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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 | Dabyne Planning April 2015
Environmental
Effects (as amended
by  correspondence
dated 29/1/16 from
Dabyne Planning)
Correspondence Dabyne Planning 29 January 2016
amending
application to 3 eco
tourist cabins
Barry lan 2 DA | Concept Site Plan 28/1/16
Sheet 1 Issue F
Barry lan 2 DA | Floor Plan 2 8/1/16
Sheet 2 Issue E Bedroom Cabins
Barry lan 2 DA | Elevations Cabin C1 11/1/16
Sheet 3 Issue D
Barry lan 2 DA | Elevations Cabin C2 11/1/16
Sheet 4 Issue C
Barry lan 2 DA | Elevations Cabin C3 11/1/16
Sheet 5 Issue C
Barry lan 2 DA | Landscape Concept 8/1/16
Sheet 7 Issue B Plan
Project 03-15 Bushfire Assessment | Dabyne Planning April 2015
D15/1265 Bushfire Safety | NSW  Rural  Fire | 28/7/2016
DA15051296850 Authority Service
MD
10 ERM 2015/0769 Response from DPI | DPI Water 11/10/2015
Water
STH15/00055/04 Response from | RMS — Transport 1/7/2016
Roads and Maritime
Authority

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:

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

e 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
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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":

e Be lawfully available to access all proposed lots.
e Be all weather surface.
e Have a minimum trafficable width of 6.5 metres

e 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.

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

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

e The minimum distance between the inner and outer curves is 6 metres.
e The cross fall is not to exceed 10 degrees.

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

e 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.

e Roads are clearly signposted and bridges clearly indicate load ratings.

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

e 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':

e An all-weather surface, minimum carriageway width of 4 metres.
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e 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.

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

e Internal roads provide a turning circle with a minimum 12 metre outer
radius within immediate proximity to each cabin.

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

e The minimum distance between the inner and outer curves is 6 metres. ®
The cross fall is not to exceed 10 degrees.

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

e 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.

e 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

e 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

e 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
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“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;

i) 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;

i) 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,

i) 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:

(@) 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:

(@) 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.

Excavation

30.

31.

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.

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.

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

e 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

e 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.

(@)

Community Management Statement

42.

43.

USE OF SITE

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.

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.

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://wwwO0.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

15.3 DA0118/2015 ECO TOURIST RESORT
1. ATTACHMENT 1 DRAFT CONDITIONS OF CONSENT Page 18

Amenity
45,

Fencing
46.

47.

with the NSW Health Private Water Supply Guidelines at all times.

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.

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.

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.

50.

51.

52.

53.

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.

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.

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.

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.

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.



15.3 DA0118/2015 ECO TOURIST RESORT
1. ATTACHMENT 1 DRAFT CONDITIONS OF CONSENT Page 23

(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 4.0 metre wide gravel pavement
minimum gravel thickness of 150 mm
suitable drainage works

suitable erosion protection measures
installation of guide posts

JENES

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;

() 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.
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——
dobyneplanning

The General Manager
Snowy River Shire Council
2 Myack Street

Berridale NSV 2628

Attn: Sophie Ballinger
Dear Sophie,

Re: Development Application DAO118/2015 for proposed Eco Tourist Facility including
Community Title Subdivision at Lot 3 DP 1175878, Spring Hill Road, East Jindabyne

In regard to the above Development Application [DA), lan Barry, Applicant and land owner has
engaged the services of Dabyne Planning Pty Ltd to provide further correspondence and
revised plans in response to maters raised in Councils Assessment Report to the November
2015 Delivery & Operations meeting and as discussed with Council on the 16 November
2015.

The purpose of providing revised plans and additional information is to allow Council to re-notify
the proposal to land owners that made a previous submissions and to address Councils
concerns so that the Development Application can be supported.

This will allow for a revised assessment report to be reported to Councils Delivery and
Operations Meeting in March 2016, as the Applicant and myself are not available for either
Council meeting in February.

Each of the main issues raised by Council in its Assessment Report that was reported to
Council on the 10.11.5 and subsequently discussed on the 16.11.15 has been addressed, as
set out below.

In summary, the development has been re-designed and includes the following revisions:

() Reduce the number of cabins and proposed lots from five (5] to (3), removing proposed
cabins 1 & 2, thus reducing potential impacts associated with traffic generation, visual
impacts and amenity issues.

(i) Amend the design of the cabins to improve its design and incorporation of locally
sourced material including stone with revised cladding layout to achieve a
contemporary alpine design, commonly found elsewhere.

(iii] If Spring Hill Road continues to be & Crown Public Road, offer to contribute towards 6%
for each cahin [18% for all three cabins] for the ongoing maintenance of Spring Hill
Road, noting this represents almost double the actual proportion associated with the
traffic generated by the development.

(iv) If Spring Hill Road continues to be a Crown Public Road, install traffic warning signs [or
financially contribute 100% for such signs) to provide sufficient warning to guests

phone: 02 8457 2170 | PO Box 173 Jindabyne NSW 2627 | email: info@dabyneplanning.com.au
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including a reduced speed limit (ie 40km/hr], a two way traffic sign, a crest warning
sign, appropriate animal warning signs, etc.

[v] If Spring Hill Road becomes a Public Road in Councils control, offer to contribute
$10,000 for each cabin towards an upgrade of Spring Hill Road (inc safety signage),
including its intersection with Kosciuszko Road as part of a Voluntary Planning
Agreement.

[vi) If the offers under [iii], (iv]) & [v] above are not accepted by Council and Council refuse to
allow for the safe upgrade, maintenance and installation of safety signage of Spring Hill
Road, then the right-of-carriageway over Lots 216 and 218 to Kosciuszko Road are to
be used, which also provides coinciding legal and practical access, subject to this
access being upgraded to Councils minimum specifications for a right-of-carriageway
[4m width with 150mm gravel).

These revisions are in addition to the previous abligations and amendments made by the
Applicant in response to the submissions in July 2015 that included:

- Construct a new road deviation within both Lot 2 and the subject site, Lot 3 at a width
of Bm that provides improved and safer access for the development and lots to the
south.

- Upgrade the existing right-of-carriageway to a width of Bm within the subject site [lot 3]
and within lot 2 to the north.

Accordingly the following matters raised by Council in its assessment report are addressed in
context with the revised proposed development:

7. Access:

To address in part the impacts associated with access from the proposed development via
Spring Hill Road, the number of cabins proposed are to be reduced from five [5] to three [3].
The number of proposed lots will also be reduced from five (5] to three [3].

The two ‘future lots’ have only been shown as indicative lots, that would be subject to a
separate development consent to allow the community association land [common property) to
be further subdivided in the future, if the Applicant chooses to undertake these additional lots.
This would be undertaken when the access issues are resolved and obviously subject to a
separate DA and consent.

As a result, the traffic generated from the revised development will be reduced from an
average trip generation per day of 20 trips to 12 trips.

As outlined in the Applicants response to the ten [10] submissions made on the original
Development Application in July 2015, the average vehicle per day (vpd] trip generation for
Spring Hill Road is 122 based on the seventeen (17) dwellings plus the three [3] rural tourist
accommodation cabins at 5062 Kosciuszko Road that can access the road.

Dabyne Planning Pty Ltd
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Therefore the revised development will result in an average traffic generation increase on
Spring Hill Road of less than 10%. The traffic generated by three [3] x two bedroom eco-
cabins is similar to the traffic generated by a [large] single residential dwelling.

On this basis, Council will need to determine whether Spring Hill Road can accommodate an
additional 12 trips per day ([commensurate with a large single dwelling] without a substantial
upgrade of the road, necessary for Council to take over the responsibility of the road.

If so, then the Applicant is willing to make an annual contribution to the maintenance of the
road. Rather than only committing to contribute 10% towards the cost of the annual
maintenance of road [based on the traffic generated by the development], the Applicant is
willing to increase its proportional responsibility to 18%, based on increasing the number of
lots accessed by the road from sixteen [16], noting the Applicant already owns one lot, to
nineteen (19) lots.

In addition, the Applicant is willing to install traffic warning signs (or financially contribute 100%
for such signs] to provide sufficient warning to guests including a reduced speed limit (ie
40km,/ hr], a two way traffic sign, a crest warning sign, appropriate animal warning signs, etc.

It is noted that Council has no palicy that suggests tourists require a different standard of road
or increased safety requirements, when compared to residents, particularly as residents can
have visitors at any time that are also not as familiar with the road conditions.

If Council agrees to gazette, or if the Minister for Lands gazette Spring Hill Road a public road
whereby it is responsible for the upgrade and maintenance of the road, then the Applicant is
willing to make a financial contribution towards the upgrade of the road, with $10,000
contributed for each cabin as part of a Voluntary Planning Agreement under S.93F of the
EPSA Act, 1979,

If Council refuses to either allow for the additional annual contribution to the maintenance of
Spring Hill Road, the installation of safety signage or for the road to be transferred to Council
to allow for a financial contribution of the road, then the road will be neither be able to be
upgraded or maintained with no additional financial contribution made to either.

This would represent grave consequences for land owners on Spring Hill Road, particularly
those with vacant or undeveloped allotments, as no further dwellings could be allowed to be
accessed via Spring Hill Road given Councils position to not allow for the upgrade or
maintenance of the road for an increase in traffic by the order of 10%.

By Council not allowing for the maintenance of the road, installation of safety signage or its
upgrade, this would result in unacceptable safety outcomes for landowners and users of the
road, with a defacto moratorium on further development. This would be contrary to the public
interest,

Dabyne Planning Pty Ltd
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If Council does not allow for either maintenance of Spring Hill Road, installation of safety
signage or its upgrade, then the Applicant will pursue utilising its current legal access via lots
216 and 218 to Kosciuszko Road within the established right-of-carriageway. This will be
upgraded to Councils minimum specification for a right-of-carriageway, noting that the road is
already required to be upgraded together with its intersection under DA 105,/2013 that
applies to the use of the three [3) cabins at 5062 Kosciuszko Road, East Jindabyne.

With regard to bushfire evacuation, Spring Hill Road would become the secondary alternate
access option.

2 Eco-tourism Accreditation

As outlined in the SEE, the proposed development has been designed so that some form of
Eco-Tourism accreditation can be achieved which is equivalent to 1ISO14000 standards.

Further correspondence with Eco Tourism Australia has been undertaken mare recently to
identify how the development can be undertaken and managed in accordance with their
guidelines. Eco Tourism Australia has advised in their email and brochure provided in
Attachment A how the development can be operational and bookable to achieve ‘eco-tourism
certification’.

They have provided a list of criteria the development will need to satisfy, covering the following
topics:

- Business Management and Operational Planning
- Hesponsible Marketing

- Customer satisfaction

- Environmental management

- Interpretation and Education

- Contribution of Conservation

- Working with Local Communities

- Cultural Respect and Sensitivity

To achieve this, the Applicant and land owner is willing to prepare a detailed Operational and
Business Plan prior to occupation. This is in accordance with the criteria required by Eco

Tourism Australia.

The preparation of such plans and acquisition of this accreditation will go a long way to
mitigate the potential impacts and concerns raised by Council as discussed below.

3. Impacts on Primary Production:

The only property currently used for primary production is the grazing land to the west of the
subject lot and this land owner did not submit an objection to the proposed development.

Dabyne Planning Pty Ltd
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A review of the Agricultural capability of the land on the subject allotment and those adjacent
shows that the land does not include any Class 1,2 or 3 Agricultural land, with only class 4 and
5, with the land being of poor agricultural carrying capacity.

The closest cabin to this land is located over 250m to the boundary of the grazing land to the
west on the other side of hill.

Impacts on primary production as a result of constructing three (3] x two bedroom cabins well
setback from the boundaries of the land used for primary production with low agricultural
capability, used for grazing only and not cropping (with no aerial spraying) can therefore only be
categorised as minimal. These impacts can be further mitigated by the preparation and
implementation of the Operational and Business Plan as discussed above.

4. Scale of the development and impacts on adjoining land uses:

With the revised development now only including three cabins, the scale of the development
has been further reduced, thus any potential impacts on adjoining land uses also reduced.

In addition to the mitigation measures outlined in the response to submissions in July 2015,
the preparation and implementation of the detailed Operational and Business Plan as
discussed above, including Eco Tourism Accreditation will also further mitigate these impacts.

The operational management of the facility in concert with the Community Management
Statement [as per the draft provided to Council in July 2015) will assist with mitigating
impacts from guests to the facility in regards to anti-social behaviour, safety, occupancy, noise,
agricultural uses, etc).

8. Connection with ecological, environmental and cultural values:

The SEE outlined a range of initiatives and provision of infrastructure and activities on how the
development provides a connection with ecological, environmental and cultural values.

This included:

- The facility representing the first of its kind on Lake Jindabyne, with the lake to be the
primary focus for guests with regard to both nature based recrestion and education.

- The provision and promotion of passive and active recreation activities including
kayaking, paddle boarding, stand-up surf paddling, fishing and swimming. This will
provide summer activities, promoting year-round use.

- Nature based walking trails to and from the lake and around the property will be
constructed with interpretative signage highlighting the native flora and fauna features
of the land. This could be incorporated with a shared use trail system including
mountain bikes, which will allow for connection to the future proposed shared use trail
around the lake, providing both walking and mountain bike riding connectivity to the East
Jindabyne township, Tyrolean Village and the Jindabyne township from the property.

Dabyne Planning Pty Ltd
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- Promation of unique heritage of old Jindabyne in concert with the Snowy Mountain
Hydro Electric Scheme and relocated Jindabyne township will also be promoted with
education opportunities through on-line learning, interpretative signage and written
material,

- Provision of material to inform guests how the cabins were built and operated and
achieve a high level of sustainability.

Following further consultation with Eco Tourism Australia and other accredited Eco-tourist
facilities, the off-site nature based tourism products and opportunities within the locality and
region which were not ariginzally highlighted in the SEE will also be available to guests, with a
summary of a few activities listed below;

- Kosciuszko National Park: Bushwalking and Mountain Biking including the Main Range
Track, Summit Walk, Kosciuszko \Walk and Thredbo Valley Trail.

- Art & Culture: Art exhibitions, displays and competitions including Raglan Gallery and
Cultural Centre, Kunama Art Gallery, Kosciuszko National Parks Visitor Centre's
exhibition gallery & Stewarts Information and Gallery at Adaminaby.

- Food and Wine: Jindabyne and outer area restaurants plus the Wild Brumby Schnapps
Distillery & Snowy Vineyard Estate and Microbrewery.

- Mountain Biking: Thredbo Alpine Resort, Lake Jindabyne Community Trail, Bungarra &
Lake Crackenback Resort & Spa.

- Fishing: High Country Outfitters, Eucumbene Trout Farm & Snowy Mountains Fishing

- Horse Riding: Cochran Horse Treks, JE Resort, Snowy Wilderness and Thredbo Valley
Horse Riding.

This information will be provided to guests in both electronic and written form.

These provisions and access to activities are significantly more guantitative and qualitative
than the emational connotations made by the approved Eco-tourist facility on Gullies Road
(under DA D135/2015), which responded to the same matter as per the extract from the
Applicants SEE below:

(e) The development will enhance an appreciation of the environmental and cuitural values of the
site or area.

Compliance:

The development site is one of outstanding natural beauty. Although the physical site is merely an
existing grazing field, its viewrs over the national parks, snowy ranges and wilderness areas make ita
place where 3 person cannot help but be humblad and in awe of the amazing beauty of nature.
When visiting the site one is given the feeling of bonding with the Earth, and at the same time
identifying with the struggles of the early pionears of the region. The area is rugged, windswept,
and it was even described as “god forsaken” by P.J. Spellmans of ‘Reedy Creek’. The rugged beauty

of the area coupled with the wild horses quietly grazing, or even fighting across the paddocks, stirs
up emotions in the blood of tough times and rewarding adventures.

Dabyne Planning Pty Ltd
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Management of Community Title:

In regards to the concerns raised by Council in regards to the management of the
development and potential increase in compliance responsibilities, this is not considered an
unresolvable issue that is not covered by the Community Management Statement and
conditions of consent. Otherwise, Council would not be able to support any Community Title
Subdivision, although it is permissible under Councils Local Environmental Plan.

Visual Impacts:

As discussed in the response to submissions in July 2015, the design and siting of the cabins
has been undertaken following an extensive site analysis process. This included incorporating
a number of strategies to mitigate visual impacts, including:

* Restricting the height of the cabins to single starey structures with low profile skillion
roofs, ensuring no building is greater than Bm in height.
Minimising cut and fill by using piers, rather than concrete slabs.
Locating the proposed cabins away from the Lake.
Locating the proposed cabins below the higher slopes and ridgeline associated with top
of the property.

e |ocating proposed cabins 3,4 & 5 on the northern side of a ridgeline within the site and
the southern side of another ridgeline so they are not highly from either the approach
from the north on Lot 2 or from the existing dwelling to the south-east on Lot 4.

Further mitigation measures in the revised design and response to the submissions in July
2015 included the re-location of cabin 2, 80m to the north-east and relocation of cabin 1,
20m down the slope, as well as the inclusion of an earthmound to the south-east of Cabin 1 to
include native tree planting.

In response to Councils assessment report, potential for visual impacts have been further
mitigated by removing cabins 1 & 2 from the revised proposal, with only cabins 3, 4 & 5 [now
referred to as cabins 1.2 & 3] proposed. The cabins are now setback 1km from the lake
edge.

Additional visual impact assessment maps, using Google Earth Pro with NSW Globe
Information (from NSW LPI) overlay are included in Attachment B. These pravide some aerials
for perspective and google earth images from the lake surface of the property and proposed
cabin locations in context with all the other development along the lake edge associated with
the East Jindabyne locality.

Together with the revised cabin designs as addressed below, the visual impacts associated
with the development are considered overall low.

Dabyne Planning Pty Ltd
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Design of the cabins:

The proposed cabins have been subject to a re-design with the external finishes being revised
to include locally sourced stone and a combination of different cladding treatments to break up
the facade and achieve overall improvements to the design of the buildings. This creates
buildings that incorporate strong contemporary alpine design elements, similar to buildings
designed and constructed elsewhere in the locality.

A carport and additional storage area has also been included for undercover parking. The
storage room will house all of the solar power and hot water infrastructure whilst also

providing room for wood storage.

The revised elevations are provided below.
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This is considered a far superior outcome in comparison to the kit home cabin approved as an
Eco-tourist facility at Gullies Road [under DA 0135,/2015] shown below, which includes
minimal ‘eco’ compaonents as the kit home is not designed for the site it is situated upon.

. C'TJU.‘-.‘('_.;. EHIR:
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Landscaping:

The revised plans include conceptual landscaping details and layouts that can comply with the
RFS requirements for an Asset Protection Zone.

Management and maintenance of on-site effluent systems:

On-site effluent will be managed by separate on-site effluent systems for each cabin, located
wholly within their respective lot. The report prepared by Watercheck Testing outlines how
each cabin can be serviced with an on-site effluent system that complies and is located
sufficiently setback from any watercourses.

Further management responsibilities can be set out in the Community Management
Statement and Operations plan, to form part of the detailed Operational and Business Plan, to
be submitted, prior to occupation.

Conclusion:

With the revised design provided, reduction in the number of cabins and additional information
and commitments made above, we trust that Council can now make an informed and
favourable determination of the subject DA, following re-natification of the proposed

development as submitted.

Should you require any further information, please do not hesitate to contact me on the details
provided below.

Regards

—

lvan Pasalich
Principal

29 January 2016

Dabyne Planning Pty Ltd
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Attachment A
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Ivan Pasalich

From: Rebecca Kurz <eco@ecotourism.org.au>

Sent: Thursday, 21 January 2016 1:47 PM

To: Ivan Pasalich

Subject: RE: Eco tourism accreditation for new eco-tourist facilty at East Jindabyne, NSW
Attachments: 2016 Program Summary ECO & ROC_with Criteria.pdf

Good Afternoon lvan,

Thank you very much for your email and interest in working together with Ecotourism Australia. It is always exciting
for us to hear about a new operator interested in becoming eco certified and joining our ecotourism family/
network.

To receive ECO certification, there are a number of requirements you need to satisfy. To give you some idea |
attached our “Program Summary ECO & ROC with Criteria” to this email. This document will provide you with the
necessary information as to what is involved when applying for certification, such as a Responsible Marketing Plan
and Interpretation and Education. Depending on the level of certification you would like to gain, the product you
wish to certify needs to offer at least a 50% nature based focus to consumers (or 75% to receive certification at the
advanced level). Please note you can only apply for certification from the moment your business is operational.

As an Eco Certified Operator you will have access to a number of great benefits. These are for example exclusive
international/ national promotions (Monthly Newsletter, Social Media, Industry Meetings (e.g. Australian Tourism
Exchange (one of the biggest Travel Expos in Australia), listing in our Green Travel Guide), Government recognition
to extend permits, and a certificate and logo to display in your business and personal website, just to name a few.

I hope the email as well as the brochure will give you an idea as to what the program is about and in which way it
can benefit your business. For additional information, you can have a look on our website or give us a quick call
again. We are always happy to help.

| hope | was able to give you some clarity.

Kind Regards and Good Luck with everything

Rebecca Kurz
Program Administrator | Ecotourism Australia e c

T:+617 3252 1530 | F: +61 7 3257 0331 | E: eco@ecotourism.org.au TOURISM
Office: 6/67 O’Connell Terrace, Bowen Hills QLD 4006 AUSTRALIA
www.ecotourism.org.au

From: lvan Pasalich [mailto:info@dabyneplanning.com.au]

Sent: Thursday, 21 January 2016 11:33 AM

To: Rebecca Kurz <eco@ecotourism.org.au>

Subject: Eco tourism accreditation for new eco-tourist facilty at East Jindabyne, NSW
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Dear Sir/Madam,
lam interested in finding out the requirements to gain accreditation as an Eco-Tourist facility?

The facility is still in the planning stage, subject to DA consent and we are wondering what provisions need to be
addressed to acquire accreditation.

Please feel free to email me back or call to discuss on 6457 2170.
Regards,
lvan

Ivan Pasalich | Principal
Dabyne Planning Pty Ltd

M 0424 359 662 | P (02) 6457 2170 | E ivan@dabyneplanning.com.au
First Floor, The Office Hub

4/3 Gippsland Street, Jindabyne

PO Box 179 Jindabyne NSW 2627

Please consider the environment before printing this e-mail notice.

The information contained in this e-mail and any attachments thereto may be of a confidential and,/or private nature, and it may also be the subject of legal
professional privilege.

If you are not the intended recipient, any use, disclosure or copying of this email or its attachments is unauthorised. If you have received this eemail in error,
please natify Dabyne Planning by return e-mail immediately and erase all copies of the message and attachments.
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What is Ecotourism?

Ecotourism is ecologically sustainable tourism with a primary focus on experiencing natural areas that

fosters environmental and cultural understanding, appreciation and conservation.

Why Apply Ecotourism Principles to your Business?

Mass tourism has had a significant impact on a wide range of
destinations worldwide. Governments and environmental
organisations are working towards requlations which will
hopefully make a difference. Following the ecotourism
guidelines offered by Ecotourism Australia will ensure that
your business has a minimal impact on the environment and
is supportive of local communities.

The impact tourism should have on a destination is to raise
awareness about environmental and community issues. This
will ensure the sustainability of the destination and your
business and encourage authenticity for satisfied visitors
who will share and promote their holiday experience.

Have you already implemented eco-friendly practices?
Does your business offer a high quality experience aim-

ing at educating visitors about your destination?

Get Ecotourism Australia certified and get your efforts

recognised!

Did you know?

Ecotourism is the perfect deal for
Australia’s most frequent type of visitor,

“The Experience Seeker”.

Australia has something to offer for
every holiday type, whether it be trek-
king, snorkelling and diving, honey-
moons, spa, or cruising, and whatever
category of visitors your product covers,
you want your business to attract the
largest number of visitors. Reports from
Tourism Australia have shown that 30%
to 50% of inbound visitors could be cate-
gorised as "The Experience Seeker”.

“The Experience Seeker” is looking for
authenticity, opportunities to learn and
experience something different,
adventure and like most consumers,
quality and value for money.

Ecotourism Awustralia certification is a
great way to show these visitors that
you have what they are looking for.

QC$
TOURISM
AUSTRALIA,

ECO and ROC Certification = Essentials & Criteria 2
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What is Ecotourism Australia Certification?

ECO & ROC Certification Programs

ECO Certification is product-specific— this means that you will need to answer the criteria as it applies
specifically to each of your products. This also means that you are able to apply for ECO Certification
even if not all of your products are nature-based.

eceo €Cco

CERTIFIED
CERTIFIED

Tourism in natural areasthat ~ Tourism in natural areas focusingon ~ Tourism with strong interpretation

leaves minimal impactonthe  gptimal resources use, conservation values, commitment to nature
environment. practices and helps local conservation and helping local

communities. communities.

Did you know?

You do not need to decide which level you want to achieve beforehand. You will have access to the criteria for each
level of certification and you can decide which level is the most appropriate for your business.

You will still be able to upgrade to an upper level of certification later if you wish to!

Respecting Our Culture

The Respecting Our Culture program encourages the tourism
industry to operate in ways that respect and reinforces
Indigenous cultural heritage and the living cultures of Indigenous
communities.

ROC certified tourism operators are committed to protecting
cultural authenticity and integrity, developing sound business
practices, environmental protection and acknowledging
Indigenous peoples spiritual connection to the land and water.

Tmﬁf ECO and ROC Certification = Essentials & Criteria 3
AUSTRALIA
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What is Ecotourism Australia Certification?

Get Climate Action Business Certification

Did you know?

You can also achieve Climate Action Business certification through your ECO certification application.

The Climate Action Business certification is the first level of Ecotourism Australia
Climate Action certification program, followed by Innovator and Leader.

\"“\'\Strafr" Climate Action Certification is designed for all sectors of the tourism industry including
' ‘3;_ e .', hotels, attractions, tours, transport, restaurants, travel agents, tourism commissions
CIimate' &5 and industry bodies. The Climate Action Certification program is dedicated to reducing
g carbon emissions and assuring travellers that certified products are backed by a
tl o commitment to sustainable practices related to addressing climate change.

The Climate Action Business level of certification recognises businesses which have
undertaken a set of adaption and emissions reduction actions but are not necessarily
measuring their carbon footprint.

What does it involve?

If you wish to get Climate Action Business certified through your ECO certification, you will only have to
address a few additional criteria and submit a Climate Change Action Plan (templates available).

As you already hold ECO certification, you are entitled to the discounted annual fee for your Climate
Action certification—refer to page g for pricing.

For information about the other levels of Climate Action certification, please contact us.

m;f ECO and ROC Certification = Essentials & Criteria 4
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AUSTRALLA



15.3

DA0118/2015 ECO TOURIST RESORT

ATTACHMENT 2 REVISED APPLICAITON

Page 43

A Smart Move For Your Business

A Smart Move ForYour Business

ECO and/or ROC certification is a way for your tourism business to
get officially recognised for best environmental and professional
practices.

As the program is endorsed by different government authorities,
you can gain access to government grants, government PR
initiatives and other marketing initiatives (e.g. visiting journalists
wanting to promote those who are making a difference).
Depending on the area in which you operate, you may have the
opportunity to apply and obtain longer permits and licences.

Going through certification enhances the sustainability of your
business, focusing on product development. It will encourage you
to implement and maintain high standard practices that will help
you, your staff and the destination to plan for the long-term.

All ECO and ROC certified tourism operators are listed on
Ecotourism Australia’s website and on Ecotourism Australia's
Guide.
opportunities with industry stakeholders is another benefit.

annual publication, the Green Travel Networking

---Get rewarded for doing the right thing--

The Green Travel Guide

The Green Travel Guide is Ecotourism
Australia’s online publication listing all
the ECO, ROC and Climate Action
certified operators  and
EcoGuides. It is launched annually at the
Australian Tourism Exchange (ATE) and
it was downloaded 60,000 times from
EA’s website in 2012.

tourism

GREENTRAVELGUIDE

ALSTRALI

Get your online free version by
clicking here

EC¥
TOURISM
AUSTRALIA

GBRMPA Permit

The Great Barrier Reef Marine Park

Authority ~ (GBRMPA)  promotes
businesses that are operating to a
high standard by managing their
environmental impacts.

Tourism operators certified through
the ECO Certification Program (at the
Ecotourism and Advanced Ecotourism
levels) and actively demonstrate their
commitment to reducing their impact
on the environment can apply for an
extended permit.

In addition, certified operators are
listed on the GBRMPA website and
are showcased at various trade events
(for example, the Australian Tourism
Exchange) and publications.

ECO and ROC Certification = Essentials & Criteria 5
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Industry Recognition

Get Industry Recognition for Being ECO and ROC Certified

*

T-QUAL Accreditation is the
Australian Government's quality
framework for the tourism
industry.

The accreditation assesses and
supports  quality
schemes and endorses their
members with its national
symbol of quality, the T-QUAL
Tick.

assurance

www.ret.gov.au

PAMs and STOs

The ECO and ROC certification
programs also get the Tourism
Business Accreditation logo.

The Tourism Business Accreditation
logo is an assurance of best business
management practice.

www.tourismaccreditation.org.au

oo'! TRAVELFOREVER

IS GLOBAL SUSTAINABLE TOURISM COUNCIL

Ecotourism Australia’s Ecotourism and
Advanced
standards have been recognised in 2011
by the Global Sustainable Tourism
Council (GSTC) along with only nine
other organisations worldwide.

Ecotourism  certification

The GSTC serves as the international
body for fostering increased knowledge
and understanding of sustainable tour-
ism practices, promoting the adoption
of universal sustainable tourism princi-
ples and building demand for sustaina-
ble travel.
www.gstcouncil.org

eCco ODGES
OF AUSTRALIA

Did you know?
If you have an accommodation
product certified at the Advanced
Ecotourism level, you can become a
member of EcoLodges of Australia.

Contact eco@ecotourism.org.au
for more information

www.ecolodgesaustralia.com.au

ECO and ROC Certification = Essentials & Criteria 6
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Certification Process

Can you apply for certification?

The products you wish to certify offer at least a 50% nature based focus to customers
e.g. accommodation in a natural area, diving [ snorkelling activities, outdoor tours. A 75% na-
ture based focus is required for the Advanced Ecotourism level of certification

You have obtained all of the necessary operating licenses, permits and approvals from the
relevant authority and understand these will be verified as part of your application

You commit to and meet the Business Ethics practices required by Ecotourism Australia
(View Business Ethics as PDF here)

Your operation consistently meets customer service expectations and has defined customer
service procedures

You have a commitment to delivering a quality tourism experience

Sustainability principles (economic, social and environmental) are core to your operation

When applying for certification, evidence is required for Business Sustainability Planning (BSP). The benefit of the BSP
system is it allows applicants an opportunity to recognize pre-existing, develop new, and implement appropriate
management planning. Depending on the level of certification you want to achieve you will have to provide the
following supporting documents:

Climate Action
Nature . Advanced .
. Ecotourism ) ROC Business through
Tourism Ecotourism
ECO

Business Plan v v v v
Marketing Plan v v v v
Operations Plan v v v v
Environmental Plan v v v v
Interpretation Plan v v
Climate Change Action Plan v v

Templates are available and you can always get in touch if you need assistance.

E&lf ECO and ROC Certification = Essentials & Criteria 7
AUSTRALIA



15.3 DA0118/2015 ECO TOURIST RESORT

ATTACHMENT 2 REVISED APPLICAITON

Page 46

Certification Process

How does it work?

Start your application online or
contact us to receive an editable PDF
version of the application workbook

Pay your once-only application fee
and get started with your application

Once you have everything ready,
you can submit your application

Ecotourism Australia will now
conduct an internal review to make
sure your application is complete. We
will contact you if we need anything

Your application will now be sent to
an external independent assessor

EC$
TOURISM
AUSTRALIA

Did you know?
Certification programs through Ecotourism Australia cover the following areas:

— Business Management and Operation-

You now have 12
months to submit your
complete application
and your supporting
documents.

Do not hesitate to get
in touch if you are
having difficulties with
your application, we
are here to help!

This usually takes
about 2 weeks

QOur assessor sends Ecotourism Australia the assessment
feedback and the level of certification achieved

Climate Change Action

al Planning - Interpretation and Education
- Responsible Marketing - Contribution to Conservation
~ Customer Satisfaction ~  Working with Local Communities
— Environmental Management — Cultural Respect and Sensitivity

ECO and ROC Certification = Essentials & Criteria 8
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Certification Process

How much does it cost?

Once-Only
Your Turnover
Application Fee
< $250,000 395
$250,001 - $1,000,000 455
$1,000,001 - $5,000,000 575
$5,000,001 - $10,000,000 695
> $10,000,001 925

by

LK TRAIL <

EC$
TOURISM
AUSTRALIA

Discounted Annual Fee
Ongoing Annual Fee (if combined with

Climate Action)

485 126
695 194
975 264
1165 320
1295 374

After getting certified...

Once you are certified and have paid your first annual fee, we
will send you your certificate and marketing material so you
can proudly display your achievement.

Every year on the anniversary of your certification you will
need to pay your renewal fees and send us your completed
annual declaration stating that you are still committed to the
previously agreed terms.

An on-site audit will be conducted every three years . In order
for your certification to be always up-to-date and to facilitate
the audit process we require your documentation to be
updated regularly.

ECO and ROC Certification = Essentials & Criteria 9
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What does the criteria include?

There are 8 section components for the ECO certification program,
these are:
1. Business Management and Operational Planning

Business Ethics

Natural Area Focus | Indigenous Cultural Focus

2. Responsible Marketing

3. Customer Satisfaction

4. Environmental Management

5. Interpretation and Education

6. Contribution for Conservation

7. Working with Local Communities

8. Cultural Respect and Sensitivity

ecoe eco £$2 PiC .,

CERTIFIED  CERTIFIED D

Teoqu$ ECO and ROC Certification = Essentials & Criteria 10
AUSTRALIA,
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What does the criteria include?

1. Business Management and Operational Planning

If the business has an existing Business and Marketing Plan and Operational Strategies it is
not necessary to redo these, as long as the existing plan and operational policies and pro-
cedures meets the criteria.

If the business does not have the documentation in place, blank electronic templates are
available for use by the business.

If the business is currently accredited under one of the ATAP national
tourism accreditation programs, and is already using the logo displayed to
the left, you will receive credit for all of section one: Business Manage-
ment and Operational Planning.

Natural Area Focus: Nature tourism and ecotourism occurs in and relies on, the use of the
natural environment. It includes a focus on its biological, physical and cultural features. Na-
ture tourism and ecotourism focuses on directly and personally experiencing nature. To
become ECO Certified, the product must be based in nature or have a nature focus.

Indigenous Cultural Focus: Tourism is sensitive to the value of interpretation and involves
different cultures, particularly Indigenous culture. Many tourism areas have significant cul-
tural values and tourism should embrace the cultural aspects of an area visited.

Toums;F ECO and ROC Certification = Essentials & Criteria 11
AUSTRALIA
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What does the criteria include?

1. Business Management and Operational Planning

1.1 Legal Compliance: There are a number of regulations, licences and permits including
vessel surveys that are required to operate a nature tourism or ecotourism business.

1.2 Insurance Details: Public Liability Insurance, and other business insurance provide the
nature tourism and ecotourism business with necessary security in the event of an accident
affecting the business operation

1.3 Business Plan: A Business Plan helps set out a vision for the nature tourism and ecotour-
ism business and facilitates sound future decision making.

1.4 Marketing Plan: A Marketing Plan helps the nature tourism and ecotourism businesses
identify where its visitors are coming from and how to best access and communicate with
those visitors.

1.5 Human Resources: Effective management policies for staff, combined with staff training,
will result in more motivated and loyal staff and efficiencies within the business.

1.6 Operational Management and Business Systems: The operational management of na-
ture tourism and ecotourism businesses is documented to ensure consistent standards and
service quality outcomes.

1.7 Customer Service: Established customer service standards set by the nature tourism and
ecotourism businesses lead to greater customer satisfaction and consistency of service.

1.8 Risk Management: The nature and ecotourism business is committed to providing a safe
workplace, providing safe experiences to all customers and has documented risk manage-
ment and emergency procedures accessible to staff and customers.

Respecting Our Culture

eco eco £$2 ROt/

CERTIFIED CERTIFIED "Advanced | - ”.\'
Ecotourism 0’

%ﬁf ECO and ROC Certification = Essentials & Criteria 12
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What does the criteria include?

2. Responsible Marketing

Marketing provides clients with information that increases respect for the natural and cultural
environments visited. Operators provide clients with an accurate and responsible depiction of
what to expect from the product.

Nature tourism and ecotourism marketing and supplementary information provide customers
with an accurate and responsible depiction of what to expect from the product and how to re-
spect the natural and cultural environments visited.

3. Customer Satisfaction

Customer satisfaction is achieved when the ex-
perience offered consistently meets or exceeds
the realistic expectations of customers. Tour-
ism operations monitor and act upon customer
feedback.

g&{% ECO and ROC Certification = Essentials & Criteria 13
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What does the criteria include?

4. Environmental Management

Nature tourism and ecotourism activities should not degrade the natural environment. Tour-
ism operations should be developed and managed to conserve and enhance the natural and
cultural environments in which they operate in, through the recognition and application of
ecologically sustainable practices.

4.1 Environmental Planning and Impact Assessment: Operations have been established
on the basis of understanding potential environmental impacts and are consistent with local
and regional environmental planning.

4.2 Operational Environmental Management: All operations have considered their envi-
ronmental aspects and the management of such are documented.

4.3 Location: Operations are only undertaken in locations where nature tourism and eco-
tourism is an appropriate use and impacts are minimised.

4.4 Construction Methods and Materials: Construction has maximised the use of renewa-
ble and recycled materials and has involved practices to minimise environmental impacts.

4.5 Site Disturbance, Landscaping and Rehabilitation: The operation involves minimal
disturbance; any areas disturbed are rehabilitated to restore ecological processes.

4.6 Drainage, Soil and Water Management: Site drainage reflects the natural site topogra-
phy and the operation does not cause soil loss, or impacts such as erosion and sediment pol-
lution to down slope lands and waterways.

%&f ECO and ROC Certification = Essentials & Criteria 14
AUSTRALIA



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

What does the criteria include?

4. Environmental Management

4.7 Visual Impacts: Nature tourism and ecotourism operations are not visually dominant.

4.8 Biodiversity Conservation: Provide evidence that the nature tourism and ecotourism
products’ biodiversity impacts have been minimised.

4.9 Lighting: Natural and energy efficient lighting is always first preference. Where natural
lighting is inadequate, lighting is minimised to a level where the visibility of signs and dis-
plays is still clear, and to also provide for safety and security.

4.10 Water Supply and Conservation: Operations involve minimal use of an ecologically
sustainable supply of water for client consumption and general business operations.

4.11 Waste Water: Sewage and effluent is minimised and has no significant environmental
impact.

4.12 Noise: Nature tourism and ecotourism operations enable customers to experience the
natural sound-scape.

4.13 Air Quality: Nature tourism and ecotourism operations involve minimal air pollution by
implementing the use of modern technology and efficient running of equipment.

%ﬁ% ECO and ROC Certification = Essentials & Criteria 15
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What does the criteria include?

= 4. Environmental Management

-
m:,.:u, Waste Minimisation and Management: The waste minimisation policy of reduce,
reuse, and recycle underpins the operation of the product.

4.15 Energy Use and Minimisation: buildings: Aspect, orientation, insulation, natural
ventilation and tinting etc are some of the indicators used to ascertain the energy efficien-
cies of the building for both accommodation and office buildings.

416 Energy Use and Minimisation: transport: Group transport, non-motorised
transport are favoured.

4.17 Minimal Disturbance to Wildlife: Tourism operations involve minimal intrusion into
wildlife habitats and clients are monitored to ensure guidelines are followed.

4.18 Minimal Impact Nocturnal Wildlife Viewing: Interference should be kept to a mini-
mum and clients are monitored for safety of the animals and visitors.

4.19 Minimal Impact Marine Animal and Mega Fauna Viewing: Mega fauna includes
any large water-based animal subject to wildlife viewing — i.e. whales, dolphins, seals,
Sharks, whale sharks, rays, dugongs, turtles, crocodiles etc.

4.20 Minimal Impact Walking: Walking includes all “tour” activities or self-guided walks
that encompass bushwalking as well as defined tracks, boardwalks or aerial walkways.

4.21 Minimal Impact Camping: Camping should not be detrimental to natural areas and
care should be taken in sensitive areas, including waters bodies etc. A carry-in, carry-out
policy should be adopted when camping.

%&if ECO and ROC Certification = Essentials & Criteria 16
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What does the criteria include?

4. Environmental Management

4.22 Minimal Impact Vehicle Use: Vehicle use (including four wheel driving, trail bike riding
and mountain bike riding) has minimal environmental impact.

4.23 Minimal Impact Power Boat Use: Operations should consider appropriate speed,
maintenance of vessels, appropriate mooring and waste management for boat use.

4.24 Minimal Impact Non-powered Boat Use: Operations should consider appropriate
speed, maintenance of vessels, appropriate mooring and waste management for boat use.

4.25 Minimal Impact Aircraft Use: Operations should consider appropriate landing sites,
height and refueling issues for aircraft use.

4.26 Minimal Impact Rock Climbing and Abseiling: Specific criteria has been developed for
operating rock climbing and abseiling activities.

4.27 Minimal Impact Caving (show caves): Specific criteria has been developed for operat-
ing caving activities.

4.28 Minimal Impact Caving (wild caves): Specific criteria has been developed for operating
caving activities.

4.29 Minimal Impact Snorkeling and SCUBA Diving: Specific criteria has been developed
for operating snorkelling and SCUBA diving activities.

%&uf ECO and ROC Certification = Essentials & Criteria 17
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What does the criteria include?

4. Environmental Management

4.30 Minimal Impact Trail Riding and Animal Tours: Specific criteria has been developed for
trail riding and animals tours to ensure minimal impact on the environment and safety and
wellbeing of the visitor and animal.

4.31 Minimal Impact Fishing: Operations should consider fishing stocks and the health and
well-being of the animal.

4.32 Minimal Impact Houseboat Use (inland waters): Consideration should be given re-
garding mooring, disruption to wildlife and vegetation, cleaning products, waste disposal
and safety.

4.33 Minimal Impact Houseboat Use (marine): Consideration should be given regarding
mooring, disruption to wildlife and vegetation, cleaning products, waste disposal and safety.

4.34 Animals in Captivity: Exhibited animals have specific requirements to ensure their
health and wellbeing. Ecotourism operations ensure that any animals involved in the busi-
ness operations are cared for properly.

%&g ECO and ROC Certification = Essentials & Criteria 18
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What does the criteria include?

5. Interpretation and Education

Ecotourism products attract customers who wish to interact with the natural environment
and, in varying degrees, develop their knowledge, awareness, appreciation and enjoyment of
it. Ecotourism operators should provide an appropriate level of interpretation about the nat-
ural and cultural heritage of the areas visited, through the employment of appropriately qual-
ified guides and the provision of accurate information both prior to and during the experi-
ence. The level and type of interpretation is planned, designed and delivered to meet the in-
terests, needs and expectations of the customer and includes a broad range of interpretive
opportunities, both personal and non-personal.

5.1 Interpretive Services: Customers should be given access to interpretive opportunities
through a number of techniques to accommodate for all types of learning and personality
types.

5.2 Content of Interpretation and Educational Information: Content used for interpretive
materials and activities should be checked for accuracy by reference to credible sources and
should be relevant to both the site and the audience.

5.3 Interpretation Planning: Adequate planning of interpretation is undertaken so that
effective communication occurs and the experience provided is seamless.

5.4 Staff Training, Awareness and Understanding: Guides and other key staff in contact
with customers should be able to provide accurate information having been adequately
trained in product information, general knowledge of the area and communication/
interpretive techniques.

Tmﬁg ECO and ROC Certification = Essentials & Criteria 19
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What does the criteria include?

6. Contribution to Conservation

Ecotourism involves active participation in the conservation and enhancement of the natural
area visited. In particular, ecotourism products provide constructive contributions to the man-
agement and conservation of natural areas. This contribution may include the provision of
physical, financial or in-kind assistance.

6.1 Conservation Initiatives — Local: Operations should provide constructive contributions
to the management of natural areas visited through financial and/or in-kind support.

6.1 Conservation Initiatives — National/Global: Operations should provide constructive con-
tributions to the conservation of natural areas generally through financial and/or in-kind sup-
port.

7- Working with Local Communities

In many situations the local community is integral to the ecotourism product. The benefits of
ecotourism should be distributed to the local community. Benefits may include employment
of local guides, the purchase of provisions and services and the use of local facilities.

7.1 Provision of Local Benefits: Operations should employ local staff where possible and
support the local community by utilising local goods and services.

7.2 Minimal Impact on Local Communities: Operations should minimise theirimpact on lo-
cal communities through informing visitors on local customs and expectations and consulting
with the local community regarding any potential impacts of the activities.

7.3 Community Involvement: Operations are involved in local community activities above
and beyond what is required to run the business.

Teoucmf ECO and ROC Certification = Essentials & Criteria 20
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What does the criteria include?

8. Cultural Respect and Sensitivity

Although the focus of ecotourism is primarily on the natural values of an area, many of these
areas have significant cultural values, especially Indigenous values. Hence, ecotourism should
also embrace the cultural aspects of an area visited.

8.1 Consultation and Training: Tourism operations should consult with and involve the local
Indigenous communities in the delivery of the product.

8.2 Visitor Information: Tourism operations should consult with Traditional Owners to seek
permission to deliver cultural content and to ascertain accuracy of cultural information deliv-
ered.

8.3 Indigenous Arts, Crafts & Goods: Tourism operations should ensure all goods and ser-
vices sought are authentic and that local communities are adequately reimbursed for goods
and services provided.
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About Ecotourism Australia

About us

Ecotourism Australia was formed in 1991 as an incorporated non-profit
organisation and is the peak national body for the ecotourism industry.

The organisation offers certification programs for tourism products available
in Australia such as accommodation, tours and attractions. Ecotourism
Australia also has a diverse membership that includes key industry

€C

TOURISM
AUSTRALIA

stakeholders, protected area managers and other government agencies,
academics and students, tourism, environmental, interpretation and training
consultants, local and regional tourism associations and travellers.

Contact Us

Suite 3/47 Brookes Street
Bowen Hills QLD 4101

T:07 32521530
F: 07 3252 0331

eco@ecotourism.org.au Become part of our community

www.ecotourism.org.au

With over 450 certified tourism experiences around
Australia, becoming certified is also a way to become
part of Ecotourism Australia's large community and
interact with people who, just like you, are working to
protect Australia.

You can take part in our online social media cam-
paigns and get your message out there! Images, arti-
cles, latest news, you can provide us with the content
you want us to share for you.

Like us on Facebook and follow our blog EcoBytes!
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Get in touch!
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TOURISM
AUSTRALIA

Ecotourism Australia
2013 Copyright. All Right Reserved.
Images: Courtesy of Tourism Australia
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Attachment B
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Aerial view of the site and proposed three cabins:
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Google earth image of the site and proposed three cabins:
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Google earth image of the site and proposed three cabins:
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Google earth image of the site and proposed three cabins - closer to lake surface:

Nb: Cabins will be almost invisible from lake syrface (hence the use of the arrow) do their distance from the lake and the topography and
vegetation in between

Dabyne Planning Pty Ltd
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Google earth image of the site and proposed three cabins from the lake surface:

Nb: Cabins will be almost invisible from lake syrface (hence the use of the arrow) do their distance from the lake and the topography and
vegetation in between
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LANDSCAPING NOTES IN REGARDS
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The General Manager
Snowy River Shire Council
2 Myack Street

Berridale NSW 2628

Dear Sir or Madam,

Re:  Request for Minister Administrating the Crown Lands Act 1989 to tran‘ er a
Crown road, Spring Hill Road, East Jindabyne to Snowy River Shire Council

The land owner of Lot 3 Spring Hill Road (Lot 3 DP 1175878), lan Barry has engaged the
services of Dabyne Planning Pty Ltd to write to the Minister Administrating the Crown
Lands Act, 1988.

This correspondence was prepared and submitted to the Minister on the 9 December,
2015, with a copy attached and provided in Attachment A,

A response from Alison Stone, Deputy Director General of Department of Primary Industry
- Lands (dated 18.1.16] was received and advised that the Department will consult with
Council in regards to the transfer and that the land owner contact Stephen Watts at the
Department of Primary Industry - Lands to discuss this matter. A copy of this
correspondence is provided in Attachment B.

Following further correspondence with Mr Watts as suggested, the Department of
Primary Industry - Lands is seeking that the request to the Minister [dated 9.12.15] be also
sent to Council for their formal response. This letter and the information contained in the
letter to the Minister therefore forms a formal request to Council on behalf of one of the
land owners for Spring Hill Road to be gazetted a public road.

As Council has granted consent and derives rates from up to 17 dwellings [either
constructed or approved)] that can currently utilise Spring Hill Road, it is within the public
interest that the Minister transfer this road as the road is used to such an extent by the
public that it warrants the status of being a council public road maintained at the public
expense. Consequently this road as a matter of public policy is the responsibility of local
government and, as such, it should be transferred to Snowy River Shire Council under the
provisions of 5,151 of the Roads Act, 1993, without unnecessary delay.

Without the road being gazetted a public road, the continuation of the road being a Crown
Road means that no upgrade works or proper maintenance [other than filling of potholes
or minor surface regrading’] to the road can be legally undertaken. Furthermore Council is
not able to collect S.94 contributions for the upgrade of the road or accept a Voluntary
Planning Agreement contribution from a developer to upgrade the road. - _Ihzms‘an—unsafg—‘—"“
an untenable situation, which requires prompt action. -

phone: 02 6457 2170 | PO Box 179 Jindabyne NSW 2627 | email: info@dabyneplanning.com.au
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As instructed by the Department of Primary Industry - Lands, a formal response by Snowy
River Shire Council is therefore requested for the road to be gazetted a public road.

Regards

q

lvan Pasalich
Principal

31 March 2016
CC:  Stephen Watts NRM Project Officer
NSW Department of Primary Industries - Lands

PO Box 2185
Dangar NSW 2309

Dabyne Planning Pty Ltd
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Attachment A
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dobyneplanning

The Hon. NIALL BLAIR, MLC
Minister for Lands and Water
GPO Box 5341

Sydney NSW 2001

Dear Minister Blair,

Re:  Request for Minister Administrating the Crown Lands Act 1989 to transfer a Crown
road, Spring Hill Road, East Jindabyne to Snowy River Shire Council

The land owner of Lot 3 Spring Hill Road (Lot 3 DP 1175878), lan Barry has engaged the
services of Dabyne Planning Pty Ltd to write to the Minister Administrating the Crown Lands
Act, 1989.

This correspondence is in relation to a formal request on behalf of a land owner that accesses
Spring Hill Road, East Jindabyne for the Minister Administrating the Crown Lands Act 1989 to
transfer the Crown Public Road to Snowy River Shire Council under S.151 of the Roads Act,
1993.

Background:

Spring Hill Road is a Crown Public Road that extends from Kosciuszko Road (a main road] in an
easterly direction towards Lake Jindabyne within East Jindabyne.

The road is approximately 2.7kms in length as shown in the maps provided in Attachment A.

The only section where the physical road does not sit within the Crown road reserve, is the
initial 180m (approx.] of the road where it intersects with Kosciuszko Road. This part of the
road is situated within a Travelling Stock Reserve (TSR], which is also Crown land. A formalised
right-of-carriageway over a TSR is no longer required as set out in Section 75 of the Local Land
Services Act 2013, which effectively creates a deemed right-of carriageway. This part of the
road should also be subject to the transfer to Snowy River Shire Council.

Under Section 151 of the Roads Act, 1993, a Crown Road can be transferred to another
roads authority (the local government) by publish of an order in the Government Gazette on
behalf of the Minister Administering the Crown Lands Act 1988.

This can be undertaken without the consent of a local government and therefore does not
require Council resolution.

In accordance with the Department of Lands Publication (POB,/06/079R), Crown public roads
provide lawful access to many privately owned and leasehold lands where little or no subdivision
has occurred since the original Crown subdivision of NSW early in the nineteenth century. In
many cases, these roads were drawn onto maps without reference to topography. These roads
are part of the state's public road network and the majority have not been formed or
constructed.

In the case of Spring Hill Road, the road has been constructed and Council has granted consent
to the erection of up to seventeen [17) dwellings, as well as subdivisions and tourist
accommodation development.

phone: 02 6457 2170 | PO Box 179 Jindabyne NSW 2627 | email: info@dabyneplanning.com.au
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A list of the allotments that have been identified to include a dwelling, that are accessible from
Spring Hill Road is pravided below:

o Lot 183 DP 756727

e Lot 3 DPB35263

Lot 4 DP 635269

Lot 1 DP 1175878

Lot 2 DP 1175878

Lot 3 DP 1175878 x 2 approved dwellings
Lot 4 DP 1175878

Lot 13 DP 868116

Lot 14 DP B68116

Lot 1 DP 801741 + 3 tourist accommaodation cabins
Lot 31 DP B31121

Lot 32 DP B31121

Lot 1 DP 1183771

Lot 176 DP 756727

Lot 12 DP 815669

Lot 51 DP 1125592

The most recent development consents include:

e DA 154,/2008 for a four (4) lot subdivision (of which the subject lot [lot 3]] was created
from).
e DA 105,/2013 for an approval to use three Rural Tourist Accommodation cabins.

Following DA 154,/2008, dwellings have since been erected on lots 1 and 4 DP 1175878,
with the subject site [lot 3] with an approval for a dual occupancy development and lot 2
currently vacant.

Therefore the road is no longer accessing land where there is ‘no or little subdivision’ or
development. The extent of development approved which requires access from this road,
warrants the status of a council public road at the public expense.

Issues:

The Snowy River Shire Council have advised that they will refuse to take over the road or allow
any upgrade of the road as the road is not vested in their interest and therefore they have no
role in its upgrade or maintenance.

Similarly, the Department of Primary Industry - Lands also has no role in the upgrade or
maintenance of the road and has provided written advice to Council that no upgrade work is
permitted without Council taking over the road (refer to Attachment B).

Therefore Council, as part of their assessment of the clients Development Application for a
small scale Eco-tourism facility (for five small cabins] on Lot 3 DP 1175878 have advised that
the development cannot proceed as they do not have the resources to take over any additional
public roads and that the Department of Primary Industry - Lands will not allow for the upgrade
of the road without Council taking it over.

Dabyne Planning Pty Ltd
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This position has been included in Council DA Assessment Report, even though the client [DA
Applicant] is willing to pay for 28% of the upgrade costs of the road (to a maximum value of
$50,000) and 28% for the ongoing maintence of the road, even though the proposed
development will only add 16% additional traffic to the existing road.

Therefore under these circumstances, the road is never allowed to be legally upgraded or even
meintained when Council has approved up to 17 dwellings + 3 cabins, accessing the road.

This is an acceptable position for my client as a land owner and user of the road and provides a
very unsafe road safety outcome for the users of the road.

Therefore it is in the public interest that the Minister transfer this road [which by the way
Snowy River Shire Council derives a rate revenue from the 17 dwellings) as the road is used to
such an extent by the public that it warrants the status of being a council public road
maintained at the public expense. Consequently this road as a matter of public policy is the
responsibility of local government and, as such, it should be transferred to Snowy River Shire
Council under the provisions of S.151 of the Roads Act, 1993, without unnecessary delay.

Should you wish to discuss this correspondence, please do not hesitate to contact me on [02)
6457 2170.

Regards

lvan Pasalich
Principal

9 December 2015

Dabyne Planning Pty Ltd
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Departmler&t of
| Primary Industries
ﬁmﬂ Lands

MF15/7126

Mr lan Pasalich

Partner

Dabyne Planning Pty Ltd
PO Box 179
JINDABYNE NSW 2627

Dear iMr Pasalich

| refer to your letter of 9 December 2016 to the Hon Niall Blair MLC, Minister for
Primary Industries and Minister for Lands and Water, on behalf of Mr ian Barry,
owner of Lot 3, Spring Hill Road (Lot 3 DP 1175878), regarding the transfer of
Spring Hill Road, East Jindabyne to Snowy River Shire Council. The Minister has
asked me {o respond to you on his behalf.

Department of Primary industries (DPI) — l.ands responded to a request from
Snowy River Shire Council for comment on Development Application 0118/2015.
In its response DP| Lands was clear that if upgrade of the Crown road is required
lo service the proposed development, the Snowy River Shire Council should
seek transfer of the Crown road te its conirol.

Snowy River Shire Council is the determining authority fer Development
Applications under Environmental Pianning and Assessment Act 1979 and it may
set conditions as part of ils determination. In relation to your client's proposail,
DPI Lands usually recommends conditions such as transfer of the Crown road to
Council as part of this assessment process.

Following determination of the development application, DPI Lands would
generally negotiate the transfer process with Council. As you know, Spring Hill
Road does not direcily join Kosciusko Road and is separaied by a Travelling
Stock Reserve (TSR). Transfer of the Crown road to Council may would require
Councii acquiring a road corridor over the TSR to complete the legal access.

I understand that direct access to Mr Barry's Lot 3 is also availabie via & Right of
Carriageway across Lois 216 and 218 (DP257432). This may provide you and
your client with another option which may be pursued with Council.

Whilst ever Spring Hill Road remains a Crown road, minor maintenance may be
permitted with the consent of DPI Lands. These works are limited to filling of
potholes and minor surface grading.

DP1 Lands will approach Ceuncil and discuss the future management of Spiing
“Hill Road, including this matter. N '
437 Hurder Street Newcaste NSW 2300

PO Box 2185 Dangar NSW 2306
Tel: 02 4920 5001 www.dpinsw.gov.au ABN: 72 188 919 072
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| have asked that Mr Stephen Watls, Natural Resource Management Project
Officer, Goulburn, be available 1o discuss this matter further with you. Mr Walts
can be contacted on (02) 4824 3712.

Yours sincerely

ALISON STONE P
DEPUTY DIRECTOR GENERAL |
LAND AND NATURAL RESOURCES
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1.INTRODUCTION

1.1 Executive Summary

Dabyne Planning Pty Ltd has been engaged to prepare a Statement of Environmental Effects to
accompany a Development Application {DA) to Snowy River Shire Council.

The DA is for an Eco-tourist facility providing on-site tourist accommodation across five (5) new
cabins at Lot 3 DP 1175878, Spring Hill Road, East Jindabyne.

Each proposed cabin is two (2] bedrooms and is single storey, to be constructed using
shipping containers to form their basic structure, with foam insulation, battens and external
cladding added, as well as skilion roof profiles, to ensure that the cabins present as one
custom designed structure.

The proposal also includes a Community Title subdivision of the proposed Eco-tourist facility,
with each proposed cabin being located on a Community Development Lot. The approved
detached dual occupancy dwellings [approved under DAODB7/2015) will be located on a
separate Community Development Lot, with the second smaller (two bedroom) dwelling
servicing the cabins as a Managers residence, whilst the larger three (3) bedroom dwelling is
retained and occupied by the owner. The balance of the land within the entire lot will form part
of the Community Association land, which will include the internal road network.

The property is legally described as Lot 3 DP 1175878 and is 40.21 Hectares in size. The lot
was recently created by a rural subdivision. The property is currently vacant, except for a large
shed, located below the proposed cabins.

Each proposed cabin will be serviced with water collected from their respective roofs as well
as water extracted from the lake under licence to a 10,000 litre tank plus a 10,000 litre tank
designated for firefighting purposes.

Electricity generation will be derived from solar photovoltaic panels and backup diesel
generatar.

To allow for the Applicant to fulfil their vision for the project to be founded on sustainability
principles, the projects development and operation has been carefully designed to promote
long-term economic, social and environmental sustainability.

This process has been underpinned by undertaking a comprehensive site analysis process to
ensure that the proposed development components are sensitively designed and appropriately
respond to the site.

This will allow for the Applicant to achieve Eco-Tourism level accreditation in accordance with
relevant IS0 14000 standards relating to management and quality control.

A detailed description of the proposal is provided in Section 3 of the report.

Dabyne Fianning Py Ltd 3
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1.2 Purpose of the Report

This report presents a Statement of Environmental Effects (SEE] for a proposal by lan Barry
for an Eco-tourist facility including Community Title Subdivision.

The purpose of this SEE is to:

= describe the land to which the DA relates;

* describe the form of the proposed works;

s define the statutory planning framework within which the DA is to be assessed and
determined; and

= assess the proposed development against the matters for consideration listed under
Section 79C(1) of the Environmental Planning and Assessment Act, 1979 (EP&A Act,
1879).

In accordance with Schedule 1 of the Environmental Planning and Assessment Regulations
2000, a statement of environmental effects must indicate the following matters:

= the environmental impacts of the development,

® how the environmental impacts of the development have been identified,

= the steps to be taken to protect the environment or to lessen the expected harm to the
environment,

= any matters required to be indicated by any guidelines issued by the Director-General
for the purposes of this clause.

1.3 Background

In August 2014, a pre-application meeting was held with Council to seek input on a conceptual
design for an Eco-tourist facility comprising of five [5) cabins, a Community Title Subdivision as
well as a future dwelling for the owner and future managers residence. The matters raised at
the meeting have been addressed through the detailed design work presented in this
application and the appendices provided.

In December 2014, a DA [DA 00B7,/2015) was lodged for a detached dual occupancy
comprising of a three (3) bedroom dwelling for the owners residence and a smaller two [2)
bedroom dwelling. This second dwelling is proposed to be used by the Manager of the Eco-
tourist facility. The DA was granted consent by Council on the 24 March 2015.

The approved detached dual occupancy dwellings (approved under DAODB7/2015) will be
located on a separate ‘Community Development Lot'.

Dabyne Planning Fly Lkd 4
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2. THE LOCALITY AND SITE
2.1 The Locality

The subject site is located approximately Skm north-east of the Jindabyne township, with direct
frontage to Lake Jindabyne.

The subject site is illustrated in context with the locality in figures 1 & 2 below:

o

\ . w4 aj

Figure 1: Context of the sulyject site in the locality {fopographical}

Dabyne Planning Pty Led 3
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2.2 The Site

S Aerial Imagery 2011
| LPI - Department of Finance and Services

| Lot 3 DP 1175878

08072014 [

Figure 2: Context of the subject site in the locality {aerial]

The subject property, located to the south of Spring Hill Road, west of Kosciuszko Road and
east of Lake Jindabyne within East Jindabyne is legally described as Lot 3 DP 1175878, as

shown in figure 3 below.

DP 5793
3

DP 1175878
2

DP 1175878
3

DP 1175878

4

iy, ”
S5

K

DP 25743
216

Figure 3: Cadastral plan of the subject site

Dabyne Planning Pty Ltd B
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The allotment is 40.21 hectares in size and is currently vacant, except for a shed.

The property is bound by Lake Jindabyne to the west and rural properties to the north, south
and east.

The property is subject to the start of some short watercourses, none of them perennial, as
shown in figure 4 below.

The property includes a relatively flat bench in the middle area of the property between
contour 1000 and 1020, where proposed cabins 1 & 2 are located and a further flatter
benched area between 1020 and 1040 where proposed cabins 3,4 & 5 are located.

The property generally slopes from east to west, down to the lake from 1100m to 920m, as
shown in the topographic plan provided in figure 4 below.

Topographic information and Contours (data supplied by LPI)

Traffic control device

F Contie Grid

& cate

/ \ .'I. ) 't:sqnggmmear
(/ ~u)

S —\
=

Figure 4: Topographic Map showing the subject site

The property includes a mixture of Woodland vegetation and cleared open areas, comprising
mostly of exotics, with very little native grassland remaining. There is also a small group of
plantation pines located on the site that extends north into Lot 2. The vegetation on the
majority of the property is however generally open and has been subject to previous grazing.

Selected photos of the site and the proposed dwelling locations are provided in Appendix A.

Dabyne Manning Py Led 7
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3. DESCRIPTION OF THE DEVELOPMENT

3.1 General Description

3.1.1 Eco-tourist facility - cabins

The proposal includes five (5) cabins, each single storey in height all sharing the same design,
however orientated differently depending on their solar access and views over the lake
towards the mountains.

Each cabin incorporates two [2) bedrooms, a combined kitchen, dining and living area and a
bathroom. Each cabin can accommodate a maximum of six (6) guests with a maximum of
thirty (30) guests across the proposed development.

On-site management will be undertaken within the already approved two bedroom dwelling
located below the existing shed.

The design and style of the cabins has been driven by using shipping containers as their basic
built form. Shipping containers are an abundant re-usable structure that are cost effective to
use and transform into building structures, and are now widely used in the construction
industry for cabins, granny flats, offices, etc.

The shipping containers will form the basic structure, located on piers allowing the building
footprint to tread lightly on the ground with minimal cut and fill required. The structures will be
insulated and protected with foam insulation, battens and external cladding added, as well as
skillion roof profiles, to ensure that the cabins present as one custom designed structure. The
external cladding will comprise of Weathertex panels [in both vertical and horizontal) with
Colorbond metal roofing, barge boards, fascia, gutters and downpipes.

Each cabin includes a skillion roof that is sloped towards the north and west providing suitable
roof surfaces for solar panels, the primary source of electricity for each building.

3.1.2 Community Title Subdivision

The proposal seeks consent for the Community Title subdivision of the proposed cabins into six
(6] ‘Community Development Lots’ with the residual land located in one [1) ‘Community

Property’.

Each proposed cabin will be located on a ‘Community Development Lot', which each lot being
approximately 5000m® (0.5ha) in size. The proposed size of each lot comprising of a single
cabin has been reduced from the original concept plan [1ha -2 ha) in response to Councils pre-
application comments.

The proposed allotment size has been determined to allow all the required infrastructure to
service each cabin to be located within its own allotment, including the provision of two (2)
parking spaces, an internal driveway, rainwater tanks, individual onsite effluent systems
including absorption trenches and with regards to proposed cabins 1 & 2, native tree planting.

The approved main three (3) bedroom dwelling and second smaller two [2) bedroom dwelling
(under DA 0067 ,/2015) which wil be used as a managers residence will be located on its own

Dabyre Planning Pty Led 8
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‘Community Development Lot. The purpose of locating the manager's residence within a
‘Community Development Lot' and not the ‘Community Property’ is to allow the on-site
manager to be licenced under the Property, Stock and Business Act, 2002 which requires the
On-site manager to have an a “prescribed interest” in the property, which includes who hold
title or is included to on the title to the property located within the scheme. If the Managers
residence was located on ‘Community Property, the on-site manager would not have a
“prescribed interest” and could therefore not be licenced.

The remaining land within the entire property will form the ‘Community Property’, which will be
centrally managed by the ‘Community Association” and comprise of the internal road network
and water supply from the lake.

A Community Management Statement will be prepared and will be submitted separately. The
Statement sets out the rules and regulations for the appropriate management of the resort to
ensure that the resort is appropriately centrally managed and will be used for eco-tourist
purposes and not for permanent residential use.

3.2 Ecologically Sustainable Development

The project has been designed to be a project founded on sustainability principles. The
projects development and operation has therefore been designed to promote long-term
economic, social and environmental sustainability, as set out below.

3.2.1 Site Analysis Process

The project has been subject to an extensive site analysis process to ensure that the
development has been designed to be sensitive to the site and its constraints and
opportunities. The site analysis process has informed the site selection, orientation & design
for each of the cabins as follows:

» Exclude potentially constrained land from the proposed development, which included:
the bushfire prone land at the northern boundary, adjacent to the existing pine
plantation;
the steep land in excess of 18”slope at the south-eastern end of the property;
the visually prominent land at the eastern, top part of the property.

* Locate the proposed cabins away from the approved main dwelling site and second

dwelling site to be used as a managers residence for the facility, to provide separation;

e Locate proposed cabins 1 & 2 close to the existing road to limit the extent of new
internal road works required for Stage 1.

e Locate proposed cabins 34 & 5 higher up on the property to gain solar access and
views over the lake towards the mountains and provide for separation between each
cabin.

e Provide an internal access road servicing proposed cabins 3,4 & 5 as part of Stage 2.

* Orientate each cabin towards the north-west for optimum solar access and orientate
them individual to achieve the optimum views over the lake and towards the mountains.

o Locate the cabins on either flat or moderately sloped ground, which has predominantly
been cleared and devoid of any significant native vegetation.

¢ Limit visual impacts by limiting the height of the cabins to single storey structures, no
greater than 6m in height.

Dabyne Planning Py trd - 9
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¢ Limit visual impacts of proposed cabins 3,4 & 5 from the adjacent dwelling on Lot 4 to
the south-east by locating the buildings on the northern side of the ridgeline

* Incorporate native tree planting to the south-east of proposed cabins 1 & 2 for visual
screening from the adjacent dwelling to the south-east on Lot 4.

¢ Ensure that all the services and infrastructure required for each cabin is located within
its own Community Development Lot (ie. car parking, on-site effluent, etc) while
ensuring that the Community Association services and infrastructure remain in the
Community Property land (i.e. the internal road network).

3.2.2 Design and Construction

Following the site analysis process, the design and construction of each building component is
also founded on sustainability principles, incorporating passive solar design to allow for each
building to gain heat in winter and reject solar heat in the summer and take advantage of the
local climate. Each main component is described below.

Flers:

To limit cut and fill and minimise disturbance on the natural environment, each cabin will be
founded on piers, allowing it to be lightweight and respond to the slope of the land.

Shipping Container Built Form:

The design and style of the cabins has been driven by using shipping containers as their basic
built form. Shipping containers are an abundant re-usable structure that are cost effective to
use and transform into building structures, and are now widely used in the construction
industry for cabins, granny flats, offices, etc,

The use of shipping containers provide a number of advantages including their inherent
strength, durability, availability and cost. They are a modular structure and also considered
eco-friendly as they comprise of considerable embodied energy, saving thousands of kilograms
of steel and also reduce the amount of traditional building materials needed (i.e. bricks and
cement).

The structures will be insulated and protected with foam insulation, battens and external
cladding added.

3.2.3 Construction Management

To ensure that the construction of the project is appropriately managed and undertaken to
minimise impacts on the environment, a Construction Management Plan has been prepared
and provided in Appendix B.

3.24 Renewable Energy

To reduce dependency on fossil fuels and reduce greenhouse gas emissions whilst also
reducing operating costs over the long term, the development will source its primary energy

supply, hot water as well as cooling and heating from renewable energy sources such solar
and geothermal as follows:

Dabyne Manning Pty Led 170
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Solar:

Each cabin will be serviced by its own SkW solar photovoltaic system to provide power supply
to the building and with both north and west facing roof systems, this is proposed to be roof
mounted.

Hot Water:

Each cabin will be serviced by its own solar hot water system using evacuated tubes and
separate standalone tanks, such as an Apricus system shown below.

The Apricus Byacuated Tube Collectar
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Apricus Evacuated Tubes

Figure 5: Apricus Evacuated Tube Hot Water System

Dabyne Flanmning Pry Ltd 11
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Geothermal heating and cooling:

Heating for cabins will be provided by an ‘earth to air' geothermal system. This system is a
heat exchanger that draws ventilation supply air through buried ducts or tubes. As the
temperature of the ground below 3m is practically constant, it substantially reduces ambient
air temperature fluctuations. It therefore provides space conditioning throughout the year,
with the incoming air being heated in winter and cooled in the summer by means of earth
coupling.

The earth-to-air system benefits include:

o Reduce heating/cooling expenditures up to 80%.

o Enhanced ultimate levels of indoor comfort,

° Improve aesthetics of the home - ETA technologies have no exposed and noisy outdaor
equijpment.

. Increase re-sale value.

A diagram of how the system works is provided in figure 6 below.

[Solar thermal coll.
{optional)
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Ventilation system with
heat recovery

ground heat exchanger
Figure B: lMustration of how earth-to-air system operates

3.2.5 Education

The proposed facility represents the first of its kind located on Lake Jindabyne, with the lake to
be the primary facus for guests with regard to both nature based recreation and education.

Passive and active recreation activities including kayaking, paddle boarding, stand-up surf
paddiing, fishing and swimming will be offered. This will provide summer activities, promoting
year-round use.

Nature based walking trails to and from the lake and around the property will be constructed
with interpretative signage highlighting the native flora and fauna features of the land. This

Dabyhe Planming Py bld - 12
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could be incorporated with a shared use trail system including mountain bikes, which will allow
for connection to the future proposed shared use trail around the lake.

This will provide both walking and mountain bike riding connectivity to the East Jindabyne
township, Tyrolean Village and the Jindabyne township from the property as shown in figure 7
below.

Snowy NV trosty noporns y
"™ Moustalns \ ) Dot wsw

Figure 7: Lake Jindabyne Community Trail Map
Furthermore the unique heritage of old Jindabyne in concert with the Snowy Mountain Hydro
Electric Scheme and relocated Jindabyne township will also be promoted with education
opportunities through on-line learning, interpretative signage and written.
Another integral part of the Eco-tourist cabins will also be the learning and understanding of
how they are built and operated and achieve a high level of sustainability.

Dabyne Planning Pty Ltd 13
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3.3 Services

3.3.1 Water

Potable water supply for each cabin will be serviced with water collected from their respective
roofs as well as water extracted from the lake under licence.

Each cabin will therefore comprise of a 10,000L tank for potable water supply from its roof
and also be connected to the larger holding tank, with water supply provided by the lake.

The water supply analysis provided in Appendix C demonstrates that the average annual
demand is more than the average annual rainfall based on a maximum accommodation
capacity of 6 people with an occupancy rate of 66% (2/3rds).

Over an average rainfall year, the annual shortfall per cabin is approximately 56,000 litres.

Potable water supply will need to be supplemented by water extracted from the lake under
licence (see Appendix D) to a 62,000L holding tank, filtered through UV and gravity fed to each
cabin,

The water licence allows for 1ML (1,000,000 litres) per year to be extracted for the entire
property, servicing the approved main residence, managers residence and five cahins. Over an
average rainfall year with 66% occupancy, only 280,000 litres [0.28MLs) will need to be
extracted from the lake as supplementary water supply for the five (5) cabins, with sufficient
capacity left to service the main residence and managers residence which and allow for a low
rainfall year/s.

This allows for the development to be totally sustainable in regards to its water supply and use,
therefore fulfilling a key sustainability principle.

To further reduce water demand, the following water efficient devices and measures are to be
incorporated into the development:

¢ Install showerheads with a minimum rating of 3 star (> 6 but <= 7.5 L/min] in all
showers in the development.

* Install a toilet flushing system with a minimum rating of 5 star or waterless toilets in

each toilet in the development.

Install taps with a minimum rating of 5 star in the kitchen in the development.

Install basin taps with a minimum rating of 5 star in each bathroom in the development

Install water efficient appliances in the development.

Provide written and electronic information to guests on reducing water use.

Plant indigenous and low water use plants.

Bushfire - Fire fighting:

In accordance with the bushfire assessment report provided separately, an additional static
water supply of 10,000 litres per cabin is required to be provided for fire fighting purposes.
This will be provided by installing a separate 10,000 litre tank for each cabin, adjacent to the
potable water supply tank, with the required storz fitting to be provided.
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3.3.2 Sewer

A comprehensive analysis of the site and its soils has been undertaken by Watercheck Testing
to determine the appropriate location, size and type of on-site effluent system to service the
Eco-tourist facility cabins.

The proposed on-site effluent systems to be used will be worm farms. These systems are
recognised as a natural, biological septic system, which provides a composting solution that
effectively processes sewage, all household waste water and organic garbage, including food
and vegetation, as well as weed. Combined with naturally occurring organisms, the warm liquid
opens up and improves the quality of the soil - enabling the re-use and recycle as a liquid
fertiliser for gardens, lawns and bushland.

The systems are odourless and emit no methane or carbon dioxide into the air, which is a
positive for the atmosphere. They reduce the amount of organic waste that traditionally goes
to land fill from each site by approximately 30%. On elevated sites, such as the proposed cabin

sites that use a gravity system to distribute a natural liquid fertiliser, containing worm casting
and worm eggs, directly into the soil, which is good for gardens and landscaping.

This report is provided in Appendix E.
3.3.3 Electricity

Electricity generation will be derived from solar photovoltaic panels and backup diesel
generator for each of the proposed cabins.
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4. KEY MATTERS FOR CONSIDERATION

4.1 FAUNA AND FLORA

The subject site is identified as being located within a ‘Terrestrial Biodiversity' area under the
Snowy River Local Environmental Plan 2013 as illustrated in the extracted map below.

Terrestrial Biodiversity, Wetlands,

b4

*
ShET I o
R 5

Figure 8: Snowy River LEP 2013 - Terrestrial Biodiversity & Riparian Land & Watercourses Map Extract

Although the site has been mapped with this constraint, it is acknowledged that the mapping
only represents a predictive model which does not necessarily correlate with the vegetation
communities present, their quality or level of previous disturbance.

To determine the potential impacts on fauna and flora in relation to the proposed development,
a site specific fauna and flora assessment has been undertaken and provided in Appendix F.

This assessment has determined that the proposed development is unlikely to generate any
adverse impacts on any fauna and flora, in particular any listed Threatened Species and or
Endangered Ecological Communities given the siting and design of the development as part of
the site analysis process undertaken and the level of previous disturbance. Through the
establishment of a native tree planting to the south-east of proposed cabins 1 & 2, the
development will result in a net environmental gain for the site.
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4.2 ABORIGINAL HERITAGE

The Office of Environment and Heritage (OEH) maintains the Aboriginal Heritage Information
Management System [AHIMS). AHIMS includes:

¢ information about Aboriginal objects that have been reported to the Director
General, Department of Premier and Cabinet,

o information about Aboriginal places which have been declared by the Minister to have
special significance with respect to Aboriginal culture,

¢ archaeological reports.

A search of the AHIMS was undertaken and the results identified two (2) recorded Aboriginal
sites have been recorded on Lot 4 to the south with no places or sites recorded within the
subject site, Lot 3.

These sites were identified as part of the Rush’s Resort study undertaken by Navin Officer and
include Open Camp Sites (#12 & 15) as per the results provided in Appendix G.

The location of these sites have been mapped and identified below and being located on lot 4
to the south, are located well away from the proposed development on Lot 3.

These sites will therefore not be impacted as a result of the proposed development.
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igure 10: Aerial of the subject site with the recorded Aboriginal site identified fin red)

4.3 VISUAL IMPACTS

As part of the site analysis process, visual impacts from three key areas were considered as
part of the design and siting of the proposed cabins.

These key areas included the approach to the site from the north (from Lot 2}, views from the
existing dwelling located to the south-east of the site from Lot 4 and potential views from the
lake.

The site is not highly visible from a public road, including Kosciuszko Road due to its location
and surrounding topography, and therefore this was not considered a key site in regards to
potential visual impacts.

To limit the potential visual impacts of the cabins from these key sites, a number of design
elements were incorporated, including restricting the height of the cabins to single storey
structures with low profile skillion roofs, ensuring no building is greater than 6m in height.

Furthermore cut and fill should also be minimised by using piers, rather than concrete slabs.

To further limit the potential visual impacts of the cabins, careful placement of the buildings
ensures that they are located well away from the lake and its foreshore. In context with all the
other dwellings in the locality and overall landscape, when viewed from the lake, the five [5)
proposed cabins are not expected to generate significant visual impacts, particularly as they
have been located below the higher slopes and ridgeline associated with top of the property,
whilst being setback between approximately 700m and 1000m from the lake edge.

With respect to proposed cahins 3.4 & 5, these are not visible from either the approach from
the north on Lot 2 or from the existing dwelling to the south-east on Lot 4.
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To limit the visual impacts of proposed cabins 1 & 2, particularly from the south-east, native
tree planting to the south-east of the proposed cabins is proposed to provide visual screening
from the adjacent dwelling to the south-east on Lot 4.

44 Access & Traffic
441 Access

Access to the subject site is achieved via a right-of-carriageway over Lot 2 DP 1175878 to the
north from Spring Hill Road. This right-of-carriageway was recently created and constructed in
accordance with a development consent for a four (4] lot subdivision, which the subject lot was
created from. The right-of-carriageway therefore has been created and constructed in
accordance with Councils current requirements.

Spring Hill Road is a Crown Road, with the physical road sitting within the legal road reserve,
providing coinciding legal and practical access to the subject site, as well as approximately
seven [17) other dwellings and three (3) cabins that use the road for its primary access.
Spring Hill Road is accessed from Kosciuszko Road.

Recently it was discovered that the first section of Spring Hill Road traverses a Travelling Stock
Reserve (TSR] which is a form of Crown Land. Accordingly, support from the NSW Local Land
Services [which the previous South East Local Health and Pest Authority now forms part of)
has been aobtained and is provided in Appendix H.

Crown Lands have previously advised that land owners consent is required to be granted on
behalf of the Crown for access over a TSR. However recent advice from Crown Lands now
advises that a formalised right-of-carriageway over a TSR is not longer required as set out in
Section 75 of the Local Land Services Act 2013, which effectively creates a deemed right-of-
carriageway, and therefore there is no need to register an easement to formally create the
right-of-carriageway.

A copy of this correspondence in relation to a TSR on the Snowy River Way is provided in
Appendix H with an extract of Section 75 of the Local Land Services Act 2013 provided below.

75 Certain occupiers of land to have a right of access over travelling stock reserves

(1) An occupier of land is entitled to a right of way over a travelling stock reserve (whether
controlled or managed] to and from the road nearest to the land if no other access to and
from the land by means of an established road or track is available.

(8] A right of way is subject to such conditions as to its exercise fincluding any conditions as to
its position, construction or improvement] as may be imposed by Local Land Services in a
particular case.

[3) Local Land Services is to give notice to the occupier of land of any condition imposed by it
on a right of way of the occupier.

[4) The accupier may, with the approval of Local Land Services, and must if directed to do so
by Local Land Services by notice in writing, construct or make improvements to the occupier’s
right of way over the reserve.

(8] Any construction or improvemernts are to be made at the expense of the occupier.
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The subject site also has alternative coinciding legal and practical access via a right-of-
carriageway over Lot 216 DP 257432 to the west, through to Kosciuszko Road. This road
and intersection onto Kosciuszko Road is required to be upgraded as part of DA 105,/2013
that applies to 5062 Kosciuszko Road, East Jindabyne.

Internal Access within the Site:

Proposed Cabin 1 will have direct access off the existing right-of-carriageway (ROC) road, with
proposed Cabin 2 requiring an upgrade to the existing access track including turning area off
the existing ROC road. This will form Stage 1 of the development.

Proposed Cabins 3,4 & 5 will require a new internal access road that extends from the
existing ROC road for a total length of approximately 500m. This will form Stage 2 of the
development.

The new internal road heads in an easterly direction from the existing road, using the contour
of the land to limit the grade of the road. A joint turning circle for Cabins 3 & 4 is proposed
with a separate turning circle for Cabin 5.

The internal road will be 4m wide, with 150mm gravel and include passing bays incorporated
every 200m (at 6m wide). This will provide all-weather two wheel drive access to the cabins.

Photos of the existing access and locations of the proposed access are provided in Appendix A.

4.4.2 - Traffic

In accordance with the RTA ‘Guide to Traffic Generating Developments’, the average trip
generation per unit used for tourist accommodation (maotels) per day is three [3] trips.

Although there is no specific average trip generation for a cabin used for ‘Eco-tourist
accommodation’, if the above guideline is used then the average trip generation per day would
be six (6) for each cabin as they are all only two (2) bedrooms each, and therefore a total of
thirty (30 trips for all of the cabins.

This guideline however is based on 100% occupancy and therefore the average trip
generation is likely to be less, given the projected occupancy of 66%.

The proposed eco-tourist facility development will therefore generate on average 30 trips per
day based on 100% occupancy, which is greater than the projected occupancy of 66%, which
would reduce the average trip generation per day down to 20.

With the existing Spring Hill Road network servicing approximately twenty-two (22) existing or
approved dwellings (22) dwellings (inc three cabins), the existing traffic generation would be in
the order of approximately 150 trips per day, depending on the rate of accupancy.

The proposed development, with an increase in 20 trips per day would therefore result in an
increase of traffic in the order of approximately 13%.
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This proportion of additional traffic is considered acceptable commansurate with the standard
of the right-of-carriageway over Lot 2 to the north subjaect to regular ongoing maintenance and
ongoing comntribution made to the privatz maintenance regime on Spring Hill Road, being a
Crown Road.
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9. ENVIRONMENTAL PLANNING ASSESSMENT

5.1 SECTION 79C([1)(a)(i} - ENVIRONMENTAL PLANNING INSTRUMENTS

The following environmental planning instruments apply:
= Snowy River Local Environmental Plan 2013

Each of the above environmental planning instruments is considered below.
5.1.1 Local Environmental Plans
Snowy River Local Environmental Plan 2013

The property is located within the Snowy River Shire and therefore the Snowy River Local
Environmental Plan 2013 (SRLEP, 201 3] applies.

The subject property is zoned RU1 - Primary Production, as illustrated below.

Legend

[E==3 urben Release Area

————— Active Street Frontage

Zoning
[] 81 Neighbourhood Centre

7] B2 Local Centre

E1  National Parks and Nalure R
E2 Environmental Conservation
| E3

[ N1 Generatindustriat
[ ] Rt General Residentiai
[] Rz LowDensity Residential
[ ] rs Large Lot Residential
[ ret pubic Recreation
[] re2 private Recreation
[ ] Rut Primary Production
[ rus Forestry

RUS Viliage

SP1 Specal Activities

| | sP2 infrastructure
:I SP3 Tounst

Figure T7: LEP Zoning Map Extract

Under the SRLEP 2013, an ‘eco-tourist facility is permissible with consent within the RU
Zone.
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An ‘eco-tourist facility' is defined under the LEP as below:
eco-tourist facifity 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.

Note. See clause 5.13 for requirements in relation to the granting of developrnent 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.

The five [5) self-contained cabins form part of an Eco-tourist facility that provides short-term
accommodation to visitors on a commercial basis and by being located on the subject site with
frontage to Lake Jindabyne, is located adjacent to an area with special ecological and cultural
features.

As documented in this SEE, the development has been sensitively designed and located so as to
minimise bulk, scale and overall physical footprint and any ecological or visual impact.

The proposed development is therefore permissible with consent.

In regards to the proposed development, the following clauses are considered applicable under
the SRLEP, 2013:

Clause 4. TAA Minimum subdivision lot size for community title schemes

Clause Response
[2) This clause applies to a subdivision [being a The subject site is zoned RUT Primary Production
subdivision that requires development consent] and therefore complies.

under the Community Land Development Act
7989 of land in any of the following zones:

(a) Zone RU1 Primary Production,

(b] Zone RS Large Lot Residential,

(c] Zone E3 Environmental Management.

(3) The size of any lot resulting from a subdivision | 74e praposal is for a Community Title Subdivision

of land to which this clause applies [ctl;::r‘ I:I';]an aY | under the Community Land Development Act

lot comprising association property within the )

meaning of thge Communfgzp!. aﬁdrgemrbpment Act 7969 and therefore alff‘ofme foc.';‘are permitted
7989} is not to be less than the minimum size to be less than the minimum lot size under the
shown on the Lot Size Map in relation to that land. | LEP.

(3A) Despite subclause (3], development consent

may be granted for a subdivision for an ecotourist | 4y of the proposed lots to be created will be in the

facdrt'y that will create more thap one lot of a size same community scheme under the Act.
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 Developrent Act 19885, and
(b] all lots created by the subdivision are in the
same community, neighbourhood or precinct
scheme within the meaning of that Act.
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Clause 4.3 Haight of Buildings

The maximum height of a bullding as shown on the Height of Buildings Map, with an extract
provided in figure 12 below is 9m.

Max Height of Buildings
Jom

55m

8m

9m

1 2m

Figure 12: LEP Building Height Map Extract

The proposed development incorporates five (5) cabins with the same design. Due to the
slope of the land, proposed Cabin 3 has the greatest height, with a maximum height of 5.8m
[being the vertical distance between the ground level [existing] and the highest point of the
building, excluding communication devices, antennae, satellite dishes, masts, flagpoles,
chimneys, flues and the like) which therefore complies with clause 4.3.

Clause 5.13 Eco-tourist facilities
Clause Response
(2] This clause applies if development for the The proposed development is for an eco-tourist
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development consent under this Plan.

purposes of an eco-tourist facility is permitted with

facility and 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:

the development and the ecological,
environmental and cultural values of the site or
area, and

(a) there is a demonstrated connection between

As documented in this SEE, the proposed
development has been subject to an extensive site
analysis process and has been designed to be
achieve an ecologically sustainable development,
demonstrating a connection between the
development and natural and cultural landscaping
and setting.

managed and maintained so as to minimise any
impact on, and to conserve, the natural
environment, and

(b) the development will be located, constructed,

The development: has been designed and located
on land with marginal native fauna and flora value
and in accordance with the CMP provided in
Appendix B, the construction can be appropriately
managed. The design of the building and
elements incorporated will allow for its
management and maintenance to minimise
impacts on the natural environment.

or area, and

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

The development will allow for an appreciation of
the environmental and cultural values through
education and dissemination of information to
guests.,

(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

The development has been located well away from
the closest watercourse, and is not located close
to or in proximity to any heritage items and will
have a minimal impact on native fauna and flora.

(e) the site will be maintained [or regenerated
where necessary) to ensure the continued

of the natural environment, and

protection of natural resources and enhancement

The development includes a native tree planting to
the south-east of proposed cabins 1 & 2. This will

result in & net environmental improvement for the
site.

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

Waste generation has largely been avoided by
using recycled buildings (shipping containers] and
and will adhere to waste reduction and recycling
principles as part of its operations.

(g) the development will be located to avoid
and from watercourses and that any visual

design, colours, materials and landscaping with
local native flora, and

visibility above ridgelines and against escarpments

intrusion will be minimised through the choice of

The development has been located and designed
to be of low scale, located below the higher
ridgelines and steeper land associated with the
property and well away from the lake and
watercourses.

Any potential visual impacts will be further
minimised by the materials and their colour to be
used, the buildings setting and setbacks and
planting of a native trees to the south-east of
cabins 1& 2.

provided without significant modification to the
environment, and

[(h) any infrastructure services to the site will be

Most of the infrastructure to be installed is to
allow for the development to be selfsupporting
and sustainable in regards to renewable energy.
water supply and on-site effluent disposal,
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(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

A range of ESD elements have been designed and
selected to be incorporated into the development
including a wide range of renewable energy to be
used for power, hot water heating and cooling
along with a water efficient design that will rely on
its own roofwater captured as well as water
extracted from the lake for all potable water
supply.

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

The location and scale of the development and its
posttion in context with the rural-residential,
tourism accommodation and rural living land uses
adjacent will ensure that the agricultural
productivity of any adjoining land is not adversely
affected,

(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 erwironmental damage,

(i) 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 1ISO

14000 standards relating to management and
quality control.

All of these matters have been addressed through
the comprehensive site analysis process
undertaken, detailed design and construction
technigue process selected and use of ESD
technologies as documented in Section 5.2 above.

The proposed development has been designed so
that some form of Eco-Tourism accreditation can
be achieved which is equivalent to [SO14000
standards.

Clause 7.2 Terrestrial biodiversity

A review of the Terrestrial Biodiversity Map shows that the majority of subject site is identified
as "Biodiversity” as per the extract in figure 8 above. As the proposed development is located
within an area identified as ‘Biodiversity’, clause 7.2 applies and has been addressed

accordingly below.

Clause

Response

(2) This clause applies to land identified as
“Biodiversity" on the Terrestrial Biodiversity Map.

The majority of the property has been mapped
as Biodiversity’ and the proposed developrment
is located within this area, therefore this clause
applies.

(3) Before determining a development
application for development on land to which this
clause applies, the consent authority must
consider;

(a) whether the development is likely to have:

(i) any adverse impact on the condition,
ecological value and significance of the fauna and

The fauna and flora assessment provided in
Appendix F,  has determined that the
development will not have a significant impact on
any Threatened Species or in particular any
Endangered Ecological Communities.
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flora on the land, and

(i} any adverse impact on the importance of the
vegetation on the land to the habitat and survival
of native fauna, and

(i) any potential to fragment, disturb or diminish
the biodiversity structure, function and
composition of the land, and

(iv] any adverse impact on the habitat elements
providing connectivity on the land, and

(b} any appropriate measures proposed to avoid,
minimise or mitigate the impacts of the
development.

(4) 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 is designed, sited and will be
managed to avoid any significant adverse
environmental impact, or

(b) if that impact cannot be reasonably avoided
by adopting feasible alternatives—the
development is designed, sited and will be
managed to minimise that impact, or

[c) if that impact cannot be minimised—the
development will be managed to mitigate that
impact.

The proposed cabins and internal roads have
been [located within an area that s
predominantly naturally cleared and does not
comprise of any significant vegetation and will
only require a small amount of vegetation to be
removed.

Given the extent of vegetation throughout the
property, the impacts associsted with the
proposed development are not considered to be
adverse and with the planting of additional native
trees, these minor impacts can be appropriately
mitigated.

Clause 7.3 Riparian land and watercourses

As shown in figure 8 above, the subject site and proposed cabin locations are located well

away from the nearest riparian land and watercourse, being Rushes Creek to the south.

Clause 7.6 Development within the Lake Eucumbene and Lake dJindabyne scenic

protection areas

The entire property is located within the Lake Jindabyne scenic protection area as shown in

figure 13 below.
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Scenic Protection & Active Street Front

No Window

Figure 13: Scenic Protection Area Map Extract

Clause 7.6 therefore applies and has been addressed below.

Clause

Response

(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.

As addressed in Section 4.3 above, the
proposed cabins will be located between 700m
and 1000m from the foreshore of the lake and
are not highly visible from any public place
including a public road.

With the higher plateau, ridgeline and steep
areas of the property excluded (as part of the
site analysis process), the proposed cabins have
been designed to prevent any intrusion into the
view from the lake.
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{4) In deciding whether to grant development
consent to development on any land to which this
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

[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

[e) 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 design and construction of the five (5]
cabins, which are well separated, will not intrude
on views from the lake or surrounding areas.

The cabin locations require very little native
vegetation to be removed. The removal of any
native vegetation (inc trees] will be more than
offset by the planting of eighty (80) native
Eucalypts to the south-east of both proposed
Cabins 1 & 2.

Clause 7.9 - Essential services

Clause

Response

Development consent must not be granted for
development unless the consent authority is
satisfied that any of the following services that
are essential for the development are available
or that adequate arrangements have been made
to make them available when required:

(a) the supply of water,

(b) the supply of electricity,

(c] the disposal and management of sewage,

(d) stormwater drainage or on-site conservation,
(e] suitable vehicular access.

Water supply with be derived from rainfall
collected on the roof and supplemented by
water extracted from the lake under licence
[refer to Appendix O] and stored within a central
62,000 tank.

Fach dwelling will be serviced by its own
10,000L tank.

Electrictty supply will be provided by solar pv
panels and back-up diesel generator.

On-site effluent will be managed by a new
system, comprising of & worm farms for each
cabin. A Soil Report Analysis is provided in
Appendix E.

All roofwater will be collected and diverted to the
rainwater tank with any overflow be managed
and dissipated before being dispersed
downsiope.

Access fs covered in Section 3.2 above.

5.2 SECTION 79C(1)(a)(ii) - DRAFT ENVIRONMENTAL PLANNING

INSTRUMENTS

There are no draft Enviconmental Planning Instruments that are applicable to the site or

proposed development.
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5.3 SECTION 79C(1)(a)(iii) - DEVELOPMENT CONTROL PLANS
Snowy River Development Control Plan 2013

The Snowy River Development Control Plan 2013 applies to the subject site and a detailed
assessment of the proposed development in accordance with the DCP is provided in Appendix 1.

5.4 SECTION 79C({1)(a)(iiia) - PLANNING AGREEMENTS

There are no known Planning Agreements applicable to the proposed development or subject
site.

5.5 SECTION 79C(1)(a)(iv) - REGULATIONS

The development application has been made in accordance with the requirements contained in
Clause 50(1A) of the Environmental Planning and Assessment Regulation 2000.

5.6 SECTION 79C(1){b) - LIKELY IMPACTS

Natural Environment:

An assessment of the impacts of the dwellings and associated works on any listed locally
accurring threatened fauna and flora species or communities has been undertaken and
provided in Appendix F.

This assessment has determined that the impacts on the natural environment are considered
minimal and therefore acceptable.

Built Environment:

Impacts on the built environment are considered to be manageable and on balance will be
minimised through the careful site selection and design process applied to each building and
its scale.

Social and Economic impacts in the locality:

Potential amenity impacts have largely been mitigated through the site analysis process
undertaken and design and scale of each building and its orientation, together with the

proposed native tree planting.

The economic impacts are expected to be positive by the investment of capital into the
property and the construction jobs generated.

5.7 SECTION 79C(1)(c) - SUITABILITY OF THE SITE
The subject site is considered suitable for the proposed development, following the site

analysis work undertaken. The site analysis has allowed for any constraints to be avoided and
or mitigated by the siting and design of the development.
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By maximising its solar orientation to the north & west and optimisation of views towards the
lake and mountains, the proposed development is considered to use the site's opportunities
well.

5.8 SECTION 79C(1)(d) -SUBMISSIONS

The consent authority is required to consider any submissions made in response to any public
notification undertaken.

5.9 SECTION 79C(1)(e) - THE PUBLIC INTEREST

The above assessment has demonstrated that the proposal satisfies the objectives and
relevant clauses prescribed under the Snowy River LEP 2013 and Snowy River DCP 2013.

Consequently, the proposed development is considered to be within the public interest.
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6. CONCLUSION

The proposed development has been designed to achieve environmental sustainability through
the use of renewable energies for heating, cooling, hot water and power plus the use of re-
cycled material (through the re-use of shipping containers) to form the basic structure of the
cabins.

To this end, a comprehensive site analysis process has been undertaken to ensure that the
proposed development is sensitively designed and appropriately responds to the site.

Potential impacts on the environment have been minimised by selecting a site largely devoid of
native vegetation and locating the development away from any constraints and utilising all of
the opportunities afforded.

To ensure that all the planning, environmental and associated legislation is complied with and
fulfilled, the proposed development has been considered in regard Section 79C of the
Environmental Planning and Assessment Act, 1979, the Snowy River Local Environmental Plan
2013 and Snowy River Development Control Plan 2013.

The proposal has been found to be consistent with the above legislation, Environmental
Planning Instrument and Development Cantral Plan, as detailed in this SEE.

Overall, the proposed development will generate positive economic impacts for the locality, will
contribute to the built environment and will ensure impacts on the natural environment are
minimised and therefore is considered an appropriate form of development for the site and the
locality.
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Ecoourist Facility, Lot 3 Spring Hill Ruad, East Jindabyne ¢ SEE Appendix A- Photos

Figure 1:
Intersection

between Spring Hill
Ad and the right-of-
carriageway over Lot
2

Figure 2: Right-of-
carriageway over Lot
2

Figure 3: Right-of
carrisgeway within
the subject lot,
heading east
towards Lot 216
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Ecotourist Facility, Lot 3 Spring Hilt Road, East Jindabyne 4 SEE Appendix A Photos

Figure 4: Right-of-
carriageway within
the subject lot
heading west
towards the lake

Figure 5: Existing
shed within the
subject site

Figure 6:  Existing
62,000L tank
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Ecotourist Facility, Lat 3 Spring Hill Road, East Jindabyne ¢ SEE Appendix A: Photos

Figure 7: Photo of
proposed cabin 1
site - looking west

Figure 8: Photo of
proposed cabin 1
site - looking south-
west

Figure 9: Photo of
proposed cabin 1
site - looking south-
east
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Ecotourist Facility, Lat 3 Spring Hill Road, East Jindabyne ¢ SEE Appendix A Photos

Figure 70: Photo of
proposed cabin 1
site - looking north-
west from road

Figure 11: Photo of
proposed cabin 2
site - looking north-
west

Figure 12: Photo of
proposed cabin 2
site - looking south-

west
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Eco-tourist Facility. Lot 3 Spring Hill Road, East Jindebyre ¢ SEE Appendix A: Photas

Figure 13: Photo of
proposed cabin 2
site ~ looking south-
east

Figure 14: Photo of
proposed cabin 2
site - looking south-
east from a distance
from the road

Figure 15: Photo of
proposed cabin 3
site - looking west
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Ecotourist Facility, Lot 3 Spring Hilt Road, East Jindabyne ¢ SEE Appendix A: Photos

Figure 16: Photo of
proposed cabin 3
site - looking south-
west

Figure 17: Photo of
proposed cabin 4
site - looking north-
west

Figure 18: Photo of
proposed cabin 4
site - looking south-
west
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Ecotourist Facilisy. Lot 3 Spring Hit Ruad, Esst Jindabyne ¢ SEE Appendix A: Photos

Figure 19: Photo of
proposed cabin 4
site - looking south

Figure 20: Photo of
proposed cabin 4
site - looking south-
east  from  the
proposed  internal
access road

Figure 21: Photo of
proposed cabin 5
site ~ looking west
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Ecotourist Facility, Lol 3 Spring Hill Road, East Jindabyne ¢ SEE Appendix A Photos

Figure 22: Photo of
proposed cabin 5
site - looking east
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Lot 3 DP 1175878, Spring Hill Rd, East Jindabyne ¢ SEE Appendix B: Construction Management Plan

1. INTRODUCTION

1.1 Objectives

The objectives of this Construction Management Plan are to:
¢ ensure compliance with the requirements of all relevant environmental legislation;
 identify specific responsibilities for ensuring the safeguards are implemented,
e ensure that works are managed to reduce adverse impacts on the environment;
¢ ensure environmental safeguards are implemented correctly, and

e provide a basis for the auditing, monitoring and reporting of environmental
performance.
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Lot 3 DP 1175878, Spring Hill Rd, East Jindabyne ¢ SEE Appendix D: Construction Management Plan

2. ENVIRONMENTAL ACTIONS

2.1 Environmental Actions
The environmental actions required for the proposed works are listed in Table 1 below.

This table also provides the timeframe and frequency for the actions and subsequent
monitoring, as well as the designation of responsibilities.

This provides an all-inclusive checklist for the efficient use by Contractors and relevant staff.
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Lot 3 [0 1175073, Spring Hill Rd, East Jindabynz ¢ SEE Appendix B: Construction Managernant Flan

2.2 Soil, Water & Construction Management

Erosion and Sedimentation Control

Given the various locations of the buildings, extent of previous disturbance and distance away
from the closest watercourse, standard principles for implementation of sedimentation control
will be applied. Temporary controls will include either a straw bale filter, installed as illustrated

Diagram A or a sediment fence in accordance with Diagram B below.

Diagram A: Standard Straw Bale Filter Installation
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U » » 0o, ) U
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Lot 3 DP 1175878, Spring Hill Rd, East Jindabyne ¢ SEE Appendix B: Construction Management Plan

Diagram B: Standard Sediment Fence Installation

1.4 st ot o
& SLLFSUMPCATING
ma, b “_ \ GECTEXRE

32w bo Ml

©h SCR. 1507 s M0 TRERH
WITH COMPACTER BATK FIL
AAD OM ROCK, SET NTD
SURFACE CONCRETE

o WX
TR STATES OTHERASE ON AP L)
J,m

S STARMCKETS AT
MAXBAR b~ SPAZINGS

CONSTRUCTION NOTES:

1, CONSTRUCT SECMENT FIICE AS CLOSE TS PERALLEL TG THESTE.

2 LHNE LSLETRELOMG STARPIZKLTS INTO GROUD, S METRES MAT

3, 05 A 130mrs CEEP TRENCH ALCAG THE URSAOP UNE OF THE FEASE FIR Dol BOTION OF THE FABRIC 1C BE

ERTREMHED,
&, BACITRL TRENZH OVER BASE OF FASRES,
& FLC SELF- 8 5F POST WITH WIRE TIES CRAS

LAKUFRCTURER
B Jcih SESTISMS OF FABRIS A1 SUSPIRT PEST WIH A 15 CVERLAP.

The controls are to be installed in accordance with the following suite of criteria:

¢ Both straw bale and sediment control fencing should be installed on the low side of the
work site;

* Both straw bale and sediment control fencing should be installed as close as possible
to follow the existing contours of the site;

e A provision for the diversion of water, and stabilisation of channels, around the
excavation site should be installed; and

¢ Areas where soil is to be stockpiled is to be surrounded by sediment control fencing
and protected from runoff water.

2.3 Chemical Spill Prevention and Containment

The proposed development will not require the storage or use of any hazardous materials. If
however any petroleum products, trade waste, garbage and other noxious substances are
required for the subject works, although unlikely to be required in any substantial amount, this
will be appropriately stored off-site.

24 Indigenous Heritage

Should any material suspected of being an Aboriginal object become unearthed in the course
of works associated with the proposed warks, all work at that location shall cease immediately

Dabyne Planning Pty Ltd 7
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Lot 3 DP 1175878, Spring Hill Rd, East Jindabyne ¢ SEE Appendix B: Construction Management Plan

as per Section 90 of the National Parks and Wildlife Act 1974, and the Office of Environment
and Heritage shall be contacted immediately to arrange for representatives to inspect the site.

2.5 Waste Management
To ensure that waste is managed, the following controls and measures are to be adhered to:

= All liter generated on site is to be placed in small garbage bags. These bags are to be
disposed of appropriately in a timely manner.

* A daily inspection shall be carried out to ensure the worksite is left in a rubbish free state.
= Al employees shall be informed of the need to maintain a clean worksite.

= Site generated waste including garbage, grouting and mortar and excess stabilisation
materials shall be collected and removed from the site.

= All loads of rubbish removed shall be securely covered to ensure no spillage.

* To the furthest extent possible efforts shall be made to reduce, reuse and recycle
materials used onsite.

» The worksite shall be left in a tidy and rubbish free state upon completion of the Project.

2.6 Noise and vibration pollution

The intended hours of construction is from 7am to 8pm Monday to Friday, 7am - 7pm on
Saturday and 8am - 8pm on Sundays and Public Holidays.

2.7 Air pollution

The construction of the proposed development is not expected to create any unnecessary air
pollution.

2.8 Traffic Management

The overall principles for traffic management during demolition, excavation and construction
phases of the development are:

e minimise effects on traffic movements and amenity;

manage and contral vehicular movements to and from the site;

maintain traffic capacity at intersections;

maintain existing on-street parking in the vicinity of the site where practical;

maintain access to other properties adjacent to the site;

maintain safety for workers;

provide appropriate access to the site for demolition, excavation and construction
traffic; and

* manage and control vehicle activity in the vicinity of the site.

e e © @ e @

Uabyne Flanning Pry Ltd 8
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Lot 3 DP 1175878, Spring Hill Rd, East Jindabyne ¢ SEE Appendix B: Construction Management Plan
3. Responsibility and Requirements

All the contractors and staff involved with the works are to be made aware of the relevant
requirements of this CMP. Site induction is to be undertaken prior to the commencement of

works.

It is the responsibility of the Contractor to ensure that all staff and subcontractors working on
the site are provided with enviconmental training to achieve a level of awareness and
competence appropriate to their assigned activities. Persons, including subcontractors’
personnel, without appropriate environmental training should not be permitted to work on the
site.

Site induction is to include:

a) Environmental awareness, the principal of due diligence, and other relevant codes of
practice.

b) Specific environmental issues including:

This CMP

Relevant legisiation (as identified in this Report]
Emergency preparedness,/ procedures
Incident reporting

Community consultation

Site environmental procedures

Cabyne Flsaning PyLtg 9
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COPY OF WATER LICENCE
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il | Department of
&ENS.% Primary Industries
soememr | Office of Water

Contact: Wayne Ryan

Phone: (02) 4429 4442

Fax: (02) 4429 4458

Email: n NSW.Q0

Mr. | Barry
PO Box 307

Jindabyne NSW 2627
File:  10SL057230

Dear Mr. Barry

Subject: Surface Water Licence Application

| am pleased to advise that your application for a water licence has been approved. The licence is issued
under the Water Act (1912) for five (5) years subject to the terms and limitations set out herein and
conditions as shown on the attached statement. The licence fee is $60.00, of which you have already
paid $30.00 as a deposit. The balance payable is therefore $30.00.

Atany time within 28 days from the date of this letter, the Department will accept a written objection from
you to the proposed terms, limitations or conditions. In this event, it will be necessary to refer your
application to a Local Land Board for public inquiry.

The Water Act 1912 allows a period of 5 weeks for the paymént of the fee. This period commences from
the date of this letter, or if you object o the proposed terms, limitations or conditions, from the date of the
decision of the public inquiry.

This licence does not authorise the discharge of potentially polluted water from the property (see
conditions 2 and 3). To discharge water without offence you should consult with the relevant department
about a licence under the Protection of the Environment Operations Act.

In regard to condition {5) - if the proposed pump is an internal combustion powered work please ensure
that the bunding wall is constructed from either compacted earth or concrete. It is suggested that the
pump be housed in a roofed shed.

It may be necessary during periods of water shortage for the Depariment to restrict or suspend the rights
held under this licence to take water for any purpose from a river or lake or section of a river.

Would you please now forward the licence fee with the attached account, or advise of your objection.

Please note that this letter is not an approval to use or construct any works. This may only occur after the

i is i . )
licence is issued to you \ 0> o

- S
Yours sincerely A_/[ fr) ﬁ ;Z(sl/ ( q / /¢
o A AT
e ] /1

711 l/ 2 L .

5 (r'Keefe Avenua Nowra NSWW 2541 PO Box 309 Nowra NSW 2541
Telephone (02) 4420 4444  Facsimile (02) 445% 4458 Websile water.nsw.gov.au
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SCHEDULE
APPLICATION NO: 1081057230
Works  River or Lake Foulipa or LouSeclio/DP  Parish County
I'% 100mm Ceantrifugad Pamp Lake lindahyne PH14#3161 52 Townsead Wallawe

Turpose
Water sapply for dnmestic purposes

Details of Land to be lyvigated E

Porfign or LotiSection![}P ' Parish Coynte

Areiz Heclarcs
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1051057230

NSW Office of Water

CONDITIONS STATEMENT
10SL057230

(1) THE HOLDER OF THE LICENSE SHALL WITHIN THREE MONTHS OF BEING CALLED UPON BY NSW
OFFICE OF WATER TO DO SO, INSTALL TO THE SATISFACTION OF THE DEPARTMENT [N RESPECT OF
LOCATION, FORM, TYPE AND CONSTRUCTION, AN APPLIANCE OR APPLIANCES FOR THE
MEASUREMENT OF THE QUANTITY OF WATER DIVERTED OR TAKEN BY MEANS OF THE LICENSED
WORK, SUCH APPLIANCE OR APPLIANCES TO CONSIST OF EITHER A MEASURING WEIR OR WEIRS WITH
AUTOMATIC RECORDER OR METER OR METERS OF THE DETHRIDGE TYPE, OR SUCH OTHER CLASS OF
METER OR MEANS OF MEASUREMENT AS MAY BE APPROVED BY THE DEPARTMENT, AND SHALL
CONTINUOUSLY MAINTAIN SUCH APPLIANCE OR APPLIANCES IN GOOD WORKING ORDER AND
CONDITION, AND SHALL, AFTER THE INSTALLATION OF SUCH APPLIANCE OR APPLIANCES, RECORD THE
MEASUREMENTS OF ALL WATER DIVERTED OR TAKEN BY MEANS OF THE LICENSED WORK AND
SUPPLY PARTICULARS OF SUCH MEASUREMENTS TO THE DEPARTMENT AT SUCH INTERVALS AS
SHALL BE DIRECTED BY THE DEPARTMENT. WHENEVER CALLED UPON TO DO SO A TEST CERTIFICATE
FURNISHED EITHER BY THE MANUFACTURER CONCERNED OR BY SOME PERSON OR AUTHORITY DULY

: QUALIFIED SHALL BE SUPPLIED BY THE HOLDER OF THE LICENCE AS TO THE ACCURACY OF THE

i APPLIANCE OR APPLIANCES INSTALLED.

I (2) THE LICENSEE SHALL NOT ALLOW ANY TAILWATER DRAINAGE TO DISCHARGE INTO OR ONTO:

- ANY ADJOINING PUBLIC OR CROWN ROAD;

- ANY OTHER PERSONS LAND;

- ANY CROWN LAND;

- ANY RIVER, CREEK OR WATERCOURSE;

- ANY GROUNDWATER AQUIFER;

- ANY NATIVE VEGETATION AS DESCRIBED UNDER THE NATIVE VEGETATION CONSERVATION ACT 1997
OR THE NATIVE VEGETATION ACT 2003;

- ANY WETLANDS OF ENVIRONMENTAL SIGNIFICANCE.

(3) YOUR ATTENTION IS PARTICULARLY DRAWN TO THE PROVISIONS OF CONDITION (2) REGARDING
DISPOSAL OF DRAINAGE WATERS. THE DISCHARGE OF POLLUTED WATERS INTO A RIVER OR LAKE
OTHERWISE THAN IN ACCORDANCE WITH THE CONDITIONS OF A LICENSE UNDER THE PROTECTION OF
THE ENVIRONMENT OPERATIONS ACT MAY RENDER THE OFFENDER SUBJECT TO PROSECUTION AND
PENALTY UNDER THE ACT. THEREFORE WHERE AN APPROVED DRAINAGE DISPOSAL SYSTEM
(NVOLVES THE POSSIBLE DISHARGE OF DRAINAGE WATER INTO ARIVER OR LAKE, A LICENSE MAY BE
REQUIRED UNDER THE PROTECTION OF THE ENVIRONMENT OPERATIONS ACT TO AUTHORISE SUCH
DISCHARGE.

(4) WORKS USED FOR THE PURPOSE OF CONVEYING, DISTRIBUTING OR STORING WATER TAKEN BY
MEANS OF THE LICENSED WORKS SHALL NOT BE CONSTRUCTED OR INSTALLED SO AS TO OBSTRUCT
THE REASONABLE PASSAGE OF FLOODWATERS FLOWING INTO OR FROM A RIVER.

(5) WHERE ANY INTERNAL COMBUSTION POWERED WORK IS USED FOR THE PURPOSE OF DIVERTING
WATER AUTHORISED UNDER THIS LICENCE, THE POWER UNIT AND ANY ASSOCIATED FUEL STORAGE
SHALL BE LOCATED OUTSIDE ANY WATERCOURSE OR DRAINAGE DEPRESSION AND A BUNDING WALL
OF HAY BALES OR OTHER APPROVED MATERIAL SHALL BE INSTALLED AROUND THE PUMPING PLANT
TO AVOID CONTAMINATION OF ANY RIVER OR LAKE THROUGH SPILLS OR LEAKS OF OILS, FUELS OR
GREASES.

(6) THE PUMPING AND ANCILLARY EQUIPMENT AND PUMP SITES SHALL BE, AT ALL TIMES, PROPERLY
SECURED AND/OR SEALED SO AS TO PREVENT ANY LEAKAGE OF PETROLEUM BASED PRODUCTS
AND/OR NOXIOUS MATERIAL FROM ENTERING ANY RIVER OR LAKE.

(7) THE EXISTING PROFILE OF THE CHANNEL AND BANK OF ANY WATERCOURSE OR DRAINAGE
DEPRESSION MUST NOT BE DISTURBED ANY MORE THAN 1S NECESSARY IN ORDER TO SITE AND
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10SL057230
MAINTAIN THE AUTHORISED DIVERSION WORK. ANY AREA THATIS DISTURBED WHEN CARRYING OUT
SUCH WORK SHALL BE STABILISED AND MAINTAINED BY GRASS COVER, STONE PITCHING OR ANY
OTHER APPROVED MATERIAL AS DIRECTED AND TO THIS DEPARTMENT'S SATISFACTION SO AS TO
PREVENT THE OCCURRENCE OF EROSION.

(8) ANY DRAINAGE CHANNELS OR CROSS BANKS ASSOCIATED WITH THE AUTHORISED DIVERSION
WORK OR ACCESS ROADS, TO OR FROM THAT WORK, SHALL HAVE INSTALLED AND MAINTAINED A
BUNDING WALL OF HAY BALES OR OTHER APPROVED MATERIAL, TO PREVENT SILTATION DUE TO THE
AUTHORISED DIVERSION WORK OR ACCESS ROADS FROM REACHING ANY RIVER OR LAKE.

(9) (A)SUBJECT TO ANY ACCESS OR FLOW CONDITION CONTAINED IN THE LICENCE, THE HOLDER
MAY IN ANY ONE YEAR COMMENCING 1 JULY DIVERT UP TO THE LICENCED VOLUME OF 1.0
MEGALITRES OF WATER FOR DOMESTIC USE.

(B) NOTWITHSTANDING PARAGRAPH (A), THE HOLDER MAY DIVERT UP TO TWICE THE LICENCED
VOLUME IN ONE YEAR PROVIDED DIVERSIONS DO NOT EXCEED THREE TIMES THE LICENCED VOLUME
IN ANY THREE YEAR PERIOD.

(C) THE HOLDER SHALL MAINTAIN RECORDS OF WATER USAGE AS SPECIFIED BY THE DEPARTMENT
AND WHEN REQUESTED TO DO SO, SHALL FURNISH THE RECORDS TO THE DEPARTMENT.

End Of Conditions

Please Note: You are advised that the right to take and use water granted by this entitlement may be varied once the
Departments' Sydney South Coast Water Management and River Flow Objectives Policy has been finalised
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WATERCHECK TESTING
ON SITE SEWAGE MANAGEMENT
ASSESSMENTS

New System Installation
Lot 3 DP 1175878 Spring Hill Rd East Jindabyne
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On Site Sewage Management Report
New System Installation
Lot 3 DP 1175878 Spring Hill Rd
East Jindabyne

Prepared For: Dabyne Planning On Behalf Of lan Barry

Prepared By: Allan Mills Certificate On Site Sewage Management:

TAFE

Centre for Environment Training Newcastle

Report No: 2823

Date of Assessment 15-3-2015

Watercheck Testing

ABN 83642316606
Office Postal Address
Rushes Bay Avenue PO Box 352
East Jindabyne 2627 Terrigal 2260
TEL: 02 64567388 Email: amifls44@ bigpond.net.au

Page | 1
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SITE INFORMATION

Client Dabyne Planning/ lan Barry
Address  ivan@dabyneplanning.com.au

Site Lot 3 DP 1175878 Spring Hill Rd East Jindabyne

Proposal For On Sit wage Management Overview

The proposed development will consist of five cabins with two bedrooms in each cabin.

Each cabin will have its own effluent disposal system.

Cabins one, four & five will have a 4000 litre baffled septic tank with effluent gravity fed to a dosing
chamber. Effluent will then be dosed to 2 X 13m “Wick” trenches.

Cabins two and three effluent disposal areas are situated up gradient from the cabins.

They will both have a 4000 litre baffled septic tank with effluent pumped dosed to 2 x13m “Wick”
trenches

Site Plan Attached
Site diagram as aerial photos are attached.

Intended Water Supply
The proposed water supply will be from roof collected rain water.

Expected wastewater generation

Expected maximum waste water generation for each cabin is 600 litres a day.

Local experience (information regarding on site sewage management systems installed in the locality

Septic tanks with absorption trenches are located in the region

Page | 3
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SITE ASSESSMENT
Climate

Cool to cold climate with low temperatures to below 15 degrees centigrade.
Low rainfall with high evaporation rates

Where appropriate
Land application area calculation attached N/A
Wet weather storage area calculation attached N/A

Cabin One

Flood potential
Land application area above 1 in 20 year flood level Yes
Land application area above 1 in 100 year flood level Yes

Electrical components above 1 in 100 vear flood level Yes

Exposure
Effluent disposal area faces south and is fully exposed to sun and wind.

Slope
2 degrees linear planar

Landform
Mid slope

Run on and seepage
No springs or soaks in the vicinity

Erosion Potential
There is no potential for erosion in the effluent disposal area.

Fill
Natural ground

Ground water encountered
Test pits dug to 1000mm. Ground water was not encountered

Page | 4
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Buffer distances from wastewater management system to:

Permanent waters
Jindabyne Lake is situated 700m down gradient west.

Other waters
Nil
Other sensitive environments

Nil

Boundary of premises (m]

Boundaries should be a minimum of 8m up gradient and 3m down gradient

Swimming pools (m
Nil
Buildings (m)

Should be a minimum of 6m down gradient and 3m up gradient

Roads (m]

Access roads should be a minimum of 3m up gradient and 6m down gradient

Is there sufficient land a ilable for application system including buffer distances?
Yes

Reserve application area including buffer distances ?
There is reserve application area including buffer distances

Surface rocks
There are no surface rocks in the proposed effluent disposal area

Page | 5
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Cabin Two

Flood potential

Land application area above 1 in 20 vear flood level Yes

Land application area above 1 in 100 year flood level Yes

Electrical components above 1 in 100 year flood level Yes

Exposure
Effluent disposal area faces west and is fully exposed to sun and wind.

Slope
3 degrees linear planar

Landform
Mid slope

Run on and seepage
No springs or soaks in the vicinity

Erosion Potential
There is no potential for erosion in the effluent disposal area.

Fill
Natural ground

Ground water encountered
Test pits dug to 1000mm. Ground water was not encountered

Page | 6
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Buffer distancgg from wastewater management system to:

Permanent waters
Jindabyne Lake is situated 750m down gradient west.

Other waters
Nil

Other sensitive environments
Nil

Boundary of premises (m)

Boundaries should be a minimum of 8m up gradient and 3m down gradient

Swimming pools (m
Nil

Buildings (m)

Should be a minimum of 6m down gradient and 3m up gradient

Roads (m)

Access roads should be a minimum of 3m up gradient and 6m down gradient

Is there sufficient land area available for application system including buffer distances?

Yes

rve application area including buffer distances ?
There is reserve application area including buffer distances

Surface rocks
There are no surface rocks in the proposed effluent disposal area
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Cabin Three

Flood potential
Land application area above 1 in 20 vear flood level Yes
Land application area above 1 in 100 vear flood level Yes

Electrical components above 1 in 100 vear flood level Yes

Exposure
Effluent disposal area faces north and is fully exposed to sun and wind.

Slope
3 degrees linear planar

Landform
Mid slope

Run on and seepage
No springs or soaks in the vicinity

Erosion Potential

There is no potential for erosion in the effluent disposal area.
Eill

Natural ground

Ground water encountered
Test pits dug to 1000mm. Ground water was not encountered
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Buffer dista from wastewater man nt system to:

Permanent waters
Jindabyne Lake is situated 970m down gradient west.

Other waters
Nil

Other sensitive environments
There is a dry gully situated 45m down gradient

Boundary of premises (m)
Boundaries should be a minimum of 8m up gradient and 3m down gradient

Swimming pools (m
Nil

Buildings (m)

Should be a minimum of 6m down gradient and 3m up gradient

Roads (m)

Access roads should be a minimum of 3m up gradient and 6m down gradient

Is there sufficient land area available for application system including buffer distances?

Yes

Reserve application area including buffer distances ?

There is reserve application area including buffer distances

Surface rocks
There are no surface rocks in the proposed effluent disposal area
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Cabin Four

Flood potential

Land application area above 1 in 20 vear flood level Yes

Land application area above 1 in 100 vear flood level Yes

Electrical components above 1 in 100 vear flood level Yes

Exposure
Effluent disposal area faces west and is fully exposed to sun and wind.

Slope
2 degrees linear divergent

Landform
Mid slope

Run on and seepage
No springs or soaks in the vicinity

Erosion Potential
There is no potential for erosion in the effluent disposal area.

Fill
Natural ground

Ground water encountered

Test pits dug to 1000mm. Ground water was not encountered
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Buffer distances from wastewater managements

Permanent waters
Jindabyne Lake is situated 980m down gradient west.

Other waters
Nil

Other sensitive environments
There is a dry gully situated 60m down gradient

Boundary of premises (m

Boundaries should be a minimum of 8m up gradient and 3m down gradient

Swimming pools (m
Nil
Buildings (m)

Should be a minimum of 6m down gradient and 3m up gradient

Roads (m

Access roads should be a minimum of 3m up gradient and 6m down gradient

Is there sufficient land area available for application system including buffer distances?
Yes

Reserve application area including buffer distances ?
There is reserve application area including buffer distances

Surface rocks
There are no surface rocks in the proposed effluent disposal area
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Cabin Five

Flood potential

Land application area above 1 in 20 vear flood level Yes

Land application area above 1 in 100 year flood level Yes

Electrical components above 1 in 100 vear flood level Yes

Exposure
Effluent disposal area faces southwest and is fully exposed to sun and wind.

Slope
5 degrees waxing convergent

Landform
Upper slope

Run on and seepage
No springs or soaks in the vicinity

Erosion Potential
There is no potential for erosion in the effluent disposal area.

Fill
Natural ground

Ground water encountered
Test pits dug to 1000mm. Ground water was not encountered
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Buffer distances from wastewater management system to:

Permanent waters
Jindabyne Lake is situated 1000m down gradient west.

Other waters
Nil
Other sensitive environments

The flow path intersection of a dry gully is situated 40m down gradient

Boundary of premises (m}
Boundaries should be a minimum of 8m down gradient and 3m up gradient

Swimming pools (m
Nil

Buildings (m)

Should be a minimum of 6m down gradient and 3m up gradient

Roads (m)

Access roads should be a minimum of 3m up gradient and 6m down gradient

fficient land area available for application system includi ffer distances?
Yes

Reserve application area including buffer distances ?

There is reserve application area including buffer distances

Surface rocks
There are some surface rocks in the proposed effluent disposal area
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SOIL ASSESSMENT

Soil sampling details
Three test pits were dug across the proposed application areas. Numerous soil samples were collected

for testing

Collection date
22" March 2015

Sampling Method
Auger

Laboratory number
2823 C1,C2, C3,C4 & C5

Depth to bedrock or hardpan (mm)

Test pits dug to 1000mm. Hardpan was not encountered

Depth to high soil water table (mm)

Test pits dug to 1000mm. High soil water table was not encountered
Soil texture structure and permeability category
Texture  sandy loam
Structure  weakly structured
Permeability category 3a
Coarse Fragments 15%-18% < Smm
Ph CaCl2 5.7 -5.9
EC mS/cm .062 -.097
Cation exchange capacity (cmol+/kg) 7 - 8 cmol/kg

Phosphorus Sorption Index kg/ha 4100 - 4400 kg/ha
Dispersion  Class 3 non dispersive soils.

Presence of discontinuities None present

Presence of fractured subsoil Not detected

Sizing effluent disposal area
2 x 13m “Wick” absorption trenches for each cabin are to be installed.
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GENERAL COMMENTS & RECOMMENDATIONS

Conservative figures were used for the Design Load Rating from AZ NZS 1547-2012 15mm/Day

“Wick” trenches are to be installed to achieve a smaller foot print without compromising the hydraulic
capacity in peak periods.

Trenches will be pressure dosed thru pipes by way of electric pump or gravity dosing devices.

The effluent disposal area should have a minimum footprint of 15m x15m to ensure there is enough
area for a reserve "Wick” trench. Buffer distance setbacks should be measured from this footprint.
Surface water diversion is to be implemented up gradient of effluent disposal areas.
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Aerial View Image
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Cabins 1 & 2 Site Diagram

Cabin 1

Gradient
Direction

Proposed Effluent
Disposal Area

Gradient
. Cabin2: ¥ Direction
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Cabins 3 & 4 Site Diagram

Cabin 3

Proposed Effluent
Disposal Area

Proposed Effluent
Disposal Area

Gradient
Direction Gradient

Direction
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Cabin 5 Site Diagram

Gradient
Direction

roposed Effluent
sposal Area

Cabin 5
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Typical Effluent Disposal Layout

Propased 2 bedroom Cakins

1
| Baffled Septic Tank Minimum
Capacity 4000 Litres

¢ Pump Tank or Dosing Chamber

[ ]
| —
I 4 Area Set Aside For
i < ' Reserve Trench
3m Mini To I m - ‘ 1
Upslope Boundary I 3m el o e 1 3
i Minimum e I 8m Mi To >
i 2x13m e I Downslope Boundary
I “Wick” .
i Trenches |

Minimum Footprint

For Effluent Disposal
Area 15m x 15m
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Design and Instaiiation of On-site Wastewater Systems o

trench also afiows reserve in the design. It can be used on sloping sites by creating
terraces for each trench.

‘Wick’ trench sizing

Typically the "Wick' trench will be built with an evapotranspiration bed approximatey
twice the width of the trench. For example, a bed 1,200 milimetres wide with a 600
millimetre wide french as shown in Figure 10.12. The lrench is buill using an arch
trench that is a piastic se!f supporting arch 410 millimetres wide and 1,500 milimetres

long.

Fahmt ey -
\,

\ A Hatnl groved el

Figure 10.12 Cross section of a “Wick” trench

The required length of ‘Wick™ trench can be calculated using the daily design
wastewater load (L/day) and the design loading rates (DLR) for absomtion frenches
and evapotranspiration beds in AS/NZS 1547:2012.

For a conservative design, the designer recommends using the formula:

L=0Q/DLR x (W1.2)

Where: L =total length of ‘Wick' trench required in metres
Q = design daily wastewaler load in litres a day
DLR = design loading rate for trenches in mm per m? per day
W = tofal width of trench and bed in the combined ‘Wick' trench

Example
To size a “Wick' trench for a typical three bedroom, five person home on a Category 4
clay loam soil with tank water supply:

Design daily wastewater load Q =3 x 200 L =600 L
Design loading rate = 10 mm/m?/day for primary treated effluent

1) Foran arch trench of 0.6 m width alone, the required trench length is
determined by

L=600/(10x 0.6)
L = 600/6
L=100m

Therefore 5 X 20 m arch trenches are recommended.
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Design and Instaliation of On-site Wastewaler Systems o=k

2) Fora "Wick' trench comprising an arch trench of 0.5m width with a 1.2m "Wick'
bed

L=600/(10x (1.8/1.2))
L=600/(10x 1.5)
L=600/15
L=40m
Therefore 3 x 14 m ‘Wick' trenches are recommended.
The following points shoutd be noted when instafing a ‘Wick' trench:

* NSW Health non-disinfected effluent to be disposed of at a soil depth of more
than 300 millimetres for both trenches and beds (NSW Health, 2008).

+ Avoid uneven areas when choosing where to put the trench. If a level area
cannot be used, lemrace the area for the trench.

+ Ensure the trench has a uniform depth of soil across the finished surface for
even, uniform performance along the trench.

+ Avold filing hollows across the contour as this may interfere with effluent
distribution,

+ The original ground level of the land application area should be 100 to 150
millimetres below the invert of the tank outlet If the tank outlet invert is 400
milimetres from the top of the tank, the ground level where the trench will be
built must be at least 550 millimetres lower than the ground where the tank is
located.

* ‘Where il Is impossible to achieve 550 milimetres height separation between
the tank and trench, use a pump and pump well {o load the trench

* The septic tank must be desludged at appropriate intervals to ensure thal
sludge does not flow into the trench, reducing trench performance.

‘Wick’ trench installation

1. Set out the french area and instruct the excavator operator where to cut (Figures
10.13 and 10.14).

'.._. ii_hmk&- ) | X : : T

Figure #0.13 and 18.14 Excavation of the bed of the “Wick™ trench
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Lot 3 Spring Hill Rd, East Jindabyne ¢ SEE Appendix F. Fauna and Flora Assessment

FAUNA AND FLORA ASSESSMENT

Lot 3 DP 1175878
Spring Hill Road, East Jindabyne

1.1 Introduction

This flora and fauna assessment was undertaken to review the environmental impacts
associated with a proposed detached dual occupancy at Lot 3 Spring Hill Road, East
Jindabyne.

The primary focus of this assessment was to identify the presence and potential presence of
significant flora and fauna, including threatened species, populations, endangered ecological
communities and habitats, so that any impact associated with the proposed work upon such
biota could be assessed. Significant flora and fauna included those species listed under the
NSW Threatened Species Conservation Act 1995 (TSC Act), and the NSW Fisheries
Management Act 1994 (FM Act). Information was gathered from a field survey, database
records and literature review.

1.2 Study Area

The subject property, located to the south of Spring Hill Road, west of Kosciuszko Road and
east of Lake Jindabyne within East Jindabyne. The property is located approximately Skm
north-east of Jindabyne

The property has a range of altitude between 920m and 1100m.

A series of photos illustrating the type and scale of the vegetation located within and around
the development sites are provided below.

Figure T: Cabin 1 sfte Figure & Dabin 2 site

Datwyne Planning Pty |
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Lot 3 Spring Hill Rd, East Jindabyne+ SEE Appendix F Fauns and Flora Assessment

Figure & Babin 4 site

Figure 5: Cabin 5 site

2.  Desktop Study
2.1 Flora

In summary, seven (7] forbs, five (5) shrubs, two [2) trees, three (3) orchids and three (3]
ecological communities of significance were identified as possibly occurring in the vicinity of the
survey area as per the Threatened Species Table provided in Attachment 1 for the Monaro
(Part C) CMA sub-region.

2.2 Fauna

Records of threatened and other significant fauna that were gathered and assessed for
possible occurrence are listed in the table provided in Attachment 1.

Four (4] of the species are listed as critically endangered, six (6] of the species are listed as
endangered with another thirty seven (37) species listed as vulnerable under the TSC Act. The
likelihood of occurrence for each species was identified based upon reconciling known habitat,
including special niche requirements, with the habitats recorded in the study area.

Dabyne Fianning Py Lud
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Lot 3 Spring Hill Rd, East Jindabyne ¢ SEE Appendix F: Fauna and Flora Assessment

3.  Field Study
3.1 Flora

Proposed Cabin 1 & 2 sites are largely devoid of native vegetation including the driveway and
access corridors to each building.

Proposed Cabins 3, 4 & 5 comprise of some native vegetation, with little tree removal
required. The proposed internal road to these cabins will likely require disturbance and
removal of some native vegetation, and therefore this corridor was assessed for threatened
floral species as identified in the attached Table.

Of the seven (7] forbs, five (5) shrubs, twa (2] trees, three (3] orchids and three (3) ecological
communities of significance listed in attached Table under the TSC Act, one was identified to
likely occur within the allotment, being the Snowgum Grassy Woodland Endangered Ecological
Community (EEC), as illustrated in the predicted distribution of Ecologically Endangered
Communities and Threatened Species Habitat mapping provided by Council below in figure 6.

Dabyrie Planning Pry Lkd
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Lot 3 Spring Hill Rd, East Jindabyne ¢ SEE Appondix F: Fauna and Flora Assessmeant

ened Species Habitat

River Shre LEP 2013,

Ecologically Endangered Communities, Threat

Daka soorce: 5. Prday (512} Dt sepptind
Ganggang Coctan (3 " F phoen Scaret Roben (] o Owe Wiwstler (|

Kinata P sectarcan cinares), mmmmw xa\gm» Creeping Hopbush procumbens)
Uplang Wellands Snowy River Catchment EEC  Property
Powiaas (= swowv\River
Natural Temp Gra Threatened Species Habitat
B Predicted | T Predided 1 SHIRE
BAIAIT OF THE SNOWY MOUNTAING
Montane Peatiands and Swamps mmammwdwawww
; Aame Robin (Petroica 1
@ Predicied 1 wm&(s phoervcea) ) Created by J. Clarke 08/07/2014
Snowgum Grassy Woodiand
i Preacted 1 «am
3 Predicted 1 (secondary ZL_HTIJ,—IH
Scale 1° 10,000
Figure 6: Predicted distribution of Ecologically Endangered Communities and Threatened Species Habitat

As identified above, proposed Cabins 3,4 & 5 as well as the new internal road is located within
the area predicated to comprise of Snowgum Grassy Woodland Endangered Ecological
Community (EEC) as mapped above.

Accordingly, an Assessment of Significant (7-Part Test) has been prepared and provided in
Attachment 2.

Dabyne Planning Pty Ltd
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Lot 3 Spring Hill Rd, East Jindabyne ¢ SEE Appendix F: Fauna and Flora Assessment

The assessment has determined that the proposal will not have a significant impact on this
EEC.

3.2 Fauna

The potential for fauna habitat listed under the TSC Act within the proposed disturbed area
was considered overall low.

Of the forty-eight (48) significant fauna possibly occurring within or adjacent to the proposed
development site as extracted from NPWS Wildlife Atlas, DEH Protected Matters, literature
review and field survey, none (0) were observed.

4, Conclusion

The proposed footprint of Cabins 1,2 & 3 and internal road corridor will likely require the
clearing of an area of approximately 3200m? (including the driveway, parking and tanks) or
0.32 hectares of vegetation, representing a clearing of 0.8% of the vegetation on the
allotment.

The on-site effluent absorption trenches below each cabin will also require partial clearance of
about 100m? per cabin, 0.03 hectares.

The proposed cabins, driveway, parking, tanks and absorption trenches would therefore
require the clearing of the predominant vegetation community (on the property) of up to 0.35
hectares or 0.9% of the property. This represents less than 1% of the total property size and
is well below the 5 hectares afforded under the routine agricultural maintenance activity
exemptions under the Native Vegetation Act 2003 and new 2013 Regulations.

Furthermore this disturbance will be in part rehabilitated by landscaping and the planting of
additional trees, representing an offset ratio of more than 2:1, for each tree likely to be
removed.

Given the small size of the clearing in relation to the size of the property and the unlikely

impacts on any potential Threatened Species or Communities as discussed above, impacts on
native fauna and flora are not considered to be significant and are considered acceptable.

Dabyre Ptanning Pry Lod
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492015

Wik

NSW

Threaiered Species found in Menara (Part ©) CMA sub.region | NSW Environmen & Heritage

Office of
Environment
& Heritage

Home > Threatened species > Search for threatened species

Threatened Species found in Monarg (Part C) CMA

sub-region
Search using criteria below or filter existing results
Status
. Show nationally listed species only (1]
[Search
Matching records: 98 Save to CSV
Click on column headers to sort
Scientific name . Common name Conservation project Type of species NSW status Occurrence Vegetation class
Aprasia ink-tai Aprasia parapulchella ~ Animal > Vulnerable  Predicted Show 14 linked
Legless Lizard  conservation project  Reptiles vegetation classes
Calotis glandulosa Mauve Burr- Calotis glandulosa Plant > Herbs  Vulnerable Known Show 6 linked
daisy conservation project  and Forbs vegetation classes
Calyptorhynchus  Glossy Black-  Calyptorhynchus Animal > Birds ~ Vulnerable Known Show 62 linked
project
Cercartetus nanus Eastern Pygmy- Cercartetus nanus Animal > Vulnerable Known Show 62 linked
pOssum Cons! i roject Marsupials vegetation classes
Climacteris Erown im ris pi Animal > Birds  Vulnerable Known Show 45 linked
. ictorize T . Gt :
(eastern project
subspecies)
Dasvurus Spotted-tailed  DRasvurus maculatus  Animal > Vulnerable Known Show 74 linked
atus Quoll conservation project Marsupials yeaetation classes
Delma impar Striped Lealess ma i r Animal > Vulnerable Known i
Lizard rvation Reptiles tion
Discaria nitida .eafy Anchor Discaria nitida Plant > Shrubs  Vulnerable Known Show 4 linked
Plant conservation project vegetation classes
Dodonaea Creeping Hop- roci Plant > Shrubs  Vulnerable Known Show 6 linked
procumbens bush conservation project vegetation classes
Eucalyptus parvula Small-leaved — Eucalyptus parvula Plant > Mallees Endangered Known Show 2 linked
Gum conservation project vegetation classes
Eucalvptus Silver-leafed Eucalvptus Plant > Mallees Vulnerable Known Show 5 linked
pulverulenta Gum pulverulenta vegetation classes
conservation project
Euchiton nitidulus  Shining Euchiton nitidulus Plant > Herbs Vulnerable Known Alpine Herbfields
Cudweed conservation project  and Forbs
Euphrasia scabra  Rouah Eyebright Euphrasia scabra Plant > Herbs ~ Endangered Known Show 6 linked
conservation project  and Forbs vegetation classes
Falsistrellus Eastern False Falsistrellus Animal > Bats  Vulnerable Known Show 55 linked
tasmaniensis Pipistrelle tasmaniensis v ion
on i roi
Gentiana Baeuerlen's ntiana verlenii  Plant > Herbs Endangered Known Show 2 linked
baeuerleni Gentian conservation project  and Forbs - vegetation classes
Heleioporus Giant Burrowing Heleioporus Animal > Vulnerable  Knowh  Show 35 linked
australiacus Frog. -australiacus Amphibians yegetation classes
conseryation project
17

Intip:wave Srvicorm ent. nsw.gov authreatenedspecicsappiomaSear chResuis 2spx 7SubC makl=748
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A0S Threatened Species found in Monaro (Part C) CMA sub-region | NSW Environment & Heritage
Lathamus discolor Swift Parrot Lathamus discolor Animal > Birds  Endangered Known Show 48 linked
Litoria aurea Green and Litoria aurea Animal > Endangered Known Show 36 linked
Golden Bell Frog conservation project ~ Amphibians vegetation classes
Litoria Boorcolong Freg Litoria booroolongensis Animal > Endangered Known Show 34 linked
booroolongensis censervation project  Amphibians vegetation classes
Litoria castanea Yellow- Litoria castanea Animal > Critically Known Show 5 linked
I conservation project ~ Amphibians Endangered vegetation classes
Litoria raniformis ~ Southern Bell  Litoria raniformis Animal > Endangered Known Show 12 linked
Erog conservation project  Amphibians vegetation classes
Litoria verreauxii  Alpine Tree Froa Litoria verreauxii alpina Animal > Endangered Known Show 7 linked
alpina conservation project  Amphibians vegetation dlasses
Lophoictinia isura  Square-tailed  Lophoictinia isura Animal > Birds  Vulnerable Known Show 70 finked
Mastacomys fuscus Broad-toothed — Mastacomys fuscus Animal > Vulnerable  Known Show 5 linked
Rat conservation project  Rodents vegetation classes
Melanodryas Hooded Robin  Melanodryas cucullata  Animal > Birds ~ Vulnerable  Known Show 58 linked
cucullata cucullata (south-eastern  cucullata conservation vegetation classes
form) project
Miniopterus Eastern Miniopterus Animal > Bats  Vulnarable Known Show 74 linked
sehireibarsy schreibersii oceanensis o egeiilin e
Myotis macropus ~ Southern Myotis Myotis macropus Animal > Bats  Vulnerable Predicted Show 66 linked
conservation project vegetation classes
Neophema ise Parrol Necphema pulchella  Animal > Birds  Vulnerable  Known Show 54 linked
Ninox connivens  Barking Owl Ninox connivens Animal > Birds  Vulnerable Known Show 68 linked
p . foncd
Ninox strenua Powerful Owl  Ninox strenua Animal > Birds ~ Vulnerable Known Show 50 linked
rvation pr vegetation classes
Oxyura australis  Blue-billed Duck Oxvura australis Animal > Birds ~ Vulnerable ~ Known Show 11 linked
conservation project vegetation classes
Pachycephala Olive Whistler hala cli Animal > Birds  Vulnerable Known Show 28 linked
olivacea conservation project vegetation classes
Petaurus australis Yellow-bellied  Petaurus australis Animal > Vulnerable  Known Show 40 linked
Glider nservation proj Marsupials vegetation classes
Petaurus sirr Petaurus norfolcensis ~ Animal > Vulnerable Known Show 51 linked
norfolcensis conservation project  Marsupials vegetation classes
Petrogale Brush-tailed Py icill Animal > Endangered Known Show 48 linked
penicillata Rock-wallaby vation pr Marsupials vegetation classes
Petroica Pi in Petroica rodinogaster  Animal > Birds  Vulnerable Known Show 12 linked
rodin r conservation project vegetation classes
Phascogale Brush-tailed Phascogale tapoatafa  Animal > Vulnerable Predicted Show 46 linked
tapoatafa Phascogale conservation project  Marsupials veqetation classes
Phascolarctos Koala Phascolarctos cinereus Animal > Vulnerable  Known Show 60 linked
cinereus conservation project Marsupials vegetation classes
Prasophyllum Tarengo Leek  Prasophyllum petilum  Plant > Orchids Endangered Known Show 5 linked
petilum rchi conservation project v i as:
Prasophvllum sp.  Maijors Creek Pr h Plant > Orchids  Critically Known Show 2 linked
Maijors Creek Leek Orchid Majors Creek Endangered vegetation classes
conservation project
Pseudomys fumeus Smoky Mouse  Pseudomys fumeus  Animal > Critically Predicted Show 7 linked
hitplAvww.envi nsw.gov.authrealenedspeciesapp/cmaSearchResults. aspx ?SubCmald=748 a7
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Pseudophryne

I ree

Pteropus
poliocephalus

Chthonicola
sagittata

Stagonopleura
quttata

Threatened Species found in Monaro (Part C) CMA sub-region | NSW Environment & Hexitage

Elying-fox

Speckled
Warbler

Monaro Golden
Daisy

Rosen !

and Swamps of the Peatlands and
New England Swamps of the
Tableland, NSW New England
North Coast,
Sydney Basin, North Coast,
South Ea rner, Sydney Basin
South Eastern South East
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Australian Alps Eastern
bi lins :

Australian Alps

ioregion

Callocephalon Gang-gana
fimbriatum Cockatoo
Alteration to the Alteration to
natural flow the natural
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and streams and ~ of rivers,
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wetlands.
Infection by nfecti
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conservation project
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nservati roje

Chthonicola sagittata
conservation project

project

Sydney Basin, South
East Corner, South
Eastern Highlands and
Australian Alps

bioregions
conservation project

Callocephalon
fimbriatum
conservation project

teration to the
natural flow regimes of
rivers and streams and
heir f -
wetlands conservation
project

Infection by Psittacine
Circoviral (beak and
feather) Disease

affecting endangered
psittacine species and
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42015 Threatened Specles found in Moraro (Part C) CMA sub-region | NSW Environment & Heritage
and populations affecting conservation project
endangered
psittacine
species
Competition from  Competition Competition from feral Threat > Pest Key Predicted
feral honey bees, from feral honey bees, Apis Animal Threatening
Apis mellifera L. honeybees jfera L. Process
= bedd
Introduction of the Introduction of Introduction of the Threat > Pest  Key Predicted
L rth the large earth Large Earth Animal Threatening
Bumblebee bumblebee Bumblebee Bombus Process
Bombus terrestris (Bombus rrestris (L
(L) terrestris) conservation project
Bushrock removal Bushrock Bushrock removal Threat > Habitat Key Predicted
Removal conservation project  Loss/Change Threatening
Process
Loss ot Loss and/or Loss or degradation (or Threat > Habitat Key Predicted
degradation (or dearadation of oth) of sites used for  Loss/Change Threatening
both) of sites used sites used for  hill-topping by Process
for hill-topping by  hill-topping by butterflies conservation
butterflies butterflies project
Predation by the  Predation by Predation by the Feral Threat > Pest Key Predicted
Feral Cat Felis feral cats Cat Felis catus Animal Threatening
catus (Linnaeus, (Linnaeus, 1758) Process
175&[ consg[@_tjgn u[gjg;;_t
Infection of frogs  Infection of frogs [nfection of frogs by~ Threat > Disease Key Predicted
by amphibian by amphibian ~ amphibian chytrid Threatening
chytrid causing the chytrid causing causing the disease Process
disease the disease chytridiomycosis
chytridiomycosis ~ chytridiomycosis conservation project
Invasion of the Invasion of the vasion of Threat > Pest Key Predicted
Yellow Crazy Ant, yellow crazy  Crazy Ant, Anoplolepis Animal Threatening
Anoplolepis ant (Anoplolepis gracilipes (Fr. Smith) Process
gracilipes) into  into NSW conservation
Smith) into NSW  NSW project
Removal of dead ~ Removal of Removal of dead wood Threat > Habitat Key Predicted
wood and dead dead wood and dead trees Loss/Change Threatening
trees and dead trees conservation project Process
Herbivory and Herbivory and Herbivory and Threat > Pest Key Predicted
environmental environmental  environmental Animal Threatening
degradation degradation degradation caused by Process
caused by feral mus.euizmtal feral deer conservation
deer project
High frequency fire Ecological High frequency fire Threat > Hebilat Key Predicted
resulting in the conseguences of resulting in the Lass/Change Threalzning
disruption of life disruption of life cycle Process
cycle processes in  fires I i il n
plants and animals animals and loss of
and loss of vegetation structure
vegetation and compasition
structure and conservation project
composition
Predation by the  Predation by the Predation by the Threat > Pest  Key Predicted
I n Fi European Red European Red Fox Animal Threatening
Vulpes Vu Fox Vulpes Vulpes Process
{Linnagus, 1758) (Linnaeus, 1758)
conservation project
Eredation by Predation by the Predation by Gambusia Threat > Pest  Key Predicted
Gambusia Plague Minnow holbrooki Girard, 1859 Animal Threatening
1 iGirard, (Gambusia (Plague Minnow or Process
1859 (Plague holbrooki) Mosquito Fish)
Mosquito Flﬁh )
Competition and qup_es_t_o_n_md Competition and Threat > Pest Key Predicted
_atz_w_t habitat degradation by Animal Threatening
ion .dgg[idﬁx.!sm by Feral Goats, Capra Process

gml Goats, Capra Feral Goats, hircus Linnagus 1758
hitp:wnw Brvironment nsw.gov. aufthreateneds peciesapycmaSear chR esulls aspx?SubCmald=748 A7
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412015 Threaiened Species found in Monaro (Parl Gy CMA sub-region | NSW Ervirsement & Heritage
hircus Linnaeus Capra hircus conservation project
1758 Linnaeus 1758
Invasion of native Invasion of Invasion of native plant Threal > Weed Key Predicted
plant communities native plant communities by exotic Threatening
by exotic perennial niti perennial grasses Process
perennial
ras
Predation, habitat Predation, Predation, habitat Threat > Pest  Key Predicted
degradation, habitat degradation, Animal Threatening
competition and degradation, competition and Process
i - ' di =
transmission by disease by Feral Pigs, Sus
Feral Pigs, Sus fransmission by i 17
Feral Pigs (Sus conservation project
1758 scrofa)
Importation of Red Importation of Importation of Red Threat > Pest  Key Predicted
Imported Fire Ants red imported Imported Fire Ants Animal Threatening
Solenopsis invicta fire ants into  Solenopsis invicta Process
Buren 1972 NSW Buren 1972
I
Clearing of native  Clearing of Clearing of native Threat > Habitat Key Predicted
vegetation native vegetation Loss/Change Threatening
vegetation conservation project Process
Competition and ~ Competition and Competition and Threat > Pest  Key Predicted
in h grazing by the  grazing by the feral ~ Animal Threatening
feral European feral European European Rabbit, Process
Rabbit, rabbit Orvctolagus cuniculus
Orvctolagus (L.) conservation
cuniculus (L.} project
Anthropogenic Human-caused r nic Cli Threat > Habitat Key Predicted
Climate Change ~ Climate Change conservation  Loss/Change Threatening
Change project Process
Infection of native  Infection of Infection of native Threat > Disease Key Predicted
plants by native plants by plants by Phytophthora Threatening
Phytophthora Phytophthora cinnamomi Process
Invasion of native Invasion of Invasion of native plant Threat > Weed  Key Predicted
ommunities native plant communities by. Threatening
by communities by Chrysanthemoides Process
Chrysanthemoides bitou bush &  monilifera conservation
monilifera boneseed project
Invasion and Invasion and Invasion and Threat > Pest  Key Predicted
establishment of  establishment of establishmentofthe — Animal Threatening
the Cane Toad the Cane Toad Cane Toad (Bufo Process
project
Invasion, Invasion, Invasion, Threat > Weed  Key Predicted
establishment and establishment  establishment and Threatening
spread of Lantana and spread of  spread of Lantana Process
(Lantana camara  Lantana (Lantana camara L.
L. sens, Lat) {Lantana camara sen rvati
L. sens. lat) project
nvasi n Invasion and vasion Threat > Weed ¥ey Predicted
establishment of  establishment of establishment of exotic Threatening
exotic vines and  exotic vines vines and scramblers Process
scramblers and rvati i
scramblers
Dampiera fusca Kydra Dampiera Dampiera fusca Plant > Shrubs Endangered Known Show 5 linked
conservation project vegetation classes
Invasion and Invasion and Invasion and Threat > Weed Key Predicted
establishment of  establishment of establishment of Threatening
Scotch Broom Scotch Broom  Scotch Broom (Cytisus Process
(Cytisus scoparius) (Cylisus scoparius) R - -~~~y
scoparius) conservation project

FettprAfurann environment nsw.gov. authrestenaedspediesapplomaear chiresulls aspx 7SubC miatd=743 87
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402015 Threatened Species found in Monaro (Part C) CMA sub-region | NSW Environment & Heritage
Loss of Hollow- Loss of Hollow-  Loss of Hollow-bearing Threat > Habitat Key Predicted
bearing Trees bearing Trees  Trees conservation Loss/Change Threatening
project Process
Forest eucalypt Forest eucalypt  Forest eucalypt Threat > Other Key Predicted
dieback associated dieback dieback associated Threat Threatening
with over- associated with  with over- Process
abundant psvllids  over-abundant llids an i
1 Min psyllids and Bell conservation project
Miners
Glossopsitta pusilla Li ri Glossopsitta pusilla Animal > Birds  Vulnerable Known Show 54 linked
Eredation and Predation and  Predation and Threat > Pest Key Predicted
hybridisation by hybridisation by hybridisation by Feral ~ Animal Threatening
Feral Dogs, Canis Feral Dogs Dogs, Canis lupus Process
lupus familiaris Canis lupus familiaris conservation
familiaris project
Petroica phoenicea Flame Robin Petroica phoenicea Animal > Birds ~ Vulnerable Known Show 47 linked
conservation project vegetation classes
Hieraaetus Little Eagle Hieraaetus Animal > Birds  Vulnerable Known Show 100 linked
morphnoides morphnoides vegetation classes
conservation project
Petroica boodang  Scarlet Robin  Petrcica boodang Animal > Birds ~ Vuinerable  Known Show 54 linked
imili Spotted Harrier Cir imil Animal > Birds  Vulnerable Known Show 58 linked
rvation pr vegetation classes
Daphoenositta Varied Sittella ~ Daphoenositta Animal > Birds ~ Vulnerable Known Show 80 linked
chrysoptera chrysoptera vegetation classes
conservation project
i White-fronted ~ Epthianura albifrons  Animal > Birds ~ Vulnerable  Known Show 24 linked
ifron Chat n ion proj vegetation classes
Invasion of native  Invasion of Invasion of native plant Threat > Weed  Key Predicted
plant communities native plant communities by African Threatening
by African Olive ~ communities by Olive Olea europaea Process
Olea europaea ican Oljv idata (W
subsp. cuspidata  Olea europaea  ex G. Don) Cif,
Cif, (Wall. ex G,
Don) Cif.
Tablelands Snow  Iablelands Snow Tablelands Snow Gum. Community > Endangered Known Show 10 finked
Gum, Black Sallee, Gum, Black Black Sallee, Threatened Ecological veqgetation classes
Sallee, Candlebark and Ribbon Ecological Community
Ribbon Gum Candlebark and Gum Grassy Woodland Communities
Grassy Woodland ~ Ribbon Gum in the South Eastern
in the South Grassy Highlands, Sydney
Eastern Highlands, Woodland inthe Basin, South East
Sydney Basin, South Eastern  Corner and NSW South
South East Corner Highlands, rn es
and NSW South ~ Sydnev Basin,  Bioregions .
Western Slopes  South East conservation project
South Western
Slopes
Bioregions
Loss and Loss and Loss and degradation  Threat » Weed Koy Predicted
degradation of degradation of of native plant and Threatening
native plant and ua:_‘ce_pla_mm animal habitat by Process
ammLhﬁmaLu animal habitat De
invasion of escaped jzg invasi gﬁgf garden plants
aarden plants, escaped garden including aquatic
including aguatic  plants, including plants conservation
plants aquatic plan project
Agaressive Aggressive Agaressive exclusion of Threat > Pest  Key Predicted
exclusion of birds  exclusion of birds from woodland  Animal Threatening
from woodland and birds from and forest habitat by Process
forest habitat by woodland and abundant Noisy Miners

abundant Noisy

forest habitat by Manorina

Iipfhann ereiroiment s gov.atrestenedspeciesappicmaSear chResUis aspy *SubCmald=748
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492015 Threatened Species found in Morara (Part G} ChMA sub-region | NSW Environment & Heritage
Miners Manorina ~ abundant Neisy melanocephata
melanocephala Miners Magoring conseryation project
mﬂﬂaog:.ph,:-.’a

it e Bnvironm el ngw.gov.auhreatenacs peclesapp/emaSearchResulls aspx 7SubC matd=743 i
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Appendix F - Attachment 2:
EPS&A ACT ASSESSMENT OF SIGNIFICANCE (7-PART TEST)

An assessment of the effects of the proposal on threatened species, populations and ecological
communities, may be carried out by applying the seven factors from Section SA of the amended
NSW Environmental Planning and Assessment Act 1879 in accordance with gazetted
assessment guidelines to each identified threatened species, population and ecological
community.

This assessment of significance is presented below for the endangered ecological community,
the Tablelands Snow Gurn, Black Sallee, Candlebark and Ribbon Gum Grassy Woodland in the
South Eastern Highlands, Sydney Basin, South East Corner and NSW South Western Slopes
Bioregions (hereafter referred to as the Snow Gum Grassy Woodland Ecological Community).

Part a]

In the case of a threatened species, whether the action proposed is likely to have an adverse
effect on the life cycle of the species such that a viable local population of the species is likely to
be placed at risk of extinction.

There are no threatened species that would be impacted within the study area.

Part b}

In the case of an endangered population, whether the life cycle of the species that constitutes the
endangered population is likely to be disrupted such that the viability of the population is likely to
be significantly compromised,

There are no endangered populations within the study area.

Part c]

In the case of an endangered ecological community, whether the action proposed:

(1] is likely to have an adverse effect on the extent of the ecological community such that its local
occurrence is likely to be placed at risk of extinction, or

[ii] is likely to substantially and adversely modify the composition of the ecological community such
that its local occurrence s likely to be placed at risk of extinction.

Snow Gum Grassy Woodland Ecological Community

i. Extent of Local Occurrence

The action proposed will affect up to approximately 0.39 hectares of the local occurrence of the
the Snow Gum Grassy Woodland Ecological Community.  This disturbance will be rehabilitated
with landscaping of native grasses and ground cover with the tree removal offset by the planting
of additional trees at a ratio of more than 2:1.

The extent of the local occurrence of the Snow Gum Grassy Woodland Ecological Community is
not fully known, however it is likely to be very extensive and includes areas of Woodland
vegetation between an altitude of 600m and 1400m, which predominates through the Snowy
River Shire and wider region as shown in the map below:

Dabyne Plamming Pty L
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ii. Composition of Local Occurrence

The composition of the Snow Gum Grassy Woodland Ecological Community

was not surveyed as part of this assessment, however it is highly unlikely to be significantly
different to the composition in similar habitats with the locality and region, given its broad

distribution across the site and locality.

That is, it is highly unlikely that the study area supports a unique assemblage of the characteristic
species of the Snow Gum Grassy Woodland Ecological Community that does not occur
elsewhere within the local occurrence.

The action proposed is considered unlikely that the proposal would impact upon the extent or
modify the community to a degree such that it would place the local occurrence of the
community at risk of extinction.

Part dj

In relation to the habitat of a threatened species, population or ecological community:
(] the extent to which habitat s likely to be removed or modified as a result of the action

proposed, and
(ii} whether an area of habitat is likely to become fragmented or isolated from other areas of

habitat as a result of the proposed action, and

(iii] the importance of the habitat to be removed, modified, fragmented or isolated to the long-
term survival of the species, population or ecological community in the locality.

i. Effects on Extent of Habitat

Threatened Species

There are no threatened species that would be impacted within the study area.

Endangered Populations

There are no endangered populations within the study area.

Endangered Ecological Communities

Dabyne Planming Pty Ltd
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See below.

ii. Effects on Habitat Connectivity

Threatened Species

There are no threatened species that would be impacted within the study area.

Endangered Populations

There are no endangered populations within the study area.

Endangered Ecological Communities

See below.

iii. Importance of Habitat to be Affected

Threatened Species

There are no threatened species that would be impacted within the study area.

Endangered Populations

There are no endangered populations within the study area.

Endangered Ecological Communities

The proposal will impact upon habitat for Snow Gum Grassy Woodland in the form of direct
clearing of this community and the extent of this impact is discussed in Appendix F. The areas of
habitat within the site are already fragmented due to previous clearing, grazing pressure, the
ingress of weeds and the occurrence of other vegetation communities in areas not suitable for
Snow Gum Grassy Woodland. The proposal would not further fragment or isolate habitat for this
community. The majority of suitable habitat likely to be removed by the proposal is in reasonable
condition however, it is widespread, has been partly degraded by agricultural practices and given

the small amount to be removed is not considered important habitat. The extent of clearing is
not anticipated to impact the long-term survival of this ecological community in the locality.

Part e

Whether the action proposed is likely to have an adverse effect on critical habitat (either directly
or indirectlyj.

The action proposed will not affect any critical habitat.

Part f]

Whether the action proposed is consistent with the objectives or actions of a recovery plan or
threat abatement plan.

There are no recovery plans or threat abetment plans for this community.

Part g)

Whether the action proposed constitutes or is part of a key threatening process or Is likely to
result in the operation of, or increase the impact of, a key threatening process.

Two identified Key Threatening Processes are relevant to this proposal.

Disbyne Planning Py Ltd
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Clearing of native vegetation

In the determination, the NSW Scientific Committee found that ‘clearing of any area of native
vegetation, including areas less than two hectares in extent, may have significant impacts on
biological diversity'. Clearing can lead to direct habitat loss, habitat fragmentation and associated
genetic impacts, habitat degradation, loss of the leaf litter layer increased habitat for invasive
species and off-site impacts such as downstream sedimentation.

The proposal would not contribute significantly to the operation of clearing as a threatening
process at the local or regional level, since the total disturbance area has been measured at
approximately 0.38 hectares, representing less than 1% of the total allotment area. This
disturbance, in part, will be rehabilitated with landscaping of native grasses and ground cover
with the tree removal offset by the planting of additional trees at a ratio of more than 2:1

The significance of this clearing has been discussed above.
The invasion of native vegetation by exotic perennial grass

The invasion of native vegetation by exotic perennial grass is a further Key Threatening Pracess
relevant to this proposal. Snow Gum Grassy Woodland is vulnerable to the introduction and
spread of perennial grasses such as African Love Grass, Serrated Tussock, Phalaris, Cocksfoot,
Yorkshire Fog, and Paspalum.

The proposal includes planting of native vegetation within any of the disturbed areas associated
with the development. This will assist with weed management and together with ongoing weed
management of the property, the proposal is not expected to significantly increase the impact of
this Key Threatening Process in the study area.

Dabyne Plsnring Pey Ltd
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A |orficeor AHIMS Web Services (AWS)
m &Heritage Search Result Your Ref Number ; 24-14
Client Scrvice ID : 141424
dabyne planning Date: 15 July 2014

Attention: Ivan Pasalich

Email: ivan@dabyneplanning.com.au

Dear Sir or Madam:

The context area of your search is shown in the map below. Please note that the map does notaccurately
dispiay the exact boundaries of the search as defined in the paragraph above. The map is to be used for
general reference purposes oniy.

e ————————————————————— - — e ——

A search of the Office of the Environment and Heritage AHIMS Web Services (Aboriginal Heritage Information
Management System) has shown that:

[

Aberiginal sites are recorded in or near the abave lacation,

OJjAboriginal places have been declared in or near the above location, *
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If your search shows Aboriginal sites or places what should you do?

You must do an extensive search if AHIMS has shown that there are Aboriginal sites or places recorded in the
search area.

o Ifyou are checking AHIMS as a part of your due diligence, refer to the next steps of the Due Diligence Code of
practice.

You can get further information about Aboriginal places by looking at the gazettal notice that declared it.
Aboriginal places gazetted after 2001 are available on the N5W Governmtent Gazette

(http://www.nsw gov.au/gazette] website. Gazettal notices published prior to 2001 can be obtained from
Office of Environment and Heritage's Aboriginal Heritage Information Unit upon request

Important information about your AHIMS search

e The information derived from the AHIMS search is only to be used for the purpose for which it was requested.
It is not be made available to the public.

© AHIMS records information about Aboriginal sites that have been provided to Office of Environment and
Heritage and Aboriginal places that have been declared by the Minister;

e Information recorded on AHIMS may vary in its accuracy and may not be up to date .Location details are
recorded as grid references and it is important to note that there may be errors or omissions in these
recordings,

o Some parts of New South Wales have not been investigated in detail and there may be fewer records of

Aboriginal sites in those areas. These areas may contain Aboriginal sites which are not recorded on AHIMS.

o Aboriginal objects are protected under the National Parks and Wildlife Act 1974 even if they are notrecorded

as a site on AHIMS.
@ This search can form part of your due diligence and remains valid for 12 months.

PO BOX 1967 1urstville NhW 2220 ABM 30 841 387 271
43 Bridge Strect HURSTVILLE NEW 2220 Email: ahims@cnvirenmentnsw, gov.au
Tel: (0232585 6345 (IND585 6471 Fax: (B2)9585 6094 Welr www environment.nsw.gov.au
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ilj‘é!ﬁ Local Land

Services
GOVERNMENT South East

6 November 2014

Mr. Ivan Pasalich
Principle

Dabyne Planning Pty Ltd
PO Box 179

Jindabyne NSW 2627

Dear Mr. Pasalich,

Ref: Right of Carriageway access over a Travelling Stock Reserve at East
Jindabyne, Lot 7002 DP 1028552 to gain access to Lot 3 DP 1175878 and
proposed eco tourist facility & community title subdivision

Please accept this letter in response to your correspondence dated 2 September 2014.

South East Local Land Services maintains no objection to you making representation
to the Department of Lands for establishing legal access over the abovementioned
Travelling Stock Reserve on the basis that:

e The proposed ‘access way' does not interfere with the use of the said Travelling
Stock Reserve for livestock grazing purposes,

e Any alterations to the infrastructure on this reserve and thereon ongoing
maintenance for alterations remain the responsibility of your client,

e South East Local Land Services accepts no responsibility for your client, or any
party to your client, for access over this reserve.

Should you require any further information or wish to discuss this matter further, please
do not hesitate to Daniel Shaw on (02) 4464 6000

Regards

Gavin Whiteley
General Manager — South East Local Land Services

South East Local Land Sarvices

13 Schofislds Lane (PO Box 62)

BERRY NSV 2535

Tel: (02) 4464 GOM) | Fax: (87 4464 2113 | www.iis.nsw.gov.ou
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u ..‘ v Trade &
Ak Investment

M Crown Lands

PO Box 2215
DANGAR NSW 2309
Tel: 02 3424 3714
Fax02 4822 4287

Email: John.Flarrety@lands. nsw.gqov.au
www [ands.nsw.gov.au
Ref: 14/06056

Ms Theresa McKenzie
PO Box 481,

JINDABYNE NSW 2627
g December 2014

Dear Ms McKenzie,

SUBJECT: USE OF SECTION 75 OF THE LOCAL LAND SERVICES ACT 2013
| refer to our conversation of today concerning the above matter.

To confirm the information provided, the Departments position regarding Section 75 of
the Local Lands Services Act 2013 is that this section of that Act creates a deemed
right of carriageway (ROC). In the circumstances there is no need to register an
easement to formally create the ROC.,

If you have any further enquiries please contact me at the Goulburn Office phone number
(02) 4824 3714 or Mobile 0427 108 717.

Yours sincerely

ohn Flarrety
Group Leader, Goulburn

Page |1



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

——
dobyneplanning

APPENDIX |

SNOWY RIVER DCP 2013—ASSESSMENT TABLE

X
=)
2
i
a

a

=




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

15.3

o Xpuaddy

Wl papiaJd pue UayeIJapUn USaY SBY JUSLSSESSE BJOY PUB BUNES

€ 'Sly3 BUPUEISUIAION | os 1d Buney pue eoy Joj ueIuEIs pusy
07 topeja.  Buddewy 03 43)84 40 8PN 30U S30P £ LOE JTT HS 841

‘puE| 8U1 JO 3N admny pasadoJd sl PUB LOISIPGNS AG Paaje KIBUBLLLIABP aq J0U ISNLU JUBWUOJIAUS orenbe ay)(q)

‘BUNEY PUEB BJOJ)) UD 30940 BSJANDE UB SABY 10U

| uoiSpans aul seys Bupessuowep vossad paylenb fgeuns e Ag pasedasd souroyiubis jo JUBWSSASSE UB PUB IN0 PALLED 3Q
15N Sapads pausgeaJLs Jo) fanins paiab.ie) e uonoaiold euney pue esoy Joj Juesiyubis puel fue sapnjou uisipgns au J (&)

uo139830.4d BUNE] pUE BJ0|4t~2' LD

ELO2 857
HS 847 W paouaaa. Jo pagesodioou Jabuoy ou 51 Buddew sy pue
pue| jeamynaybe g sse(] Aue apnjauy 10U S30p BYS 393Mgns Ayl - Y.\

"UOREJ0JE JUaIa0[EASP Bu4s Yalm
pEAILGRS 3q 03 51 JuawaroJdw) aurased pue Buizesb o3 payns (jam 10u S! uoisINPGNs a3 Buisudwon puey ays sey Bunedsuowap

asuuouoJBe payenb e Aq paedasd quodad e '[fep paquiodde) €102 JI1 JanH AMoug aup Jo [exazeB Jo ajep ayy o3 Jowd sueak
© uew) 558) 30U UBRANPosd (Bl naEE J0 A0 USRI SEM PUR| A3 pue ‘puel (euriinowBe ||| ssei Aue SapNjaU UOISINPGNS BU3 ) (e]

pue |engnoniby g-2'L.0

W@ Juanye susuo ‘syues femanup Buyed J82 Bupniou ssomniss

"a3is auj DULIBA[D UBL) JALRBJ 3su aJy Buisiwuiuiw

Ul 3SISSE 01 PasSN aq PINoys Specd Jejawiag ‘[uawabeusyy piezel |Bimep - £0 waadey] Jajad) 9O0E UoAIIN0I SJYYSNE JO)
Buiug|g yam 8ouepJoooe Ui paubisap aq 01 aJe pue pJezey aJyysng Aue asiuiui 6y paubisap aq 1SNl pageadsd ag o) swuswole au (6]
-adeys JenbaJ e jo aq 03 aJe suaunoje |yl

‘gipuey ssa2ae alp Buipnioxa pansealy aq o3 348 SyuaLLL0)e padeys-4ayaiey (| Joj siuawalinbad ease wnwiuiw ayy(s)

'S80 g JO LIPIM B|pUBY SS3008 WUNLLELIL B 3ABY 1SN Sauoz abe|i 4o [enuspisay u syuawsoje padeysaayoaey |iy(p)

uawno|e padeys

Jauo3ey e Apeadje s1qeys padojanap Buiag 10| e anpaul J0u 1SN UoIsIMPGNS aup afie|in gNY Jo |ernuapisay fisuag Mo 2y lenuapisay
|eBUag) |4 U0z uiyam pasodeJd SISyl BJaLAN, ‘PUE| JO JUBLUIOLE PACEYS J84IIBY B JO UDREB.D By} 03 Juasuod few 1puno(a)
“shuijamp Buioey yaou sBesnooua 03 23S 3l uo sBulBMP 2JMnj J0 UOKEIUBIIO BY) JapIsuod gsnw uBisap uoismpgns(g)

‘[awawabeueyy plezeH |eangepy - £0) Jadey] JajaJ] SBsInodJaleEM
pue saimeay oiydeJBodos 'sdosoano fyoos Buipnjour swuojpue| [edneu ‘uonelabian aueoyuBis Buipniour saJMes) [eauaLILDINUS 5

oea i wwh._ﬂhhgg;s:w rﬁﬂum...wcma.___..h ...“.Meqmun d Q%MM mﬁwﬂu_..%__.w m.s.ﬁ.ﬁ._ﬁ_,_u 10 uonoaoud AUy sJnsua pue pJezey adyysng Bulpnjoul pue| sy Jo sansuatoeeud [eaishyd ayl Japisud JsnLu uBisap uoispgns ay)fe)
LI, L USUIL
e B paubisap uaaq sey uoisipqns pasadad 3 ubseQ UoISINPANS 2210
Adde

90U S50 LOISNOI 8215 JOf WINWIUIL 84T GF] BY1 4O 17\ L 7 SSNBYD Y
FOUBPIOITE LI PUB LOISINEGNS a1 Ayunuwiwios & Joj si jesodosd sy

'sdeyy azig 307 Butfuedwosse auyl pue £ 102 d31 48N AMOUS Y3 U1 PaYRUSP! 3.8 S82IS 10| LDISINPANS WNWIILL 34),

S8215 107 UOISINPANS WNWILIN L2'LD

JusLLos

|oueg

sjuawsJinbay uoisipgns [edauss ‘g




‘UOREBJDBJ JO SSB006 Uelasapad o a3ejaJ jou saop 1) ‘Buysy pue asn

oRsawop "wazem Bupjuup se yons sasodund Joj ‘Y JO BSN 8|qBUCSEA AKew 03 JaIeMm JO Apoq e o3 Buwioipe si fasadosd asoym suaumopue|
mojje 53361 uelediy ‘sesodund wuey -uD 'onSaWOp Joj Suaumopue| [eanJ Ag pjay ayBl Jaem e st 3Bl ssacoe uewedy, 7 FI0TY

'S5800Y pue ayjeJ) ‘Supued Jen g9 JsadeyD ul PaUILIL0D BB SSE00E JO) SIUSLLBIINDAY papeIap BN

Pa0e8U2 5q i SO S53998 UBLRCL [9UCAIRPE O ‘suogeaydads uorannsuod pue ubisap juaLdoEASP SIOUNDD) YAM BIUBPJIOIDR Ul SS308
[peaonssuos Auadoud) jeaoesd pue jeba) Buipiouins aney asnw [sauaunsnipe Aseg 3 Buspnjour) ueiswpgns Aq paleaso SJUBLGONE |7

3582 843 03 @ 2 107 yBnouy peoy oxzsniosay
O (30U 33 03 Z 307 YGnoJya peoy i Buuds Jaywa 03 ybnouys
558908 (8910640 [865) pue BuiprouIs ansy s 0] pasadosd i 4o i

"shemiagem Jaylo J0 sJan 'Sx8a.2 ‘sweans 03 s1yBu ssa29e vewedu |lPUDIIPPE B1BE. 10U JSNL LOISWPGNS 3yl

SS833Y §2'LD
"2iS 8u3 03 papioud aq ued [apqoLu Jo Bul| Paky JBLIEYM] SUONEDIUNLILIGDS(S) J8U3 S3e.A5UDLLSP J5NLU JUBIOae a4l [

‘Ryaogne
SUB Ty B0 N 0 GOy faiannnaia queAsial B4 0 SIUBWEUND3I BUT UM 30UBPJICOE Ul UBLI0)e YIes o1 papwod aq3sniw Kddns fysigosp uy (&)
FENHFEL 8 FUESLRIINY PSI24A0G S JN BN ZP Posaded Syt
S82UMIBG JO Uoisinod £-2'LD
"PEO. |BLIS1E Y1 LUOY PEMSIA USUM PISILLILILL 50 UBD Ojanap
aupa Jo Pedwl) [ENSIA 311 MOY ANBaSUOLSP 03 3pinosd ag 03 S1 leuoissajo.d payienb fgeuns e Ag uayelsspun Juswssasse soedun
|BNSIA & PEO. |BUE3JR U LU0 3jgisin 3.8 seaue uoisnjoxa Buipping aus apisino paynuap! sauis suswdoaaap pue Buiping 2w Jilq)

:sousoyubis abiequay 4o sease pue saulEbp ‘sMai LD J0EdW “LOBBUILBIL0D
pue| ‘diispue| pue adojs ‘uonoaoud euney pue esoy ‘Buipooy ‘pue| aucsd auyysng o3 payw 10U ang) Bupnpou! SUE.ASUCD
[B3usLLUCIID pue uBisap 2yis 4o siskjsue ue Lo paseq aue olym Sease uoisnjoxa Buping fynuap! o3 aue sueid 23S ay ) {e)

Juswdojanap pue Buipping asmny Joj sygeans
Buiag se paaebusanu; ag pjnom sease uoisnjaxa Buipjing au i papnjaul jou sease Apuanbasuog qusiudojaasp pue Buppng umny Joy

ALiBGoof AIIARLOD 442 Ui SPIIPGNS 03 3|GEAINS 3q 20U PINOM pue (soueayubis sbiequay jo seaue ‘vonesaban Juesyubis ‘adojs ‘pue| sucsd suyysng i) s1ulE.SUCD

S35 AP 207 191 03 Yanpunog wewsia oy Buge pues sunsd SIS Juawdojarap aney jeyl sease Mnuap! o3 sueid uoneoidde JuawdoaAsp U3 UD UMOYS 89 01 S| SEBJR UOISNIOXS Buipjing jo uogeao] ay)
U3 0 AUE BONIINE OF LAKIEAT USIG SEY LCISMDGNS PEsodoid auyf
seauy uojsnjax3 Buipiing g-2'L0
Sapnjoul £102 d3143My alg :aoN

T8'Z Pue £ 58snep Jaja.] sealy UDRIa10.g 01U30G SU J0) SISNEP o0

“BAJY UOIDSI0U JIUBIS HJEd [BUDKE]N OXZSNIDSO) 03 Sayoeosddy
uJa3se3 Jo aukgepuir 3x87 uo 30edw) jensiA aaneBau & arey 10U JIM LOISINPGNS B UM SBuIPEng aumny Jo pasodoud fue -

40 'aUSQUINING 3387 WoJj S|qISIA 30 10U [|IM uoispans ay3 uiyum sBuppng aungny Jo pasodoud Aue -
2| S85UOWAP 07 S| pue [euoissajoud payenb Aiqeans e Aq uaNelapun aq o S| JuBLISSasSE 2edw) [ensK oy (q)

g S o "BAJY UONO3I04 2JUBIS B |BUDKEN O¥ZSNIDSO} 03 Sayoe0.ddy UISISET PUB BaJY LORII0JY
E' VONDOS L USKDMEDUN VIS S0y SISABLS J5ackLy BASH m..hq__u Pty 2lusag aufqepuIr BeT JO BUBQLUNSNG @XeT Byl Ul uoISINPgNS pasodoud ([ Joj USYEJSPUN 3 03 S1 JUISSISSE edwi jensi y(e)
HOIOSI0N RIS SLADEPLIr ST T WM POREDG) St SIS IS StL

uol309304d [BNSIA S-2'LD

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

35 341 0 £t UOROES 07 S3/3Y

BAJE U3 JO JAIDRJIBYD [ENSIA AL LA aqnedwod aue saYas Buiping pue Buouay Buunsuy °

pue sBupunosins aua L Ul spualg
18143 JNOOD € JO PUB BAOAYS.-UOU BU SaySILY [eusagxa Jeys Buunsua Aq sBuppng pasodoud jo pedwn |ensin sy Buonpay °

Yuawdophap 8yl o3 Saoas jo uosiwosd ayy jo pue sfemandp jo Pedun ensn ayy Buonpay ™
‘speoJ 2ignd Bupnjoul ‘sease opagnd WO SMBt LD WawdoEnap 3w Jo eduw |Bnsia 3y Busiwiuy °
‘pue) Bupunosuns pue aus sy Jo JaRIEYs adeaspue| Sy pue SaumMeay |ensi quesadu °

101 uawiB ag 3sNLW UoREJDP! kL p pascdoud aup Jo soedwi jensn Buissasse uayay  [q)

Juawdoansp Y3 JO 3¥S 3Y1 03 SAOMUBS JAR0 pue A0L0a)a Jo uoisinosd ag jo pue Buduay pue sfemanup
oy sasn Adejroue jo s3oedun [ensih auy Buipnjour uawdojanap syl Ino Bukuueo jo soedw [ensw Aay) aun o3 paebads aney 3snw fuoyine
JUBSUDD Y3 'UORON.SUDD Buipiing Jo som Aue jo ano Bulses sy Bunoau Juswdojanap Joj Juasuos Juawdojpasp Buguesb auojeg  (e)

¥ ya9esey adedspue [EnsiA L-L'2D

uBLWUIoD

|ouauog

10edw) 91UsaS 3 [BNSIA "L

ubiseq - 20

stuow (g sy veys adow jo polsad Snonuguos 8 Joj
SWI00UPaq JO SBLIPIING JO 8SEaY BY3 JOJ MOJIE 10U 0p SuBKd JuBLaBeuRLL

"SLALOW [£] 8311 UBL) 2J0W 0 poiiad SNONUAUOD € J0j SLLI00JPaq JO SGUIPJING JO 8583] aU3 JOj MOJ|E 10U Op SuBld Jualuabelely o
sypuow () aauyl uey aJow jo poisad snonurnuod & Jo Buiiamp au

Adnooo j0u op (sassa) Jo Buigamp aus Jo Jaumo 3y aue Aoy Jauraymhuawdojaaap aua unaw Buamp Jo yun e Bukdnooso sisanb ey) o
d20 s 4o susadeyn) ueasisd sy Y souedwon o

‘Saeysuowaep pue uoneajdde 1 i aun Aued 01 st uawaes wawabeuvew funwwos v [p)

‘pafieusw fye.auao ag snw Aoy aul jo sauauodwoa |y [2)

"UCHEPOWWOIO. 3L JO

JUBUBWJIECHWSS JO JUBUBLIST Ul JNSaJ J0U ISNLU SINIIDE] 1SIIN03-008 JO UOKEPOLULLIOIIE JOYSIA U JSIUNGY JO UOISINPANS (q)

i pue sipuow (6] asi veld alouw o poised snonu &0y
Buyamp oy Adnaao jou op suqe ey Budr sa5anB 38U3
[l pue paseda.d aq jm 2 Ay v

“[Ipunog jo sjuawasnbas ayl yim aoueyduwon BuoBuo aunsua o3 paseda.d aq 01 S1uawWales wawabeuew fyunwwod v (e)
Juawelels Juawebeuepy Aunwwo) g-4'1L0

WaisAs JUanYe 8s-Uo pue syue) Aemanp

Burysed 482 Buprou S82ML8S [BnpmpLr Jay) 0sie pug abgyaing

g pue SELIPING UDHEPOWILIDIIR Bif] JO aSIALLIOT M 307 AIUNLWLWOT
4oea ajym [1amod yagem pazeinonaJ 'speods 3y} Aado.y Aunwwos
U7 UNyIM SITNIIS PUE INIINISELUI SBIBYS B3 1€ FPAjI

o

UOISWPONS 3u AG PAQE3ID S10| JAUI0 AR 4O SJaUMD (|8

g diysJaumo uowLwod Ui pjay aq |im Buideaspue) Jo BINONMASELU ‘SINIIDE] UDLILIDD JA30 pue ssasoe Buwueluoo jo| fue ing ‘aBejnuno
Jiawa pue sBuipjing UOKEPOLWIWIDIDE BJ0W JO BUO JO JJed JO BJOUM BUI LUIBIUOD LDES || UDISIPANS a1 JO 3NSaJ 8 Se PaIeaJd 510] Iy (q)
“faado.d Aunwiwos sy unam

papuosd ag 03 SDUIBS PUE BJMonseul paleys pue foe) uawabeuew [eQuan e Jo) uoisosd seudosdde LM 686 L

10y uswaBeuey pue Aunwiwod pue 686 | 10V uawdojaag pue Aunwiwen auys 0 JuensJnd apn Aiunwwod, Aq st uoiswpgng (g)

03 paubiisap usaq sey uaismpgns sy Aunwwen pasodold auyy pasodoud uoisiupgns jo adfy 2-0°'LD
JUBLLILIOD joduegy
uoistipgns 3 d IsknoL i




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

15.3

I35 a3 J0 |} G UoKISs
W ELOZ ‘dFT HS 94140 G SSNE[D JpUN PasSaIppe Usaq sey Siy]
h&uﬂ\gg&w

auAgepLIr SY87 8YI LM Paeso) S1 3L 0 dousd sy

"BYET AU LUOJ) SMAI Yyl UD JuaLUdD[anap pasol B3 30 PEAWI [ENSIA DL SSa55e 03 31 3|qBUS 01 JUBIDLNS S0EISPUE]|
U3 o3u) apnaau; 03 sbuipping Aue jo jenuaod sy Bumeys Aueape ajeos asedosdde ue jo papiosd aq ssnu sisheue soedwi lensiay  [3)

{jana) fddns jiny
53138} BUAGWNING e PUE BUAGEPUIN BT LI0J) MBIA 8L 0Ul oSN [Ensin Aue JuBnaJd 02 paubisap uaaq sey juawdoRAap ay [a)

“eaJe ay jo fyjenb ousos
i uo pedu lensin ajgesdaooeun U aney |wm usiwdojansp auys ssaum suawdojanap 01 pagueJ ag J0u 1snw uasuod atudo@Esag (p)

Juawdojarap ays usauos Kjensin pinom
Bunueyd ay1 ausym saads ameu siewdoudde jo Bunueld ay3 Joj apew uaag sey uoisnold Jaypaum o3 uanb aq 1snw uonesspisuoy (o)

'seaJe Buipunouauns pue axe ayy woy maw ay ogu
uoisn.ui fue quanasd (Buousy Bupnjou) sBuiping mau Aue 4o uoronysucs pue uBisap ayy Japaym o) uanb ag 1snw vonesapisuoy (g)

‘13| ddns jjny
53/ 18 auaquUNoNg 3xen pue "aufigepulr e Wouy pamai usym uaWdojaAsP ay3 Jo 3aedil jensin aun o3 uanb aq 3snw uoneJsapisuo] (e)

‘syejgey onenbe Buipnjoul ‘euney pue BJoj 8u3 1933044 °

‘SEaJy LOBDA0.d MU
aufgepuir ayen pue susquinong aye jo Jaempunoub pue suomouny abesoss Jagem ‘fajenb Jaem ayi 19830ug °
"Bumas [euny JBS|D B SABY 07 BNLNLIOD SIUBLIBMAES UBGJN JUSJBIPE PUB SayeT ay) 18i aunsug °

"uogeunsap Buysy awud e se vonoeme

3 Buipnjou sufgepulr akeT pUE SUSGLUNINT SYE7 JO SUDRIUNY [BUDRESJI0E] PUE SUONOR.ME [EILBLILOJAUS LA 10310.d °
"aUaquINong axeT 03 Juadelpe pue uo sease fuew u palolua aq UBD LIIYM UOGEIOS! 4O FSUSS AU 0. °

ISESJY U0BOSI0IY
a3 aufigepuir SYET PUE suaquinang aye aua ukam says Joy Adde osie Buwojo; ay3 [anoge] sanzosiqo syl o3 uogppe |

S22y UOHOI0IJ D1UBDS SuRGRpUIF B3jE pue BusquINaNg e ul dopeq €120

‘auyabipn Aue mojaq ‘ays ay3 yym pageioosse
seaJe neae)d Yy ay3 mojaq pajeasy ase suges pasodo.sd ey

"SaUnS UEoIUbIS BUPIOAE ea.e au Jo MqdeJb000) U JUN0aoE 0301 3¥E3 IBYS Juawdoanag

SMELPUE| € SB N0 pURS

PINOYS 3 ‘Lojuido s, jIounog) Byl ui eyl Aunwwos sy 03 asueayuis yons sey Buipjing syl Jo sunPaYIyILe pue uoRduNny 3yl °
‘auj abpw aup LM St pa93IB 9 03 pasodosd S13 YOIYM UO PUB| S JO SIUMBYL e

‘peoJ ojgnd B 03 SS3908 Je|NJYSA Sj0EUOSESS

Sel yoiym pa1aJa aq 03 pasodoud S1 9 yanm uo pue| sy 1o aed fuo ay sasudwoo Buipjing sy3 Jo uogeoo] pasodoud ay) °
asaym awy aBpu & uo Buipping e 4o LDNY3IB By 03 JUBSURS ABW 1DUNCT) JBRBMOH "PEO. 4O 3a8|d 32U] LWOY, BNJINAS auls & se

Jeadde pue peoJ |ewague ue se yons soe(d oygnd e wody sjqisin 8q pinom uipjing aug 4 auyabpl e uo payoaJa 8q 20U Isnw Buiping v [e)

I — sauyabipiy uo Buipjing 2-L'20



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

15.3

H&%&%E&ﬁ%mﬁcﬂ?ﬁ«
aq jpm ‘Bunueid 8a.3 sageu Bupnou ‘Buideaspus) |

IRV

‘syujod sBequen aygnd pue speoJ aijgnd Bunse fue o) JuBIHO@AIP AU JO MBIA 33 USYOS 01 PEIED]| 9g 01 S| Bunueld (9]
‘uonesaban jo seade JueoyUBIS U0 YOOULSNY JO [BAOLAY B aAoAU! J0U 1SN Juaudojarag  (a)

*sdoJ2ano food pue uonegabian se yans
saumea adeaspue) Bunsixe Bunesoduooul pue uo Buping Aq ‘adeospue) ay yim saeJBagui asnw quawwdojasap mau Aue jo uBisap ayy  [e)

Buideaspue g-1'20

ISWUONALS NG pue jesney

Bunsia a4z Y U U 03 PRI020Xa SI3UBLICOIaAIP B3 18I8A0
‘Buyood jpaw pue Buippela xa1sayieai

40 X1 8 Spjoul jju SBUPENG 30q JO 9Kqey jeuseixa pasodold auy|
‘S2SJE JOOY-GNS YIM PIJeAE[a 8q

¥ SUBYT ‘FINIINGS JISEG YT S SIUEIUOD Buiddlys J0 S ST YN
iy pue g Bugil Said Jo 3N 8y (M

ays yoes jo adoys sy o3 puodsas o paubissp us9q AgYy SUIED Jy|

"MO|BG J0 931, JO Xapul fmgoayad Bl B aney PINOYS B85 'PASN BJE SJNO|CO SJAYM JO ‘pEJEa.AUN JO |BJreu
0q few saysiy [pulang ‘sjeurd ssejf paaun JO SWIN|BOUIZ, S8 YONS Saoeuns anoayad AuBiy apniour 09 gou st ubisap Buiping ayL  (y)

‘pEnoInsad 81
SAYSIUY SAROBYS |BUIBINS JO BSN A PUE JUILLLOJIALS Bunsa Syl LIM JSR.JUOD UBY) JALARY puajq 03 paubisap BB S8UMANAS MBN ({6)

adraspue|
a1 uo s30edwl asILUIW 03 S 0S pays sBuipyNg Jajies yum adesspue| Buipunouuns ays Ui asoyl o3 Jepiuwis aue saybiay Buping ()

‘a0e|d oygnd e Woy pamaia uaym Apaun Yoo 30U op fay) 183 0S PRIRE.) BSIMJIBLI0 JO PAS0OUS ag 4SNW SeaLe Jooy-ang (8]

'adojs ayy umop dags og ssew Buipping aya mojje pue juudiony Buippng ays asiuuiw yaiyw subisap Aq paonpaJ ag 03 S1 ||y pUe INJ Joj
Pasu ay3 pue PaSILILIW 3G 02 §1 3PS iyuMEp 3u3 Ue Aejnonsed ng pue ayBlay Buiping *sapisiy pas. pue says Budars Adaas ug  (p)

‘sBuipjing jo Bunis
J0y pasn aq pnoys SeaJe asouy) ‘pequmsip ApeaJe ale ays e uo sease asaypn ‘Buippng syl Aq pasnea spedl (eunmeu ayl o) aoueqUMSIp
AU ISILUILIL 07 JAPJO Ul SJaid 3835 J0/pUE %01q JO ‘BLUB.y (3835 JO ajod ‘UORONMSLOD qels papuadsns asinn pinoys sBupng (3]

‘SeaJe
PUEISPIBY PEBIDOSSE PUR SUOKBPUNDY JOJ I JO UDREASIXA JO} PABU Bl SSIUILILI 03 J3PJO Ul pays pue paubisap a.e ssumanas iy (o)

‘S |BIMBU JIELY Ul SIS o sed
Buidojs fidaans anea| 0a 2/qewIsap g Aew 4 pue a%s a3 Jo adojs 3yl 18|ad pINoys Jualudo|anap au jo abiesanca ays pue ubisap ayL (e}

ubisag Buippng 5-1'20

VB [BUOLEN O¥ZSMIOST)Y
07 sayaeouddy LIRISeT Y3 UM PR8I0 J0U St 3YS 1931GNS S|

‘pEOY 0¥ZSNIAS0 3l Jo BN Uid]y Sy Lo pamain uaym Auenanled ued |BUoEN D¥ZSNosey| 01 sayoeosddy
UJ29SET Y3 UM PUB| J0 JB39BJEYD [2UNJ PUE JIUSDS Si) 01 JUSLLIISP OU S3sNED 3l 0s pajeso) pue paufiisap aq o) s1qualudojanag

‘PROY DYZSNIDSO) PUB

fiepp auidy sua WOy SMaA 23U uo Jusiudojarap pasadoud au Jo 9edw (ensi 8y ssesse Ausdoud 02 3 3jqeua 03 uaYns adeospue|
3\ U1 apn.aul o3 sBuipjing Aue jo [eaund auyy Buimays fueaj ajeas sjendosdde ue jo sisfleue yoedwl |Bnsih @ paJspisuad

sEY fQLIOYINE JUASLOD 3l S53|un Sayoeosddy LJEISET 8yl Ui pue| Jo uawdajanap 03 paauesB ag Jou Isnw WBsuea Juawdojanag

Jded |BUOnEN OXZSN|aSD) 03 Saydeouddy usagsed eya uiyam suewdojanag t-L'20



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

15.3

‘UeLUDR JIgne
B pur sbuggap Buunogquiiiay oLy WY BMBIA O LGRINESG0 BSILIMILY 45T sapats Jueyd Jo sooeRs pue saauay jo UBisap 4] (p]

"SLLI0G) SgeNgel-uol pUE SLUI00UPST SUYT W4 PEUIBIGE 85047 s5a0 Rl d & uanf ac pinous (uayop) pus abunop woo:
WEIOBEIL 2T N SN O LERINSE JETUESaL Bz "woos Bum] sease Bus ayl W s [uesxe Gudessd ‘siuyEmp BuunogBiau uo sgoedi 550| malk Enusqed Euissasse U] [3]

Aeve ‘wwpeo yoes 0 33R0InOE 248 03 Paapa) 2 oy Suuerd 9oy “6B8JE 8aeds uado agnd puz maass ‘shuswme BunogySeu syl woy

B UBEgE So.1018 AEUIS SR YA SAARDAL NPT LT SN pEgeaTy SEISIN JO BIORIIND ma padeonsp Banoma weguew fqeunsead osnd sBupingine pue sBlyjamp o ubisap pus usheasy ayy gl
FAG OHGIGIN BT SBASKMN N 3 P | SUGED PER0CR SRISA F0U 2UaR “EmEln 9JE 0O UDISEP @ S|gISSOL S1 1 JJDUW pajoaye §|ROUSISINS
i3 05 PEIEICY SIS G 9 ' SUHIET] BESOAI PUD PISSESSE SEM f a0 10l PNoYS SMel Jandmoy Sonuod Buuurd Gurkxa e faocoud wog dojasep o sige ag pnoys sveume Quadedd |y (2]
387 4 JETD-4Rans Sy oF SUysmD FULIoies Bit Loy JOmN 0D MEH Bl Bulieyg maip, ¢-L'gg




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

15.3

355 94140 2y UoRIeS 03 Jeyay (i

1588 8y 07 G4 2 307 YEnaya Apaap 40 (30U 8y 01 PROY [ Bulas
yBnoJy] pEOY 0YZSNIaSOY Wy ssa00e sey Ajue Auadosd sy [y)
pezangsuos Jo pageaJs Buieg peods aygnd

Jo yabusy jeuenppe Aue aunbal 10u jim uoiswpans pasodosd aiyy (6]

NG

PEOY OYISAIOSOY 03 1589

ay1 03 9} 2 307 YGnosys Aemabeiiiesyogybiu jebs) Bugsa ue ybnosy
Bjgeyens Apesye si 8in0s ssa.ba,/558208 aayysng puodas iy (3]

H xpuaddy L papmosd pue pauIeIgo Uaag SBY SPUBT LMaLT

PUB S83IMJ85 (8207 PUET BLI LI0G W4 SIUSPUOTSSLIOD PUS PESIENES
ag i pue Agus.suna st peay i Buuds ayz jo pus oy 38 HSL 241 (p)
el

7583 ay3 0] 912 107 YEnoJy3 pROY DNZSMISTY

40 YU 2 03 2 307 Yoy peay ik Buuds Jayys 03 Aemabesies
SOy Bugsies sy woy uiges yoes o] sseaoe jebis) apmodd

i pue 3084 8q 03 paubisap usaq sey iyl Auedoly Ayununuos sty
Uiy PO3ean) 3G [iM G-| SLIGEd 03 SSI908 [eusaiul pasodosd syl fg]

I568 843 03 942 307 YONOUY) PeOH ONZSIVISON JO

yrou sy3 ) 2 907 yhnoays peoy (i Buuds sayys 03 ybnoiys ssaooe
jearopd [ebis] pue Buipiouios ansy jim s90) pasodoid auy3 jo [y S§a008
jearae.d jebay pue Buipiouios aney jum siof pasodosd ays jo v fe]

"PeEidaje aq 03 AjaY)| SPE0J aU) opeJban 03 JUSOYNS ale Jualldojanap
pasodoud Bys Wodj SUOANGALOD |BRUBLY AUB JOLIBUM PUE SOUBLSILIBLL PEOJ J0) SABIBAR 30 ||Wh JO S8 SPUN) JELIALUM PUE 39808390
01 5PROJ U3 JO LOMIPUDD 3LA BSNED W JuaLud p pasodoud aus yam e JaLpaym o9 uanib aq 3snw uonesapisue] 1)

"PEIEEJD 3 UBD JO J5IXE J2Y) SangeUsagje |Banoesd

JBLA0 OU Sey aYS aly) ssa|un suatudojanap e o papwo.d ag 03 10U S peoy oyzsniasoy| Jo kep aud)y Byl Jaywa woJy ssanoe joauQ (U]
‘pasiuluiul aq

09 § J9UNGY) 4O [0U0D B 03 PaJJajsues) aq o3 pasodoud pue Juawdoanap ayi 4o wed se pageado peod oygnd jo yaBua jeuorippe fuy (6]

"UOREDIPEP JO UOKONLISUOD PEOS ‘BINS0|o Juawulie -2 yBnouys payroad
aq pjnoys quawubie peod auyy Juawiubie peos pasiuBosal K)jeBaj Jo paieoipap aua Yolew Jou saop Juawubie peod Bunsia auyl asaypn ()

‘ssa008 [eonorud pue [eBa) quauewad e aq 01 51 sy 'aanod ssaJfia /ssa0ae auyysng puesas e saunbad jualwdojanap 2y asayns [a)
‘femabieliea jo s3yBi 01 8|qed)dde suopUOD awes ay) o) Palgns pue femabeused Jo sjubi oy BS0Y) 0 SBOUEISLINDJID

Jepuis u pagiwsad ag Ajuo |m pue [seonag awnuel pue speay ‘Ba) Asoyane ygnd sy 4o Juesuoca ayy saunbad [saasad

Fyaoyany 1584 pUB UIIESH }D09SaAI pUB Speod Arsa.io 'SPED BAJESaU UMOUD) PEIEIIPSRUN Buipnjouw) speoJ pajespapun Ag ssasoy (p)
‘pandadoe aq 40U ||iM UOHONLSUOD PO

Joj uoreaydde By ‘dIySIBUMD 40 JBSUB BUY 03 [IDUNDD) J0 BIUBLINILOD BU3 LIEIGO Jouues Jueaydde aul Buay/), 1UNa) 03 pauajsuBs
Buiag peoJ a1 Jo diSIaUMD B 01 35USIINTUOD S,0UNGT) UIEYGo o1 padinbad s1 peoJ oqnd umeJd e 19n11suod o3 Bulysim queadde uy [2)

‘SEN0J
|eBa) ‘Bunsxa auy ajqissod asaym pue JoaJip asow aup Buisian Aq aurjonsiseaul peod asiwiuiw 03 pauBisap aq 0y a.e speoJ ssa0oy {g)

‘suoneaysads uoranasuoo pue ubisap Juawdo@rap SIDUNDY UM SOUBPJDDIR Ul SS300E (PEONJISUDD Apadoad) |earoesd
pue |2Ba] Buipiould akey 1SN (sauawnsnipe Asepunog Buipnjoul) uorsINPGNS Ag peresJd sIUaURO|E (g Bupnjoul uswdoEnap I (€]

sseooy (261 [2a10e4d pue JusuBwad |-L'ED

uBLILIOY

laJuo]

$8800Y SOIYBA '€

$5300Yy 9 oyjeu ) ‘BupjedJen €9



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

15.3

paionN )5 (2]
e

SPJEPUEIS SIDUNCT I SIUBPJIOIIE
Sh&oﬁ.&%&aﬁgghaﬁq‘ﬁ{g_ﬂmu&g
Yadou aly 03 Kemaberseayo-auybi sy {suiges sy Jo)
suafeuew ayy aq o3 55%»5 ﬁé&éu%.&ﬁs%hgpa?
Apeaie 3y pUNoJE 10/ [PUOIIDPE LB YIM LIGed pasodo.d yaes
0y 30) yoes ‘s30] Apununuios (G any 238840 03 sysas jesodosd sy (g]

pananIe
8 URD D LONOAS JPUN IN0 3OS S8 SEAYISIGO DY 'UBYeIIBPUN G

07 UOISNPGNS 341 MOYIE 03 pape.sBidn sem SSa008 BY3 JO PJEPUEIS BYI
b%ucunh%aw% mmu.ﬁéhé% geﬁﬂmﬂqﬁapﬁbmg
8z 30y uang 0SBt BNy oY pacu
hﬁhﬂt&ﬁu&,ﬁbﬂbﬁ.ﬁhﬂ %h%tmh%%%&?ﬁ.uﬁh%ﬁﬁ
LoIsinpqgns 8alf Aununuey @ Joy s1 jesodosd sy  Aemaberesyoaybia
& 0518 ‘G | 2 107 Ybnou 1589 843 Wody Jo femebersiesyoaybls e e
907 YBNON (IOU Biy) LI JBYYS PAABIYIE ST BYS Y] 0] 55999 (6]

‘suonesyads uoron.suoo pue uBisap quawdojanap spounog

1w 82UBPIOIDE Wl 3 0 S| pue pue| aun jo Apigsuedsas au si f

1uea Jo 3B 3y 40 saueuauIew pue uopaNASUDY (1)
‘apm senaw [pg) uama jo wnwiuiw e aq 03 S| SeaUe uequn-uou ui femabewses Jo ayBu ay) (s)

{mojaq Jayau) peos angnd e yum pasejdas aq o1 51 Aemabersues jo b ey ‘suawgo)e [g) xS uey suow o
femabeies jo wBu sy Buisian s10] 4o Jagquunu au Buiseasou pue femsBewues 1o 3Bl sy Buisian asejd sayes uoisINPgNS Jauan J) ()

‘pauieb uasg
sey ‘hem o 3ybu senoyan syl Ag pauspang SI puej 3s0yMm ‘susumo pue| BULIDPR 12 JO JUBSUDD AU UBAS|SS BJIUM
pue Jaunog £q 03 paaulis puepuers e o pagon.asuoa sifem jo wbu ay

Y pedw [BLILIW B aney M Sy 3JauMm (anoge
(q pue (e sasnejo-gns w1 02 pa.sajaJ 1eYs UeL) 1330) JuaWdo[ASP MBU Joy Aemabeisses Jo 3B Jeinais e Aq papnoad aq Aew ssaaoy (0]

‘pauieb uasq
sey ‘Aem jo B sepnonan sy fg pauspung i pue| asoym ‘ssaumo pue| Bupiolpe 1B j0 UBSUDD 3 ‘UEASIRS BJaUM

pue jounag sy Ag pasosdde pyepuess e 01 pagon.asuoa si kemaberues jo W sy

4 _HEQE_ ._Buw._m 40 Jejluis @ sey _..onw..a_..mm ol 343YM JUBWHO[aASp JO) 510 [RQUAPISAY [EUOIPPR
(5] amy o3 dn o pue jo uoEwp [anap JOj Gewwea jo b Jenoan & Aq papmosd aq few ssaooy (g)

"BJILG 3 JO SIQYBIO| (BN 0L U S1 UDISIPQNS Ay -
J0 ‘anaiquyo.d 3 pinom ss3992 peod oignd Bupnoud Jo 1500 ayn auaym fasadoud jeuna sbue| Joy St ucIsWPGNS Yy -
BJ3YM "SMO||0) SB SIIUBISINIID
1euondasxa u pamiwasd 99 Ao v Loispans aur Aemabeies jo 3ybl Buansixe ue en st

lie 9 03 s5a00e auaup (&)

uoisINpgnS 4oy AemoBelsaeg jo sybiy 2-L'ga



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

15.3

‘g/qeayidde 10N

mcatmaucm Juswaow apiyan Joj sued JuewsBeuew oysuo pue suod sseode -

'PEOJ BB JO pRYISSE|D auy jo fouapiya
pue faoedes ayl 99npas JO plezey oyena e asned | quawdojanap ey fq paessuab aq o) AEy oyen syl JawiBym -
‘paJapisuog aq asnw Buwoo) aul PROJ |RIUS3JR JO PAYISSEID AL PUB PROJ BUY JO UOKOSSISJUI BY) JO SaaW
06 Ul 51 558008 J0 Uiod SUl SUBYM 'PEOJ (BIJBIJE JO DOISSE|D B UM S1995.499U1 UDIUM PEOJ B 0 SS90 SBU JO 558008 3 JO)
PEOJ |BUSIJE JO PASSEID B U |9|0s Sa)j9d JO 'PROJ [BLENJE JO PBYSSE|D B SIU0J) yoiym pue| pasodosd s) uawdoanap asayp (e]

speoy [enaty Jo uiepy Bunuosd uawidopasg oL 'E0

@m%ﬁ@géwﬁcﬁ&:mr‘mqh:&wﬁnasﬁﬂmﬁ
M JUSUIO)IE UMO 53] LI P y 9 jum SELBME
payaejap panoudde Apeaye syt neﬁnm@sﬁmu%%%amﬁs
=30/ iG] any Bunes.a uaismipqns sy Aununuog & Jof st jesodosd auyy

‘aouesip
ybis pue sausLwaJinbad sfeuielp peoJ og paebau Bumey 'suorelady pue saowlag |E9IULIA Y JOI9AUI B AQ PAYSIGRISE SPJBPURIS
ayy Bunaaw pue ‘o [erosdde 07 10algns pue Jadoj@aap aya fQ PEIRUILIOU 3G 03 BB SIUj0d SSB008 [BNPIMPU| 843 Jo uoneao| ayy (y)

‘Bursinano pooy fapgeqosd Jeak (G: | © 40 JUBAB BUY LI 9344 POO 3Q || 1Y) SS300B JENDIIEA BPNIIU 1SN PaIRa.D aq 03 30| yae3 (B)

e Adadosd Joj uoneaipoads s I9uNoD Y aoueptoae Ul Buissols semnb padid e jo uoisivoad
ayy a4nbad M S3SED 450L Ul pue Asepunog au o1 Japjnoys peoJ au) wouy Buyjeredd aunbaus fjesaual i siyL quawo|e Enpmpul
alp o peod oignd ayy wo.y aBessed Jenoiyaa fI010ByS1ES B|gRUS 0 SS399E JaLjeam B alenbape ue yim papiosd aq 0151 90) yae3 3

‘uaISpONS By o ssacoe anb oy speod aygnd Bunsixa jo BupedBdn
JO UOKINASUDA By 3JinbaJ Jey suoiswpans o1 fidde osje few juawauinbad sy “Jadojaaap aya fg ausoq aq 0g s peoJ 1ey) BuipeJfdn
409500 ||ny 3L __n:_..on. fq pauiequiew Anuasaud jou 53] quawdoy doud aup Joj paepues T e 0] pElonssuo

10U S| JO pajonysUcoUn St peod agnd Bunsie auy aseym pue ‘speoJ u__n_aﬂ_ mcnm_xa quoJy {uoisimpgns Buipnjou) EnEnn_m_;u_u asaypp (3)

‘suoneoynads
unranysucs pue ubisap suswidojarsp SIPUN0Y 03 PAJINKISUDD 'SBJIIYEA BAIP [3LM OM] JO) B|GEIINS PROJ 3UB| OV B Aq peod
YqNd 353488U B3 03 PANUY B 03 S 30 YORA 'BU0Z [BUBPISaH 107 3DJe| GH By3 Ul S10] S5 J0 (9] XIS U1 9INSa |jM LBISIPANS 343 J) (P)

‘spuepuels panoudde S 1IUNOD 03 PAIONIISLIOD 'BUIUAD UBGIN JS3JE3U 3y) 03 PED. P3|Eas
uawnyq aue| 2 & kg paul) 3q o 5190] Y983 *SU0Z [BRuspISaY 307 aBueT G aua Ul s30f 3uow Jo (8] X1S Ul NSl m uaispans au 4 (a)

9401 40 wapesd
B JIAD 3JE UIM JO peoJ pajeas Bunsie ue yum 193UU09 Yoy peod 4o syrbual JJous Joj peo. jo adiy sz asnbau osie few DUNoD
*squswio|e (01} usy ueld alow Gumiaas peod fue - peoy Uswng aue]om] -

‘au07 [eruapisay 107 a6ue GY @ u190u pue sjuawao|e (1) usa o1 (9)
wis Buoives speod yBnouys ou, pue peas yinodyy e JoaJed wJoy Jo papuanxa aq o3 £j2y)| peod Aue - pEOY [BABJE) SUET OM | -

:siseq Bumoljoy au3 U uoIWPGNS puE $S8938 J0j SUOREIYIDAdS UoKON.SUOD pue uBisap Juawdojarap S|PUNOY YIM SoUBp.JoIDE
Ul pA19NASUOD 3G |JBYS 11 'SSA308 TUSLLIOJIE UDBIPPE JOy PAS)IN aq 01 St peos Buisiae Ue J0 PajonAsU0D 8q 03 §1 PROJ MaU € 3Jauan [q)

'peoJs aygnd e jo fem fq aq ||EYS SSB90R B4 ‘SIUALLD]E [BUOAIPPE 3J0LW O () XIS Ul SYNSaJ uoisINPgns aJayn (&)

Speoy dlqnd g-L'€J



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

15.3

S2UMea) JAYI0 pue sdoiaIng yI0. Spions osje
pue pasuuiuiL St 8dofs Y3 18y3 INSUB [l SiyY “Sqissod ausym pus|
bﬁ&u%&éuﬁgg%ggmﬂaﬁcwﬁnwﬁ

40 18d SE PASILILIL US3q 3A8Y PEOJ UM !
Y3 'G-g suges Buninies peoJ feussiul pasodosd sy E%ﬁ@g

G y41j0 ZbE
U0RISG Ul PESS2PPe Usaq S8y Siy) 'Spec. Bunsixa aya 03 spuebad L

‘[wawabeuey piezey |eumen - /0 Jeadeyn Jajay) pueT sudld 844 Ysng uiyum sjuswdojanap
o pajejas sjuawalnbay ssa0ae (ejoads Aue Joy TIE AETWEST E[TATA 18 (dBd) SDDE Uoroaiosd 8y ysng Joj Buuely 03 Jajay FoN

“saunjabpu Jo saoey gy Jusuiwosd
U0 paeo0| 3 03 10U BJe pue spuels uonesabian Buisia Jo saumes; |eungey ‘sdouoane ¥oo0J yBnouyl paaoosd o3 10U a8 spend ssaooy (3]

‘(i1 pue 3n0 Buisiuiuiw) pue ay3 Jo SIN0UD BYT Y om o3 paubisep aq o3 3. puk adojs 94z |, PaaXa 0} 30U 48 SPBDJ 55300y (p)
"@)5-UD UDRE|YLI JIIEMWICIS S3e3I0Ry 03 pado|s pue paoeuns ‘paubisap aq o speod ssaooe pue sease Bupued Jeq (9]
‘ubiisap pue Buiuue|d ays YBnouLl pasiLUIL 8 03 aJe adeaspue| [ENSIA 843 UD PUE JUBLLUBJINUG 343 o J0edw) jeaisfiyd (q)

*5J85N PEOJ JALJ0 pue
fazjes peoJ 'speos Bunsixa uo aney (M juawidojanap pasodoud ay3 Yum pateIoosse oye. auyl Joedun auy of uan aq o s uonesapisUL] (&)

sjoedw) Bulsiunuy o-L g0

‘SPEOS a3eud 0L0 SUBRISSIAILN
Joy nnbau sy yum Kdwos o3 pasu jm peod Sunsma
942 03U0 L) i Auy Jo Buissed Ja) ypum JUBIYns

eﬁtghﬁaﬁsuﬁ%ﬁnﬁ&%gh%u&o

24 [iM PEOJ B YINS JO PIGPURIS 83 (DO [QUIBILI MEU ST 0 LGB/ Ly
Hauado.y Aunuiwog sy uryum peod

S52308 [BUISIU MIU 3y J0) 2daox3)] sunbay j0u $30p jesodoJd sy
Y2y PEIINASU0D BUaq SSIIT@ PUB SPEOS MIU 0F SSIE|S FSNENT SIS

*SUOREDYDA0S UDGON.GSU0) pUE ublsag
qualudojasag s, puneg aya pue ubisaq peoy o} aping speoy 1SNy Ay Ul IN0 335 BAILD UBISEP BL3 Llim asuep.osoe i paubisap S ssa00y [§)

‘favouany awnely pue speoy aya Aq pausignd spaepuers uBisap aueAa|aJ Ul fJSHes 03 B1e S3TUBMUS JENINEA PUB SUDRDASIEIL iy (3]

‘suDRoassanuL
lie BuiuBisap ul pasn ag m 3Je sawnjon RN peralosd pue fajes JNJDO OF UBLUAADW ||B MOJ|E 03 S} SuonIBssEUl Jo ubisap au) [p)

*pE0J J8Y3 40 papuaiw paads BuneJado aus 18 Aayes paasoud 01 sapiyan mojje o 1 yipw femabiesses ay) (3]

'SIUBPISAY JO) BTUBSINU DB WOJ) Jayng e se Bunoe pue suasn (e Jo Juawanow
wapye pue ayes syl Buprour Jyiny o3 pasoadxa s PEOJ BLY 1BY) SUOKOUN) || JO) JAIED 03 JUADIYNS BQ 03 §1 LIPIM andasad peod ay) [q)

‘olye jeauaqad pue Bugsxa Joj Jageo A bape o3 s uaLud

|anap 2y3 03 SPEOJ SSBODE JEYIEEM ||B JO pJEpUEIS By (e)

55000y Jo Asenbapy o-L'en




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

15.3

Aeme woos sane Bureq Buamp jsasofs pue sausedosd
Bunalpe auyg woJ) Aeme jfam peaedo) aJe suiqges pasodosd auyy

SSI0U PUE JUBLUBAOW 32Iyan paseasaul Buipnpul sasn |enuapisad au uo joeduw juesyubis e aney oy
Fyay) 51 qualudojasap 8yl J0u JO JALIALM JBPISUDD I5NU [ouncy) alp ‘Sasn [enuapisad Burska ayy Buuiolpe juawdopasp Buissasse uj (y)

‘PasSaJppeE PUB PAJAPISUDD USaG anBY SIDIHUOD 35N pue| Moy
Bunessuowsp juawssasse ue fq paiuedwoooe ag o3 s uonedydde Juawdojanap a3yl WaWdojanap |BNUapISaS
Bunsixa jo Ao aus ul s) Jo sulolpe suswdojanap 0.y 151N01-008 JO UOREPOLILICIIE JOYSIA pue 2S1no) pasodo.d 2uaupp (B)

Juawdojaasp
|enuapisad Bunsxa Bupn|ou S8sN JaYIo UaaMIag SIDIYUDD 35N PuUB| aSiuuiw o3 fem e uijuswdoRnap syl aus pue ubisag
“fapgnedwosul Aue asiuiuiw Jo plone 03 dde a3 fq p id 52 fue 10 I
quawdojanap sl o AILIoW a3 Ul pue| Byl 4o asn passajaad auys ag o1 Ajayy s1 'spua.a asn pue| 01 puebas Bumey
JI9Unog 3yl Jo uoiido Y3 Ul 1Byl 8sn 3 ua joedw) queoyubis e aney o3 iy S1JUBWCOEASP BYI 10U JO JBUIBYM JBPISLO] #
“JEnW ouney) sy 'sasn Bunsixa ay: Buiwolpe juswdopasp Buissasse uj (3)

'‘Pas5S3JPPE PUE PaJaPISUDD
Uaa( aney S30NuU0D 3sn pue| moy Buressuowap JUaWssasse ue Ag paiuedwodoe ag isnw vonedldde uawdojanap sy 'SeSN SARIEINE
Jo aungnanfie ansusqu ‘alnynorbe Bunsia Jo AiLoin 3yl Ul 5 Jo Sutipe u3WdojaAap PISE] 1SIUN0T 40 |Enuspisads pasodoud asaypn (a)

*SSLISNPUI 3ANJRXS pue asmnoube ansusiu ‘aumynoube Buipnjow seale punJ wl
SB5N PUB| JAYI0 UFBNGA] SIDNJUCD SSN PUE| BSILIIUILL 0F UORBPOLILIOIOR JOJISIA PUB 351IN03 PUB SaNIiDe) 151UN03-003 ‘|BQuspisay medo ()

s321yueg Buisiuuy |-L'80

JuBLLILIOS

|osuo]

s391ue] Buisiwuy *L

juattaBeueia [EauswtiouAL 8



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

15.3

Jusllion

joue]

s1oedw) |eaibojoag ‘g

JUSSUOD JO UORIPUOD & LIG) UBD S|

‘pafiojdua aq 03 |023U03 J0 POYIALU PUE SLIBLSWE PUB ‘P3|IDLUCD 3G 03 848
Kaua eade Jeym ul pue pajjosIuod aq 03 Spaam Anuapl 4snw uejd JuawaBeusw paam ay) “uoneoydde Juawdojansp ayy fued o st
ue|d uawabeuew peam e 'saogou paam jo Auoasiy Jo sonou paam JUBLIND & Yy fauadosd & uo p | &g o3 51 Juawdojanap asaupy, (9]

‘SPaaM SNOIXOU 0 PeaJds 3L ‘Ul INsaJ Jo 4o} j21Uagod Bu3 BSEEIOUI 10U SB0p B3 JEUUBL & U Jn330 pjnoys juawdojeren (8]

juswabeuepy paom L-+'80

JuewiLio]

joaueg

juswabeuely paspp 't

"SSUNIINAS PEIeNS)a
pue suard jo asn auyg Ag pabeuew usaq sey iy pue 307

“paJapIsLUoD aq [im /S Jadazls |eumissa payiend fjgegins e
pasedadid uoneuaLWNIop [Esuysal Aq pajsoddns suaym pue ‘g: | Jo S5a9x8 Ut sadojs Siiluuad Bale ayl O BIBLS UDHEPUNG) 3U3 SISUAN (a)

‘sfieddys pue uoisoua piore o3 Ayjigess eenbape pue sado|s sjuab YGnouy patean Alannisuas ag 0d U8 S35 UM (4 pue 907 (]

ssoneq @ sadojsg-£'80

G Hpusddly v gepmosd La JaWEBeEpy LOnoELET
S Lif BIGSALNE FE HNGED BT 0 WISLUSS IR URGINISUED
Fif] 1P 2T B DRANGES B i SIAKUG D LIPS PUS HINS0US TIEPUETS

1-G0 xipuaddy - sarads buideospue]

PapUBWWIoIBY Jajay) SsjuawaJinbal aJy ysng Jo UOKBJaPISUDD yum pue fyeao| 3y 01 3/qe3ins Sa10ads angeu 850 0] Si mEnwwn_Eu._ ()
‘giqeanoeJd se uoos sk paierabanad pue pasiigeIs-ad ag 01 aJe Seade pagunasip Iy (1)

‘sanJadoud Guwolpe uo
yoaya Buuasiom a3ea.40 03 4o Sanuedoud Buuioipe 0UD PEIRMUBDUOD JO PE30aJIPE. 3 01 30U Si YOUNJ JEIEM SOBMNS JO JIEMLLI0S (3]

‘suajem Bunianad ay) uo Joeduw) [BIUSWUCINLS 33 PASSAJPPE '9SJN0DJAIEM € JO P3G U3 JO YUBY Bl 0] Juaoelpe juawdojanap .
pue '3y a1 uo pabeuew ag 03 51105 PUE |14 JO UCIS0JE PUB UCREIUBWIPSS MOY e
‘Bunessuowap ued ual U IOS pue J2r 4035 e fig paluedwoooe aq 03 5 uonesdde suawdojanap v (p)

‘pauRuBw aq o7 ase sfemiaiem o] stayng ueisedl paaeasbap (o)

“SJagem
Buwyaoad oy aBueyasip o Jowd sjueinjod auJoquagem Jo [eAOWaY pue Lonuasp ‘uondasseul syl asiwundo 0y paubisap ase swasskg (q)

‘pElo@osd S #1S uBLWdo|BAaP AL JO WESNASUMOP S3YR| pUB SWEaNS U fgjenb Ja3em 184 pue pajjosauod
51 UD|SOJ@ PUB PAS||IQEIS S WJ0) PUB| 33 18] SNsUS 03 uoPoNASU00 Juawdojenap Buunp paguswajdw aq 03 aJe saunsealy ()

IJ3U0D) JUBWIPAS g UOISOI3 L-E'BD

FHBLNIO

los3ue]

|0J43UDD) JBIEMILIOIS § JUBLWIPaS ‘uojso.] - Juawebeuepy pue 'g



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

15.3

o Xipuaddly ui papINoLd pUe USYRIIepUN USSq
SBY SEUNLILIOD PUE Sa0ads BJOy pue Bungy pauaieasy) Buumnase

Ayaof uo Janap p i 81 jo i 8y jo uy

"ajqiss0d uaaxs 15398316 3l 07 pasiuiui uaaq sey 1 Jaye j0edw Buuiewal aya bumasyo
‘paploae 2g 10U Les 3 auaym 19edun ayy Buisiwuiuy
‘ajgissod auaym joeduw auyy Bupiony
:Rq 1oedwi Jo (@3] aya paynsnl sey ques)jdde
U ) BUILIAG3P 01 paposd UOORLWLOU 31 asn pue uogedidde quawdoianap e 0 UoREUILLIAIAP S JO Jed 5B SO UB MBINAJ | ouno]
Juawdojanap
847 10 29UBLNOLOY Wl 304 AJ0INeas B aey [ 9B 8IS PUE JUSWLCIALT Jo B30 943 'pauInbad i Juswsgeg pedw) sapadg e ) 1N
‘padinbad mn

pinom (S15) auswaeng wedw) sanads B sanunwwed (831601009 paJsabuepua Jo saedqey JIaw ‘st p I U oedu
e aq _.._32__. u._uﬁ g1 uc:& s1y u._u_.___S :Dv_u?.uu..__.. aq o3 1 ([5Ov) @oueayiubig Jo UBWSSASSY UB Hm::nu pue eJoy Joy n:mu.tcm,m _ucm_
uo I ) 1093 Jo suonejndod ‘sawads pauajeau uo soedw) ue aney Aew quawdorap asaupn  (a)

-aBessed ysy pue syeygey anenbe fayenb Jagem Buipnjour G002 (@20] Bua e 3oedw) Aue BSILIUIL 03 51 quawdojanap ay) (2]

s3oedw) (291801093 |-5'8D



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

15.3

F xpuaddy u papnosd
JI0da BT U PESSADD S8 W) oM & JO Buisiidiwos wesks usnye
BYS-UG UE 03 JUSNYE UMO S BEIGYISIP i Wges pasodo.d yaes

"pauiNba. 51 OUNOQ [AMA UOREANSU00
pue fidde jm sauapinG pue spiepuels [Duno?) JuBASjaY S 'Wwalshs afeiamas s, ounog 03 Bunoauuan si ualudojanap alaym :aqoN

‘ajqes Jaaem ybuy [euoseas Jo ‘Buipooy Aq pagoaye 30U Bue YaIYm Saais Buymp a|gens aue
8.1 283 NBIISUOWIP 1SN Washs FeIamBS S, 13UNGCT) 01 PAIDBULD 30U 3UB YDILYM WUBLIAOPASD [ERUSPISII J0) STUBWACHR Map (o)

"Papiosd aq 03 51 [ESODSIP JUANYYD SYS-UO O} S|qENS S! pue| au Jey) Bugessuowap AydedBodos pue Kyigeuns jos
jo sisfjeue ue ‘pasodoud si (esodsip Juanya aYs -uo pue 1qe) 30U st warshs abiejamas page|nonad s 10UNCY 03 UOKIBULDD asaypn (q)

‘wanshs abesamas sounoy ay o1 patseuuos aq o1 pabelnoous ale wasis
wauea s6emas 5,[0UN0D BU3 4O YIRS BUA J0 SANBWOYY 2 UM SIUILIOJE PUB BUE UI SIIRID3Y 2 UBL) JIJRLUS sjuawroje man  (e)

S1043U00 [243UBY L-E'ED

|esodsig suaniyg ‘g

‘sasodund Sunybyaay
<0} §UE3 JI00'0 ) @esedes & Aq paanies aq jwm uiges pesodoud yaeg

"900C [BNUeyy U0RI30d 9I44SNE 10; DUIIUBI 50195 90 [84nt SN 9 J0 SIUaWaInbad
U M aoueplode v BunyBy auy 03 Apusuewdad pageaipap Jasem jo Kiddns e apumoud oa s uaLdoanap pasodoad ayl (q)

'sawa i@ 38 sasodund GunyBy 3.y ysnq Joj ajqeeAR 9q 01 51 Jagem JuaYnS  (e)

fanqepeny Joaepn BunnyBid auid ysng 260

F35 8y3 40
L'E'E JApUN In0 385 S6 BEUSD) & BN B8] BYI WO peuIeIga fiddns Jaem
Aiguawaidns yum uqes yoee Buonses yuel T000DL B UM paols
pUE JOOJ Bl LD PSIOBYOD EJUIE. LWOY PanIaP 8 yum Kddns Jesean

002l Sue] Jaemuey
40 85n ayg uo PING, Papn I P YIEIH [BUODEN SL0 LM SOUBPJCIIR U1 JO ,WOQH JO 83U JUSLULYIIED JOOI WINLLILIL
& yIm pjoyasnoy uossad ¢ e Joj THDOL 39 leys Addns saremured Joj syues jo Buzis auy sesodund opsauiop Jog (g)

'PAI0IS PUB SHUET JATBMUIBS
835U U1 PARBIOD [lejurey Aq papiosd aq m s1 uawdo@nap pasodoud Byl Joj JaIem B|qRI0d JO J1SIWIOP wayng (&)

"ajqepens J0u s1 fiddns Jagem umMon PBINOLEY 01 LONJELUDD AU BUBYM SaYS Lo JuawdoEaap o Aidde sjoauoa Bumojay ayy

a.ﬁa-__ BAY JB3B/V\ B]qE30d JO DI Q2269

Juswcy

|osauog

fiddng asaepn 2

[esadsi(fengs  Addng Je1aan Kousiagg sesepn § Aseug 50



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

15.3

UORINPOI KIS LIk PAUOZ 51 83 128/gns 8yl - ajqedydds o/

“Cqustmge ) s
I G IS 0 j0N P o1 Py
S Sl s
e a0 [ — -
WOy 1N 0) 0N A RPN
Il ) A Bupnoy
0 WOy PedIEe O) 0K Ieriaa g ko) 1 Eungramp nw
“denn s
g #p Teniiageg Apsuide] sl Ty
WG s un oy ' I 1ong
————e e e
aRoqe g A S
10 Wiy PO 09 q0H d e 1
T sy
i Ay s 7
wvoyoyr oy TTROPRIR A0 MY TY
G P L geN 1 1
ARy
o SRR e o bt
Supagun, eBeIBAS) 15 SUOT 00 PURY  SedAL WRE ARG

AN Sy g 0 g 0 ST are) Syt e g

abeJsanog 23S £-1°1L0

‘saradod
Bunogybiau ayg uo so8dwy iy pus UoeIabian Jo adoys JueIyLBIs
Aue woy feme sEuping auyg 8I820) 95aM 3yg 03 SMIIN YUM ISam pug
YIIOU B O S58328 JEIOS Wnudo anaiyas 63 SEUPING Bl pamoje sey
ssasoud sy pareso) pue paubisap Aeaeudosdde ase suiges ayl 18y
aunsua oy ss8004d sisfiBue ays 8 03 393/gns uaaq sey Juatudaranap oy

TseaJr pJezay aJgysne Ybiy 03 Juaoelpe sl juawdoanap aJaum] auoz aady [any, Buinsasa.d fq puezey aJyysng asIUIUIL «
PUE 2315 BU JO 9SN JUIIDYD U B8y -
falunyew 03 mouB o3 sBunue|d aa. [euoippe Joj Woos apivosd pue Buideaspuel Jo uoisinold au Joj Moj|E o
‘uoejeban pue adeospue) jueoyubis 0ajoud -
5529008 JB|OS EYOE) -
‘BUIIBYS MBIA PUB SM3IA UD Jualudojassp aua Jo soeduw aUl JBPISUDD «
‘pasuEyUSs JO pauIEIUIewW S1 sanJsadosd Bunogybiau Jo fyuawe auyl JapISUDD -
109 291s 8y) uo pageno| Apaewdosdde aq pinoys quawdoprag (e

Buue|d 835 L-1'LO

JuBLIwOn

josaue)

anofie] pue Buluueld sus g

uoREPOWLLIOIDY [BRULpISSY LA

aj0e| Wawssassy - £L02 400 03 1 Xpuaddy 335 ¢ sufiqepuir 1583 'peay (IH Buuds £ 907 Ayined 181noyaa3



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

15.3

|ouguoy

adojanug Bupiing 't

yqeaydde aopy

‘uopeaijdde suawdojanap aya yum papiroud aq 01 s1 aseds uado jeunwwod Joy ueid 1dasucs adeaspue) v (q

'SanAoe pue
£98n Jo abue. apm e Joj apincsd 03 pue quawdojanap BuT JO JBRDBIEYD YL 01 MINGLILOD 03 Paposd aq 01 51 aoeds uado |eunwiuog] (e

@oedg uedg [eunwwog §-1° L0

“ubisap
adeaspue| o pae.sodIoou) pue paURIaL 54 03 3ue (sdo.0ano %004 B3) saunea; adeospue) jesmeu pue saa.n Bunsie ajqissod asaupn (3

fauawe pue Koeaud Jiayl o
uo Bunoedw Juawdojaaap Buiolpe spiemos fpaauip Buioe) pajeao) aq iop «
S3213W 2 0 LAPM WNLWIUILL 8 SABH e
WO L 40 BSUE WNWILKL 8 SAR} »
eaue Buwy uiew ayy Woyy ss3098 IR «
L3JOU B3 01 PAABIUBIO 3] o
01 81 [3a9) punoJb anoge aoeds uado agenud (8

hep sad 3yBiuns 320.p paadnuuanuiun JO SUNOY { WNLILIW & an20aY «
[oasnooe pue Aoenud ‘apeys) sxeudoudde se pauaauos ag
S3O8W {7 40 YIPIM B SNEH -
SWGE JO B3JE LWUNWIUIW B SABH »
SPUWA 3|qENOARJUN W0y pa3osjoud ag
(s1qissod asaym) \pdou au 0] pa1EIUSMO 3 »
101 51 jaag| punoJb 3 soeds uado senug (p

"UDHEJUSIIO PUB S3UNJE3) [BJMEL 'SMAIA 3SIUNEW 07 Paeao] S aoeds uado enud (2

Bugamp aug jo ease Buwy Jolew sy wouy ssaooe 1oaup
BABY 07 S| pUB JuaWwuelaIua pue Buiuip ‘'vogexe|aJ Joj Gulamp aul 10 uoisuaxa ue se Busas Jo sigedes ag o s1 aseds uado ;enud (g

"SjuedNaT0 JO SpaaU 3L 388w 03 paubisep g o3 51 pue Buiamp Yoea o3 papnosd aq 01 S| 3oeds uado aend (B

Frgeaane 1o,
i eoedg uadp e3enud t-L'LO

Bjge) JURELLSSASSY - £103 dJ0 HS | Xipustdy 39z ¢ aukgupuir 1ses 'peoy (iH LS £ 107 RalIoed 281IN03-261



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

15.3

T ST IR
panised sy ALprng WILIKRL 547 (W Sayduias fasodod o)

] m:.mo_m Jo uopubnnad ul vmmm..ﬂm ag &y aJt SLOKARE pUE SU0I13JIYE Fue TUSwdo[Saah Man (2

‘gaadoad
Suwinlpe o3 wBjuns Lo 1oedw. |2ouedod alg st o sBuiping fuois ova Jo) poypughs pus pa.adasd 2q fnous swelBER mopeus (P

quawdojarap BupnogyBisu pue Sunsme jo ybey
3u3 pue juawdssnap Meu Jo wBiey pasodedd ays [Bunsixa) @ae) punoud S§pual Alurs)d o Aur sBume.p Loges e u2ude|asep sk (2

BUIMOPRLEISAD PUR 3N 35 WU PIReys [susippe fue suooesye Bupnpug suswdasesn wau fue ool ay ), (g

‘depy
SAUPING 20 BIH - £ 102 d JaMy MU BLI U PUS| 341 J0j L0yS Jyiay wWiwxew ay; paeoks 30U 35 Buping & jo ySiay ay) &

ybiaH Buipng 1-2°,.0

a|ge] ewWssassy — £ 102 420 HS || Mpusdty 335 +20kqenur 1983 pE0Y |- Butds £ 307 AY|i0e4 18KN01053



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

15.3

Ysou 2y 03 Aiepunog jsasopo
S 0 WO Hetinoodds pajeay s wueiedoianan ang Jananoy
SLAGED YIRS ISUAOTONT SO SHORQISS PGS GU B8 ety

WS AR oy Ao v
WO UG R A s
sbugping jouf joviuapeay
WO RUOGTT LE L L T g Bupsnoy Suprame [
—— —_— —
s L
(LS
W wszIn g Ayt
Tra)
UGS T
[l
wET wuSzT wyg Mg
2] “ ‘sBuyyanp Lopuosss
..... R “sbuamp paepoy
s} oy S updn0 g
WG g9 09 Aapd i asnay buypasng
[T
Bupansipe
o Ariga] sadA L waudoiaasg
Wweqes Qs weqles  Fuppes  Tupnng
o s wois powden  ened
o) HIRGIIS UL
“UDRINISAS INOYIIM

#oeqess Guiping sy oaun yoeoJoUa 01 pamiuuad ase WBBY U BBW | uew Jaeaub jou sduwed pue sdags 'sBupue ‘saceLIE) pajoouury [a

UORILISIS
noum %oeqas Buiping sy 0w yoeououa o3 pasiwsad sue skauwiyg ‘suagaw seb 1o faoweoae 'sBumy 1yBl ‘susalos ‘sejobJag (p

"3|geadaooe pasapIsUCD puUe PIsSSISSE aJe SUOHPUOD
335 |ewads pue Buwapwm peou aunany /aayes oye. ‘siaumo Buiuioipe U 19943 Yl auaYM PaTUWIad BB SHORMAS 03 suonenep (o

‘faenud onsnooe pue |ensia Jo) aoeds apiosd o ade syoemag (q

WOJ3Q JQEL S LD UMOYS aue [aa) punoJb 38 syuawaunbal Jjormias WU ay) (e

|BJauag) - syaeqiag g-2'La

BI0eL IUslissassy + €02 dOA KIS 1 Xpuacidy 335 #sUAgepur 1se3 peay (- Suds £ 107 floey 15un0-003



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

15.3

Bueys man pue foeaud ‘ssa00e Je|os Jo sw.ay ui sBuijamp BuunoqyBiau uo syoedw |enuatod e

‘g400 sy Japun pasnbay se aords uado senud @enbape Jo uoiIsIOlg «

‘pue| jenuapisas Bupunousns auy w wiamed Juawdojasap Bunsma aul Y faqredwe]

‘Buimonjo) aya 01 puebaa Buney Juaw uo passasse aq [IM ¥oeMas Jead aun ‘(yidap aais aya ueyd Jabuo; Buiag ypw

afiejuoyy a1) Jnoqubiau Buiolpe Jeas ayy Jo 19915 auya Bumnge Aep Buo| aua yam s |8 Jo 'syuawnoje padeys JenBad) (q

‘g0 S J0 suoiswosd Jayzo yaw Aduwiod Kaug g oeqias Jead ayy vodn yoeoJoua fews Bulemp
Bl 01 PAYOETIR SATRIIZI PUR SHIBP PRJOOJUN PUB SHUEL Jaaem punouB-anoqe 'sjood Buwwims ‘sBupingino *suodien ‘sabeseq (e

SyoeqIeg Jeay g-2°'La

"200[IAUS 843 IPISINO WIS/ 90 03
n__._ww._aww_._we_wnnEEuﬁ_.&e._m.mm_ugﬁﬁcuEﬁwub:nncﬂ_EbnEwuc:Bssng_.:oﬁmmu_po:m_uucﬂw.uuﬁuuuspi_o

“aJy jo peauds aug uanasd og Suoisosd
Buipjing pue SUCHIPUCY 33S ‘uonE|MUAA pue B ‘suaumo Buoipe Lo Buipuadap pasapisuoD 3q few SHOEQIRS IpIS oy suoneue (g

‘g0 sy jo suorsiosd Jauio yum Aidwoa Aaun 4 yoeqias apis aya uodn
yoeoJoua Aew Buyamp 343 03 payoenE S30B.LIS] PUE SHO3P PAJOOJUN PUB SYuEe] Jagem punosB-anoqe ‘sBuipngano ‘syodsed 'sabedeg) (e

S}oBq3a5 epis S-2°'La
OB0335 U0, U 03 SUORELIEA J0] PaJapISUGD 30 || 159.33U1 PUE Kallen adedsios.s 21eaJd 18y suawdoanaq [p

pue sxue3 reJ punoJBanoge 'sjood BLiluwmS Se 4oNs S3UNJINAS JO 334y 3q 1SN SB3JE YOBqISS JU0Y 3y (o

*S3YS JAI0 [|| JO) wwogL -
JO 'sanaw / uewa ss3j 4o apw abiequoly Auewud yum susUNO]e JO} WWDQE ©
sjuawadinbad wnuwiuiu Guimoyoy 3y yaws o0uepsodDE Wi 3q 3snw abieguoyy 1saas fer B LLDJ) HORGISS AL] ‘SIS JBLI0D Jo (q

‘Moj2q B|ge] 31 1 SIAWa.INhaU HO0RqI3s AU L3M SOUBPJOD0E Ul 3Q IS SHOBMAS a1
'sBuijamp Buiuioipe ou ase auayn asayp sbuljamp Buluioipe au) Jo S¥oeqas abeJane aul LM JUSNSISUCD 3q 1SNW yoeqIas oy ay) (e

}2eqias juold +-2'La

8|qe WUaWSsassY - £ 02 dO0 HS || ¥pusddy 55 4 sufgepuy 18€3 'Peoy IIH Buudg £ 10 Ayyeg askinee-003



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

15.3

SOMIEIGD LEEUT PASSPEUND 3U8 288t - srgealidne sand

“.SSUIBPING UDISI(] Jany 3y Ul pauleluod
suonepuaLIWooad ubisap Jolew 3y Japisuod i pue uoiBas ur Joj anendosdde aq jua ysiuy pue Buiieyap ‘ubisap Buippng ayy [y

“soeds J00J 31 YIM SWOOJ 3|qelqey Jo UoISNoUl au sapisuoa Aew pouno] (6

B

“Jaroedeyd adeasyeans Bunswa auya pue janap Bunsea yum sjqoedwon aue faup papioad sjoo. payoud pajue mo| 1o asM) «
puE yagd pue JNDJO S|ENSIBW JO OGS [YJED o
Buipnjour Buipping 213 4o ¥iNg 2y3 aseaJsou Anpun Jou Saop 3 qew os paubisap aq pinoys Buipying syl 4o jood ay] [

"SIOBNS [|BM (2203 AYIng ploAs 03 JApJo Ul sjana) Jaddn jo joeq Buiddags, ayy e

pue sBuipjing 03 352J23u [2nsiA 3pnoJd 03 SuoreAaja U suoneles Buaesoduoay) «

'S3UEW 2| JO SS3X3 Ui S|EM panaiiun Buipiony e

‘squeid 6umouB Jajes Joj aoeds yBnoua apnoud 03 sjlem pagenonJe Jo asn ayl

‘sawayos Bunued ajgeyns Jo sejobisad 'syepuelaA SB YINS SJUSLLS|S [BUOZIIOY JO 3SN 3Y| «

fq panaioe
8q few siy| paesabbexs ag Aew saouesip pue saybiay jo soedwi 3w asaym saais Buidojs uo uaegsapun aq pinoys auea [eads (2

"SIUBUNOJE JILI0D UD JUSWHOEASP JO) SLUONBAS[D 183195 (|2 Jaenandy [p

“SIUBLUS |BIMGIFUYIIE SAREI0DIP PUB SBYSIUY puB
|eNEEW JO UoRRUIGWCD ‘Saurid jlem pausbbiess 'sayoucd Anua ‘saseduay o sauoojeq 'sBuado mopum :se yons saunseaw Ag panaiyoe
2 few suy) “asueseadde fying e pioAe 01 S3PEJE) JO UOKEINPOLW PUE JS1J |BJMOaYYI.E aqelodooul pinoys Juswdogaap map (o

205 3y} J0 3PIS JEYUMOP JO |14 SY3 L g [2uNaIN.5 51 BuneusaueD pione pue JuaipeJt pue) auy o] asuodsad u)
paddags uo pajapow aq ssnuw ssew Buppng sy ssys Buidors uQ 's3s sy o AydeJbodos lesmeu aua Mojjo) pue 10adsad 3snW wuoy 3ing (g

*55300€ Jejos Jo Buneys sjgeucsead e Buunsug e

pue 'drysuoneRd 3jeas anawpedwis e Buiuuepy «

foenud 103304d 0g sBuping usamgaq souessip :ewdosdde ue Buusguie)y o

kg sssuuew pooB, Aejdsip pue juawdojaasp Buioipe 10adsaJ pinoys auawdojasap map (e

uswdojanag |enuspisay IV L-£°L0

JUBURNOT

[ouuag

uBiseq Bulping ‘g

4[9EL WBwissassy - £L0OE 400 BS 1¥pusddy 335 e auiiepuy jses ‘peoy |- Buuds £ 107 #1104 1siinag-0ag



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

15.3

UOREIUSIIO UISISEMIIOU & BABIYDE M SUIGED a3 jo ubisap ayl

“SIRINAOE UORBIJ05) SAF Y] J0 @|qeded ag 35nw WBIUNS a3 fiq PaJaA0D BaJ8 By dunp |2 U0
wdy pue WeR UasMaq fm__.._pm 10841p JO SINOY € JO WNWILIW & SAI308J 38NW Juawdojanap nuwaao.a a3 jo aseds uado meaud sy (g

[sauawasnbas XiSva / fug 321pRAUDD J0U SBOP 3 S JBY 05 UI) BUNP |2 UD W pue Weg uaamiaq
ayBiuns 508.11p JO SINOY € JO LUNWILIW B SAI303. 1SN JUaL do.d ay3 jo smopuwm ease Buw) Bumndey yiou ay jo uonsed i (e

juswdojaneg pesodosg o3 v elesL' L0

JusLwLoy

|osuoy

355 843 J0 £'1r U1 IN0 385 S S58004d
sisfieue 315 5y7 j0 308 SE USYEIISDUN SEM JUSLISSISSE J980LUI [BNSA ¥

“193.15 SU1 S5aJPPE 15Nl SBUIBMp 03 AALS pUE JU0L) SU31 pUE BUljamp au3 o 0.J) 33 S32UILUIDP 30U 35N
‘BuMOopeYSIaAD SasILIUIL

puE Bje0S UBLINY B 07 Saqejas Sayenb ybiy s uawdojanap jeuyl Buunsua Aq panaiyoe aq few suy) “ease Bupunosuns ay aeuwop jou
sa0p [esodoud ayy 2unsua o3 jesodousd auy) jo youd pue nojoo ybiay ayl Japrsuod pinoys sau) abipu Jo sdog abpu Jeau Juawdojarag (g

“sBuipping pue PISBJ |ENPIPUI JO B yoJe au jam se ‘suapJeb aemsd pue uonejaban angeu

‘Bunued asun 1935 ‘swawsbuese ssaooe ‘vonesedss [eneds ‘syoeqies ‘'sqday ‘Bunua) ‘sazis 10) :Bupnpul saumea) Auew Aq paneasn
SI JazgeJeyD [ENSI), ‘230N Sishjeue ays 3y J0 3ued Se PaJsSpISUDD puUE paynRuap! 3q U3y pinoys pooysnoqyuBiau sy jo sonsualoeseyD
quaunuosd 3y} "ease Jejnonsed e ul Ja308s8yD [BNSIA JO SUBULCALISD 3L AUILIABP 03 pasn aq Aew Aprag Jagdeleyn) [ensip v [e

adeosjsang g Jejorsey] [ENSIA £-E°LO

‘sgeaydde 3o/

“Bufjamp [EUiblIo aLy 3e0] PUSHa pjnoUs SUDQIPPE PUE subREJaye Jo yond jood aul “azerdodde asagm [p

“saysiuy Bunsia ay uawajdwod Jo ymew pnoys 3iom Buippng mau ays jo sausiuy [eudapd (o

"ssaooJd sisfjeue aus aya ybnoap

pawoddns aq pjnoys sdosdde sy ‘pap St s J “A3005 SUO LB 3UOLLIYOU O L i ioud pue Bunss t
aybiay Buippng jo sabueys Bunouasas __E panayoe aq hew pue saus Budos uo Juejsoduy z.a__..oﬁnn_ u siy) "sansadosd m.._r_:an_ha:
yaw diysuonead ajess Ang Buueaguano piose 01 Juawdogaaap auy jo uiisap sy oqu pagesBagul lam aq pinoys suonippe Jooj 15 [q

“sjie1ap Jaywin} Joy abeual pOuaidey) "SHI0M M3U PUE IO 341 USaMI3q
ysinBunsip 03 sjqe.isap aq Aew 3 sway abeysay Joj :aon Buppng ajoym auo se pasiensia aJe saumanas jeuibiio pue mau 3yl 18yl 0S
Buliesap pue sjewajew ‘uonelnbyuod ajgeuns yim ubisap pagesbaju ue quasasd jsnw Guyamp Bunsa ue o] suogippe pue suoneJay (e

SUCKIPPY B Suones:y 2-£°L0

aIqe uawssessy - €08 dOU S | ¥Ipuaddy 335 e aufgepuir 1se3 ey i Bundg g 107 Aced Jslnatoag



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

15.3

ayqeaydde 10N

"Spoad PapUaRNa 0} J0 JRUaNDay paidnaon

70U 51381 BJNJeU pasiernads e jo aoeds Jauypo Jo wood Buiup sayzo ‘fggo) ‘femjjey "aqoupiem ul yjem ‘Agued 1801 ‘Aupune
WooJLIE] & UBY] JLRO 'SINIAKDE SHSILUOP |BLIJI0U JO) paSh wood e ‘ueaw fesausb o wOg sy vl pauyap S1wood ajqelqey e :agop
"says Burdojs uo sse|f Juaonjsue. paxy Jo wwoQ/ | 03 saybiay s Gumas pue smopum Bumgasyo ‘Buideaspue «

40 'saqis jey uo Buidesspue| Jo |lBMpIOS 3NBW B L W °

q pauasuos 3q 01 3Je SMAIA 303U1p 'BOURISIP 3nBW (21 snavd 0 BB (] B U3 LILEAIM BUB SMOPUL BJ3UNA

‘[aA3] JOOY 3541 BAOGE SMOPUIM JOj papioJd aq pjnoys uoinededas auaw (2 1) anama e pue 123.4S [BuNWWod Jo oygnd

22NQe J0 J3YI0 LOES 398 1eLn sBulaMD 0 SWoou gjqeAgeY JO SMOPUIM BUa LBamaaq papinosd ag pinoys uoneledas anaw [g) au y (B

‘a0eds UDIIEaIISY JOOPINO PANEAS|3
4o sea.e ansuedxa PIOAR PUE "WIOJPUS| 343 YUM SOUSPIOO0R Ul UMOP da1S 15N Sa9e.ua) JO 308D Jaoj punoJsb fue 'seys Buidojs soq [3

‘aunsealy uogaaead foenud sjos au) se pasn ag
30u 3SnW Aawp JanamoH ‘uogaoJd foeaud Burouosuiad Joj samap Aiejuawalddns e se pasn ag Aew saxoq Jagueld pue Bunueyd uaauag 2

‘goeds uado sqend Jo SWooJ 3jgelgey
joopan0 fpgaap o1 jequagod suys aney Jo joolano Aauy asaym panoddns J0u sue S398.433 dol JO0J pUE SSALOIRC 'SHISP Joo) 151 [p

‘sansadousd Buolpe uo syoedun foead IS O3 YIDIM MOJJBU B SABY
1SN apede) apis Ul U0 SUIMas |eq JO S2UoIEq P @ Auy ‘pded Jead uo 13a.s Ay o) pasnaoy aq pNOYS SaU0D(eq Joo) Jaddp [o

"PUEfaJNoD 2piS B JO JUSURO)E S JO JBSJ JO JUOJ} 3] 0 pAUSNO
lpe au woy feme pagusiuo ag 15nw swood Buuip pue Buwy uiew auy o3 smopuw 3y} (g

4 &

3jdwexa Joy Janasaum
‘uonsanb Ul SMOpuUIM 33 SPISIN0 SUaaLas foeaud paxy Buljeisu) e

83| Jooy paysiuy aroge wwgp/, | jo wnwiuw e o3 dn Suze)b yusonjsues Jo paxy Gujeasy) o

‘[2A3] JOO PaYSILY SA0QE WWODY | $O WNWILIW € 98 S||IS Mapum au3 Bumss o

'sBuipping auaselpe sy Jo asous wody keme smopum BunaBbess Jo Bumasyp

'saJnseaw Bumolo) ayl Jo asouw 4o suo Aq

pUIM WooJ 3jqesqey Bunsxa jo Bumain 103up Aue SSILILIW 0] PRIED0| 3G 35N SMOPUM LOOJ 3jqe3iqey |y (e

u

fAoenud jensip e4'L0

"SJUaun|e
BunnogyBiau uo sBuipiing Bunsia Aq 1589 SMopeys pue 'SMOPUR JO [an3] pue UoNEdo| ‘swauno)e Buucipe pue sus palgns ay jo
fydesBodos sauaunope Guwiolpe pue 123lgns ay Jo uoneluaNo 'sUoo abiesanco ays pue Yorqlas WiPY ‘WS4 3yl 399w uawdo@nap
pasodoud aua moy :Bumoyio) aua og paeBas Buney wuawssasse waw e 07 393lGnS an M SIUSWa.NbAS 3A0Ge Sl Wo.y uonewea fuy (p

‘aunp |2 Uo wdp pue weg usamaaq WBHUNS 193J1p JO SINaY £ JO WL
e uie3as 3snw (Bunsma) [ana) punodd aroqe saulBW g UBY] SS3) J0U pagenys ade yaiym ‘sBuamp Buunoqybieu uo sjaued Jejos Bunsig (o

-ayBiuns 19241p sanpad Jaylsny J0u 1SN Juawdojasap pasodoud sy quswdojansp
03 Joud panaosad Buiaq si 53| j1 40 uoneasoay anssed Bugsoddns jo ajgedes aq asnw yBiuns Aq pasanos ease ay| aunp
L2 Uo wdp pue weg usamiaq BIuNS 08P JO JNOY £ JO WNWILIL B anBdad 35N sBujiamp BuunogyBiau 4o soeds uado aenud ay [q

yBiuns j0841p aonpaJ JayINy 30U
SN JUSL X Jd a3 "uawdojanap auya 03 Joud pansoad Buiag S| $S8| J1 JO BUNP |2 JO Wdp pue Weg uaamgag
yBiuns yaunp jo sunoy g _o E__.,....__c_E CELECENE T mmc___u__.é BunogyBau jo smopuw eade Buwi Buoey yaiou sy jo uonsod v (e

juawdojanag BunogyBiay o3 ssadoy Jejog 24 LO

ajge ] WlsEessY - £ |08 dOd 56 | xipusddy I35« suAqepulr 1583 ‘Proy i Buudg & 207 Kikosd 1sunoreog



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

15.3

ajqeaydde 10N

R UOIONJISUDD B PIDS »
pue ‘adeaspue| 3y uraw Buipunopy «
'sBuiuado Jayjo pue sjuan o3 sjeas aewdosdde pue Sioop 8100 pyos Gusn) «
‘peoa auyg Gunuouyy smopuim oy Buizelb s|gnop Jo saued sse|b youn Buisn «
'pE0J a3 Wy ABME SWIO0J BANISUSS S510U JALI0 pue swoospaq Bunesay «
*Ag panaiyoe aq few
51 "SI0BdW SSI0U SSILILIL 03 pAS pue pauBisap aq pjnoys sesn pue| Bunesaush asiou Jaylo pue speod Jolew Burmnge sBuyamg (o

98835 ayj pue skemyied ‘skemssaooe ‘slemanup Bunuoy
swood Buisn usym foenud snsnooe jo asuas ajenbape ue j2e) sauapisal Guluiolpe aunsua 01 paleA 2q 01 3Je SHIBqIAS Buiping (p

UDISSILUSUER.) S5I0U 30NP3J 03 PJINJISU0D 30 02 3Je SJO0Y PUB S||IBM PaJeys »

pue Jede sanaw (g) aauuj jo sousisip B aq 0 aue sBuypmp Buuioipe jo smopuww pue S100p «
gJede sanaw (g) 8a.y) jo asuesip B aq 0g 3Je seale Bunued Jeo pue SMOpUIM WOOJP3Y «
:wBisap Buipng cau paaualuaidw aq ued Buimoyoy syl Aoenud onsnooe anosdwi of [o

“Buyjamp Buiuofpe aya Jo SWO0JP3Q 3Ya 03 JUAJEBIPE SUSLIYY PUB SIWPUNE] 'SI9)I0 SB YINS SeaJe j3am Bunedo) piony «

Jaynq asiou e se anJas o3 sBulamp
poq Joy jem fased au 07 acelpe Sy Sy PUB SBOJPIEMUK|ING 'SIAN0I ‘SUI00. BJ02S ‘SARMJIEIS SB UONS 'SB3JE BAIISUSS 53| 318007
[swoou Buwy 03 swood Buw Ba) Jaylo yoea o xau seale 38nb pue Jalpo Yoea 03 Juaoelpe seaJe Bunesausb ssiou :e007
‘saunseaw Bumopoy aya yBnouys sbuyamp
U33MIBY LOISSIUSUB.I BSI0U 30NPaJ 03 paubisap aq ISNLW S||eM LOLWLIOD Yaim SBulamp Jauy0 pue Sa0URCNI00 (BN Paydeny (q
‘sBujamp Bujuioipe Jo SMOPUIM WODJPaY 3l 03 JUSSEIPE A|aIeIPaLULLI PIIBD0] 80 J0U JSNLU SIAU0IPLOD JIE
pue sdwnd ‘seaJe uoroaloa abequet ‘spod eds pue spod Buiuims 'sanbagJeq ‘smopuim woos Buw) view ay) ABupsosoy sBuljamp
uaoelpe 4o sease budaals ayl 03 UDISSIUSUB.] 3510 BNSS30X J0j [BRueIed auy Jiwi| 03 pauliisap pue payis ag 3snw sbuiamg (e

foen.d o1snody t-'L0

BIqEL UBWSEESSY - £L0OZ 400 B8 1¥pusdy 333 aUAQEPUIR 2383 PROY Y Bulds g 107 fypeed 1sunoyoo]



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

15.3

YSOSYINOS SYF 0F UDIJOS [ONSIN € SpinoJd pue §a5.49
J0 §80f 8y 19s5y0 03 Bunueid 8.3 aNIBU SPMILI W 2 9 | SLIgED
Pasodosd SSaaYIBUOY SIOLUET UBGIN PEISPISUDS BJE 858

P2 Ul 553208 Je|0s 07 Uanb aq pnoys uoneJspisuod saau bunmis uaypp [o

5334 [£) UaASS = 2WOQG ] JaA0 5307 =
$334 (g) 2ny = 2WOOSL - DODL $107 ©
sea: [g] #8uun = 2wWOO0OL - 0S8 5307 =

8an (1) suo = wggce vey 53] 5107

:si0s apuess pasodwoosap
uo sa.aw g |, 4o wbiay wnwiwiw e Buwene jo sjgedes sasx o Jaquinu wnwiuiw e woddns pinoys sazis Buwoyo syt Y 5107 (g

{1-g0 Wpuaddy) buideaspue pue
uonenasald 334) G Jeadeys ui papnjoul s1sawads adesspue| papusSWILISDad JO 351 Y "saa. Adoueo abue| Joj sapinosd jeu) Baue A
J0} Ja0RIBYD JUBUILLOPaJd 3L UIE3BJ OF SE OS S38.1 0 JUaLLYSIUa|da. pUe UDKRUEIaY U3 01 33NgLIL0D pjnoys sjesodoud quswdopnag (&

auawysiuaiday ssu) g-'LO

S3NNIGESIP YEim 3] 85N J0j 3|qeyns Saysiuy dis-uou uf pue DUIpjing 34 Jo ubISaP AU JuaLdweD
07 S|BNEBL Ul 53UIS3YI0[0 pUB SBX0g Ja113| ‘sainsopua abequeb jo fauo auys u seale 'sfeasyiem o3 papinosd ag o3 51 Buned (B

sbuiamp usamaag foeaud o

speoJ pue saamss sbewep o1 Buideospue) Jop |leguatod pue suelnsapad jo fa3jes «

Buipjing au Jo 3jng pue WIpmM BnIasal 3385 33 JO 3RS o

(peauds Adouea pue wagshs q004) |[eruagod yimosB ny Jau) paseq Janoa punoJB pue sqniys ‘sass) mau jo Bunis e
B3U8 343 JO SUCHPUDD JNEWID o

Buimo)og auya Joj sunoose pinoys ubisap Buideaspue 3

“quawdojassp ay3 Jo sousJseadde sl SOUBYUS 01 PALUIE PUB [BRUEISGNS 8 0 51 sBeguoy 19505 ay o Buideospue) (8

‘fpjenb onaupsae Guonpas anoyum
uoswoJd apeys pue saniungsoddo ubisap ayoads ‘asueuauiew Buipnjoul sauawalnbad Jasn jaaw o3 paubisap ag 01 51 6 e (p

"SBUOZ 3004 JIBL Wody feme sasmonas Guipyng
pue (syuey smemuies Bupnjou) sasinies puncubispun ‘seaJe paned Buneoso) Ag pagoaoad ag 1snw saau Bugsixa pue pasodoud (2

‘papinoJd 8qasnw azis abue| 4o Juajeanba jo Bugue)d Juawaoe|das a|jgesins ‘saau Gursixa YINs JO |BAOWSS BY3 SO Juawdojanap
B BJaynp ‘a|gissod Janasaym ubisap adesspue) ayj Ul pajeLodioDul PUB PaLIEIEY B ISNW YIS By UO S3243 angeu aumew Bunskg (q
‘panoway Jo pajuejdsuesy

'paUIEIE 3Q PINOYS $33.1 YDIuM Buiuiuialep Ul ISISSE (M 3SWoqUe payijenb fuadosd e jo 85N By "SBIMEs) [BJMIBU JBLIO PUB S3B.
"SUDIBLUJOY 204 S& YoNns syuswala adeospue Bugsie arsasaud pue souequngsip ays asiuuw of Stquawdoaep ays jo ubBisep ay) (e

uBjsaq adeaspue] 5v'LO

8zl Walssassy — B 0E dO0 HS | ¥puaddy 335 ¢ sufgepur 1ses ‘peoy i Buuds 2 107 “Ayisey 1sunotoag



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

15.3

‘ajgesydde 10/

-aoejd oignd Jo 333.45 3Y3 YOO[JAAD 0] SB
05 pageao| pue 3UElaans spinotd o3 ybnoua abue) eade pazeb e uIMm MmopUIM WooJ ajqeagey (L] auo 1sea) 18 apwoud 1snw sBulamg (3

"seadJe oignd je o3 3jgejiess apew aq o3 s1 Bunybi axenbapy (2

"SJIDYSIA puB Sjuapisal Ag ss309e 9jes ywuad ol pue
Buijjamp 3y3 WoJy pue 03 23UB|IIBAINS [BNSED JON29S00 04 J0U Se os paubisap ag ssnw Buideospue| pue sampoe bunyed ‘'seouayucy [p

"aoue||iaAlns [@nses Joj apiaosd og paubisap aq 03 sue aoeds oignd Jo 513305 |BUNWWOD Jo Sigqnd o3 quaselpe sBuyamg [a
"Anua uiew au Jeau Aejdsip fueap aq asnw Buyamp e jo Jaqunu 39ans ay) (g

pim s6e3U0y MosseU
2 5By 31S ay3 SSajun ‘ajqeynuap| Aipead aq pue 1@a.ns ayl Guioe; uoneasie w0y aus uo pyeoo] aq 3sniw Buljamp e o3 Anua uiew ay) (e

faunoag g faayes g-p'L0

pagefgiu 3q [ SMIN JO UORINASgo gluaiod

Aug ‘Uiges yaes Jo 35es-IN0s Sy o) pagedny 8q o3 Bunued 954

pug ulisap AeJms sfiuis auya yam Japabo] feme WP Jano paiesoy
NG YIS 3G JINSMOY M Z P | SUIQE] pISOdolg 'FqIsin Jou B4em
Aaiy1 05 paIea0) 34aM 6 B D SUIGET pasodosd pue passasse Sem
307 o 35685-49n05 847 01 Buamp Buinope Sy3 Loy JOPILIOD MBIA 3L |

“uiewop oygnd
a3 pue sBuyamp BuunogyBiau sy Wo.y SMam 40 UDKINKMSTD SSIULIL JsnWw savads ueyd jo uonaajes pue saouay jo ubiisap ay) (p

"SLWI00J 3|QENGEYUOU PUE SWO0JPaY SU3 Wou) pauiejqo asouy Jano fauond e uanb ag pinoys (usyasn pue abuno) 'woos
Burip 'woos Buwy) sease Bumy aua wo.y smam Bunsie Buweras 'sBuigamp BuunogquBiau uo syedusn ssop main jenuanod Buissasse ) (o

‘seaJe aoeds uado 2gnd pue s3aa.45 "sBulamp BuunogyBiau
3L} LI SBISIA JO SJOPLIJI0D Mmaln padojanap Bunsxa uiejuiew fgeuosead 3snw sBuipiingano pue sbuljamp jo ubisap pue uoneso) ay) (g

‘smain aJeys o3 ubisap 03 sjqissod s1 3 asaym pagdaye fjjequelsans
aq 90U p|NOYS SMAIA Janamol| sjo.uod Buiuueld Bunsia uiyum fauado.d Jiauya dojanap 01 3jqe 3q PInoys sJaumo fuadoud |y (2

Buneys maip £-b'L0

ajgR] WRLISIASYY - £ 102 Joa WS 1 xipuaddy 335+ 3ukqepulr ase3 peng I Bulidg £ 107 Ayied 1sunoreo3



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

15.3

SAQGE e B S
G400 260 S8 PESSALPRG LS AT0048 S5y 5038 PUB Buiyad Jas

‘[soes-ap-no ‘6'a) 05 op 03 3j8s Y AYBW SUDRIPUOD [BI0] BAUM JUBWBNoW Busianad e Aq ays aug anes| pue Jaqua e
UOBIANP PIBMIO) B LI SUS 3L} SASS| PUB JHUS -

SIUSWBAOW 2 LBYS 340w ou Wl 3ouds Buned Jed aup anea)| o

Juawasow buis e vl aoeds Burped Jes a saua

03 Sj2wyaa e Ywaad o paubiissp aq o1 aJe saoeds Bunyed Jes pue sfemanup ‘siemssadsay 1

'SE3JE UONEAJaSUOD Jo asuesyubis aBejuay sy pue sbumas siaya pue sway abeyday jo asueoyufiis aeguay ay) -
'S201S JUATBIPE LD SJMINGS JIYI0 PU SMOPUIM Jo uorisod 3] e

'83)S UD $33U3 J0 UONEJ0| Y| *

:01 pJeBau aney pinoys abeseb Jo 3sodues e jo uoneso) sy (y

‘panjJew pue paulesp pajess Aagenbape aq 01 aue sk up pue saoeds Gupued Jeo jo uonanasue) (6
“wnwiui e 03 3d3) ag pinoys semanp soepns pieH [

1aaus ay o sajfue b 18 suoop Buwby e

Jo :3qnop Jo ajSuis 03 sabeJeb Buguur] e

‘B{QEISAE S SSI008 JESU BJAYM SUS S JO Jeau au 3@ Bunued Buneso

‘Buideaspuey pue sjUSUARSL ||EM PUE 20BUINS JUIAYD YIM S3IMonss dn Bupeasg «
uawdojarap a1 um sasngonas BunesBaiu) e

:Aq panayoe aq Aew abeded 4o 1u0dues e jo aoueuuop [ensia aya Buisiuiu (2

Budesspue| yawm shemanp jo asueseadde aug dn Busiealq e

‘shemanup jo ypm aa Buisiuuiw o

quawubie Aemanp JenBad jo asn a

:Aq paonpaJ aq pinoys seaue Gurped Jeo pue sfemanup jo wedw: jensik ay) (p

' d 1S 8U3 puUe JuaLdojanap Juadelp
mcam_xuSunuﬁua:..,mmnp:ocm_u_._wngmuﬁopmc_Euﬂz_%SS:Eugn.__ﬁucma&a..nm.m.ﬁ?u:tvﬁnfum:?mn.auhu

g

“uadeipe pue ays-uo janap Bunspa ym diysuonejas 9|eas pue yng «

pue {saa.3 Jo sbuipyng Buasa jo uoneao] auz 03 psebad Bumey ajdwexa o)) ajqepene 2oeds j0 JUNOWY e
‘sjuawadinbay |euonound -

19334 pnoys saunanas Buned Jo azis ayy (g

“Buppied Juawaseq jWas Jo punosBiapun apnpul few pue fGeJIANIUBLU US-UO pue SSa998 A5Ba BpioJd 01 pagedo) pue paubisap
aq 3snw pue Buppied JOISIA pUB MOJJBA0 J0) PI3U [BLOISE20 AL pue sBugjamp Jo Jaquinu au 109w o1 papwoJsd ag 03 s1 BupedJen (e

sse00y g Buppieq Jeg 1-g')

JErsLin oy

Joyauog

55803y 9 m_:mu_._ﬂn JBQ L

B8 L JUBWISSEsSY — £108 00 HS i dpusddy 335 ¢ suigepuir 1se3 'peoy | Bunds £ 307 *Ajioe 9sunng-0o3



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

15.3

"D3PIOAR 30 1SN ) 18395 3ul 03 AJUOSELL PRJSPUaS YUB|] JO SIOBLNS BAISUe q
‘Buuaypeam [eanieu

pue Jea) pue Jem pueasyum fiuadoud ues pue asodind Jiau Jo) B|QETNS SJE 18U SEAIEL J|QEJNP YIM PAUINASUDD ag o] aue saauad (e

Aqeaydde 30N leduag - Buiousy L-,'L0
JUSUILOT |ouquog
_| juawdojanag Auejjiouy 3 Bunuag ‘5
Y25y
1004 3L UD J0U PUB UOQE00| 8|giSk-UdU JaYI0 JO 302dS JOOJ L) UM P31800| 3 03 519 pasodoud s1quawdinba Buiuonipuos sie asaupa i
‘sBuipying 12y |2Quapisay Joy papisad i euuatue A\| /SuoRedlunwiWoda;E) (1] auo AuQ (2
“Buyakoay pue a1sepn0 L0 Jandey]) yiw souepJoade Ul paubissp ag o s aunsopua uig abeguel
ay] -abeauwoy peos aygnd sy 1 papwosd aq 01 51 Gugamp Jad uig abegueb [ | ) auo Bunepowwoase jo sigedes eaue dn ¥oid abequeb v [p
-sanipoey Bullip saupopo pue seale afesms anenbape yum papioud ag 03 aue sBuamg (2
-aousJeadde [ensin Joy paubisap pue ajqissaooe Aisea aq 03 aJe sanioe) afe.ols [eusaga pue saxoq |lew ‘seaJe uig abeqgJes (g
-goeid oygnd e WoJ) ajgiSi 3q 07 10U S8 05 pa1edo| pue papnotd aq o1 si Buamp Jad
sUl Jo WS/ Jo e e 12 saaoe) Builip |euseng “swapisas Joj papwosd ag o1 aue saqpoe) Bukup se-uado ajgissasoe pue ;enbapy (e
SHaEpcas 30N saniaey a3 2-9'La
—Sbunjamp [EnpIAIpLI JO BTG B (M 151558 01 PaJinbad 518 SI3aW JAem [enpipL] [P
‘spJepuess GunyBy auy pue onsawop JuesaEd Sy Yum £jdwod o3 aJe fddns Jagem pageinanad fg paawaas suawdojanaq (2
syned moy puepano pue shemids fauaBuaws aielodioou) «
sapiyan pue sustrsapad jo f4ajes au Japisuo] e
fajenb pue 3oue|eq Jaaem Lo Soeduwl S ASILILIA; »
JINEM JO UONBLYUI 3S-UO JO§ Sauniiodd])
BSN-8J PUB UORUIISP JSIBMLLIOIS YIS-UO J0j paau ayg pue khoeded Weansumop Japisuo]) «
yoym swiagsh uabeusw ims paubisap apnjoul jjeys juswdopanap ayy (q
‘fasoygne Buioinias Jueaajad Bl JO SAUNSE3W aouewIolad annaays
4500 33 03 WNOJUCD 03 BJE S30NIaS Seb pue auoydaps ‘Gunybi| 19aus faonadae ‘Janem ‘abesamas Jo uoisinoud pue ubisap ayy (e
335 843 40 & LOR2AG U
EL02 dT1 55 843 )0 57 a5n8i2 07 papnoJd asuodsas sy 03 Ja4 S80IME5 L-9'La
uBWLIon losue]

Sal[I0e, 8IS '§ SAIMISS '8

3|08 JUBWISERSSY - E |02 400 HS 1 ¥pusddy 330 4 aukgepur 283 ‘pecy (1M Budds £ 107 'AI08 S 18LIN0HI03



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

15.3

ageeydde o0

"153J30U! [BNSIA 2183J0 03 S|BAIBLI JO 3JNXE] 'JND|0D Ul UOREIIEA JO

‘sbuluado ‘53558034 J0 350 au | 4
“Raieao) aup u pasn se sjeusiew Jygredwod Jo Jepwis 3sn 03 paubisap aq pnoys sjem Jo seaua) Juo (I

quasedsues 940G UBLl S5a] 10U 3 ew
e sGuiuado sey 30usy aul J wg'| 01 paseasow aq few aybiey sy Jyiay U W2 | UBYl 3J0W OU 3 PINOYS S|IEM JO S30US} 04 [I

333135 3w pue Buippng aup uaamaaq sadeds uado a1eaud S29BaID S|iEM JO S33UA) UOLY JO SN BY) (Y

'seaJe uonda||oo abequeb pue saxogjeww S3PNOU! pue BaJe 3Gl 133435 A1 JO Wed [euBagul ue S| lem Jo 5ouB) By (B

'saguenua ayBiyBiy 02 pasn st siem Jo saauay jo ubissp ayy 3

"23uRiBAINS pue Majes Joy SBLIPING ayl WoJj ¥OORNO BLOS 3|QBUA S||eM JO Sa0U3)JUoJ (3

"2d@9s133.3s 31 JO WaU0dLID B aue Byl 3USYM SIIEM JO S30US) JU0J) JO B0J A IN0 $13s uawdonap aya Jo ubisep au) (p
"S83JE UONBAJASUOD

Jo asueayubis abieuay aun pue ‘sBumas wiaws pue sway abieaay jo wueayubis abequay auy Liea. pue ateiidosdde Kjeoucasiy og »

aoeds uado agenud ajgessn Jo aunowe menbape ue aunsug e

BaJe aul Jo JajoedeyD adedspue| syl woddns pue sunogqyBiau Jiayg yum aBuaw o1 suapueb sgenud mojy e

Buiouay o wemed pays|qeIsa au YIM JUISISUOD 33 «

JajoRleyd adeas1aans ayl uRuIBY o

103 S8 0% pageoo| pue paubisap ag pinoys sasuayjuotd (2

‘pue; agnd Jano uado 30U jsnwt sa3e9 [

39938 9y Buoje auy joeqras aouay aueuiwopaud ayl jo Aiepunoq fuadosd o) aya Y ubje 3snw asuay Juoy ay (e

s90Ua4 JU0uZ 2-4'L

Bl uBwsssssY - £102 dJd 0 1 ¥puadddy 335e suigepuir 15eg "pecy (M Buuds g 107 Aipara 18uno1-oag



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

15.3

Bgeydda 30N

pauieuew s sbuyamp Buuiolpe syl 01 SS8008 JB|0S a3enbapy o
squaunojie Buioipe aup Guney sBuiuado Jo smopuw ou 3ue 3Jay] «
aouUBUUIEW JUanbayy asnbaJ J0U 0P PUB PAUSIULY DUE SIEM [BUIIPE aY) »
'8JaYM SALEPUNODG JEaJ PUE BPIS 8yl 03 Pa3dNASuD aq few sBuppnaang (2

‘s30eNs ajqeawJad
UaWaINDbaJ BY3 UM PRIEJD| B 10U 3SNW pue 3oeds uado asiwado o1 pauonisod ag 1snwu aseds puelyoeq aya wi sBupingang (g
‘apedey Buiping quoy a1 4o wawuBie sy puyaq 2q 0y aue sB 0 (e

sBuipiingang p-£'1L0

‘sjgeajdde 300

"RIEpUNOQ U0 B3 W0Jj S8.98W g UBL 8J0W 30U ;0
10U 0p ey susum pamnwsad aJe aum weYd sjaued |E1BwWw awnjesuE Jo pasiwenel pateauun 'uos paseBinuiog jo pagonnsuc saouay (8

Juawubiie apedey 3oy au1 35ed 39U0 B0UBJ JUDY 3Y3 J0 YBIBY 3R YIeW 03 UMD Pasade] 3q 1SN 30ua) 3pIS BYL (P

TUBW U0 PAJSPISUDD
ag [ aybisy Bupuay sy 'swewnoje Buiplpe pue s1s Wwawdojaasp sy usaMAS SoUaJaYP [ans) ueayulis e siasau asayp (o

‘(Bunswa) [3A3| puno.B
anoge wwopag Buipasaxa Jou daas yoea uam 'pue] 3w Jo fydesBodos sy Mmooy 02 paddans aq 1snw a0uay auy) 'says
Buidojs Jo4 ‘[Bunsxa) jana) punodB ay) WoJy painsealt se ‘wg' |, 51 Saduay AJBpuNog UDLIWIOS J0 JeaJ ‘apis 4o yBiay wnwixew ay) (g

*5EA.JE UONEAJESUDD pue ‘sBumas Jisya pue sway sbeysay jo soueoyubis aBeyuay ayy ueyay -
pue ‘aseds uado ageaud 3jgesn jo unowe Aenbape ue ainsul e

‘530Ua) JO LJaNEd PAYSIGRISD YT UM JUINSISUDD ag «

LajoeJeyd 3de0sIaans Ay UIBUR)Y .

103 S€ 0S pa1eao] pue paubisap aq PINOYS SUBWIOJE JAUJOD U0 S30URy 3pIS (=

S$83ua4 Jeay pue apis £-£°L0

3|geL WIUSSISEY ~ £ | 0E gDQ HS i wpueddy 335 ¢ suAgepuirase3 ‘peoy |+ Bukds £ 197 'AIaE- 98MN0F003



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

15.3

JIT 84340 £ YEIdey] W sjuswsinbas ubisep
pue saaes bupysed yam souepiosse u Buryed ays-uo asenbape apmosd
o1 paubisep usaq sey i doud suy3 ‘anoqe peuyno sy

110} LA JO 95N yEad L JO} papw 23enbape 18.3 DUQe.NSUOWap Jaaulbua
ayje.q payyenb fgeans e Ag _um._wnw._n Juawssasse ayjen e Ag pasoddns aq o1 uE._.&E aq Aew uonesidde quawdojaaap sy) (q)
(ubisap pue saged Burped Joy ssagoy g Bunped Jen £ Jaadeyn

03 u3jad) Raxoey st Jo asn yead Sya Joj Jeaed 03 papuoud aq 03 Si kupqesanaousw pue Bunped sng pue Bupwed Jed ss-uo a1enbapy [e]
Buppued Je L3

F35 84340 §'ZE€ LoHIsS U pessa.ppe se fieso) pue bumes
S YUSLICIOBASD BYF J0 BINYND PUS SIMBU BYT BIUSIIS0KD 0 SIONSI JO)
sanungJoddo apinosd pue SBpSIMOUY PUB UBHELIIOU JO UORBUILISSSID
bﬁé‘ssaw 03 JUBUOALUIOD [BUOHBINDS UB SPIYILI JiM JUBWIdajansp auyf

UaLAOIUD pUE UOREaIdde

‘Buipuesssapun Jaiealb e 03 pes) ey Shem Ul 3umIND pUB 3UnEU 30USLEHXE 01 SJOUISW Joj SagunmJaddo apinoud jw uawdoanap ay] [q)
‘gaJe 9y jo Auolsiy [eumgno

pue eJnaeu aua jo 30adsas ur aBpapmouy jo uonewwassip Jo Buyoueasal ‘BuiyoeRal Ayl Joj SanIOe) LILIL0D few quawdojenap ay] [e)
famoey 1sunat-0a3 jo sumen £-€°1L3

inbaJ 58 SYIUOW SARNIBsUD3 [T 88Jy7 UBYT BJ0UW Pasn &g 03
04 %n%géhggaﬂuémﬁ

MOUS JO JEIUN U JUSPUBdEp Jou Uogessdo
punossaf & Busg uo pepuno) usaq sey fojanap f losd ayy

Aoy 351n03-033 843 beuews jesuss 03 3oUapISa. SIbBUBL
& S8 P3SN aq [m 'S 243 Lo panosdde SELEMP oM BYI JO JABWS BUL

“(stauoLs annnsasuos
(€] 2221 uewy asow ou) vonepowwosoe Aepioy Asesodweg Jo uoisoad aus Joj K905 Pasn 94 3SNL LOREPOWWOSDE ARy 351N03-093 (1)
‘siseq punos-Jeal e Lo agesado snw Aaoey 1SUN0-003 Y| [y)
‘pasodoud 51 Agpoe) 351N03-002 BLI YOIM UO pUB| UD boB.E._wa -] 3...252 sJabeusw auo zcn. (6)

d 2Jaym) BoUaPISaI 5
auy se 23e4ad0 03 1 Buyamp pasodoud Jo Bunsxa ue ‘fyjoey 351un02-009 ue jo 2ued Se papuwo.d S1 9ouapisaJ sJabeueww e auayp (1)
"SI0AUS JBIaYP 3 PaumMo 3Je S3JMoNas _azu_z_u_._, 30U JO JaLRAYM Juswabeurw auo Jo E_E._acaano._ auy Buiaq sauauodwon puej
PUE [2IMGONAS 1B YIM 6 2us-uo kq p u fjjeuauao aq 3snw 3590 G|, Jaro Sa3ePOILLI0sOE 181 ARy 181N02-009 Ly [3)
_fayoed 1s1n0)-003 4o uonesadp 2-£°1L3

mmm.mﬂ._n_m.v....guom
Ul PRIUBLUNION S§ USIICJBYI HUBIS PUE DUB] ENSIA 843 BI0LI

10U op Ay seyy 05 p ) pue paubiisap useq aney sbupy uataq

"S08diuy
[RIUBLLILOLALS [BUEI0d AUE PaSSBIppE PUB PEYHUSDI SBY pue Saidioud
Aaypgeus Uo papunocy uaaq ey Juswdoienap Yy  jeuLEYI0aE pue
Jejos Bupnjour saibiaus o) 1j0 850 pue paydde ssidiaud ubisap
JBjos meﬁw.a oy ybnoayy Aousroya Abseus eswmew o3 paubisap
useq sey Juswdojensp dyl 335 Ayl JO ZE UOGIBS U PIUING SY

FUGE
DUTJO BIMIINLIS NS BLf LUIIOY (14 10U BITIINAS PafoA98 8 SISUISINCT
Bupddiys Busyan peubisap wveeq sey juswdopeasp pesodosd sy

"JEI0RJBYD |BJMIND |B20] 4 YA Bjgaeduwiod ag o3 s1 pue adeaspue| BNSIA 34y IBULOP 03 10U S1 Bunanyselyu pue sBuippng Auy (p)
‘s30edw

|RuBWUoIUS [eruaed aya jo Bupuesssapun ue pue Ayqeuessns [eaiBiojooa Jo siseq auya uo paubisap aq o1 s1 quawdojanap ay] [9)
*ABsaua s|qeMaUaI-UOU JO WNWILWL @ asn pue Auaysa ABJaua aswkew o) 5) wawdopsap ay) (q)

‘uniBaJ L3 WO} PaIINOS S[BBIRW PUB S|BIBW Pa[akaal

jo @sn aya Bunowo.d ‘adeaspue) Bupuno.uns auys yum Ut pualq Jeu sjeragew Buipiing asian o3 pauisap aq o3 1 uawdoanap ayy (e)
fayioed 1suno)-003 jo ubiseg L-£'L3

wsWLUIOY

losuo

faypoed asuno3003 p

juswdolenag] 36MN0) L3

3|qE | JUALSSRSSY - £102 d00 1S ¥ wpuaddy 355 ¢ suhgepulr 1ses ‘peoy 14 Buudg £ 107 fipoey jeunorong



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

15.3

T sjons) Dupoload puUe S358m SUnsSeal pUe JoUo)y
5806 LoINPay 2158 JO S1SINB pUB YEIS WIo)
sayddns
Buspaeb pue Guwes)s fpusty fjeuswuoius asfy -
‘sburina
uapsel pue pooy Bupnjour ‘saysem guebio 150dwoy
FISUWEIUOD DOCLIBYS PuR deos qeyas
S8 YONS 'SIUC S(GRSNET YM SWaN sjgesodsp saeydsy .
! 1 JO [RUNURL 3im SFonpo.d aseysund e
'2150M
yse.g ueyy Jayaed apafoss 01 yeis pue sysant Bulbeinoaus
‘suig agsem Jamay pue suiq Bupaoss adwe spmoly e
SUIgeD ayg jo seaue je u Buadoss Juswsaiduy e

suanae Bupnpad &jsem mojaq sy Buidde
Ag pansiyoe aq ues swyy  pabieusw pue pasiuy Aeudosdde Busg
SISEM LI YNSSS JIYIINY i d ay1jo revone.sado
ap Bupfias 3 uopesnuuw sysem jo sadound a3 ybnosy)

g xipuaddy u papimosd NFD
g w paynuaps s palfieusw 89 UBI ISeM UOBONASUCD JBYIO0 Auy

‘2ungan.s Bupyng papofoas e ‘sisu
Buddiys jo asn ayz 03 anp paonpas aq AsbJe) I 2158M UOLINISUOT

(sauawauinbay uoneayddy Juawdaarsq gy Jaadey) o3 4ajay) ‘pabpol st uoneaddy wwawdojanag e uaym ounog o3

pSMIWgns aq 3sn [saseyd |euonesado pue uondNLsUoa Yiog] Aayoey 1sunoroaa aw Joj Afirens wawabeuew aisem ayl jo sieaaq (o)
'sjewagew jo Buyofosy pue asnas Buisiwmew pue aouepione asem Jo sajdioulud aya uo paseq aq 03 s1 Juawabeusw msepn (q)
‘sawadnbal amesifia) yam souepioaoe vl pue Jauuew B|gisuodsal fjequswuosnua pue fpr ‘ajes e u pabeuew aq o3 s1 asepA [B]
juawsabeuey 23sBMMS-E'L3

‘BYeISNY JO 3P0 BUIPING Y3 YIM SIUERIOIIE Ul PISSISSE
aq 03 paunbay s1 Buppng ayy usym ‘968IS JENIST UOGINISUOT
sy e SuNJ90 fUO PUSPUBIS SISIWSl B JO  UOQESSPISUCT

(spuepuers sasiws.y a4y1) 0LOS SpsspueIs
[sBuppng - sasnusiy 01 ss909y] Angesyy yyesmuowwos sy
LA 3UEpI0228 Ul papino.d aq [ Migesip & yum SuosJad Joj SSa901y

fagesip e yawm suosJad JOj UORBINDJID PUB S53208 0 J0adsad UM BljesSNY 40 apon Buipping ays yim Adwoa ssnunuawdeianap ay) (o)
‘[ipieamuowwo)) 26| 39y uoeunuasy] Aipgesiq ay) jo suoisnoud sl ym Aouaysisuos agensuowap Jsnw juawda@aap ay) (q)
‘sanpgesip ywm sidoad Joj uonenodo pue JUaWSAOW Joj SpELW aq o] S1 SBaJe 553008 pue Buip|ing ay3 uiyIm uoisinold ajgeucseay (e)
fajiqesiq e yaum suosdad Joj SSa03Y S-£'L3

8|0E | JUALUSSEESY ~ 202 o] JS o XIPuaddy 335 sufgepulm ise] 'proy (H Susds o 1ot fanoed dsanooog



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

All communications to be addressed to:

Headquarters Headquarters

15 Carter Street Locked Bag 17
Lidcombe NSW 2141 Granville NSW 2142
Telephone: 1300 NSW RFS Facsimile: 8741 5433

e-mail: csc@rfs.nsw.gov.au

The General Manager
Snowy River Shire Council

PO Box 143
BERRIDALE NSW 2628 Your Ref: DA0118/2015
Our Ref: D15/1265
DA15051296850 MD
ATTENTION: Dennis Trezise 28 July 2016 -

Dear Sir/ Madam

Integrated Development for 97 Spring Hill Road East Jindabyne 2627

I refer to your letter dated 1 February 2016 seeking general terms of approval for the
above Integrated Development in accordance with Clause 55(1) of the Environmental
Planning and Assessment Regulation 2000.

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

2. Prior to issue of subdivision or occupation of the cabin (which ever 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:

1D:96850/94243/5 Page 1 of 5
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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 fire
fighting 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 (which ever 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
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":

e Be lawfully available to access all proposed lots.
¢ Be all weather surface.

e Have a minimum trafficable width of 6.5 metres

e 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.

Page 2 of 5



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

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

e The minimum distance between the inner and outer curves is 6 metres.
e The crossfall is not to exceed 10 degrees.

e Maximum grades for sealed roads do not exceed 15 degrees and not more
then 10 degrees for unsealed roads.

e 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.

e Roads are clearly signposted and bridges clearly indicate load ratings.

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

e \egetation 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 (which ever 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":

e An all weather surface, minimum carriageway width of 4 metres.

e 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.

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

e Internal roads provide a turning circle with a minimum 12 metre outer radius
within immediate proximity to each cabin.

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

e The minimum distance between the inner and outer curves is 6 metres.
e The crossfall is not to exceed 10 degrees.

¢ Maximum grades for sealed roads do not exceed 15 degrees and not more
then 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.

e Roads are clearly signposted and bridges clearly indicate load ratings.

Page 3 of 5
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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 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.

This letter is in response to a further assessment of the application submitted and
supersedes our previous general terms of approval dated 3 September 2015.

Page 4 of 5
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For any queries regarding this correspondence please contact Martha Dotter on 1300
NSW RFS.

Yours sincerely

Amanda Moylan
Team Leader Development Assessment and Planning

The RFS has made getting information easier. For general information on 'Planning
for Bush Fire Protection, 2006', visit the RFS web page at www.rfs.nsw.gov.au and
search under 'Planning for Bush Fire Protection, 2006'.

Page 5 of 5
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Transport
Our Ref: STH15/00055/04 ‘l. ’) Roads & Maritime

Contact: Amanda Priestley (02) 4221 2771 c.ovsmnam Services
Your Ref: DA0118/2015

1 July 2016

Sophie Ballinger
Snowy River Shire Council
BY EMAIL: records@snowyriver.nsw.gov.au

DEVELOPMENT APPLICATION 0018/2015 - LOT 1 DP 1216908, 97 SPRING HILL ROAD,
EAST JINDABYNE, ECO TOURIST FACILITY

Dear Madam

RMS has reconsidered the subject development application.

RMS maintains the appropriate treatments for the junctions of Kosciusko Road with Spring Hill
Road and the private access road to the south are BAL/BAR. For clarification purposes the
location of these junctions with Kosciusko Road are highlighted and labelled as Location A for
Spring Hill Road and Location B for the private access road to the south, in the attached
diagram.

RMS notes there may be challenges in upgrading the intersection of Kosciusko Road and Spring
Hill Road. Most significantly, RMS understands Spring Hill Road is affected by a Travelling Stock
Route (TSR) and two separate land claims that may impact on the ability to achieve a complying
BAL.

Given the above, RMS would not object to the development provided the following conditions are
placed in the consent:

. 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 with
Spring Hill 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.

Note: RMS understands access between this development and Spring Hill Road may be
restricted. If this is the case, then RMS would not object to above condition being removed
from the consent for the Spring Hill Road Intersection.

Roads & Maritime Services

Level 4, Southern Regional Office, 90 Crown Street, Wollongong NSW 2500 | PO Box 477 Wollongong East NSW 2520
T 02 4221 2460 | F 02 4221 2777 | www.rmservices.nsw.gov.au |
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. 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://iwww.rta.nsw.gov.au/doingbusinesswithus/tenderscontracts/prequalifiedcontractors.ht
mi

. 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

N 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.

Conditions of development consent relating to road work, traffic control facilities and other
structures on the classified road network contrary to those outlined above are unlikely to receive
RMS consent under the Roads Act, 1993.

RMS highlights that in determining the application under Part 4 of the Environmental Planning
and Assessment Act, 1979, it is the consent authority's responsibility to consider the
environmental impacts of any road works which are ancillary to the development. This includes
any works which form part of the proposal and/or any works which are deemed necessary to
include as requirements in the conditions of development consent. Depending on the level of
environmental assessment undertaken to date and nature of the works, the consent authority
may require the developer to undertake further environmental assessment for any ancillary road
works.

In addition to the above, RMS notes that the revised application also proposes the installation of
various signage along Spring Hill Road. RMS highlights any speed zone signs are a matter for
RMS to approve. RMS generally do not support the installation of speed zone signage on an
unformed road.

Roads & Maritime Services

Level 4, Southern Regional Office, 90 Crown Street, Wollongong NSW 2500 | PO Box 477 Wollongong East NSW 2520
T 02 4221 2460 | F 02 4221 2777 | www.rmservices.nsw.gov.au |
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Upon determination of this matter, it would be appreciated if Council could email a copy of the
Notice of Determination to RMS via development.southern@rms.nsw.gov.au.

Yours faithfully
=z /)

Chris Millet
Acting Network & Safety Manager
Network Management, Southern Region

Roads & Maritime Services

Level 4, Southern Regional Office, 90 Crown Street, Wollongong NSW 2500 | PO Box 477 Wollongong East NSW 2520
T 02 4221 2460 | F 02 4221 2777 | www.rmservices.nsw.gov.au |
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1¥%1. | Department of
ik Primary Industries
GOVERNMENT Water

11 September 2015 Contact: David Zerafa
Phone: 02 4428 9142
Fax: 02 4421 2172
Email:  david.zerafa@dpi.nsw.gov.au

The General Manager Ourref: 10 ERM 2015/0769
i i i File No:  2015/0769
ive ounci

Egoggxﬁ,‘i 43!’ Shire Counci Your Ref. DA0118/2015

Berridale NSW 2628

Attention: Sophie Ballinger

Dear Sophie,

Re: Development Application DA 0118/2105
Proposed Eco tourist Facility including Community Title Subdivision
at Lot 3 DP 1175878, 97 Spring Hill Rd, East Jindabyne.

I refer to your correspondence dated 8 May to the NSW Office of Water regarding the
abovementioned development Application (DA). DPI Water (formerly the NSW Office of
Water) has considered the DA in terms of its statutory obligations under the Water
Management Act 2000 and the Water Act 1912.

DPI Water apologises for the delay in providing this response

Water Management Act 2000

For the purposes of the Water Management Act 2000 (WM Act), DPI Water advises that a
controlled activity approval is not required for this proposal as no “works” are proposed on
waterfront land. In this instance waterfront land is considered to be the bed of Lake
Jindabyne, together with any land within 40 metres of the shore of the lake.

Should the proposed development be varied in any way that results in development extending
onto land that is waterfront land, or encompassing works that are defined as controlled
activities, then DPI Water should be notified.

Water Act 1912

As indicated in the Statement of Environmental Effects (SEE) accompanying the DA, DPI
Water can confirm that the subject Lot 3 DP1175878 has been issued with a water extraction
licence (10SL057230), under Section 10 of Part 2 of the Water Act 1912. The licence was
issued in September 2014 for the purpose of domestic use for a five year, renewable period
with an extraction entitlement of 1ML.

The DA proposes that this entitlement will be used to provide water supplies for the Eco tourist
facility.

DPI Water advises that domestic use is defined as providing water supply to a single dwelling
attaching to the property. However, the use of water pumped from Lake Jindabyne to supply
the proposed Eco tourist cabins as part of a commercial business venture would be deemed
contrary to the definition of domestic use.

DPI Water, Government Offices, 5 O'Keefe Avenue, Nowra NSW 2541 | PO Box 309 Nowra NSW 2541 |
Telephone 02 4428 9162 | e water.enquiries@dpi.nsw.gov.au | www.water.nsw.gov.au
Template Ref: CAAQOS, Version 1.1 (July 2015)
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In this regard, the proponent must apply for a replacement water licence to reflect the
alternative purpose for which the water is to be used. That is, for both domestic use and water
supply to tourist cabins (commercial/industrial).

Any application for a replacement licence would need to be processed in accordance with
statutory guidelines for processing applications under Part 2 of the Water Act 1912.

It should be noted that the Water Act 1912 will likely be replaced by the Water Management
Act 2000 (WMA), sometime this year. If an application to amend the purpose of the licence is
lodged after the commencement of the Water Management Act 2000, then obviously,
assessment procedures will be in accordance with the requirements of the Water
Management Act 2000.

Further information on controlled activity approvals and the Water Management Act 2000 can
be obtained from DPI| Water's website: www.water.nsw.qov.au

DPI Water requests that a copy of this advice be provided to the proponent.

Please direct any questions regarding this correspondence to David Zerafa on 4428 9142 or
email david.zerafa@dpi.nsw.gov.au

Yours sincerely, M

David Zerafa v

Senior Water Regulation Officer

Water Regulation Operations South

NSW Department of Primary Industries - Water
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10 March 2016

The General Manager
Snowy River Shire Council
PO Box 143

BERRIDALE NSW 2628

Dear Sir

RE: Proposed Development Application DA0118/2015
97 Spring Hill Road, East Jindabyne NSW 2627
Lot 3 DP 1175878

We have reviewed the letter prepared by Dabyneplanning on behalf of the proprietor of the
property Mr lan Barry (“the Developer”) dated 29 January 2016 proposing some amendments to the
original application. We continue to object to the proposed development and have detailed our
collective objections to the proposed amendments in the attached document headed “An outline
of the community concerns regarding proposed development DA0118/2015".

We confirm as a matter of course that we have never made any reportable political donations to any
local councillor, any gifts to any local councillor or any employee of the Snowy River Shire council.

We note that the recent letter written on behalf of the Developer has not in essence changed the
original application, with the only material change being the reduced number of cabins from 5 to 3.
The full 5 cabins, however, still remain in the Site Plan submitted to council.

It is our collective view that the issues and concerns, addressed in the attached document as well as
in the objections already submitted to council on an individual basis, remain paramount to the fact
that the application is flawed and should not be accepted. Fundamentally the application does not
satisfy an eco-tourist facility, it is not in the public interest and the immediate local community is
unanimous in its opposition.

We unanimously consider that the findings and recommendations contained in the Manager of
Development Assessments’ report to Council prepared for the 10 November 2015 council meeting
continue to be upheld. In particular we support the Manager of Planning’s recommendation that
this Development Application be refused.

We urge you and Council to favourably consider the previous recommendations made by your
Manager of Development Assessments and refuse the proposed Development Application

accordingly.

Yours sincerely,
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SUMMARY OF KEY OBJECTIONS

The current DA submission does not deal with any of the concerns raised in the original objections or
indeed council’s planning department’s original report and recommendation that the proposal be
rejected.

Below is a summary of the key objections, broken down into 4 main areas of concern, more specific
detail can be found in the attached appendices.

1. DEVELOPMENT IS A SUBDIVISION, NOT AN ECO-TOURIST DEVELOPMENT AND IS CONTRARY TO

PUBLIC INTEREST

1. The proposed development does not satisfy the requirements under 5.13(3) of the Snowy
River LEP 2013.

2. The development is essentially a subdivision of land, under the guise of an “Eco-Tourist
facility” — which stands to benefit the Developer only, to the detriment and opposition of all
neighbouring properties.

3. The proposed development is seriously contrary to the public interest as it will require
council to take responsibility for an existing Crown Public Road and include this road within
Council’s public road network. S79C (1) (e).

4. The development requires access via various neighbouring properties, who oppose this
subdivision and tourist facility, there is no direct access via public or even crown road.

5. The developer, as the only possible permanent resident on the proposed development
should at all time be required to ensure that all legal, social and financial obligations to the
local community are met, and yet as the current proposal stands there is no realistic
opportunity for this to occur.

2. SociaL IMPACT
The proposed development will adversely affect the rural community on Spring Hill Rd, its
properties, lifestyle, safety, security and environment. Impacts include:

1. Neighbouring properties and landowners will incur increased road maintenance costs.

2. Neighbouring properties and landowners will incur a devaluation of their own properties.

3. The development proposal in its current form does not adequately deal with either the
expected financial imposition or the safety issues to be imposed on the neighbouring
properties due to the increase in traffic.

4. If the development goes ahead as presently proposed Council will incur the majority of the
cost for the upgrade of Spring Hill Rd. Neighbouring properties, and the community at large
will be expected to further subsidise the proposed development in the form of rates. This is
an entirely unacceptable outcome for all stake holders.

5. Extraordinary increase in traffic of between 21% and 125% depending on which part of
Spring Hill Rd or Spring Hill Road South is referred to.

6. The proposed development does not have direct access to a public or crown road but
instead relies on access via the properties of third parties, all of whom strongly oppose the
development.

2|Pa
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10

11.

3.

Introduction of Eco-Tourism signage on the road directing traffic to the proposed resort will
invite passing tourist traffic into the road network for curiosities sake.

Visual impact of the future proposed cabins clearly illustrated on the Concept Site Plan being
within line of sight from every window of the neighbouring house.

Extraordinary suggestion that Eco-Tourist facilities own traffic would access the lake via the
right of carriage way over Lot 4 rather than the existing road network within Lot 3. This is
wholly unacceptable outcome as it seeks to redirect resort traffic away from the developers
proposed residence at the expense of the owners of Lot 4. We believe this action alone
shows the utter contempt the developer has for the surrounding community.

. The waterfront usage/access and environmental and social impacts have not been

addressed or are seriously inadequate.
Increased ‘Stranger Danger’ poses an increased risk to neighbours, children and animals.

ROADS SAFETY AND INFRASTRUCTURE

The developer should be required to carry out all infrastructure improvements prior the
commencement of any building of the “cabins”. In the event of financial failure of the venture all
necessary precaution should be taken to minimise any disadvantage to the local community.

1.

4.

The proposed development will require significant upgrade to the road to accommodate
significant increase in traffic (including tourist traffic using a dirt road), to ensure safe access
for tourists and the development occupants. 579C (1) (c)

A Previous application before council for development and subdivisions in the immediate
vicinity of this development have been required to employ significant infrastructure
improvements, specifically the proposed Mary’s Hill subdivision, to the Spring Hill Road and
Kosciusko Rd intersection. In particular, and COMPLETELY ON POINT, this application
involved a subdivision of a large acreage into 3 substantial residential dwelling lots that we
submit would create an identical increase in traffic to the proposed 3 cabins in this
development. { See Appendix E, RMS Advice Regarding DA)

Due to significant financial burden to be suffered by council and local residents and the fact
that this is a commercial development generating income, the developer should be
responsible for the majority and very considerable cost of the upgrade to Spring Hill Rd as
well as the alternate access route via Lot 216, including both intersections with Kosciuszko
Rd, prior to the commencement of building.

We submit that the right-of-carriageway should be moved to enter Lot 3 closer to the
proposed site of the cabins to reduce the impact of tourist traffic felt by the owners of Lot 2.
The future maintenance of the road is of major concern to all current road users. The local
community requires confirmation and provision that any development application will
ensure the developer makes financial contributions for ongoing road maintenance
proportional to the actual expected increase in road use. The frequency and quality of road
works to be carried out should be determined by the local community rather than the
developer to prevent the developer ‘cutting corners’ in the future.

Lot 3 does not have direct access to either a public or crown road and therefore the
development requires access via 3" party properties to proceed. The owners of these
properties strongly object to the development.

DEesIGN DEFICITS

Major concerns still exist regarding the design and specifications of the proposed dwellings.

3|Pa
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1. Athorough and realistic review of the solar system and power requirements must be made
as the current models are likely to be significantly under efficient for uses proposed.

2. At the minimum, noise proof generator buildings to be designed and presented for approval
prior approval of DA. This should include a bunded diesel storage facility in accordance with
regulatory requirements for a commercial development. The community preference would
be for mains power to be provided as backup thereby avoiding the environmental problems
associated with diesel powered generators, with underground wiring provided to avoid
visual pollution.

3. The worm farm impacts should be further investigated and explained prior to approval, we
refer to the in-depth submissions previously made in this regard.

4. Concerns about the appearance of ‘container homes’ has not been fully addressed. Stating
that ‘locally sourced material including stone with revised cladding layout to achieve a
contemporary alpine design’ are simply not specific enough.

CLOSING REMARKS

Thank you for your careful consideration whilst evaluating our concerns regarding DA0118/2015.

We reiterate our concerns that this development does not satisfy requirements of an eco-tourist
facility and is against the general public as well as the immediate communities’ interest. The
development requires access via 3" party properties to go ahead, the property does not have direct
access to either a public or crown road.

We hope that special consideration will be given to the considerable financial burden the
surrounding properties will incur, the increase in road maintenance, devaluation of residential
properties and subsidising the upgrade of Spring Hill Rd through rates should council be compelled
to take over another crown road.

In the unfortunate event that council were to accept this application then we submit the following
would need to be addressed:

o A full Community Management Statement should be provided prior to approval

e All mandated infrastructure improvements should be completed prior to the
commencement of building works

» The developer should be responsible for the considerable cost of the upgrade to Spring Hill
Rd as well as the alternate access route via Lot 216, including both intersections with
Kosciuszko Rd, prior to the commencement of building.

e Lot 3’s boundaries should be fully enclosed and fenced to prevent tourists trespassing on
neighbouring properties.

e Ascurrently a large portion of Spring Hill Rd South is in Lot 2, we submit that the right-of-
carriageway be moved such that Spring Hill Rd South be diverted to enter Lot 3 near the
proposed location of cabins 1,2&3. The right-of-carriageway would then re-join the existing
right-of-carriageway close to the proposed sites of the “future cabins’. This would result in a
greater proportion of traffic noise, dust, erosion and pollution being felt by the owners of
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the development rather than adjoining properties and help minimise the impact felt by the

owners of Lot 2

e NO access to lake to be required to be across Lot 4, and any access to lake be via internal

road access on Lot 2

e The Community Management Statement needs to be presented prior to any approval be
granted. It should fully address all concerns raised within this document and previous
submissions to council. It should clearly outline how community title holders will meet their
obligations to the existing community both social and financial, as well as outlining who will
be held responsible for ensuring community title holders fully abide by the Community

Management Statement.

We look forward to being notified of when Council will meet to consider DA0118/2015.

Yours faithfully,

5|Page

Linden Storey
Lot 2
Spring Hill Road
East Jindabyne NSW 2627

Jeannette Korten
Lot 2
Spring Hill Road
East Jindabyne NSW 2627

Lisa (Lil) Harding
“Majockapilly”
Lot4
Spring Hill Road
East Jindabyne NSW 2627

Billy Harding
“Majockapilly”
Lot 4
Spring Hill Road
East Jindabyne NSW 2627

Anita Woods
5223 Kosciusko Road
East Jindabyne NSW 2627

Maree Mcintosh
Spring Hill Road
East Jindabyne NSW 2627

Paul Woods
5223 Kosciusko Road
East Jindabyne NSW 2627

Dave Mclintosh
Spring Hill Road
East Jindabyne NSW 2627

Conrad Gibb
Spring Hill Road
East Jlindabyne NSW 2627

Leola Archer
Spring Hill Road
East Jindabyne NSW 2627

Sylvia Wall
275 Spring Hill Road
East Jindabyne NSW 2627
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Steve Chandler
Lot5
Kosciusko Road

East Jindabyne NSW 2627

Russell Brown
“The Hills”
Spring Hill Road
East Jindabyne NSW 2627

Helen Roehnelt
“Lyndon”
Spring Hill Road
East Jindabyne NSW 2627

Panpreeya Brown
“The Hills”
Spring Hill Road
East Jindabyne NSW 2627

Kath Chandler
Lot S
Kosciusko Road
East Jindabyne NSW 2627

Robert Roehnelt
“Lyndon”
Spring Hill Road
East Jindabyne NSW 2627

Robert Steege
“Steegey’s Place”
Spring Hill Road
East Jindabyne NSW 2627

Dawn Steege
“Steegey’s Place”
Spring Hill Road
East Jindabyne NSW 2627
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APPENDIX A

NOT AN ECO-TOURIST DEVELOPMENT AND NOT IN PUBLIC INTEREST

1. THE PROPOSED DEVELOPMENT DOES NOT SATISFY THE MANDATORY REQUIREMENTS UNDER
5.13(3) oF THE SNOowY RIVER LEP 2013.

The latest proposal fails to address the previous submissions raised about its non-compliance under
5.13 (3). Under 5.13 Council must not grant consent to carry out development for the purposes of
an Eco-Tourist Facility unless all conditions in 5.13 are met.

A more detailed indication of the non-compliance has been previously addressed in the submissions
already before council and we have therefore not reiterated them here. However we state that the
three most glaring examples are:

o (3)(a) There are no demonstrated ecological or cultural features pertaining to the
application.

e 5.13 (3) (d) There is no demonstrated “positive” environmental outcome

e 5.13(3) (k) There is no management strategy document to ensure compliance under this
clause. Of particular concern is:

e 5.13 (k) (iv) there is no mechanism for monitoring and reviewing the effect of the
development on the natural environment.(see 3.4 in this document ‘Community
Management Statement’)

It is important to note that approval without full compliance with 5.13 ECO-tourist facilities
document would constitute a procedural failure and open the way for a legal appeal.

Finally in an attempt to suggest the development will be eco-tourism, the Developer has merely
attached a brochure from Ecotourism Australia. This information was provided in a generic response
to an email from the developer (also attached). The documentation merely outlines what is required
for the certification process. It in no way constitutes recognition of the development as an Eco-
Resort.

The brochure provided from eco-tourism Australia states the following must be clearly achieved:

1. Sustainability principals must be core to the operation as well as, amongst other things, a
commitment to delivering a quality tourism experience. Without being owned by the
developer, and being sold off to buyers — none of these prime objectives can realistically
be reached or are believable.

2. There must be a business management and operational plan in place — again nothing has
been provided by the Developer at all in this regard

3. Contribution to Conservation — where is that demonstrated in the proposed DA?

Merely providing and Information Compendium listing items on offer in the area and interpretive
signs does not constitute an Eco-Tourist facility.
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The core values of the development have not been founded on eco-tourism principals but on a
subdivision of land to sell off.

We reiterate that the Developer has advised us in person that he seeks to sell off the Eco-Tourist
development for personal financial gain. The developer has no previous eco-tourism experience.

2. THE PROPOSED DEVELOPMENT IS SERIOUSLY CONTRARY TO THE PUBLIC INTEREST
This will require council to take responsibility for an existing Crown Public Road and include this road
within Council’s public road network. S79C (1) (e).

The costs to the local ratepayers of council, by adding this road to the public road network will be
huge, both in the initial structure and building of the road stage as well as continual maintenance on
an annual basis at the very least.

3. SuBDIVISION OF LAND
All adjoining landowners and residents in this area have paid a premium for their land on the
understanding that the area is zoned RU1 and that their lifestyle and investments are protected
under the current LEP. The minimum lot size of 40Ha is enjoyed by all for that reason.

No property can be subdivided under this area size, although 2 dwellings are permissible. The
Developer ALREADY has 2 dwellings approved for the land.

The development is essentially a subdivision of land, under the guise of a “Eco-Tourist facility” —
Which stands to benefit the Developer only, to the detriment and opposition of all neighbouring
properties.

We question the developer’s use of the loosely defined term ‘Eco-tourism’ and believe that the
current development is an ill-conceived and cynical misuse of the term to circumvent the current
LEP and the 40 hectare minimum block size.

We make further reference to the fact that the property is adjacent to the East Jindabyne village
precinct, which although allows for more dense dwellings obviously that the subject property, itis
the same in the fact that the zoning only permits for residential or long-term rentals only and not for
tourism or short-term / holiday rentals. We therefore consider that council should ensure that any
tourist development, under the guise of Eco-Tourism, proposed by the Developer is seriously in
conflict with the whole of the East Jindabyne.

Why should this development be allowed to engage in short term holiday rentals when it is
prohibited on all other properties within the immediate area?

4, COMMUNITY MANAGEMENT STATEMENT
Reference to the ‘Community Management Statement’ is made several times in the DA but it has
never been presented for review. The developer’s current approach of ‘just approve what we want
now and we’ll fill in the detail later’ is wholly unacceptable as the detail of this statement could
adversely affect the local community.

The Community Management Statement would also seem to be a core requirement of the Eco-
tourism certification process as outlined in the brochure they have attached. Nothing has been
provided in this regard.
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This document needs to detail the financial and social obligations to the local community of all
potential owners of the community title including but not limited to;

1.

©w®NOY A

Financial contributions towards ALL roads, Spring Hill Road, Spring Hill Road South and road
through Lot 216 - who will be liable and what amount

How the developer will contribute to road maintenance in a practicable sense, ie set up
fund account for same

How the development will adhere to eco-tourist principals in a sustainable and effective
way

Privacy signs for adjoining landowners

Noise and disruption minimisation to neighbours

Weed and pest control, who, when and how much?

Reasonable water front usage and access

Waste management

Environmental management

10. Minimal disturbance to wildlife

9|pPage
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APPENDIX B

SOCIAL IMPACT

The majority of land owners on Spring Hill Rd have made a considerable financial investment
specifically to escape the substantial tourist traffic in Jindabyne and the surrounding areas.

Our concerns regarding social impact have been addressed in the 10 submissions already made to
council but we reiterate the following

e The development is essentially a subdivision of land, under the guise of an ‘eco-tourist
facility’ — in which the developer intends to sell immediately, if not at “off the plan” stage.

e The sub-division of the land and creating a “tourist accommodation” facility is contrary to
public interest.

e The subject property is a 40Ha lot that has currently been approved by council to build 2
dwellings on it in accordance with the current LEP.

e The developer seeks to sub-divide land and place poor quality, non-sustainable structures to
sell off privately as “tourist accommodation” on rural land that enjoys a prestigious value by
all land-owners within its immediate vicinity.

e East Jindabyne village itself doesn’t allow for tourist or holiday rentals, rather long term
rentals and permanent residents and yet this development, almost adjacent to the village
would provide for the tourist accommodation that is strongly opposed to by all adjacent
land owners.

e The introduction of significant numbers of tourists and tourist dwellings into a quiet rural
community will have significant social, environmental and financial costs.

e The proposed DA would significantly devalue neighbouring properties (evidence from
valuations from local real estate agents has already been provided) as well as negatively
impact the quality of life of adjoining property owners.

e The proposed development will create increased security and safety risks to children and
property. Children’s current freedoms will be significantly curtailed and greater supervision
will be required due to increased non-local traffic and stranger danger.

o There will also be an increase in waterfront usage of adjoining properties (not limited Snowy
Hydro land).This includes foot traffic, vehicular traffic and potentially noisy power boats, jet
skis etc. This will have a significant negative impact on the lifestyle of local residents
including a reduction in privacy, noise pollution, reduced security, as well as increasing the
environmental footprint of the proposed ‘Eco-Tourism’ development.

10|Pa
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APPENDIX C

ROAD ACCESS AND SAFETY CONSIDERATIONS

1. ROAD USE STATISTICS QUOTED WITHIN DA0118/2015
The developer currently claims that there are potentially 17 dwellings as well as 3 cabins approved
for tourist accommodation, generating a total of 122 trips per day over the Spring Hill Rd network.
This is demonstrably false. The Spring Hill Rd network currently services only 14 properties in total

Five existing residences are holiday houses only and several of which have no existing dwelling or
have dwellings approved but not constructed.

Furthermore, the 3 cabins and residence on Lot 5 have NO legal right of way over the Spring Hill Rd
network so should not be considered. The owners of Lot 5 have no intention of operating as a tourist
facility, no intention of upgrading the access through Lot 216 and are signatories to this document.

In section 4.4.2 of the original DA 0118/2015 it states that each tourist cabin in the proposed
development can expect a total of 6 trips per day. This number was then applied to every other
property on the Spring Hill Rd network to calculate the percentage increase in traffic.

In the latest incarnation of the DA the developer claims only 4 trips per day per cabin in the
development and 6 trips per day for every other existing or potential residence, giving a claimed 10%
increase in traffic. This is clearly wrong and misleading.

We believe that a commercial development of this nature would in fact be responsible for greater
traffic generation than a residential property due to the number of services required to service short
term accommodation e.g. water trucks, cleaners, gas trucks, diesel trucks, waste disposal trucks etc.

Assuming each existing property (not specifically properties with dwellings or allowing for reduced
traffic generated by holiday houses) generates 4 trips per day, a maximum of 56 trips per day can be
expected from the existing rural community.

This gives a 21% increase in traffic Through the Spring Hill Rd/Kosciuszko Rd intersection far greater
than the claimed 10% increase (or 36 % increase if you take into account the 2 dwellings already
approved on Lot 3).

Furthermore, once Spring Hill Rd divides in two, the newer section of the road (referred to as Spring
Hill Rd South in this document) services only 6 properties including Lot 3, the site of the proposed
development.

One of these properties (Lot 13) is only a couple of acres in size, has no building permission and thus
generates negligible traffic. Assuming that the remaining 4 Lots (excluding Lot 3 and Lot 13) serviced
by Spring Hill Rd South generate 4 trips per day, this gives a total of 16 trips per day.

Using the currently claimed 12 trips per day generated by the development, this gives an 80%
increase over Spring Hill Rd South (or 125% if you take into account the 2 dwellings already approved
on Lot 3).

The actual increase in traffic over the Spring Hill Rd network will be substantial enough that the
previously mandated upgrades to Spring Hill Rd and its intersection with Kosciuszko Rd and the

11|Page
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emergency egress over Lot 216 are still required and should be completed before any part of the
development is approved for commercial use.

2. COST OF ROAD MAINTENANCE
The proposed development of 3 cabins combined with the 2 dwellings already approved for Lot 3
will result in a 36% increase in traffic through the current Spring Hill Rd/Kosciuszko Rd intersection
and a 125% increase in traffic on the newer Spring Hill Rd South section due exclusively to Lot 3.

The proposed 18% contribution to road maintenance by the developer is therefore completely
inadequate.

Spring Hill road is currently maintained by the property owners along Spring Hill Rd on a voluntary
basis with all parties contributing equally. If the current DA 0118/2015 goes ahead, there is no
assurance that the various owners of the community title will contribute fairly and equitably. This
has the potential to significantly financially disadvantage other property owners.

This issue needs to be addressed and become enforceable, through council’s approval process in
making it a requirement under any s88B instrument or in the Community Management Statement
to ensure Lot 3 community title holders contribute financially in accordance with the proportion of
expected road usage generated by the development before the development can be approved.

With Lot 3 being held under community title it is also not clearly outlined who will be responsible for
ensuring that the financial obligations of the community title holders are met.

Ultimately this responsibility should fall with the developer given that he will be the only community
title holder legally able to occupy a dwelling on a permanent basis. This should be clearly outlined in
the Community Management Statement to ensure all obligations to the local rural community are
met.

3. INTERSECTION OF SPRING HiLL RD AND Koscluszko RD
The intersection where Spring Hill Rd meets Kosciuszko road is at present poorly designed and barely
adequate for local traffic. The addition of tourist traffic without specific knowledge of local hazards
combined with the 100kmph speed limit at poses a ‘beyond reasonable and foreseeable risk’ to all
traffic passing the intersection.

It should also be noted that previous proposed developments on Spring Hill Rd have all required
significant road/intersection upgrades to achieve compliance.

12| Page
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3.1 No left turn lane from Kosciuszko Rd turning into Spring Hill Rd
When heading north from Jindabyne (fig 1) there is no pull out lane to allow traffic to decelerate
safely. The line of sight from the intersection to closet corner is approximately 200m. At present
there is great potential for a serious accident due to restricted line of sight, reaction times and
braking distance.

Figure 1View of Kosciuszko Rd from Spring Hill Rd looking south towards Jindabyne

13|Page
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3.2 No right turn lane from Kosciuszko turning right into Spring Hill Rd
Kosciusko Rd is at present of insufficient width to allow south bound traffic to pass to left of a
stationary vehicle turning right into Spring Hill Rd

Visibilty to the north from Spring Hill Rd (fig 2) is also severly limited due to higher ground, trees and
grass on the verge. To gain adequate visibility to the north, vehicles exiting Spring Hill Rd must
encroach into the north bound lane to have reasonable vision of south bound traffic.

Figure 2 View of Kosciuszko Rd to the north from Spring Hill Rd intersection.

Figure 3 View of Kosciuszko Rd from Spring Hill Rd

14|Page
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4. BLIND SPOTS AND ROAD WIDTH
Spring Hill Rd has several blind spots which are well known to local traffic but will not be known to
tourist traffic. There are 2 blind crests on Spring Hill Rd proper and 1 blind curve on Spring Hill Rd
South near the boundary of Lots 2&3. In all 3 locations the road is road is currently only 1 lane wide
with no delineation.

4.1 Blind Spot 1
Blind spot 1 is a crest 0.4km from the intersection of Kosciuszko Rd and Spring Hill Rd (figs 4&5)
there is currently no delineation and the road is of insufficient width to allow oncoming vehicles to
pass safely. Tourist traffic with no local knowledge will be unaware of the potential for serious
accidents which will put not only tourists but locals at risk.

Figure 4 Blind spot 1; crest 0.4km from Kosciuszko Rd intersection looking west
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Figure 5 Blind spot 1; crest 0.4km from Kosciuszko Rd looking east.

4.2 Blind spot 2
Blind spot 2 is another crest 0.6km from Kosciuszko Rd intersection (fig 6&7). Again there is no
delineation and the road is of insufficient width to allow for oncoming traffic to pass safely.

When travelling west along this section of road (fig6), the blind side of the crest has a slope in the
order of 8%. In the event of wet, frosty, icy or snowy conditions this section of road will be
potentially inpassable for 2wd vehicles.

Peak periods on Spring Hill Rd road will be mornings and late afternoons. When travelling west, the
late afternnon sun is blinding.

This crest poses a ‘beyond reasonable and foreseeable risk’ of head on collisions due to limited line
of sight and increased braking distance in adverse conditions.

This section of road is also prone to heavy errosion due to the high gradient. An increase in traffic
will greatly exacerbate this issue.
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Figure 6 Blind spot 2; crest 0.6km from Kosciuszko Rd looking west.

Figure 7 Blind spot 2; crest 0.6km from Kosciuszko Rd looking east.
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4.3 Blind spot 3
Blind spot 3 is a curve close to the boundary of Lots 2&3 (fig 8&9). This curve is close to the main
access road to Lot 2 and also in close proximity to the proposed sites of cabins 1&2.

This is the only concern from the original proposal that has been fully addressed by the developer in
that he has agreed to move the right of carriage way to enter Lot 3 earlier which allows more direct
access to the proposed cabins

Figure 8 Blind spot 3; curve 1.95km from Kosciuszko Rd looking north.

Figure 9 Blind spot 3; Curve 1.95km from Kosciuszko Rd looking south.
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5. FIRE AND EMERGENCY EGRESS
In the event of a bush fire, there is at present, only 1 exit option available to 2wd vehicles. The route
through Lot 2 along Spring Hill Rd South as outlined in DA 0118/2015 (section 4.4.1 Access) This
route is currently only 1 lane wide with passing bays as per requirements of previous developments.

This presents 2 serious issues to tourist traffic;

1. Tourist traffic will be largely unfamiliar with the dangers present in the case of a bush fire and
will not have an action plan in place. They may also be unaware that fire trucks will be driving
towards the fire down a single lane road with limited passing opportunities while they are
driving away.

2. If the main access route is blocked, the second route of access via Lot 216 (DA 0118/2015
section 4.4.1) is also only 1 lane wide and impassable to 2wd traffic. In the event of a bush fire,
this may result in vehicles becoming stranded, preventing access to emergency vehicles and
posing a real threat of death or injury to both tourists and locals.

6. COUNCIL COMPELLED TO TAKE OVER A CROWN ROAD
If the development goes ahead as presently proposed Council will incur the majority of the cost for
the upgrade of Spring Hill Rd. Not only will the local land holders incur increased road maintenance
costs and a devaluation of their own properties, they are expected to further subsidise the proposed
development in the form of rates. This is an entirely unacceptable outcome for all stake holders.
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This is a huge capacity system by residential standards, the residents are well aware of the
problems associated with solar power and considerable generator run time is still required
to supply adequate power to 4 residents.

The proposed cabin size is however 50% greater than this — accommodating a minimum of 6
adults !

2. ISSUES ASSOCIATED WITH WORM FARMS IN COMMERCIAL DEVELOPMENTS.
The use of worm farms is also problematic with non-residents in properties. The use of bleach or
other common household chemicals or inorganics can result in complete failure of the system and
possible environmental issues such as odour or ground water contamination.

Anecdotally worm farms are particularly problematic in the Jindabyne area due to the ground
freezing in the winter
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APPENDIX D
DESIGN AND COMPLIANCE ISSUES NOT ADDRESSED IN CURRENT DA.
1. ISSUES ASSOCIATED WITH SOLAR POWER AND COMMERCIAL DEVELOPMENTS.
Solar power alone is inadequate in the middle of winter in the Jindabyne area. Jindabyne has a
yearly average of 3.8hrs per day of effective solar power generating sunlight. At 3.8hrs per day, a
SkW solar system will generate 19kWhrs per day (on average) which is in line with the average daily
consumption of an average Australian house (approx. 20kWh/day).
This however, does not take into account the heating (or cooling ) requirements of living in our
alpine requirement generally.
There are several major issues with solar power in the Jindabyne areg;
1. Inwinteritis possible to go for several weeks without sufficient sunlight to generate total
power requirements. This shortfall will result in the excessive use of generators creating
both air and noise pollution. Generators need to be installed in fully sound proof enclosures
to prevent noise carrying to adjoining properties.
2. Solar systems used for rental or tourist accommodation are inherently problematic. Unless
people live with solar power on a day to day basis they will not be aware of their limitations
in regards to high current draw devices and maintaining critical battery charge levels. Again
this will result in the excessive use of generators.
3. Diesel storage for generators also needs to be in an approved ‘bunded’ area in accordance
with regulatory requirements for a commercial development.
4. The following table contains generator run time statistics for house with 4 occupants and a
standalone 48V, 3150 Ah solar system with 7.5kW’s of tracking solar panels.
JAN FEB MAR  APR MAY  JUN JuL AUG  SEP ocr NOV DEC
2015 4 4 3 n 9 8 24 18 14 8 7 7
2014 1 2 9 10 9 16 12 11 15 1 4 7
2013 2 13 12 12 13 24 14 6 7 2 7 3
2012 4 6 2 14 12 2 16 13 13 9 5 5
2011 8 4 2 8 14 14 13 19 12 12 1 9



15.3 DA0118/2015 ECO TOURIST RESORT
ATTACHMENT 9 GROUP OBIJECTION TO REVISED DEVELOPMENT APPLICATION

Page 268

APPENDIX E

RMS ADVICE REGARDING MARY’S HILL/KOSCIUSZKO RD INTERSECTION

Contact: Andrea Boes 4221 2771 ;rags%ohl;]t "
oads & Maritime
G.NW.S,.!! Services

|
|
Our Ref: STH13/00098/03 I

Roads & Maritime Services

Dabyne Planning
PO Box 179
Jindabyne NSW 2627

Attention: lvan Pasalich

SNOWY RIVER SHIRE COUNCIL — DEVELOPMENT PROPOSAL - LOT 1 DP 869531,
MR286, ‘"MARY'S HILL' 4970 KOZCIUSZKO ROAD, JINDABYNE — 3 LOT SUBDIVISION

Dear Sir

Reference is made to your letter dated 12 December 2013 regarding the subject development
proposal forwarded to Roads and Maritime Services (RMS) for consideration.

RMS has reviewed the submitted information and provides the following comment:

- It does not appear that Safe Intersection Sight Distance is achieved at the intersection
of Spring Hill Road and Kosciuszko Road, in particular to the south of Spring Hill Road
along Kosciuszko Road. In assessing development proposals, it is RMS' responsibility
to ensure that safety is maintained for all road users. RMS would not support the
intensification of the use of an access/intersection that does not meet current sight
distance requirements in accordance with Austroads Guide to Road Design Part 4a:
Unsignalised and Signalised Intersections in both directions, i.e., 262m for a 100km/hr
speed zone.

- Generally, RMS requires all access to be via the lowest order road which in this
instance is Spring Hill Road. However, due to the lack of sight distance at this
intersection, for road safety reasons, all access would need to be via a single access
point direct from the subject site to Kosciuszko Road at a location where sight distance
requirements are achieved.

- As previously advices, the access would need to be constructed to provide Basic Left
(BAL) and Basic Right (BAR) turn treatments in accordance with Austroads standards.
The access would need to be sealed for a minimum of 10m from the edge of
Kosciuszko Road. Concept plans should be provided.

- The existing access would need to be physically closed and reinstated by fencing and
revegetating the access.

Level 4, Southern Regional Office, 90 Crown Street, Wollongong NSW 2500 | PO Box 477 Wollongong East NSW 2520
T 0242212460 | F0O2 42212777 | www.rmservices.nsw.gov.au |
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Please note that the above is pre DA advice based on the information provided by the
proponent. RMS' position is subject to change, dependant on the information provided in any
future development application. If you have any questions please contact Andrea Boes on
4221 2771.

Yours faithfully

Roads & Maritime Services

Fo ynol
MNetwork & Satety Manager
Network Management, Southern Region

Cc - The General Manager, Snowy River Shire Council (via email)

Level 4, Southern Regional Office, 90 Crown Street, Wollongong NSW 2500 | PO Box 477 Wollongong East NSW 2520
T 02 4221 2460 | F 02 4221 2777 | www.rmservices.nsw.gov.au |
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Transport
Roads & Maritime
Services

Our Ref: STH13/00098
Contact: Chris Millet 4221 2570 ﬁﬁsw
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Mr Ivan Pasalich
Dabyne Planning

PO Box 179
Jindabyne NSW 2627

(Sent via email to ivan@dabyneplanning.com.au)

SNOWY RIVER SHIRE COUNCIL - DEVELOPMENT PROPOSAL - LOT 1 DP 869531,
MR286, ‘MARY’S HILL' 4970 KOSCIUSZKO ROAD, JINDABYNE - 3 LOT SUBDIVISION

Dear Sir

Reference is made to your letter dated 7 June 2013, RMS response dated 19 June 2013 and
your telephone discussion with Chris Millet (RMS) on 25 June 2013 regarding the subject
development proposal forwarded to Roads and Maritime Services (RMS) for consideration.

RMS recognises the topographical constraints that restrict the ability to provide access to
Eucumbene Road. On this basis RMS would not object to a three lot subdivision of the subject
lot with all access to be obtained via a single access to Kosciusko Rd, subject to the following:

The access would need to have adequate sight distance. Specifically, the access
would need to have safe intersection sight distance in both directions in accordance
with Austroads Guide to Road Design.

Note: RMS does not consider that the existing access has safe intersection sight
distance. On this basis, the existing access would need to be closed and new access
constructed to the north at a location that has the appropriate

Access treatment would need to be BAL/BAR in accordance with Austroads Guide to
Road Design.

« The access would need to be sealed a minimum of 10m from the edge of the Monaro
Highway pavement.

Concept plans would need to be provided for acceptance to demonstrate that a BAR
could be constructed within road reserve prior to determination of any future
development application. If it could not be constructed within the road reserve, RMS
would not support the subdivision unless appropriate legally binding arrangements
were in place to ensure that the appropriate land required to construct the BAR could
be obtained.

Roads & Maritime Services

Level 4, Southern Regional Office, 90 Crown Street, Wollongong NSW 2500 | PO Box 477 Wollongong East NSW 2520
T 0242212460 | F02 4221 2777 | www.rmservices.nsw.gov.au |
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Please note that the above is pre DA advice based on the information provided by the
proponent. RMS position is subject to change, dependant on the information provided in any
future development application.

If you have any questions please contact Chris Millet on 02 4221 2570.
Yours faithfully

.

9/'—?/2 i3
Brian Lefoe

Road Safety and Traffic Manager
Network Management, Southern Region

CC — The General Manager, Snowy River Shire Council (via email)

Roads & Maritime Services

Level 4, Southern Regional Office, 90 Crown Street, Wollongong NSW 2500 | PO Box 477 Wollongong East NSW 2520
T 0242212460 | FO2 42212777 | www.rmservices.nsw.gov.au |




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

To The General Manager Snowy River Shire 24-2-2016

With reference to development application (amended) DAQ118/2015 Lot 3 DP1175878 Townsend

Dear Sir

to the above development on the grounds that should the developer make his access through our

property on the carriageway mentioned paragraph(vi) It would severely impact on our primary
production of fat lambs and wool this being our sole income. We are concerned that traffic, both
construction and occupation of proposed cabins will almost certainly lead to gates being left open and
stock straying. If this should occur to the Kosciuszko Road, it would cause a traffic hazard, on the
opposite side of the property stock would be extremely difficult to muster if they got out due to the
overgrown and weed infested nature of Lot 3.There is also the danger of loss of stock life should they
come into contact with the increase of traffic on the carriageway.

Section 3 Impact on Primary Production

The land is not classed as minimal having supported crops in the past ie Lucerne and oats, and may be
under cultivation of the same in the future.

-y
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ATTACHMENT 11 REPORT TO NOVEMBER 2015 DOC

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

TITLE SUBDIVISION

Responsible Officer:
Author:

Key Direction:

Delivery Plan Strategy:

Operational Plan Action:

Attachments:

Record No: ED/15/44592

Manager Community & Strategic Planning
Manager Development Assessment

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

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

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.

Statement of environmental effects (Under Separate Cover)
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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

REVISED SITE PLAN SHOWING PROPOSED CHANGES
16.7.15

P N
L BALANCE OF LAND: COMMUNITY ASSOCIATION LAMD N %
N

=1 PROPOSED CABIN LOCATION : ‘%\
STAGE 1: CABNS C1 42 e e
STAGE 7: CABRS 3,4,5 o T AN

(4 RGHT OF CARRIAGEEWAY 20 WIDF & VARAGLE WDTH o ) E?";&gm | ‘I.‘
T [ TARHARD PSRN0 WIDE UPGRADE EXISTING RIGHT-OF-CARRIAGEWAY TO A MIN WIDTH OF 6M [ . I
SPRING B

E) EASEMENT FOR WATER SUFPLY & SEWAGE 20 WOE "f—ﬂ]LEq- T /

& VARIABLE WICTH (07868117 1 — |

jrenes ! / [ /

o . CLOSE THIS SECTION OF EXISTING RIGHT-OF- ; | | /

\ RELOCATE PROPOSED CABIN C1 CARRIAGEWAY | I /o
’ 20M TO THE NORTH-EAST g / f /

NE

| | /
f | wren /2
/ | ’.," ac S/

ACCESS ROAD { / / y
CABING (WITHIN COMMUNITY A4550C. | | /
AFLAND) WITH | 2m RADILS TURNING AREAS | | o S/
{ / /

’ /
IR )
i g
. %y | A
p AT
< . VLR
N y
RELOCATE FROFOSED CASIN C

LAKE JINDABY
714955,

f [/
g / /
i AVOID HATCHED AREA f / /

: TO MITIGATE POTENTIAL | S/
IMBACTS DUETO RIDGELNE | / /
& PROMINENT ELEVATED |
PLATEAL

f
ot 216 { J

F;
{ f
f /
Y
Y
- i f [
PROPOSED NIy — et mEe e 4 o HE NORTH-EAST Wi /
ASSOCTION ACCESS LA“T'JI‘-EEJCT‘I-E“P_“‘ HU;:‘:)PT . SCREEN 40 EUCALYPTS, B0M © | Ol
; BOM2 ON AN EARTH M kS |
s > TO KOSCIUSEKD! —! o |
/ ‘
/ BISTING INTERMITTENT |
CHTAR RIGHT OF CARRIAGEWAY
OVER LOT 4 DP 1175878 10 Lot 4 DRIVEWAY WATERCOURSE |I
PROVIDE ACCESS FOR COMMUNITY { oTza |
ASSOTATION ACCESS TO LAKE |
O CARRUAGEWAY [ 1

RIGHT OF
& WIDE [DP114292) | \
|

CONCEPT SITE PLAN

Harh Proposed Eco-Tourist Facility Development including Community Title Subdivision
- at Lot 3 DP1175878, 97 Springhll Road Jindabyne
* | Fer lan Barry

\ / 0 s W00 15 200 350 5000m
\, /s e e 2 ‘ Deval ficati
| e

Datum: ASSUMED | Seala 1:5000 (A3) ‘

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 | Snowy River LEP 2013
LEPs)

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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e 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:
e 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.

e [fthe crown road reserve is transferred to Council as a public road, Council will become the
Roads Authority.

e 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
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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 | The applicant has not provided a management
irreversible environmental damage strategy which specifically details how the

development will address these requirements

ii) the maintenance (or regeneration where
) ( & other than general information provided in the

necessary) of habitats

statement of environmental effects.
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 1ISO 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 The land is identified as being within the Lake
“Lake Eucumbene and Lake Jindabyne” on Jindabyne Scenic Protection area Map
the 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 The applicant has situated the development so
unacceptable visual impact on the scenic as to minimise its visual impact from the lake.
quality of the area when viewed from the Areas which are steep and the higher plateau

relevant lake at its full supply level or from a | have been excluded from the building area.
public place, and

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

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

benefit of the Shire

Shire

upon which is located.

To encourage environmentally sustainable tourist development for the economic and social
To ensure that tourist development provides quality outcomes for the built environment of the
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

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 howeveriitis 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.

(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

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

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.

(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.

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.

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.

(b) Waste management is to be based on the
principles of waste avoidance and maximising
reuse and recycling of materials.

The application was accompanied by a waste
management strategy.
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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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e Access in and out of Kosciuszko Road is difficult, a dedicated in/out turn lane would
provide a safe access.

e 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.

e Should the development be approved upgrade works should be carried out by the
developer at their cost prior to work commencing.

Submission 5
e 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

e 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.

e Development is purely a subdivision of land which is currently restricted with a 40-hectare
minimum lot size.

e 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.

e 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.

e Access off Kosciuszko Road is dangerous.

e Significant social impacts for neighboring properties.

e 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
e Opposed to the development on the grounds of visual pollution in an area deemed “scenic
beauty”.
e The built form is more suited to temporary housing and is not appropriate in an area of
natural scenic beauty.

Submission 8
e No objection to the construction elements of the proposal
e Concern with access issues that have not been fully addressed.
e 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
e How ongoing maintenance will be addressed and the payment of such.
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Submission 9

e 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.

e Ongoing road maintenance costs may significantly financially penalize other parties that
are sharing the right of way.

e 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.

e There are blind spots on Spring Hill Road which are dangerous

e Concerns with the adequacy of fire and emergency access.

e Cost of road maintenance and who would be required to pay.

e |Issues with the use of solar power in commercial developments

e Issues with the use of worm farms in commercial developments

e Weed and pest control issues

e 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.

e 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

e Concern that the developer is trying to subdivide the land in a way that is not currently
allowed in this area

e 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.

e 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?

e 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.

e Concerned about the impact of the increased traffic and human presence on local fauna.

e 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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GLOSSARY
APZ Asset Protection Zone
AS 3959 Australian Standard 3958:2009 Construction of buildings in bushfire
prone areas
BCA Building Code of Australia
cc Construction Certificate
DA Development Application
EP&A Act Environmental Planning Assessment Act
FDI Fire Danger Index
kW/m? kilowatts per square metre (being a measure of radiant heat)
PBP Planning for Bushfire Protection
RF Act Rural Fires Act 1997
RFS NSW Rural Fire Service
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Lot 3 DP 1175878, Spring Hill Rd, East Jindabyne ¢ Bushfire Assessment Report | April 2015

1. INTRODUCTION

1.1 Purpose

Dabyne Planning Pty Ltd has been engaged to undertake a Bushfire Assessment Report to
accompany a Development Application for an Eco-tourist facility providing on-site tourist
accommodation across five (5) new cabins at Lot 3 DP 1175878, Spring Hill Road, East
Jindabyne.

The proposal also includes a Community Title subdivision of the proposed Eco-tourist facility,
with each proposed cabin being located on a Community Development Lot. The approved
detached dual occupancy dwellings (approved under DAOOG67,/2015) will be located on a
separate Community Development Lot, with the second smaller (two bedroom) dwelling
servicing the cabins as a Managers residence, whilst the larger three (3) bedroom dwelling is
retained and occupied by the owner. The balance of the land within the entire lot will form part
of the Community Assaciation land, which will include the internal road network.

The report has therefore been prepared in accordance with Section 91A of the Environmental
Planning and Assessment Act, 1973 [EP&A Act, 1979), and Section 100B of the NSW Rural
Fires Act 1997 (RF Act, 1997) and based on the published Planning for Bushfire Protection
2006 Guidelines (PBP).

1.2 Site Description

The subject site is located approximately Skm north-east of the Jindabyne township, with direct
frontage to Lake Jindabyne.

The subject site is illustrated in context with the locality in figures 1 & 2 below:

Figure T- Context of the subject site in the looslity (topographical]

Dabyne Flsnning Pty Ltd 3
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Figure 2: Context of the subject site in the locality (aerial]

The subject property, located to the south of Spring Hill Road, west of Kosciuszko Road and
east of Lake Jindabyne within East Jindabyne is legally described as Lot 3 DP 1175878, as

shown in figure 3 below.
1 \\

DP 1175878
2

DP 5793
DP 25743
216

3

DP 1175878
3

DP 1175878

4

Figure 3: Csdastral plan of the subject: site
Dabyne Planning Py Ltd 4
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Lot 3 DP 1175878, Spring Hill Rd, East Jindabyne ¢ Bushfire Assessment Report | April 2015
The allotment is 40.21 hectares in size and is currently vacant, except for a shed.

The property is bound by Lake Jindabyne to the west and rural properties to the north, south
and east.

The property generally slopes from east to west, down to the lake from 1100m to 920m, as
shown in the topographic plan provided in figure 4 below.

Topographic information and Contours (data supplied by LPI)
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Figure 4 Topographic Map showing the subject site

The property includes a mixture of Woodland vegetation and cleared open areas, comprising
mastly of exotics, with very little native grassland remaining. There is also a small group of
plantation pines located on the site that extends north into Lot 2. The vegetation on the
majority of the praperty is however generally open and has been subject to previous grazing as
shown in the aerial map provided in figure 5 below.

Mabyne Planning PryLkd D
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Aerial Imagery 2011
LPI of Finance and Services
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Figure 5: Aerial Map of the subject site

Selected photos of the site and the proposed cabin locations are provided in Appendix A of the
SEE.

1.3 Bushfire Prone Land

The Bushfire Prone Land Map obtained from the Snowy River Shire Council indicates that only
a very small part of the subject site is located within a designated bushfire prone area. This
area is located along the northern boundary, within the western lower part of the property, due
to the combination of the Pine Planation and Woodlands vegetation predominantly located
within Lot 2 to the north, as shown in figure 6 below.

Dabyne Planning Pty Ltd 8
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Bushfire Prone Vegetation. Imagery 2011 suppiied by LP!
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Figure 6: Bushfire Prone Land Map
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Lot 3 DP 1175878, Spring Hill Rd, East Jindabyne ¢ Bushfire Assessment Report | April 2015
1.4 Proposed Development
Eco-tourist facility - cabins

The proposal includes five (5] cabins, each single storey in height all sharing the same design,
however orientated differently depending on their solar access and views over the lake
towards the mountains.

Each cabin incorporates two [2) bedrooms, a combined kitchen, dining and living area and a
bathroom. Each cabin can accommodate a maximum of six [(6) guests with a maximum of
thirty [30) guests across the proposed development.

On-site management will be undertaken within the already approved two bedroom dwelling
located below the existing shed.

The shipping containers will form the basic structure, located on piers allowing the building
footprint to tread lightly on the ground with minimal cut and fill required. The structures will be
insulated and protected with foam insulation, battens and external cladding added, as well as
skillion roof profiles, to ensure that the cabins present as one custom designed structure. The
external cladding will comprise of Weathertex panels [in both vertical and horizontal) with
Colorbond metal roofing, barge boards, fascia, gutters and downpipes.

Each cabin includes a skillion roof that is sloped towards the north and west providing suitable
roof surfaces for solar panels, the primary source of electricity for each building.

Community Title Subdivision

The proposal seeks consent for the Community Title subdivision of the proposed cabins into six
(B) ‘Community Development Lots’ with the residual land located in one (1) ‘Community

Property’.

Each proposed cabin will be located on a ‘Community Development Lot’, which each lot being
approximately 5000m?(0.5ha) in size.

The proposed allotment size has been determined to allow all the required infrastructure to
service each cabin to be located within its own allotment, including the provision of two (2]
parking spaces, an internal driveway, rainwater tanks, individual on-site effluent systems
including absorption trenches.

The approved main three (3) bedroom dwelling and second smaller two (2] bedroom dwelling
(under DA 0D067,/2015) which will be used as a managers residence will be located on its own
‘Community Development Lot".

The remaining land within the entire property will form the ‘Community Property’, which will be
centrally managed by the ‘Community Association’ and comprise of the internal road network
and water supply from the lake.

To provide adequate static water supply for firefighting purposes, each cabin will be provided
with a 10,000 litre rainwater tank with the appropriate storz fitting. All the tanks will be metal.

Diabyne Planning Pry Ltd 8
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Lot 3 DP 1175878, Spring Hill Rd, East Jindabyne ¢ Bushfire Assessment Report | Apnil 2015

2. LEGISLATION

2.1 NSW Environmental Planning and Assessment Act 1979 and Rural Fires
Act 1997

As identified above, the subject site is partially located within a designated bushfire-prone area
and as the development is for an Ecotourist facility, a form of ‘tourist accommodation’, the
development is classed as being for a ‘Special Fire Protection Purpose’.

Additionally, the development includes a Community Title Subdivision.

The development application is therefore categorised as an Integrated Development under
S.91 of the EP&A Act, 1979 and therefore requires a Bushfire Safety Authority from the NSW
Rural Fire Service under S.100B of the RF Act, 1997.

Clause 46 of the Rural Fires Regulation 2002 sets out the matters that must be assessed in
an application for a Bush Fire Safety Authority including a description of the property,
classification of the vegetation, slope assessment, identification of significant environmental
features, and details of threatened species and Aboriginal relic or place.

Clause 46(1)(g) of the Rural Fires Regulation 2002 specifies that a bushfire assessment for a
proposed development must address the following matters:

(7] the extent to which the development is to provide for setbacks, including asset protection
zones,

[ii] the siting and adequacy of water supplies for fire fighting,

[iii] the capacity of public roads in the vicinity to handle increased volumes of traffic in the event
of a bush fire emergency,

(iv] whether or not public roads in the vicinity that link with the fire trail network have two-way
access,

[v] the adeguacy of arrangements for access to and egress from the development site for the
purposes of an emergency response,

[vi] the adegquacy of bush fire maintenance plans and fire emergency procedures for the
development site,

[vii] the construction standards to be used for building elements in the development, and

[vii] the adequacy of sprinkler systems and other fire protection measures to be incorporated
into the development.’

This Bushfire Assessment Report has been undertaken in accordance with the requirements
stipulated above, where considered relevant in context of the proposed development.

2.2 Planning for Bushfire Protection 2006

The NSW Rural Fire Service ‘Planning for Bushfire Protection, 2006: A Guide for Councils,
Planners, Fire Authorities and Developers’ applies to the proposed development including the
recently adopted Appendix 3 Addendum.

The subject site is located within the Snowy River Shire, which is located within the Monaro
Alpine fire area, which has a corresponding FDI of 80.

Dabyne Planning PtyLtd 9
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3. METHODOLOGY

3.1 Site Inspection

A site inspection was undertaken by Dabyne Planning in March 2015 to determine the
potential bushfire risks associated with the site. The guidelines for bushfire risk assessment
as set out in PBP were used to determine the potential bushfire risks.

3.2 Vegetation Communities

The vegetation and plant communities within 140m of the existing building were determined by
undertaking a site inspection and consulting PBP and the vegetation types identified in Ocean
Shares to Desert Dunes', by Kieth (2004).

The classification under David Keith's Ocean Shores to Desert Dunes’(used in PBP) were then
converted to the ‘Sprect’ classifications using Table A3.5.1 in the Appendix 3 Addendum,

3.3 Slope

Slope affects the speed and intensity of bushfires, with steep upslopes carrying a greater
hazard than flatter slopes or downslopes.

The slope assessment has been based on topographical maps, contour lines as well as an on-
site inspection.

The effective slope has been determined by measuring the slope over a distance of at least
100m from the location of the proposed buildings towards the vegetation that provides the
greater bushfire threat.

Dabyne Planning Pry Led - 10
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4. VEGETATION CLASSIFICATION, SEPERATION & SLOPE
ASSESSMENT

41 \Vegetation Classification & Separation

The vegetation that forms the bushfire hazard to the north and west of the proposed cabins,
along the northern boundary of the subject site, as shown in the Bushfire prone land map in
figure 6 above is a combination of both Pine Plantations and Sub-Alpine Woodland, with the

Sub-Alpine Woodlands being the predominant vegetation community.

The AUSLIG (1930) Pictorial Analysis confirms that the vegetation is classified as VWoodlands
as also converted from Keith below:

AUSLIS (1990] Pictarial Analysis [ASI85H-2009)

David Keith’'s Ocean Shores to Desert Dunes

Forests (Wet & Dry Scierophyll]

Pine Plantations Forest
Forestad Watlands

Whodlands (Grassy. Semi-Arid) Woodland
Tall Hasth [Bcrub) o
Freshwater Wetlands

Short Heath (Open Scrub) Shrubland
Anid Shrubland

Alping Complex (Sedgelands] Tussock Mborfand
Rainforest Rainforest
Grassland Grassland

The location of the proposed cabins in relation to the bushfire hazard located along the
northern boundary of the property, to the west is illustrated below in figure 7.

CHTAIN RIGHT OF CARRIAGEWAY ———
OVER LOT 4 DP 1175878 10 LoT 4
PROPDE ACCESS FOR
ASSOCIATION ACCESS TO WNE

Fgure 7: Proposed development in context witl the vegetation that provides the greatest Bushifire threat
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In relation to the above, the following vegetation separation distances have been determined
and provided in the following table.

Proposed Building Closest Distance
Hazard

Cabin 1 North-West >80m

Cabin 2 North-West >200m

Cabin 3 West >200m

Cabin 4 West >250m

Cabin 5 West >300m

4.2 Slope Assessment

The effective slope over a distance of at least 100m from the location of the proposed
buildings in relation to the vegetation that will form a hazard has been determined. The
effective slope, being the slope under the greatest hazard has been assessed to be as follows:

Proposed Closest Distance Slope

Building Hazard

Cabin 1 North-West | >80m Downslope 5-10 degrees
Cabin 2 North-West | >200m N/A [>100m]

Cabin 3 West >200m N/A [>100m]

Cabin 4 West >250m N/A (>100m])

Cabin 5 West >300m N/A (>100m)

Dabyne Planning Pty Lid 12



15.3 DA0118/2015 ECO TOURIST RESORT
ATTACHMENT 12 BUSHFIRE REPORT SUBMITTED AT LODGEMENT Page 307

Lot 3 DP 1175878, Spring Hill Rd, East Jindabyne ¢ Bushfire Assessment Report | April 2015

5. SIGNIFICANT ENVIRONMENTAL FEATURES

The Statement of Environmental Effects (SEE) that is submitted with the Development
Application addresses the matters in respect to threatened species, populations, endangered
ecological communities or critical habitat and Aboriginal heritage.

The SEE does not identify any significant environmental features that would need to be
considered in context with this bushfire assessment report.

Dabyne Planning Py Lid - 13
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6. BUSHFIRE ASSESSMENT

6.1 Eco-Tourist Facility Accommodation Cabins:
Special Fire Protection Purpose Developments

As stated above, the proposed development consists of caonstructing five (5) cabins as part of
an Eco-tourist facility. Each cabin will comprise of two (2] bedrooms and therefore the total
capacity of the cabins is thirty (30) guests.

The specific objectives for special fire protection purpose developments are to:

= provide for the special characteristics and needs of occupants. Unlike residential
subdivisions, which can be built to a construction standard to withstand the fire event,
enabling occupants and firefighters to provide property protection after the passage of
fire, occupants of SFPP developments may not be able to assist in property protection.
They are more likely to be adversely affected by smoke or heat while being evacuated.

= provide for safe emergency evacuation procedures. SFPP Developments are highly
dependent on suitable emergency evacuation arrangements, which require greater
separation from bush fire threats. During emergencies, the risk to firefighters and
other emergency services personnel can be high through prolonged exposure, where
door-to-door warnings are being given and exposure to the bush fire is imminent.

In relation to Eco+tourism, the following commentary outlines particular matters for
consideration.

= A major challenge arises with ‘eca-tourism’ facilities in which accommaodation has
traditionally been built into a remote bushland environment. Eco-tourism aims to foster
environmental and cultural understanding, appreciation and conservation, be
ecologically sustainable and based on relatively undisturbed natural areas.

= Clearly this can confiict with bush fire safety objectives, which aim to reduce a building’s
vulnerability to ignition from heat radiation, flame or embers and to provide safe access
and a minimum defendable space for firefighter safety. Access can alsa be problematic
and the requirements for access possibly across adjoining properties will need to
carefully assessed. This should recognise the risk faced by fire fighters trying to gain
access and occupants trying to evacuate to safer areas (see page 39).

Fortunately the development is not located within a remote bushland area, with all the
proposed cabins located wholly outside of the land identified as being bushfire prone, including
the 100m bushfire buffer.

The development also has two separate access roads providing coinciding legal and practical
access, through to Kosciuszko Road to the east, as discussed further below.

Dabyne Planning Py Lid 14
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6.2 Community Title Subdivision

As stated above, the proposal seeks consent for the Community Title subdivision of the
proposed cabins into six (6] ‘Community Development Lots’ with the residual land located in
one (1) ‘Community Property’".

Each proposed cabin will be located on a ‘Community Development Lot’, which each lot being
approximately 5000m?(0.5ha) in size.

All of the proposed Community Development Lots, comprising each of the five [5) proposed
cabins and the two (2) approved dwellings, are all wholly located outside of bushfire prone land.
Only the residual Community Property will comprise the small parcel of bushfire prone land
located along the northern boundary, within the western part of the property.

Notwithstanding that the bushfire prone land will not be subdivided, the relevant provisions of
PBP have been considered and addressed below.

6.3 Standards for Bush Fire Protection Measures for Special Fire
Protection Purpose Developments

6.3.1 Asset Protection Zones [APZs)

Intent of measures: to provide sufficient space for fire fighters and other emergency services
personnel, ensuring radiant heat levels permit operations under critical conditions of radiant heat,
smoke and embers, while supporting or evacuating occupants.

The minimum APZ for Woodlands vegetation formation with a downslope of 5-10 degrees can
be achieved in accordance with Table 2.6 in PBP, as provided below:

Table A2.6 Minimum Specifications for Asset Protection Zones [m) for 8pecial Fire Protection Purposes in bush fire
prone areas [<10kW/m?)

Effective Slopes
Vegstation Formation Upslope/Flat ~ >D°5° >5%10° >10°15° >15°18°
Rainforests 30 a0 50 60 65
Forests B0 70 B85 100 100
Woodlend [Grassy) 40 50 B0 70 75
Plantations [Ping) 50 80 70 85 a5
Tall Heath [Scrub) 45 50 55 60 65
Short Heath (Open Scrub) 35 35 40 45 45
Freshwater Wetlands 35 35 40 45 45
Forested Wetlands 50 60 75 80 a5
Semi-Arid (Woodland) 30 35 40 45 50
Arid Shrubland 30 a5 40 45 45
Alpine Resorts [see page 31 and Table A3.5 on page 66)

Proposed Cabin 1 is located 90Om from the northern boundary and over 80m from the
bushfire hazard located to the north-west.

As for proposed Cabins 2-5, they are all well located over 100m from the bushfire hazard
located to the north-west.

All of the proposed building can therefore comply with the APZ required.
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An assessment of the proposal in accordance with the performance criteria and acceptable
solutions has been provided below.

Performance Criteria Acceptable Solutions Comply Comments
Radiant heat levels of | An APZ is provided in accordance v Complies.

greater than 10kW/m2 | with the relevant tables/figures
will not be experienced by | provided.

occupants or emergency | Exits are located away from the v Each of the cabin exits are
services workers entering | hazard side of the building. located to the south and east,
or exiting a building. away from the bushfire hazard

to the north/west.

The APZ is wholy within the | ¥ | The APZ is retasined within the
boundaries of the development site. property boundary.

APZ maintenance is | Mechanisms are in place to provide v To be conditioned.

practical, soil stability is | for the maintenance of the APZ over
not compromised and the | the life of the development.

potential for crown fires is | The APZ is located on lands with a v The slope of the land is less
negated. slope less than 18 degree. than 18 degrees.

APZs are managed and | In accordance with requirements of v A sufficient APZ is can be
maintained to prevent the | Standards for Asset Protection provided.

spread of a fire towards | Zones (RFS, 2005)

the building.

Vegetation is managed to | Compliance with Appendix 5. v As above.

prevent flame contact and
reduce radiant heat to
buildings, minimise the
potential for wind driven
embers to cause ignition
and reduce the effect of
smoke on residents and
fire-fighters.

6.3.2 Access - Property Access

Intent of measures: to provide safe access to/from the public road system for firefighters
providing property protection during a bush fire and for occupants faced with evacuation.

Performance Criteria Acceptable Solutions Comply Comments

Access to propertiesis | At least one alternative property v Alternative access is achieved
provided in recognition access road is provided for individual via the existing right-of-

of the risk to fire fighters | dwellings (or groups of dwellings) carriageway to the east,

and/ or evacuating that are located more than 200 through Lots 216 & 218 DP
occupants. metres from a public through road 257432 to Kosciuszko Road.
The capacity of road Bridges clearly indicate load rating N/A No bridges required or
surfaces and bridges is | and pavements and bridges are proposed.

sufficient to carry fully capable of carrying a loed of 15

loaded firefighting tonnes
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vehicles.

Tl weather access is
provided.

Roads do not traverse a wetland or
other land potentially subject to
periodic inundation [other than a
flood or storm surge).

N/A

Access to the development
does not require traversing
through a wetland.

*road widths and design
enable safe access for
vehicles

A minimum carriageway width of
four metres for rural-

residential areas, rural landholdings
or urban areas with a distance of
greater than 70 metres from the
nearest hydrant point to the most
external part of a proposed building
[or footprint].

Note: No specific access
requirements apply in a urban area
where a 70 metres unobstructed
path can be demonstrated between
the most distant external part of the
proposed dwelling and the nearest
part of the public access road
[where the road speed limit is not
greater than 70kph] that supports
the operational use of emergency
firefighting vehicles (i.e. a hydrant or
water supply).

Can comply.

In forest, woodland and heath
situations, rural property access
roads have passing bays every 200
metres that are 20 metres long by
two metres wide, making & minimum
trafficable width of six metres at the
passing bay.

Can comply.

A minimum vertical clearance of
four metres to any overhanging
obstructions, including tree
branches.

Can comply.

Internal roads for rural properties
provide a loop road around any
dwelling or incorporate a turning
circle with @ minimum 12 metre
outer radius.

Can comply.

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

Can comply.

The minimum distance between
inner and outer curves is six metres.

Can comply.

The crossfall is not more than 10
degrees.

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

Note: Sorme short constrictions in
the access may be accepted where
they are not less than the minirmurm
(3.5m)}, extend for no more than
30m and where the obstruction
cannot be reasonably avoided or
removed The gradients applicable
to public roads &lso apply to
community style development
property access roads in addition to
the above.

Can comply.

v

Access to a development
comprising more than three
dwellings have formalised access by
dedication of a road and not by right
of way.

The subject site has two forms of legal and
coinciding practical access through to
Kosciuszko Road, via Lot 2 to the north to
Spring Hill Road (a Crown Road) and via Lots
216 & 218 DP 257432 to the east to
Kosciuszko Road.

Access - Internal Roads

Intent of measures: to provide safe operational access for emergency services personnel in
suppressing a bush fire, while residents are accessing or egressing an area

Performance Criteria

Acceptable Solutions

Comply Comments

Internal road widths and
design enable safe access
for emergency services
and allow crews to work
with equipment about the
vehicle.

Internal roads are two-wheel drive,
sealed, all-weather roads;

The internal access road will be
an allweather road, suitable for
two-wheel drive vehicles.

Internal perimeter roads are
provided with at least two traffic
lane widths [carriageway B metres
minimum kerb to kerb) and
shoulders on each side, allowing
traffic to pass in opposite directions;

There is no existing or proposed internal
perimeter road, with no cabin or road
located within the bushfire prone land area.

To ensure an appropriate access width and
enable safe access for emergency services,

Dabyne Planning Pty Ltd 18
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Roads are through roads. Dead end
roads are not more than 100
metres in length from a through
road, incorporate a minimum 12
metres outer radius turning circle,
and are clearly sign posted as a
dead end;

the following has been included:

Passing lanes to be included.
Although the access road is only
4m, the vegetation on the side
comprises  of  predominantly
grasses, therefore allowing
vehicles to pass each other along
any part of the road (therefore
achieving an Bm width).

Turning areas Incorporating a
minimum  12m radius can be
achieved at each building.

fullyloaded firefighting vehicles (15
tonnes).

Traffic management devices are N/A | There are no existing or
constructed to facilitate access by proposed traffic management
emergency services vehicles. devices.
A minimum vertical clearance of v Can comply.
four metres to any overhanging
obstructions, including tree
| branches, is provided.
Curves have a minimum inner v Can comply.
radius of six metres and are
minimal in number to allow for rapid
access and egress.
The minimum distance between v Can comply.
inner and outer curves is six metres.
Maximum grades do not exceed 15 v Can comply.
degrees and average grades are
not more than 10 degrees.
Crossfall of the pavement is not v Can comply.
more than 10 degrees.
Roads do not traverse through a N/A | Access to the development
wetland or other land potentially does not require traversing
subject to periodic inundation (other through a wetland.
than flood or storm surge).
Roads are clearly sign-posted and N/A | Access to the development
bridges clearly indicate load ratings. does not require traversing
over a bridge.
The internal road surfaces and N/A |No bridges required or
bridges have a capacity to carry proposed.

B6.3.3 Services - Water, gas & electricity

Intent of measures: to provide adequate water services for the protection of buildings during and
after the passage of a bush fire, and to locate gas and electricity so as not to contribute to the risk

of fire to buildings
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Performance Criteria

Acceptable Solutions

Comply

Comments

Reticulated water
supplies

*water supplies are easily
accessible and located at
regular intervals.

Access points for reticulated water
supply to SFPP developments
incorporate a ring main system for
all internal roads.

N/A

Fire hydrant spacing, sizing and
pressures comply with AS 2419.1

- 2005. Where this cannot be met,

the RFS will require a test report of
the water pressures anticipated

by the relevant water supply
authority, once development has
been completed. In such cases, the
location, number and sizing of
hydrants shall be determined using
fire engineering principles.

N/A

The provisions of public roads in
section 4.1.3 in relation to parking
are met.

N/A

The subject site does not have
access to a reticulated water
supply.

Non-reticulated water
supply areas

a water supply reserve
dedicated to firefighting
purposes is installed and
maintained. The supply of
water can be an amalgam
of minimum quantities for
each lotin the
development and be
reticulated within
dedicated fire fighting
lines.

10,000 litres is the minimum
dedicated water supply required for
fire fighting purposes for each
occupied building, excluding
drenching systems.

Each building to be connected
to a minimum static water
supply of 10,000 litres.

The provision for suitable
connection for RFS and/or NSW
Fire Brigades purposes in section
4.1.3 in relation to water supplies is
made available.

The new rainwater tank/s are

to

required connections,

have the appropriate

Electricity Services
location of electricity
services will not lead to
ignition of surrounding
bushland or the fabric of
buildings or risk to life
from damaged electrical
infrastructure.

Electrical transmission lines are
underground.

The existing overhead transmission lines
are only to be used as a back-up power
supply to the renewable energies to be
used, which include solar and geothermal.

Gas services

* location of gas services
will not lead to ignition of
surrounding bushland or
the fabric of buildings

Reticulated or bottled gas is
installed and maintained in
accordance with AS 1596 and the
requirements of relevant
authorities. Metal piping is to be
used.

Can comply.
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All fixed gas cylinders are kept clear
of all flammable materials to a
distance of 10 metres and shielded
on the hazard side of the
installation.

If gas cylinders need to be kept
close to the building, the release
valves are directed away from the
building and at least 2 metres away
from any combustible material, so
that they do not act as a catalyst to
combustion. Connections to and
from gas cylinders are metal.

Polymer sheathed flexible gas supply
lines to gas meters adjacent to
buildings are not used.

6.3.4 Emergency & Evacuation Planning

Intent of measures: to provide suitable emergency and evacuation (and relocation) arrangements

for occupants of special fire protection purpose developments.

arrangements are
established for
consultation and
implementation of the
emergency and
evacuation plan.

is established to consult with
residents [and their families in the
case of aged care, accommodation
and schools) and staff in developing
and implementing an Emergency
Procedures Manual.

Performance Criteria Acceptable Solutions Comply Comments
An Emergency and An emergency,/ evacuation plan is Can comply as per the
Evacuation Management prepared consistent with the RFS recommendation provided.
Plan is approved by the Guidelines for the Preparation of
relevant fire authority for | Emergency Evacuation Flan.
the area. Compliance with AS 3745-2002 v

‘Emergency control

Suitable management An Emergency Planning Committee N/A | The formation of an Emergency

Management Committee is not
required for this specific
development, as an existing
committee is already in place
for the Shire.

In relation to eco-tourist
accommodation:

Suitable refuge areas and
evacuation,//management
arrangements are in
place commensurate with
the bush fire risk.

At least one building should be used
as a local refuge area and comply
with the APZ's and construction
requirements for residential
buildings.

Cabins are within 50 metres of a
refuge building and are clearly
signposted.

The paths from cabins to the refuge
area are safe, with management of
surface fuels to < 4 tonnes/ha.

The overall accommodation for
tourists does not exceed 12
persons.

The proposed ecotourist cabins and
associated community development lots
are all wholly located outside of bushfire

prone land, including the buffer.

Therefare the provision for a refuge area
and building is not necessary, similarly a
limitation for 12 guests only - which is
commensurate with the bush fire risk.
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A mechanism fer the relocation of
occupants on days of a total fire ban
or adverse fire activity is provided in
the local area in which the
development operates.
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7. CONCLUSION

The proposed development has been located and is designed so that is can achieve
compliance with the performance criteria standards set out in Planning for Bushfire
Protection, 2008 and AS 3959-2008.

Through the implementation of the recommendations provided below, the proposed
development can achieve the required bushfire risk outcome:

Recommendations:

1. That proposed Cabin 1 be constructed in accordance with Level BAL-12.5 under AS
3959-20089.

2. That a minimum APZ be maintained in accordance with table A2.6 of by PBP.

3. That the minimum static water supply available for fire fighting for each of the
proposed cabins is 10,000 litres and this be provided within one or a combined
non-combustible rainwater tanks within proximity to the new buildings.

4. That a Bushfire Evacuation Plan be prepared in consultation with the local NSW
RFS office in accordance with the RFS Guidelines, prior to the issue of the
Occupation Certificate.

Disclaimer: Any representation, statement, opinion, or advice expressed or implied in this publication is made in
good faith on the basis that Dabyne Planning Pty Ltd and its employees are not lisble (whether by reason of
negligence, lack of care or otherwise] to any person for any damage or loss whatsoever which has occurred or
may occur on relation to that person taking or not taking (as the case may be) action in respect of any
representation, statement or advice referred to above.

Dabyne Planning Pty Ltd, its agents or employees, expressily disclaim any liability for representations, expressed or

implied, contained in, or omissions from, this report or any of the written or oral communications transmitted to
the client or any third party. Acceptance of this document denotes the acceptable.
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SNOWY MONARO

REGIONAL COUNCIL

Title of Policy Policy Number — Health & Safety
Responsible All Council workers Document 250.2016.61.1
Department Register ID

All Council worksites

Policy Owner Risk Officer Review Date August 2019
Date of Council Date Approved Resolution Number
Meeting Number
Legislation, Work Health and Safety Act 2011
Australian .
Work Health and Safety Regulation 2011
Standards, Code of fety Reg
Practice All subordinate Codes of Practice and Australian Standards
Aim This Health and Safety Policy outlines Council’s commitment to a safe and

healthy work environment for all its people, partners and community, so far as
is reasonably practicable, in accordance with the Work Health and Safety Act
2011 and its subordinate legislation.

1 Policy Details
Council wants to see every worker go home to their family at the end of their working day.

The Council is committed to safeguarding the health, safety and wellbeing of all our people, our
partners and the communities in which we operate. People are at the heart of Councils capacity to
deliver innovative solutions for industry and society.

Safety is a core value upheld by individuals and organisations as every workplace safety incident
carries with it a personal and social cost to all individuals, organisations, communities and ultimately
the nation.

We believe that:
a) Safety is vital in everything we do;
b) All safety incidents are preventable;
c) All workplace hazards can be managed and controlled on the basis of risk;
d) Everyone is responsible for work, health and safety; and
e) Good safety values bring good business results.

Through this policy and our risk orientated safety management system Council is endeavouring to
meet all of its legislative requirements. Further, the Council is delivering a workplace guided by health
and safety policy that states clearly its safety philosophy and objectives.

This policy reflects that leadership in safety is the responsibility of all our people. They reflect a
governance structure that ensures effective and continuously improving safety management. This
includes mechanisms such as our health and safety committee, our work groups and our elected
health and safety representatives. These mechanisms are supported by our consultation and issue
resolution procedures that will allow specific areas of concern to be raised, discussed and resolved in
a supportive and cooperative environment.
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Policy Number - Health & Safety

Effective two way communication on safety, including reporting of all health and safety incidents and
hazards will assist the Council to manage work place health and safety challenges and monitor

progress as we work towards delivering a workplace which is injury free.
WE ENCOURAGE YOU TO SHARE OUR COMMITMENT TO HEALTH AND SAFETY, AND WORK SAFELY
AT ALL TIMES.

Documentation

List the name and document reference number of any other document referred to in this document,
including any related policies and procedures

Variation

Council reserves the right to review, vary or revoke this policy and should be reviewed periodically to
ensure it is relevant and appropriate.
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