reserve is transferred to Council as a public road, Council will become the 
Roads Authority. 

 

 However, Council will not accept Springhill Road as a public Road and accordingly 
recommends that this development application be refused. 

 
As such it is considered that without the transfer of the road to Council the development could not 
proceed. 

Assessment against relevant provisions of Snowy River LEP 2013 

 

Is the development permitted within the zone? Eco Tourist Facilities are a use permitted with 
consent in the RU1 – Primary Production Zone.  

 

How is an Eco Tourist Facility defined under the LEP?  

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 

(c)  is sensitively designed and located so as to minimise bulk, scale and overall physical footprint 
and any ecological or visual impact. 

It may include facilities that are used to provide information or education to visitors and to exhibit 
or display items. 
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Note. See clause 5.13 for requirements in relation to the granting of development consent for eco-
tourist facilities. 

Eco-tourist facilities are not a type of tourist and visitor accommodation—see the definition of 
that term in this Dictionary. 

 

Objectives of the RU1 – Primary Production Zone  

To encourage sustainable primary industry 
production by maintaining and enhancing the 
natural resource base. 

The proposal may have the effect of limiting the 
adjoining lands ability to be used for primary 
production as the development of 5 cabins that 
are intending to house 6 persons each would 
lead to 30 tourists housed on the site at any 
given time in addition to those persons living 
permanently in the approved dual occupancy on 
the site.  

To encourage diversity in primary industry 
enterprises and systems appropriate for the 
area. 

No primary industry is proposed on the site. 

To minimise the fragmentation and alienation 
of resource lands. 

The land would not be considered “resource 
lands” 

To minimise conflict between land uses within 
this zone and land uses within adjoining zones. 

The development has the potential for land-use 
conflicts both with agricultural uses on 
neighbouring land and also on the residential 
amenity of the adjoining lots.  

To promote tourism, educational and 
recreational development and living 
opportunities that are compatible with 
agricultural activities and the environmental, 
historical and cultural values of the zone. 

 

Whilst the development would promote 
tourism it is not considered to be compatible 
with agricultural activities in the zone. 

To ensure that development maintains and 
protects the scenic values and rural landscape 
characteristics of the zone through compatible, 
small-scale development. 

The scale of the development (potentially 
housing 30 guests and those persons living 
permanently in the dual occupancy on site) on a 
40 hectare allotment of land it is not considered 
compatible with adjoining land-uses. The 
development intended to be constructed of low 
cost materials and the buildings have little 
architectural merit. It will be visible from both 
the Lake and adjoining properties and is not 
considered compatible with the zone.  

4.1AA   Minimum subdivision lot size for community title schemes 

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

 

(a)  to ensure that land to which this clause The development would not create additional 
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applies is not fragmented by subdivisions that 
would create additional dwelling entitlements. 

dwelling entitlements however it would fall to 
Council to ensure that the development is being 
managed and used in the way in which it was 
approved. The sale of each cabin to an 
individual would allow for 6 potential owners on 
site to use the properties are they wish.  

 

(2)  This clause applies to a subdivision (being a 
subdivision that requires development 
consent) under the Community Land 
Development Act 1989 of land in any of the 
following zones: 

(a)  Zone RU1 Primary Production, 

(b)  Zone R5 Large Lot Residential, 

(c)  Zone E3 Environmental Management. 

 

The development complies  

(3)  The size of any lot resulting from a 
subdivision of land to which this clause applies 
(other than any lot comprising association 
property within the meaning of the Community 
Land Development Act 1989) is not to be less 
than the minimum size shown on the Lot Size 
Map in relation to that land. 

Does not apply to the subject development  

(3A)  Despite subclause (3), development 
consent may be granted for a subdivision for 
an eco-tourist facility that will create more 
than one lot of a size that is less than the 
minimum size shown on the Lot Size Map in 
relation to that land if: 

(a)  the subdivision is a subdivision of land 
under the Community Land Development 
Act 1989, and 

(b)  all lots created by the subdivision are in the 
same community, neighbourhood or 
precinct scheme within the meaning of that 
Act. 

 

The development complies  

Clause 4.3 Height of Buildings  

The development complies with the 9m height limit as all cabins are single storey with a maximum 
height of 5.8m 

Clause 5.13 Eco Tourist Facilities  

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

(a)  to maintain the environmental and cultural It is considered that the development complies 

http://www.legislation.nsw.gov.au/xref/inforce/?xref=Type%3Dact%20AND%20Year%3D1989%20AND%20no%3D201&nohits=y
http://www.legislation.nsw.gov.au/xref/inforce/?xref=Type%3Dact%20AND%20Year%3D1989%20AND%20no%3D201&nohits=y
http://www.legislation.nsw.gov.au/xref/inforce/?xref=Type%3Dact%20AND%20Year%3D1989%20AND%20no%3D201&nohits=y
http://www.legislation.nsw.gov.au/xref/inforce/?xref=Type%3Dact%20AND%20Year%3D1989%20AND%20no%3D201&nohits=y
http://www.legislation.nsw.gov.au/fragview/inforce/epi+700+2013+pt.4-cl.4.1aa+0+N?tocnav=y
http://www.legislation.nsw.gov.au/fragview/inforce/epi+700+2013+pt.4-cl.4.1aa+0+N?tocnav=y
http://www.legislation.nsw.gov.au/fragview/inforce/epi+700+2013+pt.4-cl.4.1aa+0+N?tocnav=y
http://www.legislation.nsw.gov.au/xref/inforce/?xref=Type%3Dact%20AND%20Year%3D1989%20AND%20no%3D201&nohits=y
http://www.legislation.nsw.gov.au/xref/inforce/?xref=Type%3Dact%20AND%20Year%3D1989%20AND%20no%3D201&nohits=y
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values of land on which development for the 
purposes of eco-tourist facilities is carried 
out, 

with this objective. 

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

 

It is considered that the development in its 
current form would not meet the requirements 
of this objective, due to its scale and design. 

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

Eco Tourist Facility is a use permitted in the RU1 
Zone therefore this clause applies. 

(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 of the site 
or area, and 

The applicant has not adequately provided to 
Council satisfaction that there is any connection 
between the development and the ecological 
environmental and cultural values of the site or 
area other than it is in proximity to the 
Kosciuszko National Park and Lake Jindabyne.  

 

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

The construction of the buildings will be of low 
impact being on piers with minimal excavation 
required for their footings. There will however 
be excavation required throughout the lot to 
create driveways and parking areas for the five 
cabins.  

 

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

 

The applicant has not demonstrated to Councils 
satisfaction that the development will enhance 
an appreciation of the environmental and 
cultural values of the site or area. The only 
detail provided in the statement of 
environmental effects is that the guest will be 
able to access interpretative signage within the 
property however no example of this signage or 
what it content may be has been submitted. 

 

(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 

It is considered that the application has 
addressed this requirement adequately. The 
cabins proposed are unlikely to have a 
significant impact on flora or fauna, water 
quality or soil quality. There are no heritage 
items or areas of heritage significance on the 
site.  
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(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 

It is considered that the applicant has provided 
adequate information to demonstrate that the 
development will meet this requirement.  

f)  waste generation during construction and 
operation will be avoided and that any 
waste will be appropriately removed, and 

The applicant has provided detail of what waste 
mitigation will be in place during construction 
and whilst the development is operational as 
such it is considered that the application 
satisfies this requirement.  

 

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 

The development is considered to not adequate 
address these requirements due to the number 
of cabins to be located on land of which much is 
visually prominent both from Lake Jindabyne 
and from neighbouring residences. The design 
whilst low in height has no specific architectural 
merit. No colour or materials schedule has been 
submitted with the application however the 
applicant has provided that the development 
will be of a colour that will blend with the 
environment. No landscaping plan has been 
submitted for the development detailing the 
types of planting to be installed. It is therefore 
not considered that there is adequate 
information provided for Council to be satisfied 
that the development meets the requirements 
of this clause.  

 

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

The development complies with the 
requirements of this clause. 

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 

The development complies with the 
requirements of this clause. 

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

The applicant has not adequately demonstrated 
that the development will not have an adverse 
impact on adjoining agricultural land. 
Subdividing the proposed development will 
increase the possibility that guests in the tourist 
accommodation may wander into adjoining land 
and impact on the agricultural use of that land. 
The noise and potential for antisocial behaviour 
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are also factors that may impact on the use of 
adjoining land for the purposes of agriculture. 

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 

The applicant has not provided a management 
strategy which specifically details how the 
development will address these requirements 
other than general information provided in the 
statement of environmental effects.  

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. 

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

1) The objective of this clause is to protect the following attributes within the catchments of Lake 
Eucumbene and Lake Jindabyne: 

a)the visual qualities and scenery, 

b)the sense of isolation that can be enjoyed in many areas on and adjacent to the lakes, 

(c)the recreational functions of the lakes, including its attraction as a fishing destination, 

(d)the water storage functions of the lakes. 

(2)  This clause applies to land identified as 
“Lake Eucumbene and Lake Jindabyne” on 
the Scenic Protection Area Map. 

 

The land is identified as being within the Lake 
Jindabyne Scenic Protection area Map 

(3)  Development consent must not be granted to development on land to which this clause 
applies unless the consent authority is satisfied that: 

(a) the development will not have an 
unacceptable visual impact on the scenic 
quality of the area when viewed from the 
relevant lake at its full supply level or from a 
public place, and 

(b)  the development has been designed to 
prevent any intrusion into the view from the 
lake at its full supply level. 

 

The applicant has situated the development so 
as to minimise its visual impact from the lake. 
Areas which are steep and the higher plateau 
have been excluded from the building area.  

 

(4)  In deciding whether to grant development consent to development on any land to which this 

http://www.legislation.nsw.gov.au/fragview/inforce/epi+700+2013+pt.7-cl.7.6+0+N?tocnav=y
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clause applies, the consent authority must consider: 

 

(a) the visual impact of the development when 
viewed from the relevant lake at its full 
supply level or from a public place, and 

 

It is considered that the development whilst 
being visible will be of a built form that 
minimises its visual impact from public land.  

(b)  whether the design and construction of any 
new buildings (including ancillary 
development) prevent any intrusion into the 
view from the lake and minimises any 
adverse impacts on the view from the lake 
and surrounding areas, and 

The visual impact whilst minimises from the 
Lake will be an issue to neighbouring properties. 
Due to the number of buildings proposed for 
the site some will be visible to neighbouring 
properties and therefore impact on their views. 

(c)  the number, type and location of existing 
trees and shrubs that are to be retained and 
the extent of landscaping to be carried out 
on the site, and whether provision has been 
made for the planting of appropriate native 
species where the planting would visually 
screen the development. 

 

The applicant has proposed that minimal trees 
are to be removed for the development to 
occur and that native landscaping will be 
installed around the cabins to minimise their 
impact. No landscaping plan detailing the types 
of locations of this landscaping has been 
submitted as part of this development 
application.  

Assessment against the provisions of Snowy River Development Control Plan 2013 – Chapter E1 
Tourist Development  

 

1.1 Aims The aims in relation to tourist development are : 

To encourage environmentally sustainable tourist development for the economic and social 
benefit of the Shire 

To ensure that tourist development provides quality outcomes for the built environment of the 
Shire 

To ensure that the subdivision of tourist development does not lead to permanent residential 
settlement in areas outside the townships within the Shire. 

To ensure that tourist-based development results in a net benefit to the condition of the land 
upon which is located. 

Chapter 4 – Eco Tourist Facilities  

4.1 Objectives The objectives for the establishment of an eco-tourist facilities are: 

To strive to improve the environment of a site 
through appropriate design and integration of 
all elements of the development. 

The applicant has not addressed how the 
development will improve the environment 
other than it will be low impact in terms of 
excavation and there will be native vegetation 
planted to screen the buildings. 

 

To focus on minimal site disturbance with a The applicant has addressed how the cabins 
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requirement for design to reflect not alter the 
natural existing landscape. 

are to be constructed with limited site 
disturbance. There will still be excavation 
required for road works and car parking areas. 

 

To integrate waste minimization and energy 
efficiency within the design and operation of a 
development. 

The applicant has stated that there will be 
waste minimisation strategies included in the 
development. 

 

To reduce the footprint of development 
components to the minimum required for 
development to proceed. 

The buildings are proposed to be on piers to 
reduce the excavation needed to facilitate the 
construction.  

 

To recognise the importance of key natural 
features to the visitor experience, and where 
these are off site (eg National Parks), recognise 
and address the potential indirect impacts 
associated with a development. 

It is considered that the applicant has not 
clearly identified the potential indirect impacts 
associated with the development.  

To acknowledge the social fabric of the locality 
and the need to respect, support, and not 
adversely affect, the local community 

Due to the location of the proposal within an 
area that is being predominantly used for 
single dwellings on large lots, the inclusion of 5 
additional buildings housing 30 people on an 
allotment that is already approved for two 
dwellings has the potential to adversely on the 
direct neighbours and those which use the 
access road to the site. It is not considered that 
the applicant has clearly addressed how the 
development will meet with this objective.  

 

To incorporate visitor education and 
environmental awareness as integral 
components of the development. 

The proposal does not clearly define how this is 
to be achieved. The applicant has stated that 
there will be walking trails to and from the lake 
with interpretative signage highlighting the 
native flora and fauna features of the land. No 
example of where these trails will be 
constructed or how they will be constructed 
has been provided. The applicant has not 
clearly addressed what about the property 
makes it suitable for this type of development 
other than it is a rural setting with views to 
Lake Jindabyne.  

 

To incorporate ongoing monitoring of the 
development in total and continually assess 
cumulative impacts, striving to improve the 
environment within which the development is 

This objective could be met with an 
appropriate community management 
statement however it would fall to Council to 
ensure that the development is being used 
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situated. appropriately. As the proposal is to subdivide 
the cabins into single ownership it adds 
complexity to compliance and there are 
additional people involved.  

 

To utilise alternative available technology for 
essential services, avoiding the use of non-
renewable resources where practicable 

The development complies as it is to be 
serviced by renewable energy excepting when 
back up electricity generation is required. 

 

4.2 Controls E1.3-1 Design of Eco-Tourist Facility 

(a) The development is to be designed to utilize 
building materials that blend in with the 
surrounding landscape, promoting the use of 
recycled materials and materials sourced from 
the region. 

The buildings are to be constructed from 
shipping containers which are a reuse of an 
existing resource. The containers however are 
to be clad in new materials with little reference 
to the region. They would not be locally 
sourced it is not considered that they are being 
designed to blend with the local environment 
other than being small in size.  

 

(b) The development is to maximise energy 
efficiency and use a minimum of non-
renewable energy. 

The development is to be off grid using, solar 
power (with back up generators) and 
geothermal heating.  

 

(c) The development is to be designed on the 
basis of ecological sustainability and an 
understanding of the potential environmental 
impacts. 

The power use and heating of the development 
has been designed with ecologically 
sustainable principles. The use of worm farms 
for the disposal of septic waste while being a 
“greener” alternative due to the ability to 
compost matter in the systems are problematic 
when used in a tourist situation. These systems 
need constant monitoring and need to be used 
correctly. The issues for use of these systems in 
this case is that they will be dormant for some 
time when the cabin is not in use and then 
msut be used properly when being let out for 
short term use. The management and 
maintenance of these systems will be a burden 
on onsite management and Council will need 
to inspect the systems on a regular basis to 
ensure they are operating effectively.  

 

(d) Any buildings and infrastructure is not to 
dominate the visual landscape and is to be 
compatible with the local cultural character. 

It is considered that whilst the buildings are 
low in stature they will dominate the landscape 
due to their number when combined with the 
built form proposed for the balance of the lot. 
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There will be in total 8 buildings on the site all 
of a similar built form but of varying sizes and 
heights. It is not considered that they have 
been designed to be compatible with the local 
cultural character.  

 

 E1.3-2 Operation of Eco-Tourist Facility 

e) An eco-tourist facility that accommodates 
over 15 guests must be centrally managed by 
on-site management with all structural and 
land components being the responsibility of 
one management whether or not individual 
structures are owned by different entities. 

The development will accommodate 30 guests 
and as such onsite management is proposed.  

(f) Where a manager’s residence is provided as 
part of an eco-tourist facility, an existing or 
proposed dwelling is to operate as the 
manager’s residence (where possible). 

 

In this case the one of the dual occupancy 
dwellings is to be used for this purpose. 

(g) Only one manager’s residence is permitted 
on land on which the eco-tourist facility is 
proposed. 

Only one manager’s residence is being 
proposed however it is the second dwelling on 
the site so there will be an additional dwelling 
other than the five eco tourist cabins and the 
managers residence. This is not strictly an issue 
as the land has a dwelling entitlement and two 
dwellings, not related to the eco tourist 
development are permitted.  

 

(h) The eco-tourist facility must operate on a 
year-round basis. (i) Eco-tourist facility 
accommodation must be used solely for the 
provision of temporary holiday accommodation 
(no more than three (3) consecutive months). 

The application presents that this will be the 
function of the development however it is a 
concern that when the development is 
subdivided that there will be up to five owners 
that will need to understand the implications 
of purchasing into such a development. This 
will become a compliance issue for Council. 

 

E1.3-3 Nature of Eco-Tourist Facility 

(a) The development may contain facilities for 
the teaching, researching or dissemination of 
knowledge in respect of the natural and 
cultural history of the area. 

The applicant has provided only that the 
development will include information for 
learning both on-line and in situ about how the 
buildings were constructed and their 
sustainability credentials. It is also stated (with 
no additional detail provided) that there is 
intended to be interpretative signage on 
walking paths within the development. The 
location of this signage and its content has not 
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been provided to Council at the time of 
assessment.  

 

b) The development will provide opportunities 
for visitors to experience nature and culture in 
ways that lead to a greater understanding, 
appreciation and enjoyment. 

As detailed above the applicant has provided 
little information as to how the development 
will provide opportunities for visitors to 
experience nature and culture in way that 
would lead a greater understanding, 
appreciation and enjoyment. The response in 
the SEE to these requirements is minimal at 
best with only generalized information that 
there will be opportunities for water sports in 
the lake, walking tracks and some information 
on how the development was constructed. IT is 
not considered that this meets with the 
requirements of this clause. 

E1.3-4 Car Parking 

(a) Adequate on-site car parking and bus 
parking and manoeuvrability is to be provided 
to cater for the peak use of the facility. 

The development provides adequate onsite car 
parking for guest, no provision of bus parking 
has been provided No traffic study was 
provided with the application  

(b) The development application may be 
required to be supported by a traffic 
assessment prepared by a suitably qualified 
traffic engineer demonstrating that adequate 
parking is provided for the peak use of the 
facility 

E1.3-5 Access for Persons with a Disability 

(a) Reasonable provision within the building 
and access areas is to be made for movement 
and circulation for people with disabilities. 

The applicant has advised that the 
development will comply with the provisions of 
the Premises Standard, which would require 
for one of the cabins to be constructed to allow 
for persons with a disability to be 
accommodated. No detail of how this will be 
achieved was submitted with the development 
application however the applicant is correct 
that the onus for compliance with the standard 
is borne by the architect and certifier and not 
Council.  

(b) The development must demonstrate 
consistency with the provisions of the Disability 
Discrimination Act 1992 (Commonwealth). 

(c) The development must comply with the 
Building Code of Australia with respect to 
access and circulation for persons with a 
disability.  

E1.3-6 Waste Management 

(a) Waste is to be managed in a safe, tidy and 
environmentally responsible manner and in 
accordance with legislative requirements. 

The application was accompanied by a waste 
management strategy. 

 

(b) Waste management is to be based on the 
principles of waste avoidance and maximising 
reuse and recycling of materials. 
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(c) Details of the waste management strategy 
for the eco-tourist facility (both construction 
and operational phases) must be submitted to 
Council when a Development Application is 
lodged. 

 

SUBMISSIONS 

 

The application was notified and advertised, in accordance with relevant DCP requirements and 
the relevant statutory regulations. Notification letters were sent out to adjoining landowners and 
the application was advertised for period of “21” days. 

Council received ten submissions to the development all of which had concerns regarding aspects 
of the proposal. The areas of concern raised in the submissions are summarized below. 

Submission 1 

 Objects to the development  

 When the property owner purchased their land they did so as they wanted to be 
surrounded by bush and not houses or large developments. 

 The development will greatly impact on the submitters privacy and tranquility. 

 Council has maintained that development should occur around existing township, close to 
existing infrastructure. 

 The submitter understood that they could construct and additional dwelling on the 
property as it was within an area of scenic beauty. 

 The proposal is to large in scale 

 Extra traffic on Spring Hill Road 

Submission 2 

 If solar power is insufficient the diesel generators could cause a noise problem 

 Additional traffic is a concern 

 The existing residents understand the dangers of the road the tenants of the tourist 
development will not, therefore the road should be upgraded. 

 Access to Kosciuszko Road is dangerous, adequate signage should be installed and the 
section sealed. 

Submission 3 

 Increased traffic on Spring Hill Road 

 Does not want to be responsible for the extra costs involved in the increased use of the 
road by the development. 

 The Crown do not maintain the road and it falls back to the residents. 

Submission 4 

 Increase in usage of Spring Hill Road more than that described in the SEE.  

 The applicant should state how the development will contribute to all levels f ongoing road 
maintenance. 

 The SEE fails to state clearly the feeder roads ability to manage safe traffic. 

 Spring Hill Road is not an all weather two-wheel drive as it has steep hills and is boggy in 
parts when wet. The road is not wide enough for two cars to pass. 

 Feeder roads will require safety signage and engineering upgrading to a level of two way all 
sealed road starting at Kosciuszko Road and ending in the Eco Village entrance. 
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 Access in and out of Kosciuszko Road is difficult, a dedicated in/out turn lane would 
provide a safe access. 

 Approval of the development would set a precedent, it would impact on landscape, native 
animals noise and erosion of rural lifestyle and should not be allowed to proceed. 

 Should the development be approved upgrade works should be carried out by the 
developer at their cost prior to work commencing. 

Submission 5 

 Additional traffic the development would generate warrants a full upgrade of the 
intersection of Spring Hill Road and Kosciuszko Road as the current intersection is 
considered unsafe. 

Submission 6 

 Eco Tourist Facility has not been satisfied as there are no special ecological or cultural 
features pertaining to the application. No sustainable “eco” factors regarding the 
development and the development would be detrimental to the surrounding natural 
environment. 

 Development is purely a subdivision of land which is currently restricted with a 40-hectare 
minimum lot size. 

 Development is proposed directly in the line of sight from every window in the front of the 
submitter’s dwelling and there is no likelihood that given the high wind zone area and the 
alpine climate that any vegetation would reduce this impact for several years. 

 Both Spring Hill Road and the right of carriageway are low quality dirt roads barely able to 
carry the current local residential traffic. Serious concerns regarding the impact of 
increased traffic (up to a 94% increase). The development requires as a minimum a sealed 
all weather road. 

 Access off Kosciuszko Road is dangerous. 

 Significant social impacts for neighboring properties. 

 Due to the zoning of the land Council should maintain a more stringent control on the 
property development of tourist facilities within its precinct. The proposed development 
opens up the opportunity or significantly hampers future control by Council for any loosely 
submitted eco tourist facility. See the potential for this type of development for every 
landowner with lake frontage to be eligible without requiring significant infrastructure 
improvement and causing significant fiscal implications on all local tax payers and Council. 

Submission 7 

 Opposed to the development on the grounds of visual pollution in an area deemed “scenic 
beauty”. 

 The built form is more suited to temporary housing and is not appropriate in an area of 
natural scenic beauty. 

 

Submission 8 

 No objection to the construction elements of the proposal 

 Concern with access issues that have not been fully addressed. 

 Issues that need to be reexamined  
o Width and make up of Spring Hill Road 
o Hazards are not known to visitors 
o Kosciuszko Road intersection has visibility issues 

o Increase in volume of traffic  

 How ongoing maintenance will be addressed and the payment of such. 
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Submission 9 

 Disputes the road use statistics that were provided by the applicant in the SEE, contends 
that the numbers are much higher than those stated by the applicant. 

 Ongoing road maintenance costs may significantly financially penalize other parties that 
are sharing the right of way. 

 The Kosciuszko Road intersection is poorly designed and barley adequate for local traffic 
the addition of tourist traffic without specific knowledge of local hazards poses a “beyond 
reasonable and foreseeable risk” to all traffic passing the intersection. 

 There are blind spots on Spring Hill Road which are dangerous  

 Concerns with the adequacy of fire and emergency access. 

 Cost of road maintenance and who would be required to pay. 

 Issues with the use of solar power in commercial developments 

 Issues with the use of worm farms in commercial developments 

 Weed and pest control issues  

 The addition of tourists to a quiet rural community will have significant social, 
environmental and financial costs. These will be negative impacts such as devaluation of 
properties, safety risks for children and property, financial costs of road maintenance.  

 Increase in waterfront usage including foot traffic, vehicular traffic and potentially noisy 
power boats etc. This would negatively impact on privacy and lifestyle of surrounding 
residences. 

Submission 10 

 Concern that the developer is trying to subdivide the land in a way that is not currently 
allowed in this area  

 Owners in the area do not enjoy facilities that other ratepayers do with respect to rubbish 
collection, sewerage or water services; concern is that due to this the cabins will not be 
sustainable. 

 Five more dwellings on the property would indicate building low density residential zone; 
this does not fit with the current zoning. If this is allowed can other owners subdivide their 
properties? 

 Spring Hill road is impacted by weather and traffic and requires annual maintenance by 
landowners. The proposed DA will expose the submitter to additional expense. 

 Concerned about the impact of the increased traffic and human presence on local fauna. 

 Cannot agree that there is any environmental gain concerning the proposal. 

 

Across all submissions the quality of the surface and the width of Spring Hill Road was raised in 
various ways. The road is considered by the submitter’s to be not of a standard that would be 
suitable for tourist use. The maintenance of Spring Hill Road was also raised as an issue as the 
current users of the road are maintaining it out of their own funds. The additional traffic on the 
road was considered an unreasonable impost on the existing users. 

The intersection of Spring Hill road with the Kosciuszko Road was also considered an issue with the 
lack of sight distance raised as a concern with submitters. The application was referred to the RMS 
who replied that they had no objection to the development and would not require road works at 
the intersection to facilitate the development. 

The concern with the state of Spring Hill Road has been further supported by comments from 
Councils Technical Services and Operations Department who would require upgrades to the road 
to facilitate the development. Due to the status of the road Council would need to take over 
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control of the road to allow for these works to be carried out. This is not supported by Council as it 
would increase the number of roads in the Council road network. 

A number of the submissions raise the built form of the development as an issue and its use of 
containers as a low cost method of construction was considered undesirable. The visual impact of 
the development has also been raised. The use of containers as a built form is not generally 
unacceptable to Council however it must be carried out in a way that is sympathetic to the setting. 
In this case some of the buildings would be visible from surrounding properties and could cause an 
unreasonable visual impact.  

The proposal to subdivide the development is a cause for concern in a number of submissions. The 
community title subdividing of eco tourist facilities is permissible under the provisions of the LEP 
however the subdivision may increase Councils compliance responsibility as it will now be 
managing a number of different owners rather than one resort. Having a robust community 
management statement and good onsite management would go some way to mitigating these 
issues. 

How the development will impact on neighbouring properties is a concern for a number of 
submitters. It is perceived that the quiet enjoyment of their properties will be impacted. It is 
considered reasonable to contend that with an additional 30 people potentially recreating on an 
adjoining allotment and using and right of carriageway through the neighbouring property will 
impact negatively on the neighbors. A community management statement and onsite 
management could go some way to mitigating these impacts however the potential for noise 
generation is real and out of character with the existing uses in the area.  

The applicant was provided copies of the submissions and responded to the concerns raised. The 
applicants’ response has been included in full as an attachment to this report as such it will not be 
summarised here. Some changes were made to the development in response to the submissions 
being the change in location of two of the cabins and a change to access to the site from the right 
of carriageway and a concession that the developer will pay for upgrades to the roads in question.  

 

CONCLUSION 

The development has been assessed against the provisions of Section 79C of the Act and has not 
met all requirements to allow for approval. It is considered therefore that refusal of the 
development application be recommended.  

QUADRUPLE BOTTOM LINE REPORTING 

1. Social 

It is considered that the development would have an unreasonable social impact on the 
surrounding landholders and may lead to an undesirable precedent with respect to what Council 
considers to be Eco Tourist Development, where this should occur and in what form it should take. 
The development would create noise and traffic impacts on the surrounding properties and being 
subdivided under community title would generate an enforcement issue for Council with respect 
to longer term tenancy of the development. The development whilst only 5 cabins would lead to a 
density of the property of 7 dwellings. Should the new owners of the cabins choose not to let the 
buildings as short term tourist development but live in the dwellings (even has holiday homes), it 
would lead to a situation where on a 40-hectare allotment of land there would be more than the 
two dwellings allowable under the current LEP.  

2. Environmental 
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It is not considered that the development would have significant negative environmental impacts 
on the locality; however it is considered that it would have negative visual impacts when viewed 
from Lake Jindabyne and surrounding properties. The potential for weed control may be impacted 
due to a number of owners being responsibly for weed eradication on the site. This could be 
mitigated with appropriate inclusions in a community management statement however.  

3. Economic 

For the proposed development to be approved upgrade works would be required to Spring Hill 
Road. Being a crown road any such works could only occur if Council took control of the road and 
it became a public road under Councils road network. The application was referred to Councils 
Technical Services and Operations Department and their response has been included in the report. 
It was not favourable with respect to the taking over of Spring Hill Road and as such it was 
recommended that without the road works required the application should not be approved.  

4. Civic Leadership 

As per Councils request to determine all applications that deal with tourist development in rural 
areas within the Shire the application has been present to Council for final determination. The 
application also received a number of objections and both the applicant and some of the objectors 
wished to be present when the application was determined.   
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