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Please reply to Cooma office. 

 

Our Ref: MH:jt:21295 

Your Ref: DA 10.2021.135.1 
 

 

3 August 2021 

 

 

Snowy Monaro Regional Council 

PO Box 714 

COOMA NSW 2630  

 

ATTENTION: JEFF MORGAN 

 

    

  By email only: Jeff.Morgan@snowymonaro.nsw.gov.au 

 

 

Dear Jeff, 

 

RE: JL & BM GRENFELL; PROPOSED DEVELOPMENT AT 

 CARINYA LANE JINDABYNE 

____________________________________________________________ 

 

We refer to our letter of 12 July 2021 and to the additional information 

relevant to this matter provided by Sarah Brown on 2 August 2021.  Our 

responses to the additional questions posed by Sarah in her email to you of 

2 August 2021 are set out below.  

 

1. What is the difference between a section 88B instrument and a 

service deed? 

 

A section 88B instrument, once registered on the title to the land, 

binds not only the parties to the instrument, but any successors in 

title to those parties.  A service deed is personal to the parties to the 

deed and will not bind successors in title.   

 

2. Can the Renwick service deed restrict the permitted land uses on the 

subject land? 

 

In short, no, however there are two separate paths to reach that 

conclusion.  Which path is relevant depends on whether the current 

registered proprietors of Lot 9 in DP 861805 are parties to the 

Renwick deed.  There is nothing in any of the documentation 

provided to establish that they are.  The likelihood that Mr & Mrs 

Grenfell are not parties to the Renwick deed arises from the 

following: 

 

a. The copy of the deed provided, from which the names of the 

parties have been deleted, applies only to Lot 2 in DP 825288.  

Contrary to what Council appears to have been advised, 
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9/861805 was not created by a subdivision of 2/825288, but by a subdivision of Lot 8 in 

Deposited Plan 825288.  Whilst it is reasonable to assume that equivalent deeds were entered 

into by purchasers of other lots in DP 825288, it appears that Lot 8 was the residue lot in the 

first subdivision, retained by the developer and therefore quite possibly not covered by the 

deed. 

b. When 8/825288 was subdivided to create Lots 9 and 10 in DP 861805 a new deed between 

Renwick and the first purchaser of 9/861805 would have needed to be exchanged in order to 

bring 9/861805 under the provisions of the deed.  No evidence of such a deed has been 

provided. 

c. When Mr & Mrs Grenfell purchased 9/861805 in 2018, they could not be bound by the 

provisions of the deed unless they signed and exchanged a new copy external to the contract of 

sale of land.  That they did not is indicated by: 

(i)  There is no disclosure of the existence of the deed on the title to Lot 9, such as by 

registration of a caveat, 

(ii)  There is no special condition in the contract providing for the purchasers to enter into a 

deed as a condition of completion of the contract, 

(iii) No copy of any existing deed is annexed to the contract, and 

(iv)  The email from the Grenfells’ solicitor indicates the existence of the deed was not 

disclosed. 

 

We note Sarah’s comment, in her email of 2 August 2021 that the Grenfells may have 

subsequently paid a sum of money to to “join the deed”.  However we also note the record of the 

meeting of the shareholders of Renwick Pty Limited on 11 June 2021 makes no mention of the 

attendance by, or apologies from, the Grenfells.  As the deed also provides that landowners are to 

be issued shares in and appointed as directors of the company once the deed is exchanged, the 

absence of any reference to the Grenfells in the minutes of the meeting indicates they have not 

executed the deed. 

 

Therefore, before determining whether the deed provides any ability to restrict the Grenfells from 

their proposed use of the land, Council should ask Renwick to produce a copy of a Service Deed 

executed by JL and BM Grenfell as owners of 9/861805.  In the absence of such a copy, the effect 

of the deed is irrelevant to the current application, as the applicants are simply not bound by the 

deed. 

 

Even if Renwick can establish that the Grenfells are bound by the provisions of the deed, those 

provisions would not prevent their proposed use of Lot 9.  The deed creates: 

 

2.1. Rights for the owners of lots in the subdivision (the users) to use roads and water supply 

 infrastructure established and maintained by Renwick; 

2.2. Obligations  by the users to pay fees for the use of and to contribute to the costs of repairs 

 and maintenance to the water supply infrastructure, which can be terminated at will by the 

 users; and 

2.3. Obligations by the users to pay fees for the use of and to contribute to the costs of repairs 

 and maintenance to the access road which cannot be terminated by the users. 

 

Those rights are supported by Rights of Carriageway and Easements for Water Supply, burdening 

Lot 10 in DP 861805 and benefitting every other lot, which are registered on the title to those lots. 

 

None of the rights or obligations described above, or the easements that support them, are 

disturbed by the proposed use of Lot 9.  We note that the proposed cabins will have an 

independent water supply so they will not add any additional burden to the shared water supply 

infrastructure and the anticipated increase in the use of the access road is only 5%.  

 



8.2 DEVELOPMENT APPLICATION 10.2020.135.1 ECO-TOURIST FACILITY 
ATTACHMENT 1 LEGAL ADVICE  Page 312 

 

 

- 3 –                                                          4 August 2021 

 

 

3. Can a service deed be amended to restrict permitted land uses.? 

 

Yes, but only with the written agreement of all parties to the deed or any affected land owners who are not 

parties.  Therefore, the proposed amendment to the deed resolved by Renwick in its meeting on 11 June 

2021 cannot impose any additional restrictions on the use of Lot 9 unless the owners of that lot evidence 

their consent in writing 

 

Yours faithfully 

BLAXLAND MAWSON & ROSE 

 

Per:  
 

MARK HERBERT 

mark@bmrlawyers.com.au 
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SERVTCES pEEp

!rHIS DEEI} made the day of
nine hund.red and ninetv six.

( e thousand

WHEREAS: -

A. By an Agreement for SaIe
1-996 entered into between [he
f nr t-ho <= J o {-n {-lra TTaar af Fh-N+v& v:-V vs.+v- 9.v',".v wv$r ua klj*l
land known as Lot, 2 tn DP
Lhe land <iescribed in C
Identifier 2/825288 {herei
Land"). ?he User
t.he provision of se

of Land daLed
vider and the User

^-i ga5 :rrl nar^a1 aF

being the whole of
te of Title Folio

" the Suh:j ecc
chis Deeo for
Land.

B. Tire Company agrees ro seli ancr provi_de to che Llser
t.he Services ref erred to j_n parts A and B and in
Schedule t hereof.

C. The User has agreed Lo acquj-re f roni the Company [he
Services referred to in Schedule One and upon the
.-r:-s!rJ !.I!-L. t-U--La:;-u1::] rl(::=_-:,:t,_L=r >(:! -J;lu::"

D. The User has agreed to acquire from t.he provider andr". held eighl t?r c:d:14r! f,:i1:, pa:C shares t:l :he
Company and to accept. an appointmeni. to the Board of
Directors of the Company.

DEFTNTTIONS A}ID INTERPRETATIONS

In this Deed excepL where t.he contexE ofherwise requires
r ^^ ;^i i ^'.';L-re .i-rJrirJlvi1i$ IVOrGS anC expresstons sna:_, ha-;g :i:e
meaning aLt.r j-bur-eC to them as f ol-l-cws: -

(a ) " Lhe Servi-ces " means the servi-ce or act.ivicy
i^EJ.-- -irELr J.:- .:Ll:Et^ure u:-C Lu l]e !J.1-UurU=/J ly u^^tj

Company tc the i.Iser.

(b) "the Fee" means t.he sum or sums of money charged by
Li:E uUrr.Jc1ll! rLi..L u:iE UJe rJr L:ie Dci v rLt:> atiiLr Uts*..U

1"

ted to enLer
io Lhe Subject.
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(c)

t.hat. sum set out in Schedule T\^ro hereto and any
increase or review Lhereof from time to t.ime.

"AdminisLraEion Lerr1rn means and includes all cosLs of
or associated wiCh the cost.s Eo the Company of
*-^.".: -.i.: -^ F1^^ a^*,,".: ^^^ i *,-r..1-'-* ."...L - -..i rL^..a r .: *i L -: *il;AV;3l,iiE L;ie ireL'v ii.]e}j riICrri(ti-ii$ OLiL W:.CiiOUt i:.;n1 tlng
Ehe generality of Ehe foregoing the costs of wages
insurances stati-onery posLagre photocopylng and
oenera l" aci:r.'i.ci sf.r:at:r"re cost e a:rd e).ntrnqes .9 " ** - -"

"F.eview Dates" means the dat.es specified in Schedule
Three upon whj-ch the Fee sha1l from time to time be
reviewed.

" Ehe User " means the regist ered propriet.or and i f
more than oRe, then each of t,hem, of t,he Subj ecL
Land.

eo.
\o. \
^\:v-'wy'-\

(d)

(e)

+ ExcEpr wliERE THE coNTExr o?HERwrsE nreurRES:.*

(a) A reference to any statutory provision sha11 be
const rued as a ref erence to t.hat provision as

^^r-i.-^1-" --..-..i^l ,-*-^s^l /^.: L1-^-- r^^E^-.fCSpGCI,J"VQr-li niii€nGeG O-L Ie -eiic.iUCeG' ie;;i:e. CAiCre C;
after the date of t.his Deed) from Eime to t.ime.

(b) A reference to t.he singular number includes a
"l cie:e;te e Lu -irri p-r-uial- lr.L,trbe: ali'i vi<;e Vef Sa.

(ci A reference to any gender includes a reference to the
nF'hnr na-rlar arzl F^ c.anh ^t F1-.r.-v u:-v- y --.-e\/- Uv v*ul. vr-g-'l '

(d) A reference Lo a person shall- include a reference to
a cor'lpany dnd vlee versa"

(e) Wher^e any party to this Deed is comprised of more
than one Legal person all or any covenants and
warranties expressed in or imp}ied by t.he Deed shal1
bind any two or more of such 1egal persons j oint.ly
and each of them severally.

NOW THTS DEED WITNESSES t.hat,:

f . ii. corlsi<ieraLi';rr ui ui:e>e ul esel:Es ';ire PalLi-es iiere'"i;
covenant wiCh each other as hereinafter set forth: -

PART A

2 . The Company covenant.s with the User as follows: -
(i) to const.ruct instail and 1ay all such reservoirs

puj*ps mele::s pipei:nes r.anks ar-rrl ilaj.ns ihereinaiLer
called " Lhe part A Capical Works " ) wj-thin the
easenl.ent Lo supply waLer secondly and f ourthly
rcf e:::d :i :n ]cpcs::ei ?1e:: 825:99 .:i crcer :C
provide water to a point on Lhe norEh easLern
boundary of Ehe Suclect LanC;

Q,,

'1*U

(

t ti ,

2
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(ii ) Eo provide a metered waLer supply ro t-h.e Sr_r}:j eet
Land including the operation control supervision
managemenE examinat.ion mainEenance renewal
replacement and repair of the part A Capital Works
(}:ereinaf ber calied oLhe Services,); and

(iii ) to render to Ehe User on or about. t.he daLes
ref errecr Eo in Scheouie Four itereor scat ements of
accounL f or the costs incurred by t.he Company in
relation to t.he provision by the Company of the
C^-"-i^^^ €^'- FL^ ^,,^*'!." ^C L1-^ ----r!ri. - i av\;,J lvL u llu i:tr!y]_1 L,+ \tdu€! L\J lllE UbUl c1-[iG
for the consumpt.ion of water by the User.

3. The User covenants with the Company as follows: -
(i) at t.he cost and expense in all respects of the User

to inst,all and lay all such pipes and lines of
pipc:3i nay bc ncccsssi:a'*e cc;.i.ec_: lhc User i";
the rneter referred to in Clause 2 (i) above
installed by the Provider in order to supply water
to a point r^:i-thin f.he Sr:hject I.,arC;

a

(ii) at the lJser's cost in all respects to maintain
repair renew and replace such pipes or lines of
pipe from t.ime to cime as may be necessary in order
to supply water within the SuojecL Land; and

(rir ) to pay to r,rre Compar:.12 Lhe Fee sErBuiated rn bhe
sLatement or account issued by Ehe Company wiChin a
period of fourteen (14) days from the date of issr:e
ql'trflrTrr ?'1rr cri.-i: ai':i- 41t131'ri- ,1 f :r,r'r-,rrlr*'v- uLUvullu.

4. The User may ;.ly giving not less that ninety (90) cays
notice i:: ',.rrl*- j-ng tc the Ccrpany r-ern:;:aLe the
Services to whi-ch this Part A only relates AIID the
parties hereto agree that Lhis Part A is severabl-e"

PART B

5. The .Company further covenants with the User as
foiicws:

(i ) to const.ruct and 1ay a road (hereinaf ter cal-1ed
lleL^ n--E - -^*lL^1 i.-^--1-^rr\ ---'!'-l- :-:-^ -^i---^^ ^Cusai; I-{r u :} ucluruLf+ ,{Li! (J ; utt:u-.-:l *-:e l:gjr-u '*rl

carriageway firstly referred Lo in Lhe Deposited
Plan 825288 to provide access to the Subject Land;

(ii) Lo maintain repair anC renew the Part B Caprtal
Works f rom tinr.e to time as may be necessary
(hereinafter cailed "the Services" ) in orcer to
ma'intain t.he Part. B CapiCaI Works to a sul''-abl-e
standard; and

(iiil Lo render eo the User on or about che daues
ref erred t.o in Schedule Five hereof st.atement.s of
accounL for all costs of or associaced with the

J=i\j-uEi: r=-Cllcir
-JLo in clause 5 (ii) above.

' J-/,f
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6. The User furEher covenants
LUI*(/l\!.i r '

with t,he Company as

(i) to pay to the Company the Fee stipulated in Ehe
statemenE of aecounL issued by Ehe Company wi.,hin a
period of fourLeen (1a1 days from the daEe of issue
shown on such st.aCement of account.

(ii) t,hac if the User shall at any time seI1 or dispose
of any part of it.s estaLe or interest in the
Subj ect, Land or any part. t,hereof it sha1l be
eondiEion precedent of such sale or disposition
t,hat any such purchaser or disponee from the User
sha1l enter int,o a deed in the same t,erms, mutatis
rnr..lt.aridis, ds t,his Deed.

GENERAI.,:

7. If any statement of account. or any Fee or any part
thereof payable by Ehe User pursuant t.o eiEher Part A
or Part B hereof remains r-rnpaid f or a period in
excess of f ourt een (14 ) days af oresaid then t.he
Company may without noLice to the User:-

(i) in respect of alL such sums relating Lo Part A
hereof to discontinue the supply of wat.er to the
Subject Land and Eo recover from E.he user all such
moneys as may Ehen be due and payable, including
inLerest, administrative expenses, 1ega1 costs and
the like from the user as a liquidated sum in any
Couri of conrpet€nt juriscicLj-on; and

(ii) in respect of aI1 such sums relating Lo ParE B
hereof t.o t]:e Subject LanC and **c recever froin the
user all such moneys as may then be due and
payable, including inEerest, administrat,ive
expenses, 1ega1 costs and Lhe -1ike f rom [he user as
a liquidated sum in any Court of competent
j urisdict ion .

8. ?he Parcies covenant further as follows:
(i ) Ehe Provider shalI f ortl'lwith upon the execut ion

hereof Lransf er Lo Lhe iiser eighrr ( I i f uily paid
ordinary shares in t,he Company (hereinafL,er called,,E.he User's Shareholdiag, ) and the User shall
a^^6h1- erra| ctn=-ae - t^r6-a 'i A.quvut./e !qv.. ui.*!v, *!v+vvs+y,

(ii) the User shall hold the User's Shareholdi-ng for so
longr as this Deed sha}l conLinue to operate and
during such t.ime shall accept and hold Lhe office
of Director of the Company; and

(iii) forchwieh upon the terminaEion of this oeed the
User shaIl do all acLs and thingrs and sign all
documenLs as may be necessary to Lransfer to Lhe
nominee of t.he Company Ehe User's ShareholdinE and

, *\,. 4
.,i
7 /-) u
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SCEEDT]LES

SEEEDUI,E

PAR? A:- The sale and supply of rarr,er to the Subjeci Land
(inctuding the mainienance rene',r-a1 placement, and
repair oi the Part A Capital Works from time to
time).

The maintenance renenaL and repair of the Part B

Capital Worics.
PART B:-

SCEEDULE TI{O

PART A:- (i) A suin equivaleni, to t,he rate per kilo-l-itre
cha:ged for water supplied r-i.ihin the towr
of Ji::Cabyee by the Coune ii of the Shire
of Sno'.iy River from time tc time PLUS fj.ve
percentum (5%) PRoVIDEp thai such srjn sha1l
not be "less than $55 .00 pe: quartar; and
A sun equivaLen', to eight percentum (8%)
of tne totaL costs of the Servlces referred
tc ii Clause 2(ii ) he::ecf "

A sun equivalent to eight pe:cen:;um ( 876)
of t:e toial- ccs'-s o1 lhe Serzices ra:-e:re:
to i.: Cia:se 5(ii) hereof

(ii)

PART B;- (i)

SCHEDT]LE T5R.EE

PART A:- 1 January i993 and anr.ua1Ly thereaj'-er.

SCEEDULE FOIIR (Clause 2(iii), Part A)

The isi cays ef JanuarT, lprit , Juj-y ani Sepienoe: ii:, each
t/ct r

SCEEDULE FIYE (Clause s(iii), Part B)

9NE

trri-l +l.ti h €arrrlaan
- v:3- vv -ll

may be necessary
to time.

(i{ ) Cairs ai the ecmpLetior o! such r-orks as
pursuant !o Clause 5(iii) he:eof from line

SCEEDULE srX (Ctause 9)

Trro ltundred DoLlars ( 5200.00 ) per annum ( to be reviered
annualLy on the 1sr-- ja:ruary in eacs year).

) *,, .".
-:a-

:' *-'
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Eo resigrn from the of f ice of Director of E.he
Company.

1iv) t,he User covenants for himself his executors and
assigns Ehat. he shall not Eransfer Eo Subject. Land
excepf to a ilerson or corporation who covenanLs
wich t.he Provider and Ehe Company, which covenant
sha11 be a condit.ion of any such t,ransf er or
ass:r.gnmenE by the User, to enter inEo a Deed in Ehe
same terms, mutatis mutandis, with t.he Provider and
the Company as these presenEs.

9. In addition to the sums which sha11 be payable by the
User from Eime to time pursuant to clauses 2 (iii) and
5 (iii) hereof the User shaII pay the Administration
Leqf refered Lo in Schedule Six or such greater sum
as Ehe Company in general meeting sha11 deem
appropriate.

10. Any such notice as may be served by the User upon Ehe
Company pursuanL to Clause 4 above shal1 be
arr€€1-j oqrlrr ca-"n," i t i +- i e Farr,r,{\ra- r*v+vr.vrJ per v v\4 ,rr *\. r,) Lvurra,Id€d by pf e-paid
registered mail t.o the registered of f ice of the
Company shown herein and such service shall be deemed
to have been effected a.L the expiraLion of Lhree (3)
business days from the date of such posting.

fN WITNESS WHEREOF Ehe parties hereto have set Eheir
hrar:ds oir t.t:e day anei year^ firsi. iiereirrbefcre seL fori.h.

I
I
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PROPOSED DEVELOPMENT - J. & B. GRENFELL
2 CHARLOTTES LANE JINDABYNE NSW 2627

Eco Cabins / Holiday Letting
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b u i l d i n g   d e s i g n
i n t e r i o r s
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m 0407 002814   e tzkrpan@bigpond.net.au

Notes - 1

Typical Fill & Excavation DetailsErosion/Sediment Control Details

Applicant - J. & B. GRENFELL
Location - 2 CHARLOTTES LANE JINDABYNE NSW 2627
Deposited Plan Number - 861805
Lot Number - 9
Site Area - 4.099 Ha

PROJECT TYPE
ECO CABINS / HOLIDAY LETTING

Project Details Specification Notes

1. These drawings are copyright and shall remain the 
property of TZ Design Pty Ltd. Unauthorised amendment, 
retension, copying and use of these documents, in any form 
whatsoever, is strictly prohibited.

2. These drawings are to be read in conjunction with all 
other consultants documents.

3. All dimensions in millimetres unless noted otherwise. 
Figured dimensions are to be used in preference to scaling 
from drawings. Any discrepancies shall be immediately 
referred to TZ Design. Setting out of the works by the 
architectural drawings unless noted otherwise.

4. Contractor must verify all dimensions on site before 
commencing any work or making any shop drawings which 
must be approved before manufacture.

5. All workmanship and materials to comply with the 
Building Code of Australia, relevant Australian Standards, 
and the requirements of all associated authorities having 
jurisdiction over the works.

6. Refer to the specification. The specification forms part of 
these drawings.

7. These drawings are intended as a guide only. Whilst every 
care has been taken in the preparation of these documents, 
no liability is assumed for the material contained herein.

8. No warranty is given or implied as to the accuracy of the 
whole or any part.

9. These drawings form part of the proprietor's requirements 
for the design and construction of this project. The builder 
may vary the works described in these drawings with the 
prior approval of TZ Design.

10. Contractors should make their own investigations and 
satisfy themselves with respect to all aspects of the project, 
including existing conditions, adjoining properties and 
access to the site.

General Notes

TIMBER FRAMING NOTE

All timber framing to be in accordance with NCC 
2019 and comply with AS1684 & AS1720 and 
Timber Framing Code.

STRUCTURAL ENGINEERING NOTE

Refer to Structural Engineering Design & 
Specification for all structural components. Any 
discrepancies with Architectural Drawings shall 
be immediately referred to TZ Design.

GENERAL NOTES

All construction is to be in accordance with the 
National Construction Code 2019.

Concrete construction is to comply with AS3600.

Masonry construction is to comply with AS3700.

Steel construction is to comply with AS4100.

Timber construction is to comply with AS1720.1, 
AS1684 and the Timber Framing Code.

Stairs and landings are to comply with Part 3.9.1 
of the NCC. 

Balustades/Handrails are to comply with Part 
3.9.2 of the NCC.

Damp and weatherproofing is to be in accordance 
with Part 2.2 of the NCC.

WC doors are to comply with the NCC.

Lighting in all areas is to comply with Part 3.8.4 of 
the NCC.

Ventilation is to comply with Part 3.8.5 of the 
NCC.

All dimensions and levels on plans are to be 
confirmed on site prior to commencing 
construction.

Where possible all new construction is to match 
existing when extending and/or renovating.

All dimensions are in millimetres unless noted 
otherwise.

Provide termite protection in accordance with 
AS3660.

The builder and owner shall:
1. Negotiate an option for termite control within 
the code.  The builder shall make available to the 
owner information written for the consumer 
relating to termite protection options.

2. Record in writing the selected option and each 
retain a copy signed by both parties.

3. A copy of the option selected is to be provided 
to the local authority with the building 
application.

The home owner and subsequent owners shall be 
responsible for arranging inspections by a trained 
person at maximum intervals of twelve months.

Should the current owner wish to sell the 
residence, it shall be their responsibility to 
provide the new owner with a copy of the signed 
termite protection option adopted.

TERMITE PROTECTION
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EXISTING 4x4m SHED.

PROPOSED 5.6x2.5m CABINS [QTY - 3].
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NEW ECO CABINS
4.099 Ha
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1. Site Plan

b u i l d i n g   d e s i g n
i n t e r i o r s

k i t c h e n s  I  b a t h r o o m sTZ D  E  S  I  G  N

75 Snowgrass Dr Jindabyne  l  PO Box 81 Jindabyne NSW 2627
m 0407 002814   e tzkrpan@bigpond.net.au

Drawing No.

304-01
Revision

SITE PLAN

Scale

1:2000 / A3 G
Date

09.12.19

This document is copyright and shall remain the property of TZ Design Pty Ltd.

Unauthorised amendment, retention, copying and use of this document, in any form whatsoever, is prohibited.

Contractor must verify all dimensions on site before commencing any work or making any shop drawings which 
must be approved before manufacture.

All dimensions in millimetres unless noted otherwise. Figured dimensions are to be used in preference to scaling 
from drawing.

Drawing TitleRevisions:

All workmanship and materials to comply with the Building Code of Australia and relevant Australian Standards.

PROPOSED DEVELOPMENT - J. & B. GRENFELL
[ECO CABINS/HOLIDAY LETTING]

2 CHARLOTTES LANE JINDABYNE NSW 2627

Cabin #4 removed. Total cabins proposed = 3. 08.02.21F

no
rt

h
no

rt
h

Cabin #1 revised to standard size cabin [not disabled access].
Total cabins proposed = 3.

10.02.21G

E

SHED - 16 sq.m

DWELLING - 192 sq.m

CABIN #1 - 14 sq.m

FLOOR AREA

TOTAL GROSS FLOOR AREA - 250 sq.m

TOTAL DWELLINGS - 234 sq.m

FLOOR SPACE RATIO - N/A

SITE AREA - [4.099 Ha] 40,990 sq.m

TOTAL FOOTPRINT AREA - 155 sq.m

DRIVEWAY AREA - N/A

TOTAL GROUND COVER - N/A

SITE COVER - N/A

TOTAL LANDSCAPED AREA - N/A

SITE RATIO - N/A

PRIVATE OPEN SPACE - N/A

TOTAL CAR SPACES - 6 car spaces min.

LEGEND

- ELEC

- STORMWATER / PROPOSED R/W TANK

- PROPOSED SEPTIC SYSTEM

- TELSTRA

- GASG

- HOT WATER SYSTEMHWS

- EXISTING TREES/SHRUBS

- POWER POLE

- EXISTING ROCKY OUTCROP

14 sq.m

14 sq.m

-

CABIN #2 -

CABIN #3 -

-
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1. Site Plan 2. Elevations
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b u i l d i n g   d e s i g n
i n t e r i o r s

k i t c h e n s  I  b a t h r o o m sTZ D  E  S  I  G  N

75 Snowgrass Dr Jindabyne  l  PO Box 81 Jindabyne NSW 2627
m 0407 002814   e tzkrpan@bigpond.net.au

Drawing No.

304-02
Revision

NOTIFICATION PLAN

Scale

NOT TO SCALE G
Date

09.12.19

This document is copyright and shall remain the property of TZ Design Pty Ltd.

Unauthorised amendment, retention, copying and use of this document, in any form whatsoever, is prohibited.

Contractor must verify all dimensions on site before commencing any work or making any shop drawings which 
must be approved before manufacture.

All dimensions in millimetres unless noted otherwise. Figured dimensions are to be used in preference to scaling 
from drawing.

Drawing TitleRevisions:

All workmanship and materials to comply with the Building Code of Australia and relevant Australian Standards.

PROPOSED DEVELOPMENT - J. & B. GRENFELL
[ECO CABINS/HOLIDAY LETTING]

2 CHARLOTTES LANE JINDABYNE NSW 2627

Cabin #4 removed. Total cabins proposed = 3. 08.02.21F

no
rt

h
no

rt
h

Cabin #1 revised to standard size cabin [not disabled access].
Total cabins proposed = 3.

10.02.21G
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1DPH�
&RQWHPSRUDU\�%ORQGH�'HOX[H

'UDZLQJ�7\SH�
1RW�IRU�&RQVWUXFWLRQ

6FDOH� &RQWDFW��
-RKQ�+DQQDQ�_����������������

1DPH�
&RQWHPSRUDU\�%ORQGH�

'UDZLQJ�7\SH�
1RW�IRU�&RQVWUXFWLRQ

6FDOH� &RQWDFW��
-RKQ�+DQQDQ�_����������������

CABINS #2 - 4

- WEST - SOUTH

- NORTH- EAST
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'UDZLQJ�7\SH�
1RW�IRU�&RQVWUXFWLRQ

6FDOH�
����

&RQWDFW��
-RKQ�+DQQDQ�_����������������

3URGXFW�DQG�0DWHULDOV�

䚉 7UHDWHG�7LPEHU�)UDPH
䚉 0RLVWXUH�%DUULHU�:UDS
䚉 *DOYDQLVHG�6WHHO�3RVW
䚉 5����(DUWKZRRO�%DWWV
䚉 1DWXUDO�7LPEHUV
䚉 &RQFUHWH�7H[WXUHV

'HVLJQ�$QG�&RQVWUXFW�

䚉 ,GHQWLI\�.H\�5HTXLUHPHQWV�IRU�'HVLUHG�(QG�8VH�
䚉 %XGJHW
䚉 &RPELQDWLRQ�RI�8QLTXH�0DWHULDOV
䚉 /RFDO�0DWHULDOV�6RXUFHG�IRU�,QGLFDWLYH�&OLPDWH

*HQHUDO�&RPPHQWV�

䚉 &RQWDLQHUV�EHLQJ�FRPSOHWHO\�FXVWRPL]DEOH�GHOLYHU�WUXO\�
XQLTXH�VSDFHV�WKDW�FRPSOHPHQW�\RXU�KRPH�RU�OLIHVW\OH�

&RQFHSW�%ULHI��'HVLJQ�DQG�&RQVWUXFW

���

���

&RQGHQVDWLRQ�SURWHFWLRQ�IURP�RXU�
PRLVWXUH�EDUULHU�ZUDS�

7UHDWHG�WLPEHU�IUDPLQJ�IRU�DGGHG�
SURWHFWLRQ�IURP�7HUPLWHV

(DUWKZRRO�%DWWV��PDGH�IURP�UHF\FOHG�
JODVV�FRQWDLQ�QR�IRUPDOGHK\GH�DQG�DUH�
HFR�IULHQGO\��

*DOYDQL]HG�6WHHO�SRVW�ZLWK�3)&�EHDPV�
IRU�RXU�ZLQGRZV�DQG�GRRU�SHQHWUDWLRQV��
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6FDOH�
����

&RQWDFW��
-RKQ�+DQQDQ�_����������������

&RQFHSW�%ULHI��)L[WXUHV��)LWWLQJ�$QG�7H[WXUHV

3URGXFW�DQG�0DWHULDOV�

䚉 %ODFNEXWW�WLPEHU
䚉 &RQFUHWH�(IIHFW�3DQHOV
䚉 %ODFN�&DELQHWU\�
䚉 0DWWH�%ODFN�7DSZDUH�

&RQVWUDLQWV�DQG�5HVWULFWLRQV�

䚉 /RFDOO\�VRXUFHG�PDWHULDOV�HQVXUH�ORQJHYLW\�IRU�FOLPDWH�
VSHFLILF�EXLOGV

䚉 6PDUW�&RQQHFWLYLW\�ZLWK�HYHU\�DVSHFW�RI�RXU�EXLOGV�
EHLQJ�DEOH�WR�EH�FRQWUROOHG�UHPRWHO\

䚉 %$/�5DWLQJ����&RPSOLDQFH�DYDLODEOH��

,QGLFDWLYH�&RVW�

䚉 6WDUWLQJ�IURP�������������*67

*HQHUDO�&RPPHQWV�

䚉 /X[XU\�IHHOLQJ�WKURXJKRXW�
䚉 8QLTXH�PDWHULDO�VHOHFWLRQ�
䚉 ([FHSWLRQDO�EXLOG�TXDOLW\��

1DWXUDO�WLPEHUV�IHDWXUHG�ZLWKLQ�WKH�
&RQWHPSRUDU\�UDQJH�WHOO�D�XQLTXH�
VWRU\�DV�HYHU\RQH�KDV�LWV�RZQ�
IHDWXUHV
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&RQWHPSRUDU\�%ORQGH

'UDZLQJ�7\SH�
1RW�IRU�&RQVWUXFWLRQ

6FDOH�
����

&RQWDFW��
-RKQ�+DQQDQ�_����������������

3URGXFW�DQG�0DWHULDOV�

䚉 0DWWH�%ODFN�)LWWLQJV�DQG�)L[WXUHV
䚉 *ODVV�6KRZHU�6FUHHQ
䚉 %DFN�WR�:DOO�7RLOHW
䚉 5DLQ�+HDG
䚉 6WRUDJH

&RQVWUDLQWV�DQG�5HVWULFWLRQV�

䚉 %DWKURRPV�VL]HV�DUH�FRPSOHWHO\�FXVWRPL]DEOH
䚉 &KRLFH�RI�/D\RXW�DQG�/LQLQJV��

*HQHUDO�&RPPHQWV�

䚉 /X[XU\�ILWWLQJV�DQG�IL[WXUHV�PDNH�RXU�EDWKURRPV�

&RQFHSW�%ULHI��%DWKURRP�6HOHFWLRQ�

6SDFLRXV�����PP�ZLGH�EDWKURRP�DOORZV�
IRU�DPSOH�VSDFH�ZLWK�IXQFWLRQDOLW\�LQ�PLQG�
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1DPH�
&RQWHPSRUDU\�%ORQGH

'UDZLQJ�7\SH�
1RW�IRU�&RQVWUXFWLRQ

6FDOH�
����

&RQWDFW��
-RKQ�+DQQDQ�_����������������

6N\OLJKW�LV�FRQVWUXFWHG�LQWR�WKH�WRS�RI�
WKH�FRQWDLQHU��7KH�IROORZLQJ�RSWLRQV�ZLOO�
EH�DYDLODEOH�

Ɣ 1DWXUDO�VN\OLJKW
Ɣ 3RUWKROH�YHQWLODWLRQ
Ɣ 5HPRYDEOH�VN\OLJKW�KDWFK
Ɣ 6WHHO�UHLQIRUFHG�FRYHU

:H�KDYH�DFFHVV�WR�D�XQLTXH�UDQJH�RI�
JUDLQ�FRQWDLQHUV��DOORZLQJ�XV�WR�
WUDQVIRUP�WKHLU�DFFHVV�SRLQWV�LQWR�
VN\OLJKWV

3URGXFW�DQG�0DWHULDOV�

䚉 1HZ�%XLOG�+LJK�&XEH�&RQWDLQHUV
䚉 %�*UDGH�+LJK�&XEH�&RQWDLQHUV

&RQVWUDLQWV�DQG�5HVWULFWLRQV�

䚉 1HZ�%XLOG�&RQWDLQHUV�QRW�DYDLODEOH�ZLWK�VN\OLJKWV

*HQHUDO�&RPPHQWV�

䚉 &XVWRPHUV�FKRLFH�RI�FRQWDLQHUV�IRU�WKHLU�EXLOG�

&RQFHSW�%ULHI��&RQWDLQHU�6HOHFWLRQ
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&RQWHPSRUDU\�%ORQGH

'UDZLQJ�7\SH�
1RW�IRU�&RQVWUXFWLRQ

6FDOH�
����

&RQWDFW��
-RKQ�+DQQDQ�_����������������

&RQFHSW�%ULHI��,QVWDOODWLRQ

3URGXFW�DQG�0DWHULDOV�

䚉 6XUHIRRWLQJ�6\VWHP�

&RQVWUDLQWV�DQG�5HVWULFWLRQV�

䚉 6XUHIRRWLQJ�6\VWHP�FDQ�EH�DSSOLHG�WR�DQ\�VRLO�W\SH
䚉 $Q\�WRSLFDO�HOHYDWLRQ�RU�GHFOLQH

,QGLFDWLYH�&RVW�

䚉 ��IW�FRQWDLQHU����������

*HQHUDO�&RPPHQWV�

䚉 )DVW�HIIHFWLYH�VROXWLRQ
䚉 =HUR�LPSDFW�RQ�VXUURXQGLQJ�YHJHWDWLRQ
䚉 (QJLQHHULQJ�6LJQ�RII���

6XUHIRRWLQJ�V\VWHP�FDQ�EH�XVHG�
WR�LQVWDOO�LQ�DQ\�HQYLURQPHQWV�LQ�
DQ\�VRLO�W\SHV
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6FDOH�
����

&RQWDFW��
-RKQ�+DQQDQ�_����������������

&RQFHSW�%ULHI��6HUYLFH�&RQQHFWLRQ

3URGXFW�DQG�0DWHULDOV�

䚉 3OXPELQJ�)LWWLQJV�$XVSH[�
䚉 (OHFWULFDO������$PS�FDUDYDQ�SOXJ�FRQQHFWLRQ�SRLQW
䚉 -�%R[�&RQQHFWLRQ�SRLQW�WR�EH�KDUG�ZLUHG�

,QGLFDWLYH�&RVW�

䚉 'HSHQGLQJ�RQ�\RXU�H[LVWLQJ�VHUYLFHV�FRQQHFWLRQ�SULFHV�
ZLOO�YDU\

*HQHUDO�&RPPHQWV�

䚉 %ODFN�)O\�&RQWDLQHUV�FDQ�EH�FRQVWUXFWHG�IRU�
FRQQHFWLRQ�WR�WRZQ�VHUYLFHV�RI�FRPSOHWH�RII�JULG�
GHVLJQV

$XVSH[�SOXPELQJ�SLSHV�DOORZ�IRU�
VLPSOH�FRQQHFWLRQ�WR�VHUYLFHV�
NHHSLQJ�LQVWDOODWLRQ�FRVW�WR�D�
PLQLPXP�

&OLSVDO�ZHDWKHUSURRI�HOHFWULFDO�
FRQQHFWLRQ�SRLQWV�RIIHU�D�
UDQJH�DGDSWDEOH�WR�\RXU�
FRQQHFWLRQ�UHTXLUHPHQWV
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-RKQ�+DQQDQ�_����������������

&RQFHSW�%ULHI��'HOLYHU\

3URGXFW�DQG�0DWHULDOV�

䚉 7LOW�7UD\�7RZ�7UXFN
䚉 6LGH�/RDGHU
䚉 &UDQH�WUXFN

,QGLFDWLYH�&RVW�

䚉 5DWHV�IURP�������3HU�.P�PLQLPXP�FKDUJHV�DSSO\

*HQHUDO�&RPPHQWV�

䚉 6LWH�FRQVWUDLQWV�GHWHUPLQH�EHVW�GHOLYHU\�RSWLRQ�ZLWK�
FUDQH�VHUYLFHV�DYDLODEOH�IRU�RXW�RI�UHDFK�SRVLWLRQLQJ����
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CONDITIONS OF CONSENT 

10.2020.135.1 

 

Part A – Administrative Conditions 

Reason for imposition of conditions: Unrestricted consent may affect the environmental 

amenity of the area and would not be in the public interest. 

ADM_01 Endorsed plans and supporting documentation: 

Development must be carried out in accordance with the following plans and  

documentation, except where amended by Council and/or the conditions of this 

development consent. 

 

Plan No. Plan Title. Drawn By. Dated. 

304-01-G Site Plan TZ Designs 10.02.21 

SK1-10.2020.135.1 Floor Plan Black Fly Containers unknown 

SK2-10.2020.135.1 Elevations Black Fly Containers unknown 

 

Document Title. Prepared By. Dated. 

Statement of Environmental Effects Complete Town 

Planning 

March 2020 

BASIX Certificate – 10831877M_02 Energyraters 23/09/2020 

NatHERs Certificate – 4993499-01 Energyraters 23/09/2020 

NatHERs Certificate – 4993507-01 Energyraters 23/09/2020 

NatHERs Certificate – 4993523-01 Energyraters 23/09/2020 

In the event of any inconsistency between the approved plans and the supporting 

documentation, the plans will prevail. 

Reason: It is in the public interest that work is carried out in accordance with the 

approved plans. Section 4.15(1)(e) of the Environmental Planning and Assessment 

Act 1979, as amended. 
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ADM_02 Inconsistency between documents  

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

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

ADM_03 Compliance with the Building Code of Australia and insurance requirements 

under the Home Building Act 1989 

For the purposes of section 4.17(11) of the Act, the following conditions are 

prescribed in relation to a development consent for development that involves 

any building work: 

a. that the work must be carried out in accordance with the requirements of 

the Building Code of Australia. 

b. in the case of residential building work for which the Home Building Act 

1989 requires there to be a contract of insurance in force in accordance with 

Part 6 of that Act, that such a contract of insurance is in force before any 

building work authorised to be carried out by the consent commences. 

This condition does not apply: 

c. to the extent to which an exemption is in force under the Home Building 

Regulation 2004, or 

d. to the erection of a temporary building. 

Note: In this condition, a reference to the BCA is a reference to that code as in 

force on the date the application for the relevant Construction Certificate is 

made 

 

Reason: To ensure the development complies with the requirements of Clause 98 

of the Environmental Planning and Assessment Regulations 2000, and Section 

4.17(11) of the Environmental Planning and Assessment Act 1979, as amended 

ADM_06 BASIX requirements  

Under Clause 97A (3) of the Environmental Planning and Assessment Regulation 

2000, it is a condition of this development consent that all the commitments 

listed in each relevant BASIX Certificate for the development are fulfilled. 

Relevant BASIX Certification means: 

a. A BASIX Certificate that was applicable to the development when this 

development consent was granted or modified in accordance with Section 

4.55 of the EP&A Act, being BASIX Certificate No 10831877M_02 23 
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September 2020 or; 

b. If a replacement BASIX Certificate accompanies any subsequent application 

for a construction certificate, the replacement BASIX Certificate. 

Reason: To ensure the development complies with the requirements imposed 

under Clause 97A of the Environmental Planning and Assessment Regulations 

2000, as amended, and Section 4.17 (11) of the Environmental Planning and 

Assessment Act 1979, as amended. 

 

Part B – Other Approvals  

 

OA_04 Water supply, stormwater and sewerage works 

Prior to issue of the Construction Certificate, an application pursuant to Section 

68 of the Local Government Act 1993 to carry out water supply, stormwater and 

sewerage works must be submitted to Council.  

The developer is to ensure that approval for the s68 application must be 

obtained  prior to any plumbing and drainage works being undertaken on the 

site  

Note - Failure to obtain the Section 68 Approval prior to works being 

undertaken may result in the developer receiving a monetary penalty and the 

plumber being subject to investigation by the Department of Fair Trading and a 

fine exceeding $1500. 

OA_05 Separate Section 68 Approval to Install On-site Sewage Management System  

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. 

OA_06 Separate Section 68 Approval to Install a Relocatable Home  

Notwithstanding the issue of this development consent, separate approval from 

Council under Section 68 of the Local Government Act 1993 must be obtained 

prior to installation of the relocatable home. In this regard, a S68 Application to 

Install a Relocatable Home must be submitted on councils standard application 
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form be accompanied by the required attachments and prescribed fee and 

approved prior to installation.  

 

Part C – Prior To the Issue of the Relevant Construction Certificate 

PCC_02 Section 7.11 Contributions 

 The payment of contributions to Council is required to cater for the increased 

demand for infrastructure resulting from the approved development pursuant 

to Section 7.11 of the Environmental Planning and Assessment Act, 1979 and 

Council's adopted Contributions plans, the following contributions apply to the 

development: 

 Community Services and Facilities $ 552 

 Regional Waste $ 663 

 Bushfire Services $ 13 

 Open Space and Public Art $ 168 

 Sports-field and Recreation Facilities $ 102 

 Jindabyne Area Shared Trails  $ 582 

 Jindabyne Area Shared Pathways  $ 66 

 Total $2,146.00 

 

The above contributions have been imposed in accordance with the Snowy River 

Development Contributions Plan. The contribution is based on an additional one 

(1) bedroom dwellings at 0.29 of an ET. Contributions will be reassessed at the 

time of payment in accordance with Council’s adopted Fees and Charges and 

may be subject to an increase by CPI. Contributions will be reassessed at the 

time of payment in accordance with Council’s adopted Fees and Charges and 

may be subject to an increase by CPI. The above-specified Contribution Plans 

may be inspected at Council offices  

 

It is the responsibility of the Principal Certifying Authority that the nominated 

contributions have been paid to Council, Snowy River Development 

Contributions Plan 

Reason: In accordance with Section 7.11 of the Environmental Planning and 
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Assessment Act 1979 and Council’s Contributions Plan 

 

 

ADD CONTRUBUTIONS INTO DA FEES THEN DELETE THIS LINE 

 

PCC_06 Long service levy 

 In accordance with Section 6.8(1)(b) of the Environmental Planning and 

Assessment Act 1979, a Construction Certificate must not be issued until any 

long service levy payable under Section 34 of the Building and Construction 

Industry Long Service Payments Act 1986 (or where such levy is payable by 

instalments, the first instalment of the levy) has been paid. Council is 

authorised to accept payment. Where payment has been made elsewhere, 

proof of payment must be provided to Council. 

 

Part D – Prior To the Commencement of Works 

 

PCW_01 Prior to the commencement of works 

 No construction works approved by this consent are to commence unless the 

following have been satisfied: 

A. A Construction Certificate has been issued by a certifying authority. 

B. A Principal Certifying Authority has been appointed by the person having 

benefit of the development consent. 

C. A notice of commencement of building or subdivision works, and details 

of the appointed Principal Certifying Authority (in the event that Council is 

not appointed), are issued to Council at least 48 hours prior to the 

commencement of works. 

D. The Principal Certifying Authority is notified in writing of the name and 

contractor license number of the owner/builder intending to carry out the 

approved works. 

PCW_03 Erection of signage 

 A sign must be erected in a prominent position on any site on which any 
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approved work is to be carried out: 

 showing the name, address and telephone number of the certifying 

authority for the work; 

 showing the name of the principal contractor (if any) for any demolition 

or building work and a telephone number on which that person may be 

contacted outside working hours; and 

 stating that unauthorised entry to the work site is prohibited. 

The sign must be maintained while the approved work is being carried out and 

must be removed when the work has been completed 

 

Reason: To ensure the development complies with the requirements imposed 

under Clause 98 of the Environmental Planning and Assessment Regulations 

2000, as amended, and Section 4.17(11) of the Environmental Planning and 

Assessment Act 1979, as amended. 

PCW_05 Erosion and drainage management  

 Earthworks and/or demolition of any existing buildings must not commence 

until an erosion and sediment control plan is submitted to, and to the 

satisfaction of the Principal Certifying Authority. The plan must comply with the 

guidelines set out in the NSW Department of Housing manual ‘Managing Urban 

Stormwater: Soils and Construction Certificate’ (The Blue Book). 

Erosion and sediment control works must be implemented in accordance with 

the erosion and sediment control plan. 

 

Reason: To ensure the impact of the work on the environment in terms of soil 

erosion and sedimentation is minimised. Section 4.15(1)(b) of the Environmental 

Planning and Assessment Act 1979, as amended. 

PCW_16 Termite Control 

 Prior to the commencement of works, the Applicant will submit to the 

satisfaction of the PCA (i.e. Council or Private Certifier) documentation 

confirming the building will be protected from termite attack in accordance with 

the provisions of Australian Standard AS 3660.1. The submitted documentation 

will include:   
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a) details of the proposed methods to be used; and 

b) certification of works performed; 

A durable notice must be permanently fixed to the building in a prominent 

location, such as in the electrical meter box indicating:   

a) the method of protection;  

b) the date of installation; 

c) where a chemical barrier is used, its life expectancy as listed on the 
National Registration Authority label; and. 

d) the need to maintain and inspect the system on a regular basis.  

NOTE: Under slab chemical treatment will not be permitted as the only method 

of treatment unless the area can be retreated without major disruption to the 

building. 

PCW_19 Enclosure of the Site  

 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. 

PCW_20 Prior to the commencement of works 

 No construction works approved by this consent are to commence unless the 

following have been satisfied: 

E. A Section 68 Approval to install a Relocatable Home has been issued by a 

Council. 

F. A notice of commencement of building are issued to Council at least 48 

hours prior to the commencement of works. 

G. The Council is notified in writing of the name and contractor license 

number of the owner/builder intending to carry out the approved works. 

 

Part E – During Construction 

 

DC_01  Erosion and drainage management 
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 Erosion and sediment control works must be implemented in accordance with 

the endorsed erosion and sediment control plan and maintained throughout 

the construction process. 

 

Reason: It is in the public interest that the development works do not damage 

existing Council infrastructure and accordingly a record of existing conditions is 

required. Section 4.15(e) of the Environmental Planning and Assessment Act 

1979. 

DC_04   

 

Use of Power Tools - Non-Residential Areas 

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:  

Monday to Friday: 7.00am to 8.00pm    

Saturday: 7.00am to 8.00pm    

Sunday: 8.00am to 8.00pm   

Public Holidays:  8.00am to 8.00pm   

 

Reason: To ensure building works do not have adverse effects on the amenity of 

the area. 

DC_06  

 

Principal Certifying Authority 

A Principal Certifying Authority appointed to replace another must ensure that 

notice of the appointment and of the approval of the appointment is given to 

the consent authority and Council (if not the relevant consent authority) within 

48 hours of the appointment. 

DC_07 Inspections 

All mandatory inspections required by the Environmental Planning and 

Assessment Act 1979 and any other inspections deemed necessary by the 

Principal Certifying Authority must be carried out during the relevant stage of 

construction. Work must not proceed beyond each critical stage until the 

Principal Certifying Authority is satisfied that work is proceeding in accordance 

with this consent, the Construction Certificate(s) and the Act. Council must be 

given 48 hours’ notice to undertake the inspections.. 

 

Reason: It is in the public interest that critical stage inspections be issued for 
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these components of the development in accordance with Section 162A of the 

Environmental Planning and Assessment Regulations 2000 as amended. 

DC_09 Site maintenance  

The principal contractor, owner-builder or any other person having benefit of 

the development consent must ensure that: 

 approved sediment and erosion control measures are installed and 

maintained during the construction period; 

 building materials and equipment are stored wholly within the work site 

unless an approval to store them elsewhere is held; and 

 the site is clear of waste and debris at the completion of works. 

Such measures will be in place throughout the construction process. 

DC_11 Archaeology 

If any unexpected archaeological finds (relics/foundations associated with early 

European occupation) or Aboriginal relics are encountered during excavation, 

work must cease in the affected area(s) and the Heritage Council of NSW must 

be notified. Additional assessment and approval shall be completed if required 

to disturb relics, based on the nature of the discovery. 

DC_16 Cut and fill 

Soil removed from or imported to the site must be managed in accordance 

with the following principles: 

A. All excavated material removed from the site must be classified in 

accordance with the Department of Environment, Climate Change and 

Water NSW’s Waste Classification Guidelines prior to disposal to an 

approved waste management facility and reported to the Principal 

Certifying Authority. 

B. All fill material imported to the site is to wholly consist of Virgin Excavated 

Natural Material (VENM) as defined in Schedule 1 of the Protection of the 

Environment Operations Act 1997 or a material approved under the 

Department of Environment and Climate Change’s general resource 

recovery exemption. 

DC_23 Approved Plans on Site 

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 
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officer of the Council or the PCA. 

DC_25 Excavation 

1. 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.     

2. 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.  

3. The developer is to ensure that if an excavation associated with the 

development extends below the level of the base of the footings of a 

building on an adjoining allotment of land, the person causing the 

excavation to be made must:  

a. preserve and protect the adjoining building from damage, and if 

necessary, underpin and support the building in an approved 

manner; and 

b. at least 7 days before excavating below the level of the base of the 

footings of a building on an adjoining allotment of land, give notice 

of intention to do so to the owner of the adjoining allotment of land 

and furnish particulars of the excavation to the owner of the building 

being erected or demolished. 

4. The owner of the adjoining allotment of land is not liable for any part of 

the cost of the work carried out for the purposes of this clause, whether 

carried out on the allotment of land being excavated or on the adjoining 

allotment of land.  An allotment of land includes a public road and any 

other public place. 

5. The developer is to ensure that the toe of any embankment to a site 

excavation is a minimum 900mm from the external walls and graded to 

drain all surface water away from the building. The ground level adjacent 

to the building is to be no less that 150mm below the top of the reinforced 

concrete floor slab.      

Reason: To ensure the development complies with the requirements of Clause 

98E of the Environmental Planning and Assessment Regulations 2000, and 

Section 4.17(11) of the Environmental Planning and Assessment Act 1979, as 

amended 

DC_26 Dust Control Measures    

Adequate measures will be taken to prevent dust from affecting the amenity of 
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the neighbourhood during construction. In particular, the following measures 

must be adopted:   

a) Physical barriers will be erected at right angles to the prevailing wind 

direction or will be placed around or over dust sources to prevent wind or 

activity from generating dust emissions,  

b) Earthworks and scheduling activities will be managed to coincide with the 

next stage of development to minimise the amount of time the site is left 

cut or  exposed, All materials will be stored or stockpiled at the best 

locations,  

c) The surface should be dampened slightly to prevent dust from becoming 

airborne but should not be wet to the extent that run-off occurs,  

d) All vehicles carrying spoil or rubble to or from the site will at all times be 

covered to prevent the escape of dust or other material,  

e) All equipment wheels will be washed before exiting the site using manual 

or automated sprayers and drive-through washing bays,  

f) Gates will be closed between vehicle movements and will be fitted with 

shade cloth, and Cleaning of footpaths and roadways will be carried out 

regularly.             

Reason: to reduce impact on surrounding properties during construction. 

 

Part F – Prior To the Issue of an Occupation Certificate 

 

POC_03 Easements, restrictions or covenants 

 Any easements, restrictions or covenants required by any other condition of 

consent, must be created and registered prior to the issue of an Occupation 

Certificate. 

POC_12 Fulfilment of BASIX commitments 

 The person having benefit of the development consent must demonstrate the 

fulfilment of BASIX commitments pertaining to the development prior to the issue 

of the relevant Occupation Certificate as required under Condition ADM_06. 

POC_20 Separate S68 Approval to Operate On-site Sewage Management System  

 Notwithstanding the issue of this development consent, separate approval from 

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

POC_31 Code of Conduct for Guests 

 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) Advise 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 minimisation. 

Note: This document is to be provided to guests prior to arrival. 

POC_32 Eco-tourist Accreditation 

 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. 

POC_33 Water Supply to Tourist Facilities / Commercial Operations 

 As a facility that will supply drinking water from an independent water supply (not 

town water) to consumers the operator of the premises will be a private water 

supplier. 

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

management plan (or drinking water management plan) from 1 September 2014 in 

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

Health Regulation 2012. Guidance and assistance can be sought from Councils 

Environmental Health Officers and with reference to: 

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

s.asp  

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

f/pwsg.p df  

A copy of your Drinking Water Management Plan must be provided to Council prior 
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to the commencement of use. 

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

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

 

 

PART G – PRIOR TO THE ISSUE OF A COMPLETION CERTIFICATE 

 

PCU_01 Prior to Occupation of the Manufactured Dwelling 

Prior to occupying the Manufactured dwelling, the developer shall arrange for a final 

inspection by Council and obtain written confirmation of satisfactory completion and 

installation (Final Completion Certificate).  

PCU_02 Infrastructure repair 

 Prior to the issue of a Completion Certificate, any damaged public infrastructure 

caused as a result of construction works (including damage caused by, but not 

limited to, delivery vehicles, waste collection, contractors, sub-contractors, 

concrete vehicles) must be fully repaired to the satisfaction of Council and at no 

cost to Council. 

POC_08 Services 

 Any adjustment or augmentation of any public utility services including gas, water, 

sewer, electricity, street lighting and telecommunications required as a result of 

the development must be at no cost to Council and undertaken prior to the issue of 

the relevant Completion Certificate. 

POC_04 Waste management 

 All refuse, spoil and/or material unsuitable for use must be removed from the site 

and lawfully disposed of upon completion of the building works and prior to the 

issue of the relevant Completion Certificate. 

PCU_05 Fire safety 

 Prior to the issue of the relevant Completion Certificate, Council must be satisfied 

that a Fire Safety Certificate for all the essential fire or other safety measures 

forming part of this consent has been completed, and that a copy of the Fire Safety 

Certificate has been provided to Council. 
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PCU_06 Finished Drainage System 

 The developer is to submit two copies of the finished internal storm water drainage 

system to Council prior to the release of the Completion Certificate. The developer 

must ensure that the internal stormwater drainage system plans details include:  a 

silt arrestor / surcharge pit within and adjacent to the property boundary, details of 

the point of discharge and method of connection to Council's storm water drainage 

system.   

Reason: To ensure adequate records are made of systems installed. 

PCU_07 Road Damage 

 The cost of repairing any damage caused to Council or other Public Authority's 

assets in the vicinity of the subject site as a result of construction works associated 

with the approved development, is to be repaired to the satisfaction of Council and 

to be met in full by the applicant prior to the issue of an Completion Certificate. 

 

PART H – ONGOING USE AND OPERATION 

 

OU_02 External lighting 

At all times for the life of the approved development, all outdoor lighting must not 

detrimentally impact upon the amenity of other premises and adjacent dwellings 

and must comply with, where relevant, AS1158.3-1999 Pedestrian Area Category Pl 

Lighting, and AS 4282-1997 Control of the Obtrusive Effects of Outdoor Lighting. 

OU_05 Waste management 

Provision for the storage of waste and recyclable materials, and the collection of 

waste and recyclable materials must be provided in line with the approved waste 

management plan or so that materials generated by the development are 

contained within the site and disposed of in a lawful manner. 

Reason: To sure the site is kept in a safe and health condition and all materials are 

contained within the site.  

OU_07 Smoke alarms 

Smoke alarms must be maintained in each Class 1 building or dwelling in 

accordance with the relevant provisions of the BCA – Housing Provisions, and in 

accordance with AS 3786. Smoke alarms must be connected to the consumer mains 

electric power supply and provided with a battery back-up. 
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OU_12 Maintenance of BASIX Commitments 

 All BASIX commitments must be maintained in accordance with the requirements in 

Condition ADM_06. 

OU_17 Roof Water 

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

rainwater storage tanks. 

OU_19 

 

Rainwater Tanks 

1. All fixtures connected to the supply system are marked 'RAINWATER'.  

2. Rainwater tanks are de-sludged every three years. 

3. For Non-Charged Systems rainwater tanks are to be fitted with a first flush 

device and filter sock to prevent potential contaminants from entering the tank. 

4. For Charged Systems the charged line must have a flush out drain point. 

5. 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. 

6. The tank is enclosed, and inlets screened, to prevent the entry of foreign matter 

and to prevent mosquito breeding.  

7. The roof catchment area is to be kept clear of overhanging vegetation. 

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

properties.  

9. All storm water that is not collected by the tank is to be 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.  

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. 

OU_28 External Finishes 

 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.  
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The approved colours of the exterior of the building are: 

Roof:  Woodland Grey 

Walls/Cladding:   Woodland Grey 

Note: This condition can be amended with the written consent of Council.   

The colours and materials for the development are those shown on the approved 

schedule.  

OU_33 Occupancy Rates – Short Term Accommodation  

 The bedrooms in each in the building are to be occupied by a number of persons 

not exceeding the number listed in the following schedule:   

Cabin 1 = 2 Persons  

Cabin 2 = 2 Persons  

Cabin 3 =  2 Persons 

The proposed development is not used to accommodate more than a total of six 

(6) persons for short term accommodation.  

OU_36 Advertising Signage 

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 

OU_50 Code of Conduct for Guests 

 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: 

g) Advise visitors of access points to the site and general circulation patterns; 
h) Demand reduction strategies for visitor water and energy usage; 
i) Restricted access areas in order to protect neighbouring properties privacy; 
j) Advice on visitor etiquette; 
k) Bushfire prevention strategies; and 
l) Waste management and minimisation. 

Note: This document is to be provided to guests prior to arrival. 

OU_51 Fencing  

 The developer shall ensure that the development site (Lot 9 DP 861805) 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 
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accommodation. This fencing shall be constructed at the full cost of the 

developer irrespective of the requirements of the Dividing Fences Act. 

OU_52 Business Operation and Use of Eco Tourist Facility 

 a) At all times the building is being used only for the purpose of an eco-
tourism cabin as defined in the Snowy River Shire Local Environmental 
Plan. 

b) 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. 

c) 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. 

d) A notice must be provided in the cabin asking the guests and visitors to 
respect the rural nature of the surrounding area and the amenity and 
privacy of neighbours. 

e) The eco tourist facility is to be used solely for the provision of 

temporary holiday accommodation for guests, for a period of no more 

than three (3) consecutive months. 

f) The development shall be managed by a suitably qualified on-site 

property manager. The on-site property manager shall be available to 

respond to complaints from neighbours and manage the conduct of the 

tourists occupying the cabin. 

g) 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. 

h) The eco tourist cabin is not to be occupied by a number of persons 

exceeding two (2). 
 

OU_53 Driveways within the Development 

  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”.  

 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; 
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(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 20% (1:5) for sealed surfaces. 

 

OU_54 Water Supply 

 The developer shall ensure that each Eco tourist facility is serviced solely by the 

provision of rain water. Each cabin is serviced by a minimum 3,000 litre water 

tank. 

OU_55 Eco-tourist Accreditation 

 The eco tourist development shall gain T-QUAL Accreditation and Certification 

through Eco Tourism within twelve (12) months of commencement of operation 

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

development. 
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Statement of Environmental Effects- 2 Charlottes Lane, Jindabyne Eco Tourist Cabins  

 

The Proposal 

This report has been prepared to inform the development potential and seek 
approval for a staged eco tourist development at 2 Charlottes Lane Jindabyne, NSW, 
legally known as Lot 9 DP861805. It examines the site and the constraints affecting 
the site and the applicable planning controls, which may affect the site’s re-
development.   
 
The application is for 4 Eco Cabins that are sensitively converted shipping 
containers. The staging of the development is proposed as follows:  
Stage 1 - 3 Eco Cabins and associated on site sewerage disposal system (OSSM) 
Stage 2 - 1 disabled access cabin (closest to existing dwelling) 
  
The company ‘Black Fly Containers’ specialize in the sustainable conversion of 
shipping containers to small bespoke cottages. Existing on the site is a dwelling and 
associated shed. The property owners have a vision of sharing their property with 
guests offering unique accommodation with incredible views towards the Snowy 
Mountains of NSW (Kosciusko National Park) and in a location that offers the best of 
nature and culture within close proximity.  
 
The land is Zoned RU1 – Primary Production under the Snowy River Local 
Environmental Plan 2013 (SRLEP) and Eco Tourist facilities are a permissible land 
use within the zone (this is explored under Legislation in this report).  
 
Overall the proposal is deemed to be of positive influence from an environmental, 
social and economic perfective.  
  
In preparing this advice, I have considered the following key documents:  

• Snowy River Local Environmental Plan 2013;  
• State Environmental Planning Policy (Exempt and Complying Development 

Codes) 2008 
• Snowy River Development Control Plan 2013   
• NSW Planning Portal  
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                                                      Figure 1: example of standard cabin 

Zoning and Permissions 
The subject site is located within the Local Government Area (LGA) of Snowy Monaro 
Regional Council and is subject to the provisions within the Snowy River Local Environmental 
Plan 2013. 
 
The site is zoned RU1 Primary Production under the Snowy River Local Environmental Plan 
2013. 
 

 
 

                                               

 
 
 
  

RU1 Primary Production – Objectives of Zone:  

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

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

• To minimise the fragmentation and alienation of resource 
lands.  
 

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

 
• 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 land. 

 
2. Permitted without consent 
Environmental protection works; Extensive agriculture; Home occupations 
3. Permitted with consent 
Air transport facilities; Airstrips; Animal boarding or training establishments; Aquaculture; Bed and 
breakfast accommodation; Boat launching ramps; Boat sheds; Building identification signs; 
Business identification signs; Camping grounds; Caravan parks; Cellar door premises; Cemeteries; 
Charter and tourism boating facilities; Centre-based child care facilities; Community facilities; 
Crematoria; Depots; Dual occupancies; Dwelling houses; Eco-tourist facilities; Educational 
establishments; Environmental facilities; Extractive industries; Farm buildings; Farm stay 
accommodation; Flood mitigation works; Forestry; Funeral homes; Garden centres; Helipads; 
Home-based child care; Home businesses; Home industries; Industrial training facilities; 
Information and education facilities; Intensive livestock agriculture; Intensive plant agriculture; 
Jetties; Landscaping material supplies; Mooring pens; Moorings; Open cut mining; Places of public 
worship; Plant nurseries; Recreation areas; Recreation facilities (outdoor); Respite day care 
centres; Roads; Roadside stalls; Rural industries; Rural supplies; Rural workers’ dwellings; 
Secondary dwellings; Timber yards; Transport depots; Truck depots; Veterinary hospitals; Water 
recreation structures; Wharf or boating facilities 
4. Prohibited 
Any development not specified in item 2 or 3 
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               Figure 2: The site zoned RU1 Primary Production 

The Site 

The site is identified as Lot 9 DP861805, 2 Charlottes Lane, Jindabyne. The site has an area 
of approximately 4.099ha.  The site adjoins Steels Creek with access off Charlottes Lane.  
Charlottes Lane is a small Lane off Carinya Lane that is located on the southern outskirts of 
Jindabyne off the Snowy River Way (10.4km to Jindabyne).  
 

 
                    Figure 3: Google map indicating location of site in terms of Jindabyne township 
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                 Figure 4: Proposed location of 4 Eco cabins  
 
The surrounding area is characterised by predominantly rural development and farming 
land. The site currently has an existing shed, dwelling and septic system.  
 
A restriction exists on the site to maintain the environmental integrity of the site. The cabins 
and all ancillary development are located outside of this zone. The site is not identified as 
bush fire prone land.  

 
            Figure 5: Image of area of restriction, characterized by large rocky outcrops and gum trees 
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Figure 6: Land to be utilized , cabins not located within restriction zone  

 
 

 
Figure 7: Potential Terrestrial Biodiversity- NSW Planning Portal 

 
As indicated on the NSW Planning Portal there are scattered patches of Terrestrial 
Biodiversity on the site.  The location of the cabins does not include any native vegetation 
that would be required to be removed for the purpose of the development.  
 
The proposed location of the eco cabins will not have any impact on the potential biodiverse 
zone.  
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Development Staging 
The development is proposed to be staged to ensure that the development progresses in 
accordance with legislative requirements. Staging of the development is identified in the 
site plan below where Stage 2 (cabin No. 4) cabin located closest to the dwelling is to 
provide disabled access (Plans of disabled cabin to be provided with Development 
Application).  

 

 
 
 
 
 
Site Coverage/Floor Space Ratio 
Complies  
 

Building Form 
 
The converted shipping container cabins are 2.9m in height with the roof line remaining flat.  
 
The cabins are proposed to be located behind the existing dwelling when viewed from 
Charlottes Lane (that is a no through road) therefore they will not be visually prominent 
feature within the locality.  
 

Stage 1 – 3 Cabins 
  
Stage 2 – Disabled access cabin 
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The cabins are to be constructed on footings and therefore a small amount of earthworks 
will be required.   
 

 
Streetscape, Setbacks and Character 
 
The proposed cabins are to be located down slope from the road located behind the existing 
dwelling therefore not visually prominent from the street. All setbacks comply.  
 

 
Figure 8: Image taken from entry to property on Charlottes Lane, cabins to be located behind 

dwelling 
 

The cabins will not have any negative impacts to the streetscape or locality in general. A 
large established row of conifers line the boundary of the adjoining property which will 
ensure the privacy of the adjoining property owners and visitors to the cabins will be 
maintained.  
 
The rural character of the area will not be negatively impacted by the cabins. The cabins 
have been purposefully located so as to not be clearly visible within the rural landscape and 
sensitively designed to minimize any environmental impact.  
 
The cabins are proposed to be setback a minimum of 17.8m from the side boundary.  
 
The proposed colour ‘Monument’ will ensure the cabins will blend into the landscape not 
being a visually prominent feature.  
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        Figure 9: Conifer trees lining property boundary to the east  

 
 

Fencing 
Fencing exists surrounding the site and will remain unchanged under this proposal.  

Building Height 
 
The development has been designed to fit within the criteria listed in the Snowy River 
Residential Development Control Plan 2013 and meet all criteria set out in the guidelines. 
 
The maximum height of the proposed development does not exceed 9m.  
 

Colours 

The proposed colour of the cabins is Colorbond ‘Monument’ that will aid in ensuring that 
the cabins blend in with the natural environment.  

 

 



8.2 DEVELOPMENT APPLICATION 10.2020.135.1 ECO-TOURIST FACILITY 
ATTACHMENT 7 STATEMENT OF ENVIRONMENTAL EFFECTS  Page 362 

 

  

10 
 

Statement of Environmental Effects- 2 Charlottes Lane, Jindabyne Eco Tourist Cabins  

 

Proposed Elevations  

 

Perspectives 
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Views, Visual and Acoustic Privacy 
The proposed development will not impact on adjoining, visual and acoustic privacy. The 
image below is the view west towards the mountains of the Kosciusko National Park and 
surrounding rural properties in the foreground. The location of the cabins will not create 
any negative impacts to views or visual and acoustic privacy.  
 

 
             Figure 10: Views to the west towards Kosciusko National Park  
 

 
        Figure 11: View towards Kosciusko National Park and closest adjoining neighbour to the west 



8.2 DEVELOPMENT APPLICATION 10.2020.135.1 ECO-TOURIST FACILITY 
ATTACHMENT 7 STATEMENT OF ENVIRONMENTAL EFFECTS  Page 364 

 

  

12 
 

Statement of Environmental Effects- 2 Charlottes Lane, Jindabyne Eco Tourist Cabins  

 

 

Car Parking 
A Carparking space has been provided to each of the cabins. There is more than adequate 
room for parking and internal driveways on the site.  
 
 
Landscaping Design 
More than adequate provision for landscaping on the site. 
 
Water and Sewer 
The application will seek approval for the installation of an On-site Sewerage Management 
System (OSSM) as approved under S68 application with Snowy Monaro Regional Council.  
 
Water will be provided to the cabin in the form of a rainwater tank.  
 

Security, Site Facilities and Services 
The proposed development offers a safe and secure location for tourist accommodation.  
 

Tree Removal 
No tree removal is required for the development proposal.  

Heritage  
AHIMS search conducted on the 18/03/2020 did not identify any items of significance on the 
subject site.  
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Site Photos  

 
Figure 12: Access to the site off Charlottes Lane. The site is secured by a lockable gate. 
 
 

 
Figure 13: View from cabin site towards Kosciusko National Park  
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Figure 14: Proposed location of cabins (looking south)  

Figure 15: Foreground is proposed Location of cabins in relation to the main dwelling (looking north)   
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Legislative Requirements  
 
Tourist Accommodation – Eco Tourist Cabins 
Eco Tourist facilities provide for a combination of tourism, education and hands on activities 
relating to the natural or cultural environment. An eco tourist facility is defined in the Snowy 
River LEP 2013 as:  
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 minimize 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.  
 
Snowy River Development Control Plan 2013 – 4 Eco Tourist Facility  
 

  
 
DESIGN OF ECOTOURIST FACILITY 
Minimise site disturbance through 
integrative design which reflects rather 
than alters the natural existing 
landscape.  

- Use of materials that blend with 
the surrounding environment  

- Maximise energy efficiency 
- Designed on the basis of 

ecological sustainability and an 
understanding of potential 
environmental impacts  

- Buildings and infrastructure to 
not dominate the visual 
landscape.  
 

OPERATION OF ECO TOURIST FACILITY  
- An eco tourist facility that 

accommodated over 15 guests 
must be centrally managed by 
on site management  

 
 
 
 
The proposed cabins are proposed to be a dark shade 
that will blend in with the natural environment.  
 
The cabins are proposed to be connected to a septic 
tank system for effluent disposal.  
 
The cabins have been designed to not create a large 
degree of ground disturbance being positioned on 
concrete piers,  minimizing environmental impacts.  
 
The cabins are to be located in an area behind existing 
rocky outcrops and will not be visibly prominent within 
the landscape.  
 
The facility will accommodate a maximum of 8 people 
and the existing dwelling will be used as the managers 
residence.  
 
Only one managers residence will be provided.  
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- Where a managers residence is 
provided as part of an eco 
tourist facility, an existing or 
proposed dwelling is to operate 
as the managers residence.  

- Only one managers residence is 
permitted  

- The facility must operate on a 
year round basis 

- Accommodation must be used 
soley for the provision of 
temporary holiday 
accommodation (no more than 
3 consecutive months) 

 
NATURE OF ECO TOURIST FACILITY 

- 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 development will provide 
opportunities for visitors to 
experience nature and culture 
in ways that lead to a greater 
understanding, appreciation 
and enjoyment.  
 

CAR PARKING 
Eco Tourist facilities will:  

- Provide adequate on-site car 
parking and manoeuvring space 
to cater for the peak use of the 
facility 

- Require a traffic assessment 
prepared by a suitably qualified 
traffic engineer as required 

 
EDUCATION & AWARENESS 
To incorporate and promote visitor 
education and environmental 
awareness as integral components of 
eco-tourist development.  

 
The facility shall be conditioned by Council to operate 
on a year round basis.  
 
 
 
 
The accommodation shall be conditioned by Council on 
the approved consent to be accommodated to a 
maximum of 3 consecutive months.  
 
 
 
 
Given the unique location of the site within such close 
proximity to the Kosciusko National Park there is 
opportunity for visitors to the site to experience nature 
and cultural history of the Park. Additionally, with the 
winter snow falls the nearby ski resorts also offer guests 
a natural, cultural and sporting experience.  
 
Lake Jindabyne located nearby is part of Australian 
history where the works of the famous Snowy Hydro 
Scheme can be witnessed.  
 
In general the area has an abundance of educational 
elements in nearby surrounding locations that will offer 
clients many options and opportunities to experience 
nature and culture.  
 
There is adequate provision for car parking on the site 
with a dedicated car space provided for each cabin.  
 
A traffic assessment is not deemed to be necessary for 
the proposed development. Access to the site is 
suitable.  
 
Given the unique location of the site within such close 
proximity to the Kosciusko National Park there is 
opportunity for visitors to the site to experience nature 
and cultural history of the Park. Additionally, with the 
winter snow falls the nearby ski resorts also offer guests 
a natural, cultural and sporting experience.  
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- Contain facilities for the 
teaching, researching or 
dissemination of knowledge I 
respect of the natural and 
cultural history of the area.  

- Provide opportunities for 
visitors to experience nature 
and culture in ways that lead to 
a greater understanding, 
appreciation and enjoyment.  

- 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.  

Lake Jindabyne located nearby is part of Australian 
history where the works of the famous Snowy Hydro 
Scheme can be witnessed.  
 
In general the area has an abundance of educational 
elements in nearby surrounding locations that will offer 
clients many options and opportunities to experience 
nature and culture.  

 
 
Snowy River Local Environmental Plan 2013  
 
Part 5 Clause 5.13 Eco-tourist facilities 

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

(a)  to maintain the environmental and cultural values of land on which development for 
the purposes of eco-tourist facilities is carried out, 
- The proposal will not have any negative impacts upon the environment or cultural values of 
the land 
 
(b)  to provide for sensitively designed and managed eco-tourist facilities that have 
minimal impact on the environment both on and off-site. 
- The use of shipping containers as a building provides a sustainable use of building materials 
and design sensitivity  
 
(2)  This clause applies if development for the purposes of an eco-tourist facility is 
permitted with development consent under this Plan. 
- Eco Tourist facilities are a permitted land use under the Snowy River Local Environmental 
Plan 2013 
(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— 
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(a)  there is a demonstrated connection 
between the development and the ecological, 
environmental and cultural values of the site or 
area, and 
 

The proposed site is an area of unique beauty 
that is characteristic of the high country of 
NSW. From the cabins, guests will be able to 
form a visual connection with the Snowy 
Mountains of Kosciusko National Park. The site 
itself offers unique features such as alpine gum 
trees and rocky boulder outcrops that are well 
known environmental features of the area. The 
close proximity to both Kosciuscko National 
Park and ski resorts of Perisher and Thredbo as 
well as the rich history of Lake Jindabyne will 
ensure guests have opportunities to experience 
the environmental features and cultural values 
of the area.   

(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 design of the cabins ensures that the 
minimum extent necessary of ground 
disturbance is required. The cabins shall be 
positioned on steel piers. No cut and fill is 
required as part of the application.  

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

The stunning vistas available from the cabins 
will ensure that guests appreciation of the 
environment will be enhanced. Along with the 
views, the close proximity to such places as 
National Parks, Lake Jindabyne, Ski resorts, 
biking and hiking trails etc. will accommodate 
an appreciation of the environmental and 
cultural values of the locality.  

(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 
 

There will not be any negative environmental 
consequences due to the proposed 
development 

(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 
 

There is a ‘restriction to user’ on the use of the 
land that ensures no development occurs 
within the restricted area. The cabins are 
located outside of the restricted area to protect 
natural resources and the natural environment  

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

Waste generation will be minimal as the cabin 
arrive onsite constructed 

(g)  the development will be located to avoid 
visibility above ridgelines and against 
escarpments and from watercourses and that 

The development is not located on a ridgeline, 
and will not be visible from any watercourses. 
The visual impact of the cabins has been 
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any visual intrusion will be minimised through 
the choice of design, colours, materials and 
landscaping with local native flora, and 
 

minimized due to the size and colour of the 
cabins. The cabin backdrop is a row of  dark 
established conifer trees that will also aid in 
minimising any visual impact the cabins may 
have when viewed from surrounding 
properties.  

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

Existing power and water supply will be utilized.  
An additional on-site sewerage management 
system is required for the development. This 
will require a S68 approval from Council.  

 (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 
 

Environmentally friendly: Modular builds are 
more energy-efficient, create less waste and 
increase the use of sustainable materials. There 
is also a reduction in the carbon footprint of the 
build as fewer people are traveling to and from 
the site. 
 
Due to the small size of the cabins they are able 
to be heated and cooled much easier than 
larger buildings. Cross flow windows allow for 
passive cooling.  
 

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

The proposal will not have any negative impact 
on the agricultural productivity (if any) on the 
site.  

(k)  the following matters are addressed or 
provided for in a management strategy for 
minimising any impact on the natural 
environment— 
(i)  measures to remove any threat of serious or 
irreversible environmental damage, 
(ii)  the maintenance (or regeneration where 
necessary) of habitats, 
(iii)  efficient and minimal energy and water use 
and waste output, 
(iv)  mechanisms for monitoring and reviewing 
the effect of the development on the natural 
environment, 
(v)  maintaining improvements on an on-going 
basis in accordance with relevant ISO 14000 
standards relating to management and quality 
control. 
 

- The development will not create any 
irreversible environmental damage  

- The development will not damage any 
natural habitats 

- The proposal incorporates the use of 
existing rainwater tank for water 
supply, an OSSM for effluent, natural 
lighting is provided within the 
containers by skylights.  

- Once the cabins area in place, the 
natural environment will no longer be 
disturbed  

- Compliance with ISO 14000 and 
conditions inposed upon development 
approval issued by Council.  
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Other Matters for Consideration 
 

Criteria Comment 
Scenic Values The proposed eco cabins will not create negative visual Impact on the 

surrounding area 
Geotechnical No geotechnical report is required. 

Mine Subsidence The proposal is not within a mines subsidence area.  
 Contaminated Land The site is not known to be contaminated and given the proposal will not 
involve any significant earth works, it is unlikely that the proposal will disturb 
any potentially contaminated soil. 

Acid Sulfate Soils Not affected 
Natural Waterways The proposal will not interfere or contaminate any natural waterways and will 

rely on the existing stormwater management measures in place within the site. 

Bushfire The site is not bushfire prone as shown on NSW Planning Portal mapping.  

Flora and Fauna There will not be any negative impacts to any native populations and 
communities. No trees are required to be removed for the development.  

Preservation of Trees 
and Vegetation 

Tree removal as required for the development and bushfire protection 
measures.  

Heritage The site is not identified as having any European heritage significance. AHIMS 
search did not identify any indigenous items of significance within the area or 
on the site.   

Social Impact The development will only positive impacts from a social and economic 
perspective. With accommodation shortages being experienced within the 
long term rental and holiday accommodation markets in Jindabyne and 
surrounding area, the proposed development is deemed positive socially and 
economically.  

Economic Impact 

Street Setback The proposed street setbacks comply with the DCP and compliment the 
adjoining development. 

Building Bulk The proposed development will not be visibly prominent from Charlottes Lane 
nor will it have a bulky appearance when viewed from surrounding properties.. 
 

Energy Efficiency BASIX is not required under the legislation. The design of the cabins ensures 
that minimum amounts of heating and cooling are required. Water is supplied 
by rain water from the existing water tank on the site.  

Landscape Design There is more than adequate provision for landscaping on the site 

Fencing No changes to the existing fencing 
Traffic and Transport Access is legal and practical and suitable for the use of an eco-tourist facility 

 
Design of Parking and 
Service Areas 

 A car park has been provided for each cabin. Accessible cabin requirement will 
comply with current Standards 
  with relevant legislation.  Cut and Fill Cut and fill is not required. The cabins will be on steel piers therefore only 
footing holes required 

Demolition and 
Construction Waste 
Management 

 Minimal waste only. Any waste will be disposed of at Council refuse centre 
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Waste Management N/A 
 
 
accordance with council requirements. 

Erosion Prevention 
and sediment control 

To be conditioned upon consent.  

Air Quality The proposal will not impact on the air quality within the area. 
Noise and Vibration The ongoing use of the site is unlikely to create noise or vibration that would 

have a negative impact on the amenity of the surrounding properties 
  

Conclusion  
Suitability of the site for development 
 
The proposal complies with the relevant environmental planning instruments and the 
Development Control Plan. The Statement of Environmental Effects confirms that the site 
is suitable and capable of sustaining the proposed development, with no adverse impacts. 
 
Submissions Made in Accordance with the Act or regulations:  
The development application may require notification to adjoining landowners by 

Council. 
Given the proposals minimal environmental it is unlikely to raise significant objection. 
 
The Public Interest 
The proposal is in the public interest as: 

• It provides a sustainable land use. 
• It is positive in terms of social, environmental and economic factors  
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Building Sustainability Index www.basix.nsw.gov.au

Multi Dwelling

Certificate number: 1083187M_02

This certificate confirms that the proposed development will meet the NSW
government's requirements for sustainability, if it is built in accordance with the
commitments set out below. Terms used in this certificate, or in the commitments,
have the meaning given by the document entitled "BASIX Definitions" dated
10/09/2020 published by the Department. This document is available at
www.basix.nsw.gov.au

Secretary
Date of issue: Wednesday, 23 September 2020
To be valid, this certificate must be lodged within 3 months of the date of issue.

Project summary
Project name Charlottes 9 2627_02

Street address 2 Charlottes Lane Jindabyne 2627

Local Government Area Snowy Monaro Regional Council

Plan type and plan number deposited 861805

Lot no. 9

Section no. -

No. of residential flat buildings 0

No. of units in residential flat buildings 0

No. of multi-dwelling houses 4

No. of single dwelling houses 0

Project score

Water 40 Target 40

Thermal Comfort Pass Target Pass

Energy 40 Target 40

Certificate Prepared by

Name / Company Name: Energyraters

ABN (if applicable): 61143274891

BASIX Planning, Industry & Environment www.basix.nsw.gov.au Version: 3.0 / DARWINIA_3_12_7 Certificate No.: 1083187M_02 Wednesday, 23 September 2020 page 1/12



8.2 DEVELOPMENT APPLICATION 10.2020.135.1 ECO-TOURIST FACILITY 
ATTACHMENT 8 BASIX CERTIFICATE  Page 376 

 

  

Description of project

Project address
Project name Charlottes 9 2627_02

Street address 2 Charlottes Lane Jindabyne 2627

Local Government Area Snowy Monaro Regional Council

Plan type and plan number deposited 861805

Lot no. 9

Section no. -

Project type
No. of residential flat buildings 0

No. of units in residential flat buildings 0

No. of multi-dwelling houses 4

No. of single dwelling houses 0

Site details
Site area (m²) 40990

Roof area (m²) 48.8

Non-residential floor area (m²) 0.0

Residential car spaces 4

Non-residential car spaces 0

Common area landscape
Common area lawn (m²) 0.0

Common area garden (m²) 0.0

Area of indigenous or low water use
species (m²)

0.0

Assessor details
Assessor number DMN/15/1694

Certificate number 0005228730

Climate zone 69

Project score

Water 40 Target 40

Thermal Comfort Pass Target Pass

Energy 40 Target 40

BASIX Planning, Industry & Environment www.basix.nsw.gov.au Version: 3.0 / DARWINIA_3_12_7 Certificate No.: 1083187M_02 Wednesday, 23 September 2020 page 2/12
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Description of project

The tables below describe the dwellings and common areas within the project

Multi-dwelling houses

1 1 11.8 0.0 20.0 20.0 2 1 11.8 0.0 20.0 20.0 3 1 11.8 0.0 20.0 20.0 4 1 11.8 0.0 20.0 20.0

BASIX Planning, Industry & Environment www.basix.nsw.gov.au Version: 3.0 / DARWINIA_3_12_7 Certificate No.: 1083187M_02 Wednesday, 23 September 2020 page 3/12
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No common areas specified.

BASIX Planning, Industry & Environment www.basix.nsw.gov.au Version: 3.0 / DARWINIA_3_12_7 Certificate No.: 1083187M_02 Wednesday, 23 September 2020 page 4/12
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Schedule of BASIX commitments

1. Commitments for multi-dwelling houses

(a) Dwellings
(i) Water
(ii) Energy
(iii) Thermal Comfort

2. Commitments for single dwelling houses

3. Commitments for common areas and central systems/facilities for the development (non-building specific)
(i) Water
(ii) Energy

BASIX Planning, Industry & Environment www.basix.nsw.gov.au Version: 3.0 / DARWINIA_3_12_7 Certificate No.: 1083187M_02 Wednesday, 23 September 2020 page 5/12
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Schedule of BASIX commitments

The commitments set out below regulate how the proposed development is to be carried out. It is a condition of any development consent granted, or complying
development certificate issued, for the proposed development, that BASIX commitments be complied with.

1. Commitments for multi-dwelling houses

(a) Dwellings

(i) Water Show on
DA plans

Show on CC/CDC
plans & specs

Certifier
check

(a) The applicant must comply with the commitments listed below in carrying out the development of a dwelling listed in a table below.

(b) The applicant must plant indigenous or low water use species of vegetation throughout the area of land specified for the dwelling
in the "Indigenous species" column of the table below, as private landscaping for that dwelling. (This area of indigenous vegetation
is to be contained within the "Area of garden and lawn" for the dwelling specified in the "Description of Project" table).

(c) If a rating is specified in the table below for a fixture or appliance to be installed in the dwelling, the applicant must ensure that
each such fixture and appliance meets the rating specified for it.

(d) The applicant must install an on demand hot water recirculation system which regulates all hot water use throughout the dwelling,
where indicated for a dwelling in the "HW recirculation or diversion" column of the table below.

(e) The applicant must install:

(aa) a hot water diversion system to all showers, kitchen sinks and all basins in the dwelling, where indicated for a dwelling in
the "HW recirculation or diversion" column of the table below; and

(bb) a separate diversion tank (or tanks) connected to the hot water diversion systems of at least 100 litres. The applicant
must connect the hot water diversion tank to all toilets in the dwelling.

(e) The applicant must not install a private swimming pool or spa for the dwelling, with a volume exceeding that specified for it in the
table below.

(f) If specified in the table, that pool or spa (or both) must have a pool cover or shading (or both).

(g) The pool or spa must be located as specified in the table.

(h) The applicant must install, for the dwelling, each alternative water supply system, with the specified size, listed for that dwelling in
the table below. Each system must be configured to collect run-off from the areas specified (excluding any area which supplies
any other alternative water supply system), and to divert overflow as specified. Each system must be connected as specified.

BASIX Planning, Industry & Environment www.basix.nsw.gov.au Version: 3.0 / DARWINIA_3_12_7 Certificate No.: 1083187M_02 Wednesday, 23 September 2020 page 6/12
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Fixtures Appliances Individual pool Individual spa

Dwelling
no.

All
shower-
heads

All toilet
flushing
systems

All
kitchen
taps

All
bathroom
taps

HW
recirculation
or diversion

All
clothes
washers

All dish-
washers

Volume
(max
volume)

Pool
cover

Pool
location

Pool
shaded

Volume
(max
volume)

Spa
cover

Spa
shaded

All
dwellings

3 star (>
6 but <=
7.5
L/min)

4 star 5 star 5 star no - - - - - - - - -

Alternative water source

Dwelling no. Alternative water
supply systems

Size Configuration Landscape
connection

Toilet
connection
(s)

Laundry
connection

Pool
top-up

Spa top-up

None - - - - - - - -

(ii) Energy Show on
DA plans

Show on CC/CDC
plans & specs

Certifier
check

(a) The applicant must comply with the commitments listed below in carrying out the development of a dwelling listed in a table below.

(b) The applicant must install each hot water system specified for the dwelling in the table below, so that the dwelling’s hot water is
supplied by that system. If the table specifies a central hot water system for the dwelling, then the applicant must connect that
central system to the dwelling, so that the dwelling’s hot water is supplied by that central system.

(c) The applicant must install, in each bathroom, kitchen and laundry of the dwelling, the ventilation system specified for that room in
the table below. Each such ventilation system must have the operation control specified for it in the table.

(d) The applicant must install the cooling and heating system/s specified for the dwelling under the "Living areas" and "Bedroom
areas" headings of the "Cooling" and "Heating" columns in the table below, in/for at least 1 living/bedroom area of the dwelling. If
no cooling or heating system is specified in the table for "Living areas" or "Bedroom areas", then no systems may be installed in
any such areas. If the term "zoned" is specified beside an air conditioning system, then the system must provide for day/night
zoning between living areas and bedrooms.

(e) This commitment applies to each room or area of the dwelling which is referred to in a heading to the "Artificial lighting" column of
the table below (but only to the extent specified for that room or area). The applicant must ensure that the "primary type of artificial
lighting" for each such room in the dwelling is fluorescent lighting or light emitting diode (LED) lighting. If the term "dedicated" is
specified for a particular room or area, then the light fittings in that room or area must only be capable of being used for
fluorescent lighting or light emitting diode (LED) lighting.
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(ii) Energy Show on
DA plans

Show on CC/CDC
plans & specs

Certifier
check

(f) This commitment applies to each room or area of the dwelling which is referred to in a heading to the "Natural lighting" column of
the table below (but only to the extent specified for that room or area). The applicant must ensure that each such room or area is
fitted with a window and/or skylight.

(g) This commitment applies if the applicant installs a water heating system for the dwelling’s pool or spa. The applicant must:

(aa) install the system specified for the pool in the "Individual Pool" column of the table below (or alternatively must not install
any system for the pool). If specified, the applicant must install a timer, to control the pool's pump; and

(bb) install the system specified for the spa in the "Individual Spa" column of the table below (or alternatively must not install
any system for the spa). If specified, the applicant must install a timer to control the spa's pump.

(h) The applicant must install in the dwelling:

(aa) the kitchen cook-top and oven specified for that dwelling in the "Appliances & other efficiency measures" column of the
table below;

(bb) each appliance for which a rating is specified for that dwelling in the "Appliances & other efficiency measures" column of
the table, and ensure that the appliance has that minimum rating; and

(cc) any clothes drying line specified for the dwelling in the "Appliances & other efficiency measures" column of the table.

(i) If specified in the table, the applicant must carry out the development so that each refrigerator space in the dwelling is "well
ventilated".

(j) The applicant must install the photovoltaic system specified for the dwelling under the “Photovoltaic system” heading of the
“Alternative energy” column of the table below, and connect the system to that dwelling’s electrical system.

Hot water Bathroom ventilation system Kitchen ventilation system Laundry ventilation system

Dwelling
no.

Hot water system Each bathroom Operation control Each kitchen Operation control Each laundry Operation control

All
dwellings

gas instantaneous 5
star

individual fan, ducted
to façade or roof

manual switch on/off individual fan, ducted
to façade or roof

manual switch on/off natural ventilation
only, or no laundry

-
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Cooling Heating Artificial lighting Natural lighting

Dwelling
no.

living areas bedroom
areas

living areas bedroom
areas

No. of
bedrooms
&/or study

No. of
living &/or
dining
rooms

Each
kitchen

All
bathrooms/
toilets

Each
laundry

All
hallways

No. of
bathrooms
&/or
toilets

Main
kitchen

All
dwellings

1-phase
airconditioning
EER 2.5 - 3.0

- 1-phase
airconditioning
EER 2.5 - 3.0

- 1 0 yes yes no no 1 yes

Individual pool Individual spa Appliances & other efficiency measures

Dwelling
no.

Pool heating
system

Timer Spa heating
system

Timer Kitchen
cooktop/oven

Refrigerator Well
ventilated
fridge
space

Dishwasher Clothes
washer

Clothes
dryer

Indoor or
sheltered
clothes
drying line

Private
outdoor or
unsheltered
clothes
drying line

All
dwellings

- - - - gas cooktop &
electric oven

- yes - - - no no

Alternative energy

Dwelling no. Photovoltaic system (min rated electrical output in peak kW)

All dwellings -

(iii) Thermal Comfort Show on
DA plans

Show on CC/CDC
plans & specs

Certifier
check

(a) The applicant must attach the certificate referred to under "Assessor details" on the front page of this BASIX certificate (the
"Assessor Certificate") to the development application and construction certificate application for the proposed development (or, if
the applicant is applying for a complying development certificate for the proposed development, to that application). The applicant
must also attach the Assessor Certificate to the application for a final occupation certificate for the proposed development.

(b) The Assessor Certificate must have been issued by an Accredited Assessor in accordance with the Thermal Comfort Protocol.

(c) The details of the proposed development on the Assessor Certificate must be consistent with the details shown in this BASIX
Certificate, including the details shown in the "Thermal Loads" table below.
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(iii) Thermal Comfort Show on
DA plans

Show on CC/CDC
plans & specs

Certifier
check

(d) The applicant must show on the plans accompanying the development application for the proposed development, all matters
which the Thermal Comfort Protocol requires to be shown on those plans. Those plans must bear a stamp of endorsement from
the Accredited Assessor, to certify that this is the case.

(e) The applicant must show on the plans accompanying the application for a construction certificate (or complying development
certificate, if applicable), all thermal performance specifications set out in the Assessor Certificate, and all aspects of the proposed
development which were used to calculate those specifications.

(f) The applicant must construct the development in accordance with all thermal performance specifications set out in the Assessor
Certificate, and in accordance with those aspects of the development application or application for a complying development
certificate which were used to calculate those specifications.

(g) Where there is an in-slab heating or cooling system, the applicant must:

(aa) Install insulation with an R-value of not less than 1.0 around the vertical edges of the perimeter of the slab; or

(bb) On a suspended floor, install insulation with an R-value of not less than 1.0 underneath the slab and around the vertical
edges of the perimeter of the slab.

(h) The applicant must construct the floors and walls of the development in accordance with the specifications listed in the table
below.

Thermal loads

Dwelling no. Area adjusted heating load (in mJ/m²/yr) Area adjusted cooling load (in mJ/m²/yr)

1 314.6 66.7

All other dwellings 405.1 81.8

Construction of floors and walls

Dwelling no. Concrete slab on ground(m²) Suspended floor with open
subfloor (m²)

Suspended floor with
endclosed subfloor (m²)

Suspended floor above
garage (m²)

Primarily rammed earth or
mudbrick walls

All dwellings - 12 - - No
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3. Commitments for common areas and central systems/facilities for the development (non-building specific)

(b) Common areas and central systems/facilities

(i) Water Show on
DA plans

Show on CC/CDC
plans & specs

Certifier
check

(a) If, in carrying out the development, the applicant installs a showerhead, toilet, tap or clothes washer into a common area, then that
item must meet the specifications listed for it in the table.

(b) The applicant must install (or ensure that the development is serviced by) the alternative water supply system(s) specified in the
"Central systems" column of the table below. In each case, the system must be sized, be configured, and be connected, as
specified in the table.

(c) A swimming pool or spa listed in the table must not have a volume (in kLs) greater than that specified for the pool or spa in the
table.

(d) A pool or spa listed in the table must have a cover or shading if specified for the pool or spa in the table.

(e) The applicant must install each fire sprinkler system listed in the table so that the system is configured as specified in the table.

(f) The applicant must ensure that the central cooling system for a cooling tower is configured as specified in the table.

Common area Showerheads rating Toilets rating Taps rating Clothes washers rating

All common
areas

no common facility no common facility no common facility no common laundry facility

(ii) Energy Show on
DA plans

Show on CC/CDC
plans & specs

Certifier
check

(a) If, in carrying out the development, the applicant installs a ventilation system to service a common area specified in the table
below, then that ventilation system must be of the type specified for that common area, and must meet the efficiency measure
specified.

(b) In carrying out the development, the applicant must install, as the "primary type of artificial lighting" for each common area
specified in the table below, the lighting specified for that common area. This lighting must meet the efficiency measure specified.
The applicant must also install a centralised lighting control system or Building Management System (BMS) for the common area,
where specified.

(c) The applicant must install the systems and fixtures specified in the "Central energy systems" column of the table below. In each
case, the system or fixture must be of the type, and meet the specifications, listed for it in the table.
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Notes

1. In these commitments, "applicant" means the person carrying out the development.

2. The applicant must identify each dwelling, building and common area listed in this certificate, on the plans accompanying any development application, and on the plans and
specifications accompanying the application for a construction certificate / complying development certificate, for the proposed development, using the same identifying letter or
reference as is given to that dwelling, building or common area in this certificate.

3. This note applies if the proposed development involves the erection of a building for both residential and non-residential purposes (or the change of use of a building for both
residential and non-residential purposes). Commitments in this certificate which are specified to apply to a "common area" of a building or the development, apply only to that part of
the building or development to be used for residential purposes.

4. If this certificate lists a central system as a commitment for a dwelling or building, and that system will also service any other dwelling or building within the development, then that
system need only be installed once (even if it is separately listed as a commitment for that other dwelling or building).

5. If a star or other rating is specified in a commitment, this is a minimum rating.

6. All alternative water systems to be installed under these commitments (if any), must be installed in accordance with the requirements of all applicable regulatory authorities. NOTE:
NSW Health does not recommend that stormwater, recycled water or private dam water be used to irrigate edible plants which are consumed raw, or that rainwater be used for
human consumption in areas with potable water supply.

Legend

1. Commitments identified with a " " in the "Show on DA plans" column must be shown on the plans accompanying the development application for the proposed development (if a

development application is to be lodged for the proposed development).

2. Commitments identified with a " " in the "Show on CC/CDC plans and specs" column must be shown in the plans and specifications accompanying the application for a construction

certificate / complying development certificate for the proposed development.

3. Commitments identified with a " " in the "Certifier check" column must be certified by a certifying authority as having been fulfilled. (Note: a certifying authority must not issue an

occupation certificate (either interim or final) for a building listed in this certificate, or for any part of such a building, unless it is satisfied that each of the commitments whose fulfilment
it is required to monitor in relation to the building or part, has been fulfilled).
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About the rating
NatHERS software models the expected
thermal energy loads using information
about the design and construction, climate
and common patterns of household use.
The software does not take into account
appliances, apart from the airflow impacts
from ceiling fans.

Verification
To verify this 
certificate, scan the 
QR code or visit 
hstar.com.au/QR/Generate?
p=gBQTiEEOv.
When using either link, ensure you are
visiting hstar.com.au

National Construction Code (NCC) requirements
The NCC’s requirements for NatHERS-rated houses are detailed in 3.12.0(a)(i) and 3.12.5 of the NCC Volume Two. For apartments the requirements are
detailed in J0.2 and J5 to J8 of the NCC Volume One.
In NCC 2019, these requirements include minimum star ratings and separate heating and cooling load limits that need to be met by buildings and
apartments through the NatHERS assessment. Requirements additional to the NatHERS assessment that must also be satisfied include, but are not
limited to: insulation installation methods, thermal breaks, building sealing, water heating and pumping, and artificial lighting requirements. The NCC and
NatHERS Heating and Cooling Load Limits (Australian Building Codes Board Standard) are available at www.abcb.gov.au.
State and territory variations and additions to the NCC may also apply.

* Refer to glossary.
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Certificate check
Ensure the dwelling is designed and then built as per the NatHERS Certificate. While you need to check the accuracy of the
whole Certificate, the following spot check covers some important items impacting the dwelling’s rating.

Genuine certificate
Does this Certificate match the one available at the web address or QR code in the verification box on the front page? Does the
set of NatHERS-stamped plans for the dwelling have a Certificate number on the stamp that matches this Certificate?

Ceiling penetrations*
Does the ‘number’ and ‘type’ of ceiling penetrations (e.g. downlights, exhaust fans, etc) shown on the stamped plans or installed,
match what is shown in this Certificate?

Windows
Does the installed window meet the substitution tolerances (SHGC and U-value) and window type, of the window shown on this
Certificate?

Apartment entrance doors
Does the ‘External Door Schedule’ show apartment entrance doors? Please note that an “external door” between the modelled
dwelling and a shared space, such as an enclosed corridor or foyer, should not be included in the assessment (because it
overstates the possible ventilation) and would invalidate the Certificate.

Exposure*
Has the appropriate exposure level (terrain) been applied? For example, it is unlikely that a ground-floor apartment is “exposed”
or a top floor high-rise apartment is “protected”.

Provisional* values
Have provisional values been used in the assessment and, if so, noted in “additional notes” below?

Additional notes
Job# 39353

Window and glazed door type and performance
Default* windows

Window ID Window 
Description

Maximum 
U-value* SHGC*

Substitution tolerance ranges

SHGC lower limit SHGC upper limit

ALM-004-01 A ALM-004-01 A Aluminium B
DG Air Fill Clear-Clear 4.8 0.59 0.56 0.62

Custom* windows

Window ID Window 
Description

Maximum 
U-value* SHGC*

Substitution tolerance ranges

SHGC lower limit SHGC upper limit

No Data Available

Window and glazed door schedule

Location Window 
ID

Window 
no.

Height 
(mm)

Width 
(mm)

Window 
type

Opening 
% Orientation

Window 
shading 
device*

Kitchen ALM-004-01 A n/a 1500 700 n/a 45 W No

Bedroom ALM-004-01 A n/a 350 2300 n/a 45 E No

Bedroom ALM-004-01 A n/a 2100 2500 n/a 45 W No

0004993499-01 NatHERS Certificate 5.1 Star Rating as of 23 Sep 2020
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Location Window 
ID

Window 
no.

Height 
(mm)

Width 
(mm)

Window 
type

Opening 
% Orientation

Window 
shading 
device*

Roof window type and performance
Default* roof windows

Window ID Window 
Description

Maximum 
U-value* SHGC*

Substitution tolerance ranges

SHGC lower limit SHGC upper limit

No Data Available

Custom* roof windows

Window ID Window 
Description

Maximum 
U-value* SHGC*

Substitution tolerance ranges

SHGC lower limit SHGC upper limit

No Data Available

Roof window schedule

Location Window 
ID

Window 
no.

Opening 
%

Height 
(mm)

Width 
(mm) Orientation Outdoor 

shade
Indoor 
shade

No Data Available

Skylight type and performance

Skylight ID Skylight description

GEN-04-010a Tubular single-glazed clear, Timber and Aluminium Frame

Skylight schedule

Location Skylight 
ID

Skylight 
No.

Skylight 
shaft length 

(mm)
Area 
(m ) Orientation Outdoor 

shade Diffuser Skylight shaft 
reflectance

Kitchen GEN-04-010a n/a 250 0.30 N None No 0.50

Bedroom GEN-04-010a n/a 250 0.30 N None No 0.50

External door schedule

Location Height (mm) Width (mm) Opening % Orientation

Bath 2550 2300 90 N

External wall type
Wall 
ID

Wall 
type

Solar 
absorptance

Wall shade 
(colour)

Bulk insulation 
(R-value)

Reflective 
wall wrap*

EW-1 Metal Clad Cavity Panel Direct Fix 0.50 Medium Anti-glare foil with bulk no gap R2.5 Yes

EW-2 Metal Clad Cavity Panel Direct Fix 0.50 Medium Anti-glare foil with bulk no gap R2.5 Yes

2

0004993499-01 NatHERS Certificate 5.1 Star Rating as of 23 Sep 2020
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External wall schedule

Location Wall 
ID

Height 
(mm)

Width 
(mm) Orientation

Horizontal shading 
feature* maximum 

projection (mm)
Vertical shading 
feature (yes/no)

Kitchen EW-1 2550 1390 E 25 NO

Kitchen EW-2 2550 1390 W 1700 NO

Bedroom EW-1 2550 3595 E 75 NO

Bedroom EW-1 2550 2300 S 0 NO

Bedroom EW-1 2550 3595 W 1700 NO

Bath EW-2 2550 1395 E 0 NO

Bath EW-1 2550 1395 W 1700 NO

Bath EW-1 2550 2300 N 0 NO

Internal wall type

Wall ID Wall type Area (m ) Bulk insulation

IW-1 - Cavity wall, direct fix plasterboard, single gap 12.00 No insulation

Floor type

Location Construction Area 
(m )

Sub-floor 
ventilation

Added insulation 
(R-value) Covering

Kitchen Suspended Timber Floor 19mm 3.00 Very Open Bulk Insulation, Gap to Floor R3.5 Cork Tiles or Parquetry 8mm

Bedroom Suspended Timber Floor 19mm 8.20 Very Open Bulk Insulation, Gap to Floor R3.5 Cork Tiles or Parquetry 8mm

Bath Suspended Timber Floor 19mm 3.10 Very Open Bulk Insulation, Gap to Floor R3.5 Cork Tiles or Parquetry 8mm

Ceiling type

Location Construction 
material/type

Bulk insulation R-value 
(may include edge batt values)

Reflective 
wrap*

Kitchen Plasterboard Bulk Insulation R3.5 No

Bedroom Plasterboard Bulk Insulation R3.5 No

Bath Plasterboard Bulk Insulation R3.5 No

Ceiling penetrations*

Location Quantity Type Diameter (mm ) Sealed/unsealed

Kitchen 2 Downlights - LED 150 Sealed

Kitchen 1 Exhaust Fans 150 Sealed

Bedroom 2 Downlights - LED 150 Sealed

Bath 1 Downlights - LED 150 Sealed

Bath 1 Exhaust Fans 250 Sealed

2

2

2
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Ceiling fans

Location Quantity Diameter (mm)

No Data Available

Roof type

Construction Added insulation (R-value) Solar absorptance Roof shade

Corrugated Iron No Insulation, Only an Air Gap 0.50 Medium

0004993499-01 NatHERS Certificate 5.1 Star Rating as of 23 Sep 2020
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Explanatory notes
About this report
A NatHERS rating is a comprehensive, dynamic computer modelling evaluation of a
home, using the floorplans, elevations and specifications to estimate an energy load. It
addresses the building layout, orientation and fabric (i.e. walls, windows, floors, roofs
and ceilings), but does not cover the water or energy use of appliances or energy
production of solar panels.
Ratings are based on a unique climate zone where the home is located and are
generated using standard assumptions, including occupancy patterns and thermostat
settings. The actual energy consumption of a home may vary significantly from the
predicted energy load, as the assumptions used in the rating will not match actual usage
patterns. For example, the number of occupants and personal heating or cooling
preferences will vary.
While the figures are an indicative guide to energy use, they can be used as a reliable
guide for comparing different dwelling designs and to demonstrate that the design meets
the energy efficiency requirements in the National Construction Code. Homes that are
energy efficient use less energy, are warmer on cool days, cooler on hot days and cost
less to run. The higher the star rating the more thermally efficient the dwelling is.

Accredited assessors
To ensure the NatHERS Certificate is of a high quality, always use an accredited or
licenced assessor. NatHERS accredited assessors are members of a professional body
called an Assessor Accrediting Organisation (AAO).
Australian Capital Territory (ACT) licensed assessors may only produce assessments
for regulatory purposes using software for which they have a licence endorsement.
Licence endorsements can be confirmed on the ACT licensing register

AAOs have specific quality assurance processes in place, and continuing professional
development requirements, to maintain a high and consistent standard of assessments
across the country. Non-accredited assessors do not have this level of quality
assurance or any ongoing training requirements.
Any questions or concerns about this report should be directed to the assessor in the
first instance. If the assessor is unable to address these questions or concerns, the
AAO specified on the front of this certificate should be contacted.

Disclaimer
The format of the NatHERS Certificate was developed by the NatHERS Administrator.
However the content of each individual certificate is entered and created by the
assessor to create a NatHERS Certificate. It is the responsibility of the assessor who
prepared this certificate to use NatHERS accredited software correctly and follow the
NatHERS Technical Notes to produce a NatHERS Certificate.
The predicted annual energy load in this NatHERS Certificate is an estimate based on an
assessment of the building by the assessor. It is not a prediction of actual energy use,
but may be used to compare how other buildings are likely to perform when used in a
similar way.
Information presented in this report relies on a range of standard assumptions (both
embedded in NatHERS accredited software and made by the assessor who prepared
this report), including assumptions about occupancy, indoor air temperature and local
climate.
Not all assumptions that may have been made by the assessor while using the NatHERS
accredited software tool are presented in this report and further details or data files may
be available from the assessor.

Glossary
Annual energy load the predicted amount of energy required for heating and cooling, based on standard occupancy assumptions.

Assessed floor area
the floor area modelled in the software for the purpose of the NatHERS assessment. Note, this may not be consistent with the floor area in the
design documents.

Ceiling penetrations
features that require a penetration to the ceiling, including downlights, vents, exhaust fans, rangehoods, chimneys and flues. Excludes
fixtures attached to the ceiling with small holes through the ceiling for wiring, e.g. ceiling fans; pendant lights, and heating and cooling ducts.

Conditioned
a zone within a dwelling that is expected to require heating and cooling based on standard occupancy assumptions. In some circumstances it
will include garages.

Custom windows windows listed in NatHERS software that are available on the market in Australia and have a WERS (Window Energy Rating Scheme) rating.
Default windows windows that are representative of a specific type of window product and whose properties have been derived by statistical methods.

Entrance door
these signify ventilation benefits in the modelling software and must not be modelled as a door when opening to a minimally ventilated corridor
in a Class 2 building.

Exposure category – exposed terrain with no obstructions e.g. flat grazing land, ocean-frontage, desert, exposed high-rise unit (usually above 10 floors).

Exposure category – open
terrain with few obstructions at a similar height e.g. grasslands with few well scattered obstructions below 10m, farmland with scattered
sheds, lightly vegetated bush blocks, elevated units (e.g. above 3 floors).

Exposure category – suburban terrain with numerous, closely spaced obstructions below 10m e.g. suburban housing, heavily vegetated bushland areas.
Exposure category – protected terrain with numerous, closely spaced obstructions over 10 m e.g. city and industrial areas.

Horizontal shading feature
provides shading to the building in the horizontal plane, e.g. eaves, verandahs, pergolas, carports, or overhangs or balconies from upper
levels.

National Construction Code 
(NCC) Class

the NCC groups buildings by their function and use, and assigns a classification code. NatHERS software models NCC Class 1, 2 or 4
buildings and attached Class 10a buildings. Definitions can be found at www.abcb.gov.au.

Opening percentage the openability percentage or operable (moveable) area of doors or windows that is used in ventilation calculations.

Provisional value
an assumed value that does not represent an actual value. For example, if the wall colour is unspecified in the documentation, a provisional
value of ‘medium’ must be modelled. Acceptable provisional values are outlined in the NatHERS Technical Note and can be found at
www.nathers.gov.au

Reflective wrap (also known as foil) can be applied to walls, roofs and ceilings. When combined with an appropriate airgap and emissivity value, it provides insulative properties.

Roof window
for NatHERS this is typically an operable window (i.e. can be opened), will have a plaster or similar light well if there is an attic space, and
generally does not have a diffuser.

Shading device a device fixed to windows that provides shading e.g. window awnings or screens but excludes eaves.
Shading features includes neighbouring buildings, fences, and wing walls, but excludes eaves.

Solar heat gain coefficient (SHGC)
the fraction of incident solar radiation admitted through a window, both directly transmitted as well as absorbed and subsequently released
inward. SHGC is expressed as a number between 0 and 1. The lower a window’s SHGC, the less solar heat it transmits.

Skylight (also known as roof lights) for NatHERS this is typically a moulded unit with flexible reflective tubing (light well) and a diffuser at ceiling level.
U-value the rate of heat transfer through a window. The lower the U-value, the better the insulating ability.
Unconditioned a zone within a dwelling that is assumed to not require heating and cooling based on standard occupancy assumptions.

Vertical shading features
provides shading to the building in the vertical plane and can be parallel or perpendicular to the subject wall/window. Includes privacy
screens, other walls in the building (wing walls), fences, other buildings, vegetation (protected or listed heritage trees).

0004993499-01 NatHERS Certificate 5.1 Star Rating as of 23 Sep 2020
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About the rating
NatHERS software models the expected
thermal energy loads using information
about the design and construction, climate
and common patterns of household use.
The software does not take into account
appliances, apart from the airflow impacts
from ceiling fans.

Verification
To verify this 
certificate, scan the 
QR code or visit 
hstar.com.au/QR/Generate?
p=EGzLUyNan.
When using either link, ensure you are
visiting hstar.com.au

National Construction Code (NCC) requirements
The NCC’s requirements for NatHERS-rated houses are detailed in 3.12.0(a)(i) and 3.12.5 of the NCC Volume Two. For apartments the requirements are
detailed in J0.2 and J5 to J8 of the NCC Volume One.
In NCC 2019, these requirements include minimum star ratings and separate heating and cooling load limits that need to be met by buildings and
apartments through the NatHERS assessment. Requirements additional to the NatHERS assessment that must also be satisfied include, but are not
limited to: insulation installation methods, thermal breaks, building sealing, water heating and pumping, and artificial lighting requirements. The NCC and
NatHERS Heating and Cooling Load Limits (Australian Building Codes Board Standard) are available at www.abcb.gov.au.
State and territory variations and additions to the NCC may also apply.
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Certificate check
Ensure the dwelling is designed and then built as per the NatHERS Certificate. While you need to check the accuracy of the
whole Certificate, the following spot check covers some important items impacting the dwelling’s rating.

Genuine certificate
Does this Certificate match the one available at the web address or QR code in the verification box on the front page? Does the
set of NatHERS-stamped plans for the dwelling have a Certificate number on the stamp that matches this Certificate?

Ceiling penetrations*
Does the ‘number’ and ‘type’ of ceiling penetrations (e.g. downlights, exhaust fans, etc) shown on the stamped plans or installed,
match what is shown in this Certificate?

Windows
Does the installed window meet the substitution tolerances (SHGC and U-value) and window type, of the window shown on this
Certificate?

Apartment entrance doors
Does the ‘External Door Schedule’ show apartment entrance doors? Please note that an “external door” between the modelled
dwelling and a shared space, such as an enclosed corridor or foyer, should not be included in the assessment (because it
overstates the possible ventilation) and would invalidate the Certificate.

Exposure*
Has the appropriate exposure level (terrain) been applied? For example, it is unlikely that a ground-floor apartment is “exposed”
or a top floor high-rise apartment is “protected”.

Provisional* values
Have provisional values been used in the assessment and, if so, noted in “additional notes” below?

Additional notes
Job# 39353

Window and glazed door type and performance
Default* windows

Window ID Window 
Description

Maximum 
U-value* SHGC*

Substitution tolerance ranges

SHGC lower limit SHGC upper limit

ALM-002-01 A ALM-002-01 A Aluminium B
SG Clear 6.7 0.70 0.66 0.73

Custom* windows

Window ID Window 
Description

Maximum 
U-value* SHGC*

Substitution tolerance ranges

SHGC lower limit SHGC upper limit

No Data Available

Window and glazed door schedule

Location Window 
ID

Window 
no.

Height 
(mm)

Width 
(mm)

Window 
type

Opening 
% Orientation

Window 
shading 
device*

Bedroom ALM-002-01 A n/a 350 2300 n/a 00 E No

Bedroom ALM-002-01 A n/a 2100 2500 n/a 45 W No

Bath ALM-002-01 A n/a 2100 900 n/a 00 W No

0004993507-01 NatHERS Certificate 4.2 Star Rating as of 23 Sep 2020

* Refer to glossary.
Generated on 23 Sep 2020 using BERS Pro v4.4.0.1 (3.21) for Unit 2, 2 Charlottes Lane , Jindabyne , NSW , 2627 Page 2 of 6



8.2 DEVELOPMENT APPLICATION 10.2020.135.1 ECO-TOURIST FACILITY 
ATTACHMENT 10 NATHERS 2  Page 395 

 

  

Location Window 
ID

Window 
no.

Height 
(mm)

Width 
(mm)

Window 
type

Opening 
% Orientation

Window 
shading 
device*

Roof window type and performance
Default* roof windows

Window ID Window 
Description

Maximum 
U-value* SHGC*

Substitution tolerance ranges

SHGC lower limit SHGC upper limit

No Data Available

Custom* roof windows

Window ID Window 
Description

Maximum 
U-value* SHGC*

Substitution tolerance ranges

SHGC lower limit SHGC upper limit

No Data Available

Roof window schedule

Location Window 
ID

Window 
no.

Opening 
%

Height 
(mm)

Width 
(mm) Orientation Outdoor 

shade
Indoor 
shade

No Data Available

Skylight type and performance

Skylight ID Skylight description

GEN-04-010a Tubular single-glazed clear, Timber and Aluminium Frame

Skylight schedule

Location Skylight 
ID

Skylight 
No.

Skylight 
shaft length 

(mm)
Area 
(m ) Orientation Outdoor 

shade Diffuser Skylight shaft 
reflectance

Kitchen GEN-04-010a n/a 50 0.30 E None No 0.50

Bedroom GEN-04-010a n/a 250 0.30 E None No 0.50

External door schedule

Location Height (mm) Width (mm) Opening % Orientation

Kitchen 2550 2100 90 N

External wall type
Wall 
ID

Wall 
type

Solar 
absorptance

Wall shade 
(colour)

Bulk insulation 
(R-value)

Reflective 
wall wrap*

EW-1 Metal Clad Cavity Panel Direct Fix 0.50 Medium Anti-glare foil with bulk no gap R2.5 Yes

EW-2 Metal Clad Cavity Panel Direct Fix 0.50 Medium Anti-glare foil with bulk no gap R2.5 Yes

2
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External wall schedule

Location Wall 
ID

Height 
(mm)

Width 
(mm) Orientation

Horizontal shading 
feature* maximum 

projection (mm)
Vertical shading 
feature (yes/no)

Kitchen EW-1 2550 1395 E 0 NO

Kitchen EW-1 2550 1395 W 1500 NO

Kitchen EW-1 2550 2300 N 0 NO

Bedroom EW-2 2550 2790 E 0 NO

Bedroom EW-1 2550 2790 W 1500 NO

Bath EW-2 2550 1095 E 0 NO

Bath EW-1 2550 2300 S 0 NO

Bath EW-1 2550 1095 W 1500 NO

Internal wall type

Wall ID Wall type Area (m ) Bulk insulation

IW-1 - Cavity wall, direct fix plasterboard, single gap 12.00 No insulation

Floor type

Location Construction Area 
(m )

Sub-floor 
ventilation

Added insulation 
(R-value) Covering

Kitchen Suspended Timber Floor 19mm 3.10 Very Open Bulk Insulation, Gap to Floor R3.5 Cork Tiles or Parquetry 8mm

Bedroom Suspended Timber Floor 19mm 6.20 Very Open Bulk Insulation, Gap to Floor R3.5 Cork Tiles or Parquetry 8mm

Bath Suspended Timber Floor 19mm 2.40 Very Open Bulk Insulation, Gap to Floor R3.5 Cork Tiles or Parquetry 8mm

Ceiling type

Location Construction 
material/type

Bulk insulation R-value 
(may include edge batt values)

Reflective 
wrap*

Kitchen Plasterboard Bulk Insulation R3.5 No

Bedroom Plasterboard Bulk Insulation R3.5 No

Bath Plasterboard Bulk Insulation R3.5 No

Ceiling penetrations*

Location Quantity Type Diameter (mm ) Sealed/unsealed

Kitchen 2 Downlights - LED 150 Sealed

Kitchen 1 Exhaust Fans 150 Sealed

Bedroom 2 Downlights - LED 150 Sealed

Bath 1 Downlights - LED 150 Sealed

Bath 1 Exhaust Fans 250 Sealed

2

2

2
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Ceiling fans

Location Quantity Diameter (mm)

No Data Available

Roof type

Construction Added insulation (R-value) Solar absorptance Roof shade

Corrugated Iron No Insulation, Only an Air Gap 0.50 Medium

0004993507-01 NatHERS Certificate 4.2 Star Rating as of 23 Sep 2020
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Explanatory notes
About this report
A NatHERS rating is a comprehensive, dynamic computer modelling evaluation of a
home, using the floorplans, elevations and specifications to estimate an energy load. It
addresses the building layout, orientation and fabric (i.e. walls, windows, floors, roofs
and ceilings), but does not cover the water or energy use of appliances or energy
production of solar panels.
Ratings are based on a unique climate zone where the home is located and are
generated using standard assumptions, including occupancy patterns and thermostat
settings. The actual energy consumption of a home may vary significantly from the
predicted energy load, as the assumptions used in the rating will not match actual usage
patterns. For example, the number of occupants and personal heating or cooling
preferences will vary.
While the figures are an indicative guide to energy use, they can be used as a reliable
guide for comparing different dwelling designs and to demonstrate that the design meets
the energy efficiency requirements in the National Construction Code. Homes that are
energy efficient use less energy, are warmer on cool days, cooler on hot days and cost
less to run. The higher the star rating the more thermally efficient the dwelling is.

Accredited assessors
To ensure the NatHERS Certificate is of a high quality, always use an accredited or
licenced assessor. NatHERS accredited assessors are members of a professional body
called an Assessor Accrediting Organisation (AAO).
Australian Capital Territory (ACT) licensed assessors may only produce assessments
for regulatory purposes using software for which they have a licence endorsement.
Licence endorsements can be confirmed on the ACT licensing register

AAOs have specific quality assurance processes in place, and continuing professional
development requirements, to maintain a high and consistent standard of assessments
across the country. Non-accredited assessors do not have this level of quality
assurance or any ongoing training requirements.
Any questions or concerns about this report should be directed to the assessor in the
first instance. If the assessor is unable to address these questions or concerns, the
AAO specified on the front of this certificate should be contacted.

Disclaimer
The format of the NatHERS Certificate was developed by the NatHERS Administrator.
However the content of each individual certificate is entered and created by the
assessor to create a NatHERS Certificate. It is the responsibility of the assessor who
prepared this certificate to use NatHERS accredited software correctly and follow the
NatHERS Technical Notes to produce a NatHERS Certificate.
The predicted annual energy load in this NatHERS Certificate is an estimate based on an
assessment of the building by the assessor. It is not a prediction of actual energy use,
but may be used to compare how other buildings are likely to perform when used in a
similar way.
Information presented in this report relies on a range of standard assumptions (both
embedded in NatHERS accredited software and made by the assessor who prepared
this report), including assumptions about occupancy, indoor air temperature and local
climate.
Not all assumptions that may have been made by the assessor while using the NatHERS
accredited software tool are presented in this report and further details or data files may
be available from the assessor.

Glossary
Annual energy load the predicted amount of energy required for heating and cooling, based on standard occupancy assumptions.

Assessed floor area
the floor area modelled in the software for the purpose of the NatHERS assessment. Note, this may not be consistent with the floor area in the
design documents.

Ceiling penetrations
features that require a penetration to the ceiling, including downlights, vents, exhaust fans, rangehoods, chimneys and flues. Excludes
fixtures attached to the ceiling with small holes through the ceiling for wiring, e.g. ceiling fans; pendant lights, and heating and cooling ducts.

Conditioned
a zone within a dwelling that is expected to require heating and cooling based on standard occupancy assumptions. In some circumstances it
will include garages.

Custom windows windows listed in NatHERS software that are available on the market in Australia and have a WERS (Window Energy Rating Scheme) rating.
Default windows windows that are representative of a specific type of window product and whose properties have been derived by statistical methods.

Entrance door
these signify ventilation benefits in the modelling software and must not be modelled as a door when opening to a minimally ventilated corridor
in a Class 2 building.

Exposure category – exposed terrain with no obstructions e.g. flat grazing land, ocean-frontage, desert, exposed high-rise unit (usually above 10 floors).

Exposure category – open
terrain with few obstructions at a similar height e.g. grasslands with few well scattered obstructions below 10m, farmland with scattered
sheds, lightly vegetated bush blocks, elevated units (e.g. above 3 floors).

Exposure category – suburban terrain with numerous, closely spaced obstructions below 10m e.g. suburban housing, heavily vegetated bushland areas.
Exposure category – protected terrain with numerous, closely spaced obstructions over 10 m e.g. city and industrial areas.

Horizontal shading feature
provides shading to the building in the horizontal plane, e.g. eaves, verandahs, pergolas, carports, or overhangs or balconies from upper
levels.

National Construction Code 
(NCC) Class

the NCC groups buildings by their function and use, and assigns a classification code. NatHERS software models NCC Class 1, 2 or 4
buildings and attached Class 10a buildings. Definitions can be found at www.abcb.gov.au.

Opening percentage the openability percentage or operable (moveable) area of doors or windows that is used in ventilation calculations.

Provisional value
an assumed value that does not represent an actual value. For example, if the wall colour is unspecified in the documentation, a provisional
value of ‘medium’ must be modelled. Acceptable provisional values are outlined in the NatHERS Technical Note and can be found at
www.nathers.gov.au

Reflective wrap (also known as foil) can be applied to walls, roofs and ceilings. When combined with an appropriate airgap and emissivity value, it provides insulative properties.

Roof window
for NatHERS this is typically an operable window (i.e. can be opened), will have a plaster or similar light well if there is an attic space, and
generally does not have a diffuser.

Shading device a device fixed to windows that provides shading e.g. window awnings or screens but excludes eaves.
Shading features includes neighbouring buildings, fences, and wing walls, but excludes eaves.

Solar heat gain coefficient (SHGC)
the fraction of incident solar radiation admitted through a window, both directly transmitted as well as absorbed and subsequently released
inward. SHGC is expressed as a number between 0 and 1. The lower a window’s SHGC, the less solar heat it transmits.

Skylight (also known as roof lights) for NatHERS this is typically a moulded unit with flexible reflective tubing (light well) and a diffuser at ceiling level.
U-value the rate of heat transfer through a window. The lower the U-value, the better the insulating ability.
Unconditioned a zone within a dwelling that is assumed to not require heating and cooling based on standard occupancy assumptions.

Vertical shading features
provides shading to the building in the vertical plane and can be parallel or perpendicular to the subject wall/window. Includes privacy
screens, other walls in the building (wing walls), fences, other buildings, vegetation (protected or listed heritage trees).

0004993507-01 NatHERS Certificate 4.2 Star Rating as of 23 Sep 2020
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About the rating
NatHERS software models the expected
thermal energy loads using information
about the design and construction, climate
and common patterns of household use.
The software does not take into account
appliances, apart from the airflow impacts
from ceiling fans.

Verification
To verify this 
certificate, scan the 
QR code or visit 
hstar.com.au/QR/Generate?
p=kaGkjgjpR.
When using either link, ensure you are
visiting hstar.com.au

National Construction Code (NCC) requirements
The NCC’s requirements for NatHERS-rated houses are detailed in 3.12.0(a)(i) and 3.12.5 of the NCC Volume Two. For apartments the requirements are
detailed in J0.2 and J5 to J8 of the NCC Volume One.
In NCC 2019, these requirements include minimum star ratings and separate heating and cooling load limits that need to be met by buildings and
apartments through the NatHERS assessment. Requirements additional to the NatHERS assessment that must also be satisfied include, but are not
limited to: insulation installation methods, thermal breaks, building sealing, water heating and pumping, and artificial lighting requirements. The NCC and
NatHERS Heating and Cooling Load Limits (Australian Building Codes Board Standard) are available at www.abcb.gov.au.
State and territory variations and additions to the NCC may also apply.

* Refer to glossary.
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Certificate check
Ensure the dwelling is designed and then built as per the NatHERS Certificate. While you need to check the accuracy of the
whole Certificate, the following spot check covers some important items impacting the dwelling’s rating.

Genuine certificate
Does this Certificate match the one available at the web address or QR code in the verification box on the front page? Does the
set of NatHERS-stamped plans for the dwelling have a Certificate number on the stamp that matches this Certificate?

Ceiling penetrations*
Does the ‘number’ and ‘type’ of ceiling penetrations (e.g. downlights, exhaust fans, etc) shown on the stamped plans or installed,
match what is shown in this Certificate?

Windows
Does the installed window meet the substitution tolerances (SHGC and U-value) and window type, of the window shown on this
Certificate?

Apartment entrance doors
Does the ‘External Door Schedule’ show apartment entrance doors? Please note that an “external door” between the modelled
dwelling and a shared space, such as an enclosed corridor or foyer, should not be included in the assessment (because it
overstates the possible ventilation) and would invalidate the Certificate.

Exposure*
Has the appropriate exposure level (terrain) been applied? For example, it is unlikely that a ground-floor apartment is “exposed”
or a top floor high-rise apartment is “protected”.

Provisional* values
Have provisional values been used in the assessment and, if so, noted in “additional notes” below?

Additional notes
Job# 39353

Window and glazed door type and performance
Default* windows

Window ID Window 
Description

Maximum 
U-value* SHGC*

Substitution tolerance ranges

SHGC lower limit SHGC upper limit

ALM-002-01 A ALM-002-01 A Aluminium B
SG Clear 6.7 0.70 0.66 0.73

Custom* windows

Window ID Window 
Description

Maximum 
U-value* SHGC*

Substitution tolerance ranges

SHGC lower limit SHGC upper limit

No Data Available

Window and glazed door schedule

Location Window 
ID

Window 
no.

Height 
(mm)

Width 
(mm)

Window 
type

Opening 
% Orientation

Window 
shading 
device*

Bedroom ALM-002-01 A n/a 350 2300 n/a 00 E No

Bedroom ALM-002-01 A n/a 2100 2500 n/a 45 W No

Bath ALM-002-01 A n/a 2100 900 n/a 00 W No

0004993523-01 NatHERS Certificate 4.2 Star Rating as of 23 Sep 2020
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Location Window 
ID

Window 
no.

Height 
(mm)

Width 
(mm)

Window 
type

Opening 
% Orientation

Window 
shading 
device*

Roof window type and performance
Default* roof windows

Window ID Window 
Description

Maximum 
U-value* SHGC*

Substitution tolerance ranges

SHGC lower limit SHGC upper limit

No Data Available

Custom* roof windows

Window ID Window 
Description

Maximum 
U-value* SHGC*

Substitution tolerance ranges

SHGC lower limit SHGC upper limit

No Data Available

Roof window schedule

Location Window 
ID

Window 
no.

Opening 
%

Height 
(mm)

Width 
(mm) Orientation Outdoor 

shade
Indoor 
shade

No Data Available

Skylight type and performance

Skylight ID Skylight description

GEN-04-010a Tubular single-glazed clear, Timber and Aluminium Frame

Skylight schedule

Location Skylight 
ID

Skylight 
No.

Skylight 
shaft length 

(mm)
Area 
(m ) Orientation Outdoor 

shade Diffuser Skylight shaft 
reflectance

Kitchen GEN-04-010a n/a 50 0.30 N None No 0.50

Bedroom GEN-04-010a n/a 250 0.30 N None No 0.50

External door schedule

Location Height (mm) Width (mm) Opening % Orientation

Kitchen 2550 2100 90 N

External wall type
Wall 
ID

Wall 
type

Solar 
absorptance

Wall shade 
(colour)

Bulk insulation 
(R-value)

Reflective 
wall wrap*

EW-1 Metal Clad Cavity Panel Direct Fix 0.50 Medium Anti-glare foil with bulk no gap R2.5 Yes

EW-2 Metal Clad Cavity Panel Direct Fix 0.50 Medium Anti-glare foil with bulk no gap R2.5 Yes

2
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External wall schedule

Location Wall 
ID

Height 
(mm)

Width 
(mm) Orientation

Horizontal shading 
feature* maximum 

projection (mm)
Vertical shading 
feature (yes/no)

Kitchen EW-1 2550 1395 E 0 NO

Kitchen EW-1 2550 1395 W 1500 NO

Kitchen EW-1 2550 2300 N 0 NO

Bedroom EW-2 2550 2790 E 0 NO

Bedroom EW-1 2550 2790 W 1500 NO

Bath EW-2 2550 1095 E 0 NO

Bath EW-1 2550 2300 S 0 NO

Bath EW-1 2550 1095 W 1500 NO

Internal wall type

Wall ID Wall type Area (m ) Bulk insulation

IW-1 - Cavity wall, direct fix plasterboard, single gap 12.00 No insulation

Floor type

Location Construction Area 
(m )

Sub-floor 
ventilation

Added insulation 
(R-value) Covering

Kitchen Suspended Timber Floor 19mm 3.10 Very Open Bulk Insulation, Gap to Floor R3.5 Cork Tiles or Parquetry 8mm

Bedroom Suspended Timber Floor 19mm 6.20 Very Open Bulk Insulation, Gap to Floor R3.5 Cork Tiles or Parquetry 8mm

Bath Suspended Timber Floor 19mm 2.40 Very Open Bulk Insulation, Gap to Floor R3.5 Cork Tiles or Parquetry 8mm

Ceiling type

Location Construction 
material/type

Bulk insulation R-value 
(may include edge batt values)

Reflective 
wrap*

Kitchen Plasterboard Bulk Insulation R3.5 No

Bedroom Plasterboard Bulk Insulation R3.5 No

Bath Plasterboard Bulk Insulation R3.5 No

Ceiling penetrations*

Location Quantity Type Diameter (mm ) Sealed/unsealed

Kitchen 2 Downlights - LED 150 Sealed

Kitchen 1 Exhaust Fans 150 Sealed

Bedroom 2 Downlights - LED 150 Sealed

Bath 1 Downlights - LED 150 Sealed

Bath 1 Exhaust Fans 250 Sealed

2

2

2
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Ceiling fans

Location Quantity Diameter (mm)

No Data Available

Roof type

Construction Added insulation (R-value) Solar absorptance Roof shade

Corrugated Iron No Insulation, Only an Air Gap 0.50 Medium

0004993523-01 NatHERS Certificate 4.2 Star Rating as of 23 Sep 2020
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Explanatory notes
About this report
A NatHERS rating is a comprehensive, dynamic computer modelling evaluation of a
home, using the floorplans, elevations and specifications to estimate an energy load. It
addresses the building layout, orientation and fabric (i.e. walls, windows, floors, roofs
and ceilings), but does not cover the water or energy use of appliances or energy
production of solar panels.
Ratings are based on a unique climate zone where the home is located and are
generated using standard assumptions, including occupancy patterns and thermostat
settings. The actual energy consumption of a home may vary significantly from the
predicted energy load, as the assumptions used in the rating will not match actual usage
patterns. For example, the number of occupants and personal heating or cooling
preferences will vary.
While the figures are an indicative guide to energy use, they can be used as a reliable
guide for comparing different dwelling designs and to demonstrate that the design meets
the energy efficiency requirements in the National Construction Code. Homes that are
energy efficient use less energy, are warmer on cool days, cooler on hot days and cost
less to run. The higher the star rating the more thermally efficient the dwelling is.

Accredited assessors
To ensure the NatHERS Certificate is of a high quality, always use an accredited or
licenced assessor. NatHERS accredited assessors are members of a professional body
called an Assessor Accrediting Organisation (AAO).
Australian Capital Territory (ACT) licensed assessors may only produce assessments
for regulatory purposes using software for which they have a licence endorsement.
Licence endorsements can be confirmed on the ACT licensing register

AAOs have specific quality assurance processes in place, and continuing professional
development requirements, to maintain a high and consistent standard of assessments
across the country. Non-accredited assessors do not have this level of quality
assurance or any ongoing training requirements.
Any questions or concerns about this report should be directed to the assessor in the
first instance. If the assessor is unable to address these questions or concerns, the
AAO specified on the front of this certificate should be contacted.

Disclaimer
The format of the NatHERS Certificate was developed by the NatHERS Administrator.
However the content of each individual certificate is entered and created by the
assessor to create a NatHERS Certificate. It is the responsibility of the assessor who
prepared this certificate to use NatHERS accredited software correctly and follow the
NatHERS Technical Notes to produce a NatHERS Certificate.
The predicted annual energy load in this NatHERS Certificate is an estimate based on an
assessment of the building by the assessor. It is not a prediction of actual energy use,
but may be used to compare how other buildings are likely to perform when used in a
similar way.
Information presented in this report relies on a range of standard assumptions (both
embedded in NatHERS accredited software and made by the assessor who prepared
this report), including assumptions about occupancy, indoor air temperature and local
climate.
Not all assumptions that may have been made by the assessor while using the NatHERS
accredited software tool are presented in this report and further details or data files may
be available from the assessor.

Glossary
Annual energy load the predicted amount of energy required for heating and cooling, based on standard occupancy assumptions.

Assessed floor area
the floor area modelled in the software for the purpose of the NatHERS assessment. Note, this may not be consistent with the floor area in the
design documents.

Ceiling penetrations
features that require a penetration to the ceiling, including downlights, vents, exhaust fans, rangehoods, chimneys and flues. Excludes
fixtures attached to the ceiling with small holes through the ceiling for wiring, e.g. ceiling fans; pendant lights, and heating and cooling ducts.

Conditioned
a zone within a dwelling that is expected to require heating and cooling based on standard occupancy assumptions. In some circumstances it
will include garages.

Custom windows windows listed in NatHERS software that are available on the market in Australia and have a WERS (Window Energy Rating Scheme) rating.
Default windows windows that are representative of a specific type of window product and whose properties have been derived by statistical methods.

Entrance door
these signify ventilation benefits in the modelling software and must not be modelled as a door when opening to a minimally ventilated corridor
in a Class 2 building.

Exposure category – exposed terrain with no obstructions e.g. flat grazing land, ocean-frontage, desert, exposed high-rise unit (usually above 10 floors).

Exposure category – open
terrain with few obstructions at a similar height e.g. grasslands with few well scattered obstructions below 10m, farmland with scattered
sheds, lightly vegetated bush blocks, elevated units (e.g. above 3 floors).

Exposure category – suburban terrain with numerous, closely spaced obstructions below 10m e.g. suburban housing, heavily vegetated bushland areas.
Exposure category – protected terrain with numerous, closely spaced obstructions over 10 m e.g. city and industrial areas.

Horizontal shading feature
provides shading to the building in the horizontal plane, e.g. eaves, verandahs, pergolas, carports, or overhangs or balconies from upper
levels.

National Construction Code 
(NCC) Class

the NCC groups buildings by their function and use, and assigns a classification code. NatHERS software models NCC Class 1, 2 or 4
buildings and attached Class 10a buildings. Definitions can be found at www.abcb.gov.au.

Opening percentage the openability percentage or operable (moveable) area of doors or windows that is used in ventilation calculations.

Provisional value
an assumed value that does not represent an actual value. For example, if the wall colour is unspecified in the documentation, a provisional
value of ‘medium’ must be modelled. Acceptable provisional values are outlined in the NatHERS Technical Note and can be found at
www.nathers.gov.au

Reflective wrap (also known as foil) can be applied to walls, roofs and ceilings. When combined with an appropriate airgap and emissivity value, it provides insulative properties.

Roof window
for NatHERS this is typically an operable window (i.e. can be opened), will have a plaster or similar light well if there is an attic space, and
generally does not have a diffuser.

Shading device a device fixed to windows that provides shading e.g. window awnings or screens but excludes eaves.
Shading features includes neighbouring buildings, fences, and wing walls, but excludes eaves.

Solar heat gain coefficient (SHGC)
the fraction of incident solar radiation admitted through a window, both directly transmitted as well as absorbed and subsequently released
inward. SHGC is expressed as a number between 0 and 1. The lower a window’s SHGC, the less solar heat it transmits.

Skylight (also known as roof lights) for NatHERS this is typically a moulded unit with flexible reflective tubing (light well) and a diffuser at ceiling level.
U-value the rate of heat transfer through a window. The lower the U-value, the better the insulating ability.
Unconditioned a zone within a dwelling that is assumed to not require heating and cooling based on standard occupancy assumptions.

Vertical shading features
provides shading to the building in the vertical plane and can be parallel or perpendicular to the subject wall/window. Includes privacy
screens, other walls in the building (wing walls), fences, other buildings, vegetation (protected or listed heritage trees).

0004993523-01 NatHERS Certificate 4.2 Star Rating as of 23 Sep 2020

* Refer to glossary.
Generated on 23 Sep 2020 using BERS Pro v4.4.0.1 (3.21) for Unit 3, 2 Charlottes Lane , Jindabyne , NSW , 2627 Page 6 of 6
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AHIMS Web Services (AWS)
Search Result Purchase Order/Reference : 10.2020.135.1

Client Service ID : 567120

Date: 10 February 2021Snowy Monaro Regional Council

PO 714  

Cooma  New South Wales  2630

Dear Sir or Madam:

AHIMS Web Service search for the following area at Lot : 9, DP:DP861805 with a Buffer of 50 meters, 

conducted by Sarah Brown on 10 February 2021.

Email: sarah.brown@snowymonaro.nsw.gov.au

Attention: Sarah  Brown

The context area of your search is shown in the map below. Please note that the map does not accurately 

display the exact boundaries of the search as defined in the paragraph above. The map is to be used for 

general reference purposes only.

A search of the Office of the Environment and Heritage AHIMS Web Services (Aboriginal Heritage Information 

Management System) has shown that:

 0

 0

Aboriginal sites are recorded in or near the above location.

Aboriginal 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?

Important information about your AHIMS search

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 NSW Government 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

Aboriginal objects are protected under the National Parks and Wildlife Act 1974 even if they are not recorded 

as a site on AHIMS.

You must do an extensive search if AHIMS has shown that there are Aboriginal sites or places recorded in the 

search area.

If you are checking AHIMS as a part of your due diligence, refer to the next steps of the Due Diligence Code of 

practice.

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;

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,

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.

This search can form part of your due diligence and remains valid for 12 months.

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.

3 Marist Place, Parramatta NSW 2150

Locked Bag 5020 Parramatta NSW 2220

Tel: (02) 9585 6380 Fax: (02) 9873 8599

ABN 30 841 387 271

Email: ahims@environment.nsw.gov.au

Web: www.environment.nsw.gov.au
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WATERCHECK TESTING                           

ON SITE SEWAGE MANAGEMENT 

ASSESSMENTS 

 

 

New System Installation 
 2 Charlottes Lane Jindabyne 
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Prepared For:   Joel & Bridgette Grenfell 

 

Prepared By:     Allan Mills    Certificate On Site Sewage Management: 

                                                   TAFE 

                                                   Centre for Environment Training Newcastle 

Report No:   201970 

Date of Assessment   24-12-2019 

  

 

Watercheck Testing 

ABN 83642316606   

                                                                                                                      

        Office                                                             Postal Address                                            

       Rushes Bay Avenue                                      PO Box 352  

       East Jindabyne   2627                                   Terrigal 2260 

       TEL: 02 64567388                                          Email: amills44@bigpond.net.au 

 On Site Sewage Management Report 

New System Installation                                           

2 Charlottes Lane                                      

Jindabyne 
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SITE INFORMATION 

Client   Joel & Bridgette Grenfell 

Address       tzkrpan@bigpond.net.au 

Site   2 Charlottes Lane Jindabyne 

 

Proposal For On Site Sewage Management Overview                                                                                                

From plans received 4/11/2019 the proposed development will consist of four container cabins.                       

Each cabin will consist of  one bedroom with ensuite and basic kitchenette with a sink.                                        

Each cabin will have the potential to house two persons                                                                                        

A baffled septic tank with minimum capacity of 4000 litres is to be installed with effluent gravity fed to                     

2 x 25m absorption trenches                                                                                                                                                                                                 

Site Plan Attached                                                                                                                                                                               

A site diagram is attached and with aerial photos also attached for additional identification 

Intended Water Supply                                                                                                                                                                                                 

The proposed water supply will be from tank water.   

 Expected wastewater generation                                                                                                                                   

Expected maximum wastewater generation is 640 litres per day                                                                                                                                  

 

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

Septic tanks with absorption trenches are installed in the locality 
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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 

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 year flood level   Yes 

Exposure                                                                                                                                                                                                    

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

Slope                                                                                                                                                                                                              

5 degrees linear convergent across the proposed effluent disposal area                                                                                                                                   

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.                                                                               

There are no bores within 200m of effluent disposal area                                                                                                   
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Buffer distances from wastewater management system to:   

Permanent waters                                                                                                                                                                                               

Steeles Creek is situated 230m down gradient southwest 

Other waters                                                                                                                                                                                      

There are no other waters in the vicinity  

Other sensitive environments                                                                                                                                                   

There are no other sensitive environments in the vicinity 

Boundary of premises (m)                                                                                                                                                       

Nearest boundary further than 20m south 

Swimming pools (m)                                                                                                                                                                                 

Nil 

Buildings (m)                                                                                                                                                                                            

Nearest building is 30m 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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SOIL ASSESSMENT                                                                                                      
Soil sampling details                                                                                                                                                                           

Three test pits were dug across the proposed application area. Soil samples were collected for testing 

from each pit 

Collection date                                                                                                                                                                                        

20th December 2019 

Sampling Method                                                                                                                                                                     

Auger 

Laboratory number                                                                                                                                                                               

201970 

Depth to bedrock or hardpan (mm)                                                                                                                                       

Test pits were dug to 1000mm. Hardpan was not encountered    

Depth to high soil water table (mm)                                                                                                                                       

Test pits dug were to 1000mm. High soil water table was not encountered  

Soil texture structure and permeability category                                                                                                                          

 Texture         sandy loam                           

 Structure    Moderate                                                                                                                                                        

Design Load Rates mm/d    17mm 

Permeability category   3a 

 Coarse Fragments   16% < 10mm 

Ph CaCl2   5.9 

EC mS/cm   <1  

 Dispersion     Class 3 non dispersive soil 

Presence of discontinuities    None present 

Presence of fractured subsoil    Not detected 

Sizing effluent disposal area                                                                                                                                             

2 x 25m absorption trenches 
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GENERAL COMMENTS & RECOMMENDATIONS                                                                
All buffer distance setbacks have been achieved.                                                                                                                                                       

Surface water diversion is to be implemented up gradient of effluent disposal area.                                                                                                                                                                                         

A splitter box is to be installed to ensure effluent is evenly distributed between trenches.                                                                                                          
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2 x 25m Trenches 
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Site Diagram                                                   

On Site Sewage Management                                               

2 Charlottes Lane                                        

Jindabyne 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Diagram Only                                                   

Plan Not To Scale                               

Watercheck 24-12-2019                             

Note: This Is Not A Sewage Diagram 

Baffled Septic 

Tank Minimum 

Capacity 4000L  

230m To                   

Steeles Creek 

Gradient 

Direction 
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Effluent Disposal Area 

Site Photos 
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Please see below for responses to individual submissions. I have placed submission 5 at the 
end, due to the size. I have posted my responses for submission 5 in red so that they are easier 
to distinguish, I copied most of the information from the submission (but left out the parts that 
had already been answered so that there is not repeated information). 
 
I would like to take a moment to say that the development we are proposing is extremely small, 
low visibility, low impact cabins that are many metres away from some households and 
kilometres away from others.The neighbours have unfairly drawn a focus on us and purely our 
“financial gain” as if we are some kind of money hungry, out of towners who are here to exploit 
their area and give no second thought to our neighbours. This has been a very disheartening 
and eye-opening experience for us. We feel as though their focus on our ‘financial gain’ is an 
unfair one as this proposal alone has taken many, many years of hard work and saving for us. It 
is not a “get rich” scheme as many have made out and we have dedicated many years in the 
past and the future to saving, paying off debts etc. As we will plan on mostly looking after the 
cabins ourselves, this will result in lower hours of employment elsewhere and will have a 
significant impact on our income. We will be no better off financially from this than others that 
have invested this sort of money into a business/education etc. 
 
This is planned to be a humble operation that my husband and I are very passionate about. We 
want to share the rural way of living with others through providing sustainable and ecologically 
friendly accommodation. Although it is not directly related to this proposal, we have a vision to 
grow our dreams of a hobby farm (with veggie gardens, chickens, cows etc) by which we can 
share produce and knowledge with our guests and also promote a sense of appreciation and 
responsibility for this beautiful town in which we are lucky enough to live in. We want to create a 
little haven where people can come, learn about the local area, history, native animals and 
vegetation and hopefully bring education and awareness to guests who may not have otherwise 
had this if they stayed elsewhere. 
 
Fortunately for some and unfortunately for others, Jindabyne is a town of growth. It has 
continued to grow since the 60’s and will continue to grow well into the future. It feels as though 
many residents are so extremely opposed to growth that, no matter what it is, they will maintain 
a ‘not in my backyard’ mentality. All of these residences here came after the establishment of 
Carinya Alpine Village and this residential area is literally built off the back of a main tourist 
accommodation area. If the residents have bought here to be away from the tourism sector I’m 
not really sure they are in the right area. If tourism makes them uncomfortable, perhaps 
somewhere like Dalgety would have been a more viable option. 
 
We believe it is so important to share all this with others but believe it is also detrimental to the 
accommodation issues  in Jindabyne. We don’t believe there is enough of these boutique, rural 
types of accommodation even though Jindabyne is a predominantly rural area. The majority of 
accommodation is in town, where houses are purchased and used solely for the occupation of 
short-term accommodation for tourists. In turn, this takes away much needed permanent, 
year-round houses and/or long term rentals away from individuals and families. By combining 
both rural residential houses, along with small, low impact short term accommodation you are 
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having both long term and short term on the one property. We know of individuals/couples and 
have heard many other stories where there are people are sleeping in their cars as there is 
either no accommodation available and/or what is available is well out of their budget ie. a large, 
4 bedroom house in town. This has resulted in them sleeping in their cars whether thats in a 
car-park or on the street. Also, as a couple who have frequented Jindabyne for years prior to 
buying our home here, we yearned for accommodation that was quiet, small, warm and 
affordable when we just wanted to rest our heads. This is where our idea and passion 
developed from for this proposal. We believe these small cabins, which only have an occupancy 
maximum of 2 people, are a positive step towards affordable, yet environmentally friendly and 
sustainable accommodation in Jindabyne.  
 
In saying all of this, we understand the neighbours have a desire and a right to their peace, 
quiet and enjoyment of their houses. Given the large blocks that we are located on (10+ acres) I 
do not believe that our lives significantly impact each other. We do feel the same way in that we 
would like to continue to establish this as a peaceful location. This is why we will ensure that 
any guests present will always be doing the right thing and there will be a zero-tolerance policy 
to any who are not. We will ALWAYS be on site when there are guests, as we have always 
done. We have tried to strategically place the cabins so that they are as out of sight as much as 
possible from the road (we will be planting more at the front corner of the property to assist with 
decreasing visibility). We will provide guests with extremely detailed directions and will be happy 
to place signage where it is needed/wanted. We will add a whole line of screening plants along 
the east fence (submission 5) so that they are unable to see into our property (and visa versa). 
This will give them basically complete privacy and aid in further sound blocking. 
 
We are willing and would like to do all that we are able to, to ensure that the neighbours are not 
impacted and yet we are still able to follow our dreams of having some small cabins on our land. 
If there are any requirements or suggestions for how this can be improved/built on, we would 
love to hear them. We have tried to approach this application as openly and honestly as 
possible, this is the first time we have had an application like this into council, so I apologise if 
there is any clumsiness in our approach and we are happy to do what is needed to ensure this 
is submitted properly and to the best of our ability. 
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The submissions have all stated the same or similar objections so therefore the only submission 
I have addressed individually is submission 5. For the rest of the submissions, I have posted a 
summary addressing their concerns which is also addressed in submission 5. 
 
Land Zoning: 
 
Objections state that the land is zoned rural residential which cannot be used to support 
commercial business. Eco-tourism is permitted under RU1 and therefore is permissible on this 
land. Zoning and uses have been further addressed in the statement of environmental effects 
report so I won’t repeat that information. 
 
Traffic noise/Roads:  
 
Carinya Lane, after you turn off the Snowy River Way, has absolutely no houses even remotely 
close to the road. There is a small house that has recently been built on the top of the hill that 
overlooks Snowy River Way, which would not be impacted any more by cars on Carinya Lane 
than it would by the cars on Snowy River Way, this house also did not exist when we began our 
submission for this development. The other houses are hundreds of metres away from the road 
and I’m not sure how they could be impacted by dust or road noise from this distance (it is a 
sealed road). After you pass Carinya Alpine Village (which allows up to 100 guests) we are the 
very first house at the top of the hill, you do not need to pass any residential houses on Carinya 
Lane/Charlottes Lane to get to our house. The road is also sealed all the way from Snowy River 
Way until our driveway, guests would not be using the unsealed part of the road. If this road is 
useable to 100 Carinya guests and residents and their friends/family and large horse floats and 
trailers and business trucks, I’m sure our potentially 8 guests are not going to make or break it. 
 
I’m also not sure what they mean by this road was “not designed for traffic generated by 
commercial activities” as it is the same road that Carinya Alpine Village uses for its premises 
that is holiday accommodation of up to 100 people- encouraging sports clubs, churches or 
school groups- all of which would generally involve large vehicles such as buses/coaches etc.  
 
Submission 3 addressed that they have livestock grazing along Carinya Lane. I don’t believe 
they mean on the actual road as I have never seen any stock grazing freely on Carinya Lane, so 
if their stock is grazing within their own fences I’m not sure how this is even taken into 
consideration when looking at this development. It is up to the owner to ensure the fences are 
safe and secure, as they would for any fence on any road in the country. This is to ensure the 
safety of their livestock and road users. I’m not sure how this is any different to residents, 
visitors of residents or guests of Carinya Alpine Village using the road. It is each individual's 
responsibility to do the right thing and report any who aren’t. The speed limit for the roads are 
sufficient in ensuring the safety of any individual/animal/child etc. who is using the roads, we 
cannot stop everyone from coming into this area because of an unwarranted fear of not 
following the road rules. 
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Residents have indicated we should contribute more to the road usage fees in order to 
compensate them for the increased usage. Although we believe our usage will not be of a great 
impact, we are prepared to pay extra in order to show good faith although this should not be an 
exorbitant or unfair amount and one that we agree on. 
 
Water: 
Almost all residents have expressed their concern that we will be using the water that is pumped 
from the Mowamba River into tanks owned by Renwick. Although we informed them this was 
not the case, they are still claiming this in the submissions. The water that is pumped from 
Mowamba will not be used for anything other than our own personal use in our residence 
(showers etc.) which we have paid for and are entitled to use. The cabins will be fed water from 
an extremely large rainwater tank up at our house (greater than 30,000 litres) and each cabin 
will also have their own rain water tank with roof catchment. None of the water from Mowamba 
River will be used for any of the cabins or any associated cleaning, washing etc. from the cabins 
so there is no need for them to worry themselves.  
 
The Renwick deed only outlines the regulations surrounding the road and water usage, it does 
not state anything about what can be done with the land.  
 
Septic​: 
The cabins would be connected to a new septic system that is over 200 metres from Steeles 
Creek, it is placed outside the exclusion zone which is in place to prevent any run-off. It is no 
different to any of the residences along the ridge which have a septic system.  
 
Garbage​: 
We are very much aware of the garbage situation at the bank of bins. As a household of two, we 
are sometimes unable to fit our very minimal amount of rubbish into the bins. There is no way 
we would have ever considered using these bins for our rubbish disposal, this would be selfish 
and irresponsible. We would look at having either decent-sized bins on site that we would be 
able to transport and empty ourselves at the tip or have a rubbish removal service service that 
would empty them (which I believe is what Carinya does). Neighbours have expressed that 
having a company come and empty them would further increase traffic, however, I do not see 
how this service is any different to the trucks that are already dropping off peoples firewood, 
online shopping, landscaping supplies etc. We would ensure the bins are large enough that this 
does not need to be done too frequently.  
 
Privacy/security: 
All year round, but winter especially, always brings many visitors to Carinya Lane/ Charlottes 
Lane. Whether these are friends and family visiting or tourists, I believe accusing tourists of 
having malicious intentions or threatening security is unjustified and unfair.  
 
Submission 6 believes that the cabins should be at least 30 metres from the fenceline. The 
houses aren’t even that far away. The neighbour that they are concerned for have a giant, 2 
storey shed that is closer to the fenceline than what the cabins will be. 
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Noise​: 
Wind-noise: I do not believe this is a valid argument, I do not see how these cabins could 
increase wind noise. These are also no different to a resident installing a shed (which there are 
many, even 2 storeys high) or any other structure. The wind in the valley and through the trees 
is noise enough in itself and I do not see how these will create any additional “wind noise”. 
 
I’m not sure where submission 3 got their information from in regards to “open air deck area and 
large balconies”. There are no large open air decks. There are no balconies. The cabins will 
have a simple stair/ramp from the entry point to the ground (depending on the height from the 
piers) with a small gravelled area at the front to the driveway. There will be a small overhang of 
roof to provide shelter from the rain/elements. There will be some screening trees/plants around 
the cabins to assist with privacy, visual appeal, blending with natural surroundings and noise 
reduction. I have provided a rough drawing of this to give an idea of how this will come together. 
I believe complaining about air conditioning noise is an exaggeration. Modern air conditioner 
units are very quiet and the sound would not travel far enough to impact on the adjoining 
neighbour (let alone any other neighbours). We currently have larger versions of these air 
conditioners on our home and you can barely hear them from just a few metres away.  
 
Current residence use: 
 
Although this is not related to the development application, residents have brought up the 
current use of renting out our downstairs bedrooms on airbnb. This was done as a short term 
solution whilst there are no cabins and we had only done this during the winter when 
accommodation is scarce. Although the guesthouse is ‘self contained’ it is still a part of our 
house with an adjoining internal door. This has NEVER been rented out when we are not 
present, which the neighbours have falsely claimed. We have followed all relevant laws and 
code of conduct. The below from the Fair Trading NSW website outlines the exempt 
development laws. I have not copied the entire article as I’m sure you are aware of this.  
 

Planning laws 

New planning laws will allow short-term holiday letting under certain conditions. If the host is 
present, they can use their home for short-term holiday letting all year round as exempt 
development. That is, they do not need to submit a development application to local council. 

If the host is not present, that residence can be used for short-term holiday letting up to 180 
days per year in Greater Sydney, with 365 days allowed in all other areas of New South Wales. 
Councils outside Greater Sydney will have the power to decrease the 365 day limit to no less 
than 180 days per year. 

There will also be additional conditions for bushfire prone land to ensure visitor safety. 

For more information visit the ​NSW Planning & Environment website​. 
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As mentioned, this is only a short term thing and we plan to cease this when the cabins are up 
and running.  
 
Some residents have falsely claimed that we are not on site whenever guests have been 
present, which is a downright lie. I would also take the information about guests arriving from 
our airbnb at other properties with a grain of salt. I was informed by another resident that this 
was actually from another airbnb property operating in the Carinya area as apparently they don’t 
provide very good directions. I believe they have just applied this scenario to us as well to 
discredit us. We provide extremely accurate and descriptive directions to all our guests and they 
have always advised they did not have any issues finding the property. 
 
Submission 7 stated that Eurie Eurie has had issues and such we should be tarred with the 
same brush. As mentioned, we provide accurate directions to the property and it appears the 
airbnb has already not impacted this resident (as I’m sure they would have mentioned if it did).  

 

 
Submission 5; 
 
I believe a lot of this submission has just repetitively addressed the same information 
continuously in different ways in order to discredit us. I believe this is inefficient and has just 
resulted in much wasted time through reading repetitive statements.  
 
The below (5.13) has all been addressed in detail on the Statement of Environmental Effects 
report and all throughout this report, so I won’t add this information as it will just be repeated. 
 
5.13 Eco-tourist facilities  

 
5.13 The dictionary from the Snowy River LEP 2013 provides further clarification on the 
term eco-tourist tourist facility.  
 
 

Solar access to and from site Solar access is impeded by the placement of 
cabins. Extending the adjoining property into 
an extended period of shade.Cabins will be in 
shade from the established trees, adding 
further burden on requirements for heating 
and cooling. 
 
There is no impact, given the location of the 
sun the cabins are not high enough on the 
land to cast a shadow to their fenceline, let 
alone to their roof. The huge sheds they have 
and the line of pine trees would be what 
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would block their sun. The cabins will receive 
direct sun all day and would be a very viable 
option for solar. However, for maximum solar 
capacity we would be placing the solar 
system on the main house roof and having it 
fed to the cabins. 

Views to and from site  Views are impacted by the location of cabins 
- see current view 
 
As you can see from photos provided, the 
cabins are extremely hidden from street view. 
We have provided additional photos that 
show the view of the cabins towards this 
adjoining fence line and you can see that 
these residents have minimal to no view of 
the cabins as they have a very large 2-storey 
shed and other small shed/equipment in the 
way. We will also provide screening along the 
whole fence line from the house until the final 
cabin so there will be no vision at all. 

Privacy (acoustic and visual) Area is extremely quiet, distances between 
dwellings aid visual and acoustic privacy. 
Visual privacy will not be able to be 
maintained by adjoining properties by the 
proposed DA. Guest movement, vicinity will 
intrude in the residents daily use and 
enjoyment of the property. 
 
As mentioned, distance between dwellings 
aids visual and acoustic privacy. Additional 
screening will provide almost 100% privacy 
between fence line. I don’t understand how 
this impacts someones daily use and 
enjoyment when it is not on their property at 
all. 

Overshadowing  Cabins will overshadow the adjoining 
property. 
 
As mentioned in solar access point, cabins 
are well below standard building height and 
shadow will not even reach fence line. Also 
as mentioned, shadowing comes from giant 
sheds and pine trees, cabins will have no 
impact. 

Vegetation removal required  Unknown  
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No tree removal at all and minimal 
disturbance to ground due to being on piers. 

Excavation and fill required  Unknown - but likely to occur due to inclusion 
of new driveway and parking facilities to 
accommodate guests. Excavation required to 
connect cabins to sewage tank. 
 
Yes this comes with development. It is no 
different to the huge excavation they have 
done on their own property to install 
dressage/horse equipment and giant sheds. 
We have taken all measurements to ensure 
this is as minimal as possible and no tree 
removal. 

Effluent disposal techniques  Document provided which adds an additional 
OSWM unit to the property, further burdening 
the land and surrounding areas with effluent 
smells in prevailing winds. DA includes the 
OSWM documentation which indicates the 
absorption trenches are hard up against the 
‘Restriction on land use’ boundary that 
applies to the block. 
 
No absorbtion trenches enter the restricted 
area so I’m not sure why this is mentioned. 
The exclusion zone is for 200 metres which is 
more than sufficient. 

Access to water Not described in supporting documentation. 
Applicant supplied email to Renwick Pty Ltd 
stating intent to connect to rainwater tanks 
and truck in water. No mention on plans. Non 
potable water is provided to lots via 
easement, Renwick Pty Ltd is setup to 
invoice residents for water and road 
maintenance. 
 
Carinya’s water supply is irrelevant here as it 
won’t be connected to this development. 
There was no mention of trucking in water in 
the email. This would be a last avenue if 
there was not sufficient rainfall (which is the 
same as any rural property connected to 
tanks). We would need to do this regardless 
for our own use. With a tank per cabin and a 
large 35000+ litre tank, which is always full, is 
ample amounts of water. It’s not like we 
would be trucking in water every week, only 
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in detrimental circumstances. 

Stormwater disposal, including impacts on 
upstream and downstream properties, 
waterways and lakes 

No discussed in supplied documents. No 
topographic map supplied to demonstrate the 
grade of the land. Land falls towards Steels 
Creek. 
 
Rain will be caught from the roof of each 
cabin and so will not have an effect on 
stormwater disposal. Steels Creek is more 
than 200 metres away.  

Easements, rights of carriageway and access 
arrangements 

DA is accessed via the Right of Carriageway 
across multiple properties. Easement for 
water is also across multiple lots. 
Maintenance and supply is through Renwick 
Pty Ltd. 
 
Water is irrelevant, road use is discussed in 
further detail in earlier part of submission. 

Prevailing winds Prevailing winds have carried noise, small 
and waste across our property from 2 
Charlottes Lane. 
 
I don’t think is a fair or true statement. I don’t 
know how sound gets carried on the wind. 
We are hundreds of metres away from them 
and not sure how smell does either. We are 
extremely pedantic about littering and waste 
management so I do not believe this is a true 
statement. 

Pedestrian and vehicle access Safe access to the private road is enjoyed by 
residents, who ride bikes and horses in the 
area. Vehicle access is along a private road 
that is maintained. Increased vehicles will 
accelerate the degradation of these shared 
facilities. 
 
This is like any other road and road rules are 
in place for this reason.  

Significant noise sources on or around the 
site 

Significant noise disturbances have already 
been experienced by residents caused by 
guests staying at 2 Charlottes Lane. This will 
only be compounded by additional cabins on 
the site. 
 
I believe this an untrue statement. We have 
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always been on site with any guests, in the 
same building (much closer than the 
neighbours) and have not had any 
disturbances. I would like proof of this 
statement.  

Contaminated soils Location and height of 
neighbouring buildings 

Location of neighbouring buildings are well 
set back from the boundary in compliance 
with RU1 side setbacks. 

Heritage features of the site and adjoining 
sites 

Heritage site on adjoining property not 
mentioned. 

Surface levels of the land and adjoining sites No topographic information provided. 

Levels of existing road pavement, gutter and 
footpath 

No mention of the private road facilities 
managed by residents. 

Bushfire hazard potential No mention. Of concern is increased risk to 
neighbouring properties due to the location of 
the cabins in proximity to the boundary. As 
well as water supply issues that have not 
been accounted for in the DA. 
 
This was mentioned in the statement of 
environmental effects report. This is not in a 
bushfire prone spot. The cabins are all 
located in a large clearing with no bushland 
surrounding them. 
 

Accessibility to services Area is hidden, visitors often get lost locating 
Charlottes Lane due to access being proved 
through adjoining properties. There is a lack 
of mobile phone reception in the area, which 
has safety implications for potential guests. 
 
Visitors don’t often get lost, this is an 
exaggeration. We send extremely informative 
directions via. text days before. Google/apple 
maps also has no problems at all finding the 
property. We have fine reception for making 
phone calls (and a landline) if guests needed 
to use it. 000 calls work almost anywhere and 
there would be no problems making a triple 
000 call in an emergency. We also supply 
and have working internet for additional 
communication. 



8.2 DEVELOPMENT APPLICATION 10.2020.135.1 ECO-TOURIST FACILITY 
ATTACHMENT 14 APPLICANT RESPONSE TO SUBMISSIONS  Page 430 

 

  

C1.2-8 Access  
 
Development will create additional requirements for water use, either through the cabins or 
indirectly by providing services at the main dwelling for washing linen, increased property 
maintenance requirements etc. Water provided to site is via easement across properties and is 
not potable. Our shared Riparian rights will be impacted and existing residents disadvantaged 
by the addition of a commercial enterprise at 2 Charlottes Lane.  
 
The washing machines are connected to the rainwater tank and the cabins are not connected to 
this shared water as mentioned previously so there is no impact. 
 
4. Tourist Development Subdivision 
 
The development will increase demand for council services in the area.  
 
There is no information or explanation for why this would be, just a vague statement. Unsure 
how the development increases demand for council services past the initial approval stage. 
 
C2 Design  
1. Visual and Scenic impact  
1.3. Visual Character Controls  
C2.1-1 Visual Landscape Character Assessment  
 
It should be considered that this DA will visually dominate the area as it can be seen from the 
road and by adjoining properties. The development does not reflect the settlement pattern of the 
immediate area.  
 
The cabins will not dominate the area as they can barely be seen from the road, only from the 
top corner of the block. Yes they can be seen more so by one property than the other (not the 
resident who presented this submission) and all care and consideration has been taken to have 
these properties facing the view (and not this resident) which then appropriate screening will be 
planted to help block their view. Additional planting will be done on this neighbours fence to 
provide screening also. The resident who provided this submission will not have a dominating 
view of these cabins at all due to the large pine trees and sheds etc. that are mentioned earlier. 
Also mentioned, we have provided photos of this. 
 
No consideration the DA application 10.2020.135.1 has been given to the impact that the cabins 
will have (constructed from material inconsistent with the local area) or the impacts of ancillary 
uses such as extending the driveway, adding additional carparking and provision of other 
amenities to the cabins sites, eg air conditioners, rainwater tanks, additional guests, sewage 
lines etc.  
 
The material is most definitely consistent with the local area, colorbond/steel are what our house 
is constructed from, our shed, the neighbours houses and sheds etc. I’m not sure how this 
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material is not consistent. The driveway will be consistent and flow from our current driveway in 
the same crushed rock. Rainwater tanks, air conditioners etc. will be strategically hidden by 
planting. 
 
1.4. View Sharing Controls  
 
Existing view corridors from our property are impacted by the inclusion of an eco tourist facility 
at 2 Charlottes Lane. No assessment provided on potential view impacts on neighboring 
dwellings. Cabins are located as close as 6.5m to our side boundary, in an area that is adjacent 
to our main outdoor facilities on our property and doesn't account for the loss of privacy we will 
experience.  
 
This has been addressed in the SEE report already, it is also addressed above. We have 
increased the minimum cabin distance to 10 metres from the boundary fence in sympathy with 
the neighbours. 
 
2. Crime Prevention Through Environmental Design  
 
Increasing the number of tourists in the area increases the capacity for crime to occur. Local 
residents look after each other and are able to identify abnormal behaviours in the area. This 
provides us with a sense of security and safety that will be eroded by the proposed DA. No 
mention in the DA of a lighting plan, additional lighting associated with the DA will further intrude 
on our sense of privacy and seclusion as well as interfere with an established photography 
hobby, documenting night sky features that we enjoy on our property, by increasing light 
pollution levels. Our understanding of C2.2-2 Lighting is that all communal and service areas 
must be well lit. This will cause further issues with our ability to enjoy our property. Due to 
guests at 2 Charlottes Lane AirbnB turning up at our property during the night, we have had to 
get quotes for additional security measures. These incidents are quite alarming and will occur 
more frequently with the inclusion of additional tourist accommodation.  
 
Unfortunately Jindabyne is a tourist destination. I’m not sure where the mentality comes from 
that tourists are criminals. There has been no criminal activity on our premises and I’m not sure 
why we have been accused of bringing criminal activity to the area. This is just a very sad and 
paranoid viewpoint. Furthermore, we are onsite if there are any disturbances whatsoever. I 
would like to see some kind of proof of these claims, that both tourism increases crime and that 
guests have turned up at their property as I don’t believe this is entirely true.  
 
There are no street lights around the area away from town and so the guests will rely on the 
same lightsource the rest of the area does if arriving at night. Their car lights to get to the 
destination and then outdoor lighting at the cabin. There will be signage on the front gate when 
entering and signs leading down to the cabins along the driveway. I think claiming light pollution 
from the cabins will “interfere with an established photography hobby, documenting night sky 
features” is dramatic and entitled. We do not believe the cabins would affect light pollution at all, 
let alone anymore than the home residence does.  
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3. Vehicle Access  
 
Access to the proposed DA is by Right of Carriageways across multiple lots. These facilities are 
maintained by residents. Residents should not be burdened with extra costs associated with the 
DA. We are trying to uncover where the second bushfire/egress route exists for the lots in 
Carinya, as the recent bushfire season highlighted that one road in, one road out could easily 
become compromised in an emergency.  
 
Development of the eco tourist facility will cause road deterioration, in addition to the increased 
usage by guests at the facility.  
 
As stated under road use previously- I won’t repeat myself. However, in case of a fire 
emergency, we will be onsite to assist guests.  
 
5. Car Parking  
 
Under Objectives it states ‘To ensure that the location and design of car parking does not result 
in detrimental effects on the streetscape and adjoining or nearby properties.’ Other than a small 
illustration showing intended parking for the cabins and proposed driveway. There is no other 
information provided. Impacts not considered include the proximity of the driveways and car 
parking spaces to the property boundary. This will have negative impacts for us as adjoining 
neighbours due to increased guest movement in this vicinity, noise from vehicles, not just 
engine noise, but the opening and shutting of doors, accessing vehicles for luggage etc, it 
appears from the basic diagram provided, guests will have to reverse to the turning circle past 
the cabins and then perform a 3 point turn to exit the property. This is unsafe for other guests 
and has a high potential of property damage to our boundary fence line, which is critical to 
containing our horses. No mention is made about the materials used to construct the driveway 
or car parking, so it is hard to comment on in detail. With eco tourist facilities needing to ensure 
access for disabled guests, it appears that no provisions have been made for access from the 
designated car parking space and the disbaled access cabin. With each cabin accommodating 
2 adults, there is the potential for 8 vehicles in addition to the vehicles for guests using the air 
bnb, (another 8 guests) and the property residents who will need to be onsite as managers. This 
has not been accounted for in the DA proposal. The volume of vehicles onsite plus the 
associated movement of the vehicles will have significant impact on the local area through 
noise, disturbance to visitors, wear and tear on the roads. It is also stated on Page 72 that the 
development of an eco tourist facility should be supported by a traffic assessment. This has not 
been provided.  
 
Each cabin has been allocated 1 car spot as per the site plan and this is what will be 
communicated to the guests. If there are additional cars, there is ample parking space at our 
property as overflow that we can provide under special circumstances. As mentioned, the 
driveway will be constructed from the same material as the existing driveway to ensure it flows 
(crushed rock). Additional screening/hedge plants will be planted along the fenceline and will 
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provide additional protection to the fences and their horses, along with privacy and noise 
reduction. The distance of the cabins has been increased to 10+ metres, the driveway will be 
wide enough for 2 vehicles to pass each other. I’m not sure where this resident has the idea that 
guests will need to do a 3 point turn, it is a simple drive in and reverse out driveway, there is 
ample room for a car to do this.1 
 
C5 Tree Preservation & Landscaping  
 
2. Landscaping  
No landscaping plans available on the DA Tracker.  
 
Landscaping as stated previously- will provide a basic plan for your perusal. 
 
C6 Signage & Advertising  
No information provided.  
 
Happy to provide signage if this is required/requested. Will have signage at front resident gates 
and through to entry of cabins. 
 
C8 Environmental Management  
 
1. Minimising Conflicts  
 
1.1 Background Conflict can arise in rural areas between agriculture, rural industry and some 
residential and tourism uses. Anecdotal evidence suggests the potential for conflict where 
tourism uses have been permitted along rights of carriageway across adjoining farm land, or on 
dirt roads not property designed for commercial uses. In small rural holding subdivisions the 
close proximity of tourist uses to residential uses can also be a cause of conflict related to the 
increased vehicle movements and noise associated with holiday makers. This is an issue that 
needs to be addressed with the location of future tourist and visitor accommodation, eco-tourist 
facilities and residential accommodation.  
 
NOTE: This statement highlights the key concerns that residents have in regards to 
DA10.2020.135.1. Resolving these conflicts is not addressed in the proposed DA 10.2020.135.1  
 
Due to the nature of this rural estate (Carinya) being established off the back of an already 
existing large accomodation business, Carinya Alpine Village (capacity of 100 guests) I don’t 
understand how this is such a large concern to the residents. Avoiding addressing the actual 
large commercial business, Carinya, the residents would rather focus their objections on a 
boutique eco tourism venture, however large scale tourism has been prevalent here since well 
before their houses were even built. 
 
1.2. Objectives  
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The objectives in relation to avoiding conflict between uses within rural areas are  
 

● To avoid development where it will limit or jeopardize the future use of adjoining land for 
preferred existing rural uses.  

● To locate tourist and visitor accommodation, eco-tourist facilities and residential 
development an appropriate distance from agricultural (primary production) uses so as to 
minimise any impacts caused by odour, noise or dust.  

● To provide adequate water supply to new development without resulting in an over 
exploitation of the surface or groundwater in the locality to the detriment of existing 
agricultural uses.  
 

NOTE: In further information provided via email to shareholders of Renwick Pty Ltd, it is 
proposed that water will be provided via rainwater tanks, this will be insufficient to supply the 
cabins exclusively and will require additional water being supplied from elsewhere. This will be 
of detriment to the users of the private road ( easement through 2 properties) through 
accelerated degradation, increased traffic and is not in keeping with the ethos of a self 
sustaining eco tourist facility by trucking in water. 
 
Eco facilities will be an appropriate distance from primary production uses as there are none 
around the general vicinity. 
 
I have already gone over the water supply, I’m not sure why this resident seems to think this will 
be wildly insufficient as we have both tanks at each individual cabin and also a giant tank at the 
house for 4 small cabins. Obviously in a severe drought, there may have to be a rare occasion 
where water would be trucked in but this would not be something done very often at all and no 
different to the needs of other properties. This could be compared to someone ordering a new 
fridge and a truck having to deliver it. Or having firewood/soil/landscaping supplies/online 
shopping etc. delivered to a residents house. This is once again just unfair over-exaggeration to 
discredit us. Addressing this disputer, these residents drive multiple times a day with 4wd’s 
pulling dual wheeled horse floats, had excavation equipment going constantly, back and forth on 
the roads (not to mention the noise disturbance). Constantly working on call from household 
which results in excessive use of the road for their personal gain.  
 
1.3. Controls  
 
C8.1-1 Minimising Conflicts  
 
(a) Locate residential, eco-tourist facilities and tourist and visitor accommodation to minimise 
land use conflicts between other land uses in rural areas including agriculture, intensive 
agriculture and extractive industries.  
 
NOTE: Development conflicts long established land use in the area. Land is used as private 
residential properties, where residents enjoy the peace and tranquility of the area. DA is situated 
at the closest point to the existing barn and horse facilities on adjoining property.  
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We do not believe the cabins will have any conflicting effect on surrounding properties land use. 
We also have a residential property here where we also enjoy the peace and tranquility of the 
area. I don’t believe this residents' hobbies (horses and star photography) should determine 
how we are able to use our own, private property. 
 
(b) Where proposed residential or tourist based development adjoins or is in the vicinity of 
existing agriculture, intensive agriculture or extractive uses, the development application must 
be accompanied by an assessment demonstrating how land use conflicts have been considered 
and addressed.  
 
NOTE: Adjoining property is used for keeping horses and development is located alongside 
their stable. There is no mention of how adjoining land utilises their property in the materials 
provided, in particular the Statement of Environmental Effects does not even consider or make 
mention of significant impacts on neighbouring properties.  
 
That is because it does not have a significant impact on neighbouring properties which the SEE 
has addressed, this has been also addressed many times so I won’t repeat again. 
 
(c) In assessing development adjoining the existing uses, the Council must:  

● Consider whether or not the development is likely to have a significant impact on the use 
that, in the opinion of the Council having regard to land use trends, is likely to be the 
preferred use of the land in the vicinity of the development.  

● Evaluate any measures proposed by the applicant to avoid or minimise any 
incompatibility.  

● Design and site the development in a way to minimise land use conflicts between other 
uses including existing residential development.  

 
NOTE: Development conflicts with established land use trends. Area is an established quiet 
rural residential living area, with residents who have chosen the location for the peace and 
tranquility that the area offers. Site design is incompatible with existing land uses. No evaluation 
demonstrated by the applicant to consider, minimise or avoid any incompatibility. This is 
explored in more detail further on.  
 
Every individual who has moved to this area have different ideas on how they want to structure 
their lives. We do not believe either should dictate what the other can do. As long as each 
doesn’t have a direct impact on the other, I do not see what the issue is. We have addressed 
multiple ways we have considered the neighbours and steps we will take to minimise and avoid 
any impact on other residents, including their hobbies. 
 
(g) Where proposed tourist and visitor accommodation or eco-tourist facility development 
adjoins or is in the vicinity of existing residential development, the development application is to 
be accompanied by an assessment demonstrating how land use conflicts have been considered 
and addressed. 
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NOTE: No assessment on how land use conflicts have been considered or how the existing 
residents will be impacted by the development. This demonstrates the failing of the applicant to 
consider and abide by regulations.  
 
We paid thousands for a statement of environmental effects report which outlines how this has 
been considered and addressed. 
 
(h) In assessing development adjoining the existing residential uses, the Council must consider 
whether or not the development is likely to have a significant impact on the residential uses 
including increased vehicle movement and noise.  
 
NOTE: This development will have a significant impact on the local area, as it is in contrast to 
the quiet residential nature of our small rural properties. Key areas of concern are addressed in 
detail further on in this submission. 
 
This has been addressed multiple times. 
 
4 Eco-tourist Facility  
 
I have not added a response to this section as it has been covered multiple times, in detail, 
elsewhere. 
 
4.1 Design of Eco-Tourist Facilities  
4.1.1 Objective SITE DESIGN  
 

To improve the environment of a site and 
incur minimal site disturbance through 
integrative design which reflects rather than 
alters the natural existing landscape.  

Does not improve the site or local area. 
Reduces enjoyment of the local area for long 
term residents through increased guests on 
the property, increased vehicles, poorly 
thought out design and location, reduced 
ability to enjoy own property as well as loss of 
privacy.  
 
These residents are not able to look outside 
of their own bubble and realise these types of 
development are very beneficial to 
Jindabyne. They spread out the local tourism 
so that it is not just concentrated in a small 
area in town. They will improve on the 
environment through local knowledge and 
information on important flora and fauna in 
the area. This type of tourism is much more 
rich in immersion in nature and culture than 
being next door to the pub in town. The 
cabins will have a small footprint but will have 
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Controls  
 
4.1.2 Objective PARKING 
4.1.3 Objective EDUCATION AND AWARENESS  
4.1.4 Objective ACCESS 
4.2 Operation of Eco-Tourist Facilities  
 
I have not added a response to this section as it has been covered multiple times throughout 
this response. 
 
4.2.1 Objective MANAGEMENT 
 
To achieve appropriate standards for the operation and management of eco-tourist 
accommodation.  
 
Controls  
 
Eco-tourist facilities will:  
 

plenty of privacy screening plants and natives 
planted all around them to integrate them into 
the surrounding area.  

Be centrally managed by on-site 
management , where that eco-tourist facility 
accommodates over 15 guests. All structural 
and land components will be the 
responsibility of one management whether or 
not individual structures are owned by 
different entities.  

No evidence of onsite management during 
winter for existing AirBnB. Accommodation 
provided for guests across proposed cabins 
and Air BnB is 16 guests.  
 
This is a flat out lie. There has not been a 
single day we have not been onsite when 
there are guests present at the airbnb. The 
airbnb and 4 cabins will not be running 
simultaneously as the cabins will replace the 
airbnb. I have addressed the airbnb 
seperately. 

Use an existing or proposed dwelling as the 
manager’s residence (where possible), where 
a manager’s residence is provided as part of 
the eco-tourist facility.  

Existing residence is used as an Air BnB. 
 
Only additional bedrooms downstairs are 
rented out during the winter, the house is still 
a main residence where we live.  

Be permitted only one manager’s residence Can the existing dwelling be used for short 
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4.3 Waste Management  
 
This has already been addressed in another section. 
 
State Environmental Planning Policy (SEPP)  
 
In addition to the above points where we have consulted the Snowy River Local Environmental 
Plan and Snowy River Development Controls, we have also consulted with the State 
Environmental Planning Policy which overlays the state of NSW.  
 
Part 3A Rural Housing Code  
 
Complying development in the RU1 zone  
 
Subdivision 3 Building heights and setbacks  
 
3A.16 Setbacks of dwelling houses from side boundaries  
 

1. This clause applies to a dwelling house and any carport, garage, balcony, deck, patio, 
pergola, terrace or verandah that is attached to the dwelling house (a building).  

2. Any point of a building, on a lot to which this code applies, must have a setback from the 
side boundary nearest to that point of at least the following distance—  
(a) if the lot is in Zone R5 and has an area of less than 4,000m2—2.5m,  

on land on which the eco-tourist facility is 
proposed.  

term accommodation and classed as the 
manger’s residence?  
 
There is a managers residence though- 
where we live. 

Operate on a year-round basis.  The cabins will be open for operation 
year-round. 

Be used solely for the provision of temporary 
holiday accommodation (no more than three 
(3) consecutive months).  

That will be the case. 

Incorporate ongoing monitoring of the 
development in total and continually assess 
cumulative impacts, striving to improve the 
environment within which the development is 
situated.  

No information provided on how impact will 
be monitored and managed. No mention of 
how the environment is going to be improved. 
 
There has been much mention of how the 
environment will be improved ie. much 
needed native planting etc.  



8.2 DEVELOPMENT APPLICATION 10.2020.135.1 ECO-TOURIST FACILITY 
ATTACHMENT 14 APPLICANT RESPONSE TO SUBMISSIONS  Page 439 

 

  

(b) if the lot is in Zone R5, and has an area of at least 4,000m2, or is in Zone RU1, RU2, 
RU3, RU4 or RU6—10m.  
 
NOTE: The proposed development fails to meet this basic requirement by locating their 
development as close as 6.5m to our property boundary.  
 
It has been confirmed with the planners that there is no minimum setback when it comes 
to eco cabins. This has been addressed though and with sympathy to the neighbours, 
setbacks have been changed to a minimum of 10 metres from the boundary fence.  
 

Current use of residence  
 

Already addressed above. 

 

As neighbours adjoining the proposed development we wish to raise our objections to the 
development based on information provided above and on the following points:-  

Zoning  

Addressed above and in SEE 

Location  

It has been addressed multiple times. 

Noise  

The below has been addressed multiple times. 

● Established quiet rural area. Location and increased number of guests would further 
disturb the peace of the local area.  

● Increased noise would be distressing for residents, local livestock and wildlife.  
● Existing Air BnB description advertises that this is a ‘very quiet neighbourhood’.  
● Due to the operation of an AirBnB at the proposed site that contravenes current planning 

laws, we have experienced extreme distress to ourselves and our animals by the guests. 
This has included excessively loud music being played, burnouts being performed on the 
property, increased vehicle movements at all hours and guests being loud and 
obnoxious. ​I believe this is a lie/exaggeration. I would hope these residents have proof 
as we have lived here the entire time the airbnb has been occupied and have not 
experienced any of the above and/or any excessive noise outside of the usual. 

● Increased noise in the vicinity of our horse facilities from vehicle movements, guests, 
associated infractures - pumps, air conditioners etc will cause distress to our animals.  

● The noise will disturb our right as neighbours to quiet time to rest and rejuvenate. This 
property was specifically purchased for the lifestyle that it offered and as a retreat from 
our careers in heavily people orientated areas. Our occupation means that we are often 
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on call or catching up on sleep during the day, after working all night. The location of the 
ecotourist facilities will have a dramatic impact on the ability to get essential rest.  

Invasion of Privacy  

The below has been addressed. 

● Compromised privacy with guests wandering around the neighbouring property. On 
several occasions, we have witnessed guests hanging over boundary fence lines and 
interacting with our pets and livestock. ​Their horses stick their heads over into our 
property (I have photographic evidence of this) and as such a guest (one time) walked 
up and was looking at the horse (all from within our boundaries). The screening plants 
will solve the issue of their horses being able to put their heads over our fence, but I’m 
not sure why this is our fault when we can’t control when their horses look onto our 
property.  

● Guests of 2 Charlottes Lane have turned up at our property at night unannounced and 
disturbed our peace and quiet. This is extremely distressing and will only be amplified by 
the addition of 4 more cabins on the site.  

● Windows on the East elevation of the proposed development face our property and the 
cabins are located as close as 6.5m to our boundary. This is in direct violation of the 
SEPP which requires a minimum of 10 m as a setback to boundary fences.  

 

Traffic  

This has been addressed. 

Proximity to boundary  

This has been addressed. 

Road  

This has been addressed. 

Water  

This has been addressed 

Septic  

This has been addressed 

Phone Reception  

● Phone reception is poor in the area and this is noted in guest reviews on their AirBnB page 
(this was due to no internet access at the time, which is now available)​. If there is an 
emergency, medical, bushfire or otherwise, all occupants should have access to reliable 
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communications. During the 2020 bush fire period, the majority of local residents of Charlottes 
Lane and Carinya Lane, opted to evacuate due to the limited access along the ‘right of 
carriageway’ through Carinya Alpine Village and longside the river. As a proposed Eco Tourist 
facility, there should be an onus on providers to ensure safe access for residents so our access 
is not impeded by their guests. ○ C1.2-7 Provision of Services (b) The applicant must 
demonstrate that telecommunications (whether fixed line or mobile) can be provided to the site.  

This has been addressed- we have a fixed house phone in case of emergencies. However there 
would be no issue with a 000 call from a mobile. 

Waste Management plan - Rubbish removal  

The below has been addressed. 

● Insufficient rubbish removal facilities exist in the local area. The nearby bank of bins located at 
the Jindabyne Rural Fire Shed have had their capacity increased multiple times as demand 
continues to increase. A commercial venture located at 2 Charlottes Lane would generate more 
waste than is able to be dealt with appropriately.  

● Where will this waste generated by users of the proposed development be located until it can 
be dealt with? This has the potential to increase smell into the area and attract unwanted 
animals such as rodents. This is not documented on the proposals, yet is an important 
consideration and requirement in the SRDCP2013.  

● In Jindabyne’s frequent high winds, we have had waste blown across our paddocks from 2 
Charlotte's Lane in the past, demonstrating an incapacity to deal with current levels of waste. 
This has negatively impacted us due to having to collect their waste and endangered our 
animals who may ingest the foreign material. ​This is such an unfair statement from an isolated 
incident. About 2 years ago, we had our trailer filled with our personal rubbish from moving to 
the property that we were going to be taking to the tip. It has a heavy duty canvas cover that 
completely seals it. Due to severe winds (we were still learning about how severe the winds get 
here) the entire canvas cover was ripped off the trailer. We went into the neighbours property 
and collected every last bit of the rubbish. It is not fair that these neighbours are exploiting 
anything they can to discredit and degrade our image. A note was left for them about this and it 
was an accidental mistake to which we rectified and have since learned from. Obviously these 
neighbours are not very understanding or tolerable. 

Visual appearance  

This has been addressed. 

Security and Safety  

The below has already been addressed. I would however request proof of these statements, as 
noted previously I believe these accusations are not necessarily the true depiction.  

● Since 2 Charlottes Lane was established as an AirBNB/holiday letting location, we have had 
multiple instances of guests turning up at our house looking for the AirBnB property. This has 
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often occurred at night, prompting us to install some extra security measures due to how unsafe 
this has made us feel. We object to potentially having more people turn up on our property 
unannounced, driving down our driveway at speed. These experiences have been highly 
distressing.  

● We have recently discovered that the Air BnB location map indicates that the property is 
located at our address. The correct address is only revealed after booking if confirmed as a 
security measure to the hosts, however it puts neighboring properties at risk. ​That is not the 
case at all. The app shows a large circle radius that is an ‘approximate location’ it does not 
show a particular property at all.  

● Our estate is a hidden gem and unknown by even long term locals. By opening the area up to 
more tourist accommodation, we fear there will be an increase in crime.  

Number of guests on property  

Already addressed, again for some of these claims I would request proof. 

Existing Accommodation options  

● In the local vicinity, there is the existing Carinya Alpine Village providing a range of 
accommodation options as well as a heritage listed building providing interest in the location. 
Guests Carinya Alpine Village are managed effectively by the managers and are provided with 
extensive on site entertainment options. This means that their guests rarely end up in our 
residential area. We have never experienced an issue with a guest of Carinya Alpine Village 
which reflects positively on their management of the property.  

● Proposed development site is already used as an AirBnB providing accommodation, difficult to 
gain clarification if this is a permissible land use under RU1 zoning.  

Service deed - Water  

Already addressed multiple times. 

Insufficient information provided in application  

This was all provided in the Statement of Environmental Effects. 

Energy Rating Scheme for proposed cabins  

With low energy efficiency predicted prior to the build (only one cabin scraped in 5 stars out of 
10 and it well documented that predicted performance is not an indicator of actual performance), 
there is little to suggest that these cabins meet perceptions of being eco friendly. Take into 
consideration that the plans specify that they will be constructed from new build shipping 
containers, you do not have a product that can classify itself as being good for the environment. 
This is not true, there is an option of a new build shipping container or a re-purposed one for 
which we have opted for ‘re-purposed’. ​This is before the extremes of our locality are taken into 
account. During winter these cabins would require extreme heating options, further adding to 
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the burden of the site and surrounding neighbours through increased noise from associated 
devices ​Again, not true. We have invested in upgrading all windows to be double glazed and 
also have all associated insulation appropriate for this climate. Due to the position of the cabins 
in almost full sun (providing warmth in winter) and planting around the cabins (providing 
insulation also) these cabins would be very efficient. Also, due to the small nature of the cabins, 
heating/cooling them- which are essentially one small room- would be extremely easy and 
would require a very small amount of energy. These cabins, due to their size, cannot be 
compared to the heating/cooling requirements of a house or even a small apartment​. The main 
building material would only further accentuate the extremes of temperature we experience. Our 
mature trees would also mean these cabins are in shade for the majority of the day and would 
experience minimal solar heating during winter. ​Again, not true, the containers are in almost full 
sun all day​. This would further require heating methods that are not accounted for in the plan. 
No mention of how the cabins will be powered. Proximity to our boundary and mature trees 
would make solar unsuitable, again limiting how these could be classed as an eco tourist facility. 
A diagram indicates that they are connected to power via a connection (like a caravan), creating 
approved electrical connections for this will require further site works that are not accounted for 
in the plan. This will lead to further disturbance of the site. ​Cabins will be hardwired into our 
3-phase electricity box on established house. There will be minimal ground disturbance and no 
tree/vegetation removal is required 

 

Statement of Environmental Effect - Dated March 2020  

I have not added all points from this section as the majority of it is just repetition of previous 
statements.  

Pg 7 - Discussing the staging of the project We have made a point further up regarding the 
staging and leaving disabled access cabin until stage 2 plus further down, we have included 
detail relating to this point from an email shared at the Renwick Pty Ltd meeting where the 
developer shared their view that it is unlikely for this cabin to be constructed, therefore they do 
not meet the requirements of an eco tourist facility.  

It was our understanding that in order to have an application for 4 cabins, one of those would 
understandably need to be ‘disabled access friendly’. Despite all these efforts to discredit us, we 
are not trying to be sly or undermine the application process by putting through a “dodgy” 
application whereby we are approved for eco-tourism and then not uphold these values. This is 
not a matter of trying to “get away” with anything, we are simply following a staging process for 
when we have the funds to complete this. We are a relatively young couple (mid 20’s and early 
30’s) and are simply not monetarily equipped to put all 4 cabins on at once. As the funds 
become available, we plan to continue with the staging process. We thought it might be a 
welcome relief that we do not plan to put all 4 on at once and we will monitor the impact the 
cabins have before putting the rest on, but there does not seem to be any reasoning or flexibility 
with these neighbours. 
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This image in the report does not accurately reflect the visual intrusion the cabins will create on 
the local area as it only considers one aspect from the street frontage.  

‘The cabins will not have any negative impacts to the streetscape or locality in general. A large 
established row of conifers line the boundary of the adjoining property which will ensure the 
privacy of the adjoining property owners and visitors to the cabins will be Maintained.’  

Note​: The large row of conifers suffered in the recent bush fire seasons and long standing 
drought, several have died and will need to be removed. Placement of the cabins should 
consider the impact if these conifers did not exist.  

Privacy for our property is impacted by the proximity of the cabins located as close 6.5m from 
our boundary, with windows facing my property. We heavily dispute this claim. ​As mentioned, a 
hedging row will be planted all along the boundary fence so it will not matter if these conifers are 
removed, there will still be maximum privacy. Cabin measurements from boundary have been 
updated and mentioned above. 

‘The rural character of the area will not be negatively impacted by the cabins. The cabins have 
been purposefully located so as to not be clearly visible within the rural landscape and 
sensitively designed to minimize any environmental impact.’ 

NOTE​: The cabins have been shoved up hard against our boundary and will impact on 
established land uses. Impacting our stables and horse facilities which are located on the other 
side of the trees. The cabins will intrusively overlook the main area and facilities we use on the 
property. ​Already addressed with screening. 

‘The cabins are proposed to be setback a minimum of 17.8m from the side boundary.’  

NOTE​: The most up to date version of the plan has them located 6.5m from our boundary, not 
17.8 m as stated in this report. Rendering this environmental report invalid. ​I believe an updated 
report was available and the resident is clearly aware of what the measurements were as they 
are addressed numerous times. These have since been updated to minimum 10 metres. 

 

Page 11 Views, Visual and Acoustic Privacy  

‘The proposed development will not impact on adjoining, visual and acoustic privacy. The image 
below is the view west towards the mountains of the Kosciusko National Park and surrounding 
rural properties in the foreground. The location of the cabins will not create any negative 
impacts to views or visual and acoustic privacy.’  

 
Note​: Fails to take into account our views or acoustic privacy as adjoining neighbours. Location 
of the cabins will negatively impact on our ability to enjoy our property and take advantage of 
the scenic location. Use of the property has already demonstrated it’s capacity to be intrusive 
and inability to maintain acoustic privacy.  
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NORE: Nature of the eco tourist facility - tenuous links at best. There already exists better 
placed accommodation options for guests that wish to experience what the region has to offer, 
without upsetting the balance of the existing rural residential area by introducing a commercial 
venture. 
 
Guests to the region can experience this elsewhere. A quiet rural residential area is not fit for a 
commercial operation.  
 
 ​“Not in my backyard” attitude. There is a  major shortage of accommodation in Jindabyne and 
we believe proposals like this are a great help to that issue. There are many noted links to 
ecotourism throughout this proposal and we are definitely open to further ideas or ways in which 
we can improve or build on this. 
 
Traffic​ - access to the development is by 2 easements on adjoining properties, the maintenance 
of the road is paid by the residents. More traffic will introduce more wear and tear on shared 
facilities, with the scope to increase danger to local road users. The car parking is jammed in 
between our boundary and the edge of the cabin, a space of only 6.5m, with no room to reverse 
safely. Between the 4 cabins and downstairs unit, this could be as many 10 cars on the site! 
Providing the accommodation guests don’t invite additional guests to the facility, which does 
occur at other accommodation options. ​Traffic addressed too many times in this proposal. There 
is  now over 10 metres from the fence line which is ample space. Downstairs will not be in 
operation and regardless, outside visitors are strictly prohibited and won’t be tolerated.  
 
Whilst eco tourist facilities are a permitted with consent option in the RU1 zone, please note that 
many other accommodation types are not permitted in this zoning and we see this as a 
deliberate attempt to circumvent the controls imposed on those types of accommodation 
developments. There is little to suggest from the supplied materials that this meets requirements 
or expectations of an eco facility.  
 
Unfair, untrue statement that is deliberately trying to discredit us and what we are trying to do. 
The whole proposal shows how this development will be focused around eco-tourism and 
sustainably developing and maintaining a small eco-tourism accommodation venture. 
 
Note: - Dominant view is across neighbouring farmlands and rural small holdings and up to 
range that is not the Kosciuszko National Park as described in the SEE 
 
Note: View is across farmland and small rural residential blocks. Negligible view to Kosciuszko 
National Park. Development is not in keeping with established land uses.  
 
The dominant mountains in the view are in the national park?  
 
Note: - Additional OSWM facility will cause soil degradation as well as release possible 
pollutants into the water way. No information provided about renewable energy or water 
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sources, so it is hard to understand this statement of ‘no negative environmental 
consequences’, when in actuality they are quite significant to the local area.  
 
Note: - OSWM and absorption trenches are indicated to be hard on the boundary for this 
restriction on use.  
 
The water way is over 200 metres away. That is more than adequate to ensure there is not 
pollution/ run off etc. Yes the boundary has been used to determine where not to put trenches 
etc. this is why it is a boundary. 
 
Note: - Waste generated during operation of the eco tourist facility will be considerable and has 
not been accounted for in any documentation. ​This has been addressed numerous times. 
 
Note:- These cabins only received an average of 4.4 stars out of 10 according to the Nationwide 
House Energy Scheme supplied as part of the DA. The shipping containers are specified as 
new build shipping containers and are not recycled. The site will still require significant works to 
install the proposed OSWM system, electrical and water connections, so the reduction in carbon 
foot print is negligible. It notes that cross flow windows will allow for passive cooling. These 
windows face directly into my property and are invasive. There is no mention of the method to 
heat the cabins, which will be especially important during winter. There is no mention of how 
renewable energy sources will be supplied. The attached Basix documentation specifies no 
more than the minimum that is required in a build these days. ​They are recycled shipping 
containers. All development requires ground disturbance, I would imagine it is still less that all 
the ground that has been dug up at this neighbours property to install horse rings, sheds etc. 
The windows facing this property are small, horizontal windows purposely placed at the top of 
the container, these are above eye level and the only view that is eye level out of these windows 
would be the top of the row of conifers. There will be reverse-cycle airconditioners which are 
mentioned previously, as is the plan for solar on the main house to feed to the cabins. The basix 
may show the minimum but that cannot discredit us from going the extra mile to ensure the 
cabins are as environmentally friendly as is possible, which is very important to us. 
 
Key points from the email with our responses  
 
Staged development​ - means the proposed DA is unlikely to meet requirements for an eco 
tourist facility as applicant states in the email that the disabled access cabin is unlikely to go 
ahead (see plans - in Stage 2). ​Explained above. 
 
Water Supply ​- Information provided in email conflicts with other information provided in 
documentation which states cabins will be connected to main supplies. This email says they will 
be connected to rain water tanks. This is unaccounted for in the application, only adding to 
physical impact made by the cabins. Rainfall would be insufficient to supply the amount needed 
to maintain facilities, this is discussed further up in the document. Trucking in water as a water 
source is not very ‘eco’, adding to the carbon footprint associated with this development and will 
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provide further issues with the road and disturbance to residents through regular access by 
heavy vehicles. ​Addressed numerous times. 
 
Bin location​ - Is not identified on plans and we fear these will also be located in close proximity 
to our property and attract undesirable animals, as well as pose an issue in Jindabyne’s 
frequent high winds, as had occurred previously. ​They will be located away from this property. 
They will be sealed and locked to prevent unwanted pests, smells or blow away. 
 
Privacy​ - Email acknowledges the importance of their privacy as well as the quiet nature of the 
local area. It also states they intend to add ‘adding large privacy screens and privacy plantings’. 
There is no indication of this on the plans provided. This will add further to the impact of the 
cabins on the area and increase their physical footprint which is already in extreme proximity to 
our boundary.  
 
Cabins are designed with windows that directly face our property and intrude on our privacy.  
 
Addressed numerous times. I don't know how these neighbours claim to want privacy, then 
when we say there will be screening/planting, they still complain. Gardens and plants are an 
important and beneficial feature to any property and are important for the enviroment. 
 
Facilities​ - Cabins will be located out of town and guests will be unable to prepare meals 
according to this email, this will require them to head into town to eat, causing further 
disturbance to local residents and issues with the road. Even the best of intentions from the 
applicant can’t predict guest behaviour and has not catered for scenarios where guests 
congregate in large groups outside their cabins or invite over other visitors. There is a lack of 
information on facilities that will be provided to guests. The BASIX certification indicated a 
kitchen? Due to heightened accommodation demand in winter, guest movements to and from 
the property will be in contrast to that of the local residents, causing disturbance especially with 
early morning starts. ​They will have basic kitchenette facilities (microwave/kettle which is not 
unlike the station resort). Most of the residents have early starts year-round due to jobs etc. 
(with this residents movements all throughout the morning/night due to being on-call), this is just 
an exaggerated statement. Carinya poses the same issues as above. As mentioned previously, 
there will be a zero tolerance for any outside guests and each cabin has a maximum of TWO 
guests, no more are allowed to stay nor visit. This will be communicated with guests and 
enforced, we feel very strongly about this. 
 
It is noted that ‘this is just a little way for us to get some additional money to help with mortgage 
payments for when we make the permanent move here in the near future’. This suggests the 
Airbnb has been operating with little oversight from the hosts and that they are out of touch with 
the ambience of the local area and residents.  
 
This was suggested to be written by Kim from Carinya to outline how this may help with our 
mortgage payments. We have more or less lived here full time for the last year and are definitely 
not out of touch with the local area.  
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Adding additional short term holiday accommodation to the site, will turn this location into a full 
blown commercial enterprise masquerading under the guise of eco friendly cabins. The comfort 
of their neighbours will hardly be a priority when they can earn top dollars in peak season. This 
will come at a cost to other residents in the area as explored above.  
 
“A full blown commercial enterprise”. What an exaggeration and unfair statement. There is a 
maximum 8 guests for this development, unlike 50 metres down the road with an occupancy of 
100 people (to which this business has been praised by this same resident). It is unfair to claim 
our neighbours and local community will hardly be a priority to us when we can earn “top 
dollars” in peak season. This is ill-natured and it will most definitely be a priority for us. We need 
to live here for a long time with our neighbours, our guests don’t. It is most definitely a top 
priority for us. 
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Kelly   and   Joshua   Burke   
6   Charlottes   Lane   
Jindabyne   
2627   
  

16th   November   2020   
  
  

To   whom   it   may   concern,   
  
  

Thank   you   for   notifying   us   about   the   New   Proposal   noted   below   
  

Proposed   Development New   Eco-Tourist   Facility   -   Four   (4)   Prefabricated   
cabins   
Property   Description   2   Charlottes   Lane   JINDABYNE   2627   
Applicant’s   Name B   M   Grenfrell   
Application   Number   10.2020.135.1   
4.6   Variation   applied   for   Not   applicable   

  
  

We   wish   to    strongly   object    to   the   above   development   application.   
  

The   following   reasons   form   the   basis   for   our   objection:   
  

Zoning   
Please   note   the   land   use   zoning   for   the   area   -   RU1.   The   block   is   one   of   8   small   lots   located   in   the   
area   known   as   Carinya.   These   lots   are   smaller   than   the   minimum   recommended   lot   size   in   AB5,   
which   is   minimum   40ha   blocks,   this   also   suggests   that   the   ‘permitted   with   consent’   land   uses   are   
also   incompatible   with   the   lots   due   to   their   smaller   size.   Access   to   the   lots   is   provided   across   2   
properties   along   private   road,   whose   upkeep   is   managed   by   Renwick   Pty   Ltd,   who   also   provide   
water   services   to   the   blocks.   
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Zoned   as   RU1   Primary   Production   -   Land   Zoning   Map   -   Sheet   LZN_003   
https://www.legislation.nsw.gov.au/view/pdf/map/8331b226-9941-4843-9cf7-8ec42de04574   

  
We   have   referred   to   the   Snowy   River   Local   Environmental   Plan   2013   for   guidance   on   permissible   
land   uses.   We   have   highlighted   the    Eco   Tourist   Facility   and   I   have   highlighted   other   
accommodation   options   that   are   permitted   under   the   RU1   zoning   and   classed   as   ‘Permitted   with   
Consent’.   Eco   tourist   Facility   has   been   deliberately   chosen   to   circumvent   other   tourist   
accommodation   options   and   the   associated   stringent   controls.   This   is   explored   in   more   depth   
further   on.   
  

Putting   the   word   Eco   in   front   of   the   word   cabin   does   not   make   it   an   eco   tourist   facility.   Especially   
when   the   supporting   documentation   is   unable   to   address   how   they   meet   the   most   basic   
requirements.   This   is   addressed   later   in   this   submission.   
  

Zone   RU1     Primary   Production   

1       Objectives   of   zone   

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

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

•    To   minimise   the   fragmentation   and   alienation   of   resource   lands.   

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

•    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.   

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

2       Permitted   without   consent   

Environmental   protection   works;   Extensive   agriculture;   Home   occupations   

3       Permitted   with   consent   

Air   transport   facilities;   Airstrips;   Animal   boarding   or   training   establishments;   Aquaculture;     Bed   and   
breakfast   accommodation;     Boat   launching   ramps;   Boat   sheds;   Building   identification   signs;   Business   
identification   signs;     Camping   grounds;   Caravan   parks;    Cellar   door   premises;   Cemeteries;   Charter   and   
tourism   boating   facilities;   Centre-based   child   care   facilities;   Community   facilities;   Crematoria;   Depots;   
Dual   occupancies;   Dwelling   houses;   Eco-tourist   facilities;     Educational   establishments;   Environmental   
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facilities;   Extractive   industries;   Farm   buildings;    Farm   stay   accommodation;    Flood   mitigation   works;   
Forestry;   Funeral   homes;   Garden   centres;   Helipads;   Home-based   child   care;   Home   businesses;   Home   
industries;   Industrial   training   facilities;   Information   and   education   facilities;   Intensive   livestock   
agriculture;   Intensive   plant   agriculture;   Jetties;   Landscaping   material   supplies;   Mooring   pens;   Moorings;   
Open   cut   mining;   Places   of   public   worship;   Plant   nurseries;   Recreation   areas;   Recreation   facilities   
(outdoor);   Respite   day   care   centres;   Roads;   Roadside   stalls;   Rural   industries;   Rural   supplies;   Rural   
workers’   dwellings;   Secondary   dwellings;   Timber   yards;   Transport   depots;   Truck   depots;   Veterinary   
hospitals;   Water   recreation   structures;   Wharf   or   boating   facilities   

4       Prohibited   

Any   development   not   specified   in   item   2   or   3   

Information   provided   by   the    Snowy   River   Local   Environmental   Plan   2013 .  
https://www.legislation.nsw.gov.au/view/html/inforce/current/epi-2013-0700#pt-cg1.Zone_RU1   

Part   5   Miscellaneous   provisions   provides   further   information   on   a   Eco   Tourism   facility.   I   have   
highlighted   key   statements   for   consideration.   

5.13       Eco-tourist   facilities   

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

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

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

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

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

(a)    there   is   a    demonstrated   connection   between   the   development   and   the   
ecological,   environmental   and   cultural   values   of   the   site   or   area ,   and   

(b)    the   development   will   be    located,   constructed,   managed   and   maintained   
so   as   to   minimise   any   impact   on,   and   to   conserve,   the   natural   
environment,    and   
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(c)    the   development    will   enhance    an   appreciation   of   the   environmental   and   
cultural   values   of   the   site   or   area,   and   

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

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

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

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

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

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

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

(k)    the   following   matters   are    addressed   or   provided   for   in   a   management   
strategy    for   minimising   any   impact   on   the   natural   environment—   

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

(ii)    the   maintenance   (or   regeneration   where   necessary)   of   habitats,   
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(iii)    efficient   and   minimal   energy   and   water   use   and   waste   output,   

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

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

Information   provided   by   the    Snowy   River   Local   Environmental   Plan   2013 .  
https://www.legislation.nsw.gov.au/view/html/inforce/current/epi-2013-0700#sec.5.13   

The   dictionary   from   the   Snowy   River   LEP   2013   provides   further   clarification   on   the   term   eco-tourist   
tourist   facility.   

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.   

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.   

The   proposed   development   does   not   meet   the   requirements   to   be   classified   as   an   Eco   Tourist   
Facility   due   to   its   inability   to   meet   the   basic   requirements   as   defined   by   the   LEP.   

Other   definitions   for   tourist   and   visitor   accommodation   from   the   LEP   are   provided   below.   We   have   
bolded   the   ones   that   are   Permitted   with   Consent   in   the   RU1   zone.     

Further   definitions   for   :-   

tourist   and   visitor   accommodation    means   a   building   or   place   that   provides   temporary   or   short-term   accommodation   on   
a   commercial   basis,   and   includes   any   of   the   following—   

(a)    backpackers’   accommodation,   

(b)    bed   and   breakfast   accommodation,   

(c)    farm   stay   accommodation,   

(d)    hotel   or   motel   accommodation,   
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(e)    serviced   apartments,   

but   does   not   include—  

(f)    camping   grounds,   or   

(g)    caravan   parks,   or   

(h)    eco-tourist   facilities.   

  
Property   is   currently   used   as   a   Air   BnB.   Which   accomodation   type   is   this   classified   as?   We   did   
reach   out   to   council   for   clarity   but   have   yet   to   hear   back   -   email   dated   17/11/2020.   
  

When   researching   the   development   controls   for   other   types   of   accommodation   facilities,   we   noted   
that   there   does   not   appear   to   be   the   same   rigorous   planning   control   exerted   on   an   eco   tourism   
facility   as   there   is   with   other   accommodation   options,   examples   include   providing   a   110   litres   of   
potable   water   per   guest,   limits   to   the   number   of   lettable   bedrooms.   We   believe   the   development   
has   been   calculated   as   an   eco   tourist   facility   when   it   is   in   fact   more   closely   aligned   with   the   
definition   in   the   LEP   as   a   serviced   apartment:-   
  

serviced   apartment    means   a   building   (or   part   of   a   building)   providing   self-contained   accommodation   to   tourists   or   visitors   
on   a   commercial   basis   and   that   is   regularly   serviced   or   cleaned   by   the   owner   or   manager   of   the   building   or   part   of   the   
building   or   the   owner’s   or   manager’s   agents.   
Note—   

Serviced   apartments   are   a   type   of    tourist   and   visitor   accommodation —see   the   definition   of   that   term   in   this   Dictionary.   

Or   as   hotel   motel   accommodation:-   
hotel   or   motel   accommodation    means   a   building   or   place   (whether   or   not   licensed   premises   under   the    Liquor   Act   2007 )   
that   provides   temporary   or   short-term   accommodation   on   a   commercial   basis   and   that—   
(a)    comprises   rooms   or   self-contained   suites,   and   

(b)    may   provide   meals   to   guests   or   the   general   public   and   facilities   for   the   parking   of   guests’   vehicles,   

but   does   not   include   backpackers’   accommodation,   a   boarding   house,   bed   and   breakfast   accommodation   or   farm   stay   
accommodation.   
Note—   

Hotel   or   motel   accommodation   is   a   type   of    tourist   and   visitor   accommodation —see   the   definition   of   that   term   in   this   Dictionary.   

Both   of   which   are   not   permitted   with   consent   uses   in   the   RU1   zone.   
  

Exploring   the   Snowy   River   Development   Control   Plan    2013   
By   classifying   the   development   as   an   eco   tourist   facility   and   not   one   of   the   other   accommodation   
options   mentioned   above,   the   DA   10.2020.135.1   attempts   to   circumvent   the   stringent   controls   
associated   with   providing   those   short   term   accommodation   types.   The   accommodation   option   
more   closely   matches   the   description   for   serviced   apartments   as   defined   by   the   Snowy   River   
Development   Control   Plan   2013   (SRDCP2013)   
  

“Serviced   Apartments”   are   a   form   of   “Tourist   and   Visitor   Accommodation”   and   are   defined   in   the   Snowy   River   
LEP   2013:   “serviced   apartment   means   a   building   (or   part   of   a   building)   providing   self-   contained   accommodation   to   
tourists   or   visitors   on   a   commercial   basis   and   that   is   regularly   serviced   or   cleaned   by   the   owner   or   manager   of   the   
building   or   part   of   the   building   or   the   owner’s   or   manager’s   agents”.   
  



8.2 DEVELOPMENT APPLICATION 10.2020.135.1 ECO-TOURIST FACILITY 
ATTACHMENT 19 SUBMISSION 5  Page 466 

 

  

Please   note   that   this   service   is   currently   being   offered   by   the   applicant   using   the   existing   
dwelling   as   an   AirBnB.   With   new   guidelines   and   regulations   being   implemented   to   guide   
the   use   of   AirBnB   as   described   in   the    Code   of   Conduct   for   Short   term   Rental   
Accommodation.    How   will   this   new   development   be   monitored?   As   neighbouring   residents,   
we   have   been   impacted   by   use   of   this   property   as   an   AirBnB   and   because   of   this,   we   do   
not   want   to   see   further   development   on   the   property   which   exponentially   increases   the  
issues   experienced   by   the   property   being   further   expanded   and   used   for   short   term   holiday   
letting.   
  
  
  

Further   information   on   the   classification   and   definition   of   an   eco   tourism   facility   and   associated   
planning   controls   can   be   located   in   the    Snowy   River   Development   Control   Plan   2013     (known   
as   SRCP2013)   
https://shared-drupal-s3fs.s3-ap-southeast-2.amazonaws.com/master-test/fapub_pdf/DCP-CP/SNOWY+RIVER/SR+LEP+2013+Amendment+1_S- 
366.pdf   

It   should   also   be   noted   that   an   eco   tourist   facility   should   consider   Part   B   Rural   Localities,   towns   
and   Villages,   Part   C   General   Planning   Considerations   and   Part   E   Non   Residential   E1   

  

The    Snowy   River   Development   Control   Plan   Part   B,    under   Settlement   patterns,   refers   to   the   
Carinya   area   as   one   of     

‘ 3   rural   residential   estates   and   a   significant   amount   of   rural   living   areas   or   small   lot   
subdivisions    (Carinya,   McGuffickes   Hill,   Eagles   Range,   Mt   Gilead,   West   Lynne,   Steele,   
Gullies   Road,   Parrots   Run,   Knellers,   Copperfield,   Geikle   Hill,   Top   Hill,   Brumbies   Hill   and   
Glenrowan).   ‘   Pg   34  
  

This   development   is   in   contrast   to   the   established   character   and   settlement   pattern   of   the   
area   and   will   have   significant   impact   on   residents.   
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And   Principle   6   states   that     
  

Principle   6:   The    integrity   of   the   rural   residential   communities,   small   villages   and   the   
township   needs   to   be   maintained ,   however   there   needs   to   be   linkages.  

  
The   proposed   development   is   not   in   keeping   with   these   main   ideas.   

We   have   made   note   of    Part   C   in   particular    and   bolded   relevant   points.   

1.2   Design   Considerations   
  

‘In   preparing   designs   for   subdivision,   due   regard   must   be   had   for   a   number   of   factors   including    environmental   
impact,   residential   amenity   and   safety.    Every   subdivision   application   lodged   with   Council   will   need   to   demonstrate   
that   the   following   matters   have   been   taken   into   consideration   in   the   design   of   the   subdivision:   ‘   

Solar   access   to   and   from   site     
  

Solar   access   is   impeded   by   the   placement   of   cabins.   Extending   the   
adjoining   property   into   an   extended   period   of   shade.Cabins   will   be   in   
shade   from   the   established   trees,   adding   further   burden   on   
requirements   for   heating   and   cooling.   

Views   to   and   from   site   Views   are   impacted   by   the   location   of   cabins   -   see   current   view   

Privacy   (acoustic   and   visual)     Area   is   extremely   quiet,   distances   between   dwellings   aid   visual   and   
acoustic   privacy.   Visual   privacy   will   not   be   able   to   be   maintained   by   
adjoining   properties   by   the   proposed   DA.   Guest   movement,   vicinity   
will   intrude   in   the   residents   daily   use   and   enjoyment   of   the   property.   

Overshadowing     Cabins   will   overshadow   the   adjoining   property.   

Vegetation   removal   required     Unknown   

Excavation   and   fill   required     Unknown   -   but   likely   to   occur   due   to   inclusion   of   new   driveway   and   
parking   facilities   to   accommodate   guests.   
Excavation   required   to   connect   cabins   to   sewage   tank.   

Effluent   disposal   techniques     Document   provided   which   adds   an   additional   OSWM   unit   to   the   
property,   further   burdening   the   land   and   surrounding   areas   with   
effluent   smells   in   prevailing   winds.   
DA   includes   the   OSWM   documentation   which   indicates   the   
absorption   trenches   are   hard   up   against   the   ‘Restriction   on   land   use’   
boundary   that   applies   to   the   block.   

Access   to   water     Not   described   in   supporting   documentation.   Applicant   supplied   email   
to   Renwick   Pty   Ltd   stating   intent   to   connect   to   rainwater   tanks   and   
truck   in   water.   No   mention   on   plans.   Non   potable   water   is   provided   to   
lots   via   easement,   Renwick   Pty   Ltd   is   setup   to   invoice   residents   for   
water   and   road   maintenance.   

Stormwater   disposal,   including   impacts   on   
upstream   and   downstream   properties,   
waterways   and   lakes     

No   discussed   in   supplied   documents.   No   topographic   map   supplied   
to   demonstrate   the   grade   of   the   land.   Land   falls   towards   Steels   
Creek.   

Easements,   rights   of   carriageway   and   
access   arrangements     

DA   is   accessed   via   the   Right   of   Carriageway   across   multiple   
properties.   Easement   for   water   is   also   across   multiple   lots.   
Maintenance   and   supply   is   through   Renwick   Pty   Ltd.   

Prevailing   winds     Prevailing   winds   have   carried   noise,   small   and   waste   across   our   
property   from   2   Charlottes   Lane.   

Pedestrian   and   vehicle   access     Safe   access   to   the   private   road   is   enjoyed   by   residents,   who   ride   
bikes   and   horses   in   the   area.   Vehicle   access   is   along   a   private   road   
that   is   maintained.   Increased   vehicles   will   accelerate   the   degradation   
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Below   the   bolded   points   highlight   how   the   proposed   development   fails   to   meet   Snowy   River   
Development   controls   and   we   have   included   our   notes   underneath.   

  

Chapter   C   -   General   Subdivision   Considerations   

C1.2-1   Minimum   Subdivision   Lot   Sizes   The   minimum   subdivision   lot   sizes   are   identified   in   the   Snowy   River   
LEP   2013   and   the   accompanying   Lot   Size   Maps.   

NOTE:   After   participating   in   the   Council’s   Draft   Land   Use   Strategies   Discussion   with   
Brooke   Davey   on   25/11/2020,    we   are   aware   that   our   lot   sizes   are   smaller   than   the   
recommended   lot   size   in   the   area   currently   zoned   as   AB5   -   minimum   lot   size   40ha.   We   ask   
that   this   is   taken   into   consideration   as   this   further   development   will   exert   more   pressure   on   
the   local   area   and   residents.   Just   as   an   airstrip   is   a   ‘permitted   with   consent’   land   use   in   the   
RU1   zone,   it   would   not   be   considered   a   viable   development   on   these   smaller   blocks,   we   
urge   you   to   apply   the   same   reasoning   to   an   eco   tourist   facility.   

of   these   shared   facilities.   

Significant   noise   sources   on   or   around   the   
site   

Significant   noise   disturbances   have   already   been   experienced   by   
residents   caused   by   guests   staying   at   2   Charlottes   Lane.   This   will   
only   be   compounded   by   additional   cabins   on   the   site.   

Contaminated   soils    Location   and   height   of   
neighbouring   buildings     

Location   of   neighbouring   buildings   are   well   set   back   from   the   
boundary   in   compliance   with   RU1   side   setbacks.     

Heritage   features   of   the   site   and   adjoining   
sites     

Heritage   site   on   adjoining   property   not   mentioned.   

Surface   levels   of   the   land   and   adjoining   
sites     

No   topographic   information   provided.   

  Levels   of   existing   road   pavement,   gutter   
and   footpath     

No   mention   of   the   private   road   facilities   managed   by   residents.   

Bushfire   hazard   potential     No   mention.   Of   concern   is   increased   risk   to   neighbouring   properties   
due   to   the   location   of   the   cabins   in   proximity   to   the   boundary.   As   well   
as   water   supply   issues   that   have   not   been   accounted   for   in   the   DA.   

Accessibility   to   services     Area   is   hidden,   visitors   often   get   lost   locating   Charlottes   Lane   due   to   
access   being   proved   through   adjoining   properties.   There   is   a   lack   of   
mobile   phone   reception   in   the   area,   which   has   safety   implications   for   
potential   guests.   
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Current   Minimum   Lot   size   Snowy   River   LEP   -    https://yoursaysnowymonaro.com.au/62136/widgets/313355/documents/184379   

C1.2-4   Flora   and   Fauna   Protection     

(a)   If   the   subdivision   includes   any   land   significant   for   flora   and   fauna   protection   a   targeted   survey   for   
threatened   species   must   be   carried   out   and   an   assessment   of   significance   prepared   by   a   suitably   qualified   
person   demonstrating   that   the   subdivision   will   not   have   an   adverse   effect   on   flora   and   fauna.     

(b)   The   aquatic   environment   must   not   be   detrimentally   affected   by   subdivision   and   the   proposed   future   use   of   
the   land.   

Property   is   accessed   via   an   easement   which   follows   along   Mowamba   River   and   is   located   
alongside   an   established   platypus   habitat,   as   well   as   home   to   lots   of   other   native   animals   including   
wallabies,   kangaroos,   wombats,   lizards,   snakes,   black   cockatoos   as   well   as   many   more.   This   has   
not   been   accounted   for   in   the   documentation.     

The   platypus   is   under   extreme   pressure   due   to   climatic   changes,   extended   period   of   drought   and   
developments   which   all   further   degrade   water   quality.   Further   development   in   this   area   will   exert   
undue   pressure   on   this   vulnerable   species.   Scientists   are   pushing   for   it   to   be   recognised   as   
threatened   species   due   to   declining   populations.   

The   ACF,   WWF-Australia   and   the   Humane   Society   International   have   now   officially   nominated   the   
platypus   as   threatened   under   both   federal   and   NSW   environment   laws.   

https://www.sciencedaily.com/releases/2020/01/200121112922.htm   

https://www.abc.net.au/news/2020-11-23/research-shows-platypus-under-threat-as-koalas-get-new-funding/12910412   
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C1.2-7   Provision   of   Services   

‘(b)   The   applicant   must   demonstrate   that   telecommunications   (whether   fixed   line   or   mobile)   can   be   provided   to   
the   site.   ‘   

There   are   documented   issues   with   mobile   phone   reception   in   the   area,   coverage   is   patchy   and   
unreliable.   This   will   put   guests   at   risk.     

C1.2-8   Access     

(a)   The   subdivision   must   not   create   additional   riparian   access   rights   to   streams,   creeks,   rivers   or   other   
waterways.     

(b)   All   allotments   created   by   subdivision   (including   boundary   adjustments)   must   have   coinciding   legal   and   
practical   (properly   constructed)   access   in   accordance   with   Councils   development   design   and   construction   
specifications.   

Note:   detailed   requirements   for   access   are   contained   in   Chapter   C3   Car   Parking,   Traffic   and   Access.     

Note:   A   ‘Riparian   access   right’   is   a   water   right   held   by   rural   landowners   for   domestic,   onfarm   purposes.  
Riparian   rights   allow   landowners   whose   property   is   adjoining   to   a   body   of   water   to   make   reasonable   use   of   it,   
for   purposes   such   as   drinking   water,   domestic   use   and   fishing.   It   does   not   relate   to   pedestrian   access   or   
recreation.   

Development   will   create   additional    requirements   for   water   use,   either   through   the   cabins   or   
indirectly   by   providing   services   at   the   main   dwelling   for   washing   linen,   increased   property   
maintenance   requirements   etc.   

Water   provided   to   site   is   via   easement   across   properties   and   is   not   potable.   Our   shared   Riparian   
rights   will   be   impacted   and   existing   residents   disadvantaged   by   the   addition   of   a   commercial   
enterprise   at   2   Charlottes   Lane.   

4.   Tourist   Development   Subdivision   

4.2.   Objectives     

The   key   objectives   for   the   subdivision   tourist   and   visitor   accommodation   or   eco-tourist   facilities   are:     

● To   ensure   that   tourist   and   visitor   accommodation   and   eco-tourist   facilities   are   not   changed   to   
residential   use   as   a   result   of   subdivision.     

● To   avoid   demand   or   expectation   for   Council   services   and   facilities   which   are   not   typically   
provided   in   the   rural   tourist   environment.     

● To   ensure   that   the   subdivision   will   be   secondary   to   the   tourist   development   and   will   only   be   
considered   following   successful   construction,   establishment   and   operation   of   the   tourist   development.     

The   development   will   increase   demand   for   council   services   in   the   area.   
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C2   Design   

1. Visual   and   Scenic   impact   

1.3.   Visual   Character   Controls     

C2.1-1   Visual   Landscape   Character   Assessment     

It   should   be   considered   that   this   DA   will   visually   dominate   the   area   as   it   can   be   seen   from   the   road   
and   by   adjoining   properties.     
The   development   does   not   reflect   the   settlement   pattern   of   the   immediate   area.   

No   consideration   the   DA   application   10.2020.135.1   has   been   given   to   the   impact   that   the   cabins   
will   have   (constructed   from   material   inconsistent   with   the   local   area)   or   the   impacts   of   ancillary   
uses   such   as   extending   the   driveway,   adding   additional   carparking   and   provision   of   other   
amenities   to   the   cabins   sites,   eg   air   conditioners,   rainwater   tanks,   additional   guests,   sewage   lines   
etc.   

1.4.   View   Sharing   Controls     

Existing   view   corridors   from   our   property   are   impacted   by   the   inclusion   of   an   eco   tourist   facility   at   2   
Charlottes   Lane.   No   assessment   provided   on   potential   view   impacts   on   neighboring   dwellings.   
Cabins   are   located   as   close   as   6.5m   to   our   side   boundary,   in   an   area   that   is   adjacent   to   our   main   
outdoor   facilities   on   our   property   and   doesn't   account   for   the   loss   of   privacy   we   will   experience.   

2.   Crime   Prevention   Through   Environmental   Design   

Increasing   the   number   of   tourists   in   the   area   increases   the   capacity   for   crime   to   occur.   Local   
residents   look   after   each   other   and   are   able   to   identify   abnormal   behaviours   in   the   area.   This   
provides   us   with   a   sense   of   security   and   safety   that   will   be   eroded   by   the   proposed   DA.   

No   mention   in   the   DA   of   a   lighting   plan,   additional   lighting   associated   with   the   DA   will   further   
intrude   on   our   sense   of   privacy   and   seclusion   as   well   as   interfere   with   an   established   photography   
hobby,   documenting   night   sky   features   that   we   enjoy   on   our   property,   by   increasing   light   pollution   
levels.   Our   understanding   of   C2.2-2   Lighting   is   that   all   communal   and   service   areas   must   be   well   
lit.   This   will   cause   further   issues   with   our   ability   to   enjoy   our   property.   

Due   to   guests   at   2   Charlottes   Lane   AirbnB   turning   up   at   our   property   during   the   night,   we   have   
had   to   get   quotes   for   additional   security   measures.   These   incidents   are   quite   alarming   and   will   
occur   more   frequently   with   the   inclusion   of   additional   tourist   accommodation.   
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3.   Vehicle   Access   

Access   to   the   proposed   DA   is   by   Right   of   Carriageways   across   multiple   lots.   These   facilities   are   
maintained   by   residents.   Residents   should   not   be   burdened   with   extra   costs   associated   with   the   
DA.   We   are   trying   to   uncover   where   the   second   bushfire/egress   route   exists   for   the   lots   in   Carinya,   
as   the   recent   bushfire   season   highlighted   that   one   road   in,   one   road   out   could   easily   become   
compromised   in   an   emergency.   

Development   of   the   eco   tourist   facility   will   cause   road   deterioration,   in   addition   to   the   increased   
usage   by   guests   at   the   facility.   

  

5.   Car   Parking   

Under   Objectives   it   states     

‘To   ensure   that   the   location   and   design   of   car   parking   does   not   result   in   detrimental   effects   on   the   streetscape   
and   adjoining   or   nearby   properties.’   

Other   than   a   small   illustration   showing   intended   parking   for   the   cabins   and   proposed   driveway.   
There   is   no   other   information   provided.   Impacts   not   considered   include   the   proximity   of   the   
driveways   and   car   parking   spaces   to   the   property   boundary.   This   will   have   negative   impacts   for   us   
as   adjoining   neighbours   due   to   increased   guest   movement   in   this   vicinity,   noise   from   vehicles,   not   
just   engine   noise,   but   the   opening   and   shutting   of   doors,   accessing   vehicles   for   luggage   etc,   it   
appears   from   the   basic   diagram   provided,   guests   will   have   to   reverse   to   the   turning   circle   past   the   
cabins   and   then   perform   a   3   point   turn   to   exit   the   property.   This   is   unsafe   for   other   guests   and   has   
a   high   potential   of   property   damage   to   our   boundary   fence   line,   which   is   critical   to   containing   our   
horses.   

No   mention   is   made   about   the   materials   used   to   construct   the   driveway   or   car   parking,   so   it   is   hard   
to   comment   on   in   detail.   With   eco   tourist   facilities   needing   to   ensure   access   for   disabled   guests,   it   
appears   that   no   provisions   have   been   made   for   access   from   the   designated   car   parking   space   and   
the   disbaled   access   cabin.     

With   each   cabin   accommodating   2   adults,   there   is   the   potential   for   8   vehicles   in   addition   to   the   
vehicles   for   guests   using   the   air   bnb,   (another   8   guests)   and   the   property   residents   who   will   need   
to   be   onsite   as   managers.   This   has   not   been   accounted   for   in   the   DA   proposal.   The   volume   of   
vehicles   onsite   plus   the   associated   movement   of   the   vehicles   will   have   significant   impact   on   the   
local   area   through   noise,   disturbance   to   visitors,   wear   and   tear   on   the   roads.    It   is   also   stated   on   
Page   72   that   the   development   of   an   eco   tourist   facility   should   be   supported   by   a   traffic   
assessment.   This   has   not   been   provided.   

  

  



8.2 DEVELOPMENT APPLICATION 10.2020.135.1 ECO-TOURIST FACILITY 
ATTACHMENT 19 SUBMISSION 5  Page 473 

 

  

C5   Tree   Preservation   &   Landscaping     

2.   Landscaping   

No   landscaping   plans   available   on   the   DA   Tracker.   

C6   Signage   &   Advertising     

No   information   provided.   

  

C8   Environmental   Management     

1.   Minimising   Conflicts     

1.1.   Background     

Conflict   can   arise   in   rural   areas   between   agriculture,   rural   industry   and   some   residential   and   
tourism   uses.   Anecdotal   evidence   suggests   the   potential   for   conflict   where   tourism   uses   
have   been   permitted   along   rights   of   carriageway   across   adjoining   farm   land,   or   on   dirt   roads   
not   property   designed   for   commercial   uses.   In   small   rural   holding   subdivisions   the   close   
proximity   of   tourist   uses   to   residential   uses   can   also   be   a   cause   of   conflict   related   to   the   
increased   vehicle   movements   and   noise   associated   with   holiday   makers.   This   is   an   issue   
that   needs   to   be   addressed   with   the   location   of   future    tourist   and   visitor   accommodation,   
eco-tourist   facilities   and   residential   accommodation.     

NOTE:   This   statement   highlights   the   key   concerns   that   residents   have   in   regards   to   
DA10.2020.135.1.   Resolving   these   conflicts   is   not   addressed   in   the   proposed   DA   
10.2020.135.1   

1.2.   Objectives     

The   objectives   in   relation   to   avoiding   conflict   between   uses   within   rural   areas   are     

● To   avoid   development   where   it   will   limit   or   jeopardize   the   future   use   of   adjoining   land   
for   preferred   existing   rural   uses.     

● To   locate   tourist   and   visitor   accommodation,   eco-tourist   facilities   and   residential   
development   an   appropriate   distance   from   agricultural   (primary   production)   uses   so   
as   to   minimise   any   impacts   caused   by   odour,   noise   or   dust .     

● To   provide    adequate   water   supply   to   new   development    without   resulting   in   an   over   
exploitation   of   the   surface   or   groundwater   in   the   locality   to   the   detriment   of   existing   
agricultural   uses.     

NOTE:    In   further   information   provided   via   email   to   shareholders   of   Renwick   Pty   Ltd,   it   is   
proposed   that   water   will   be   provided   via   rainwater   tanks,   this   will   be   insufficient   to   supply   
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the   cabins   exclusively   and   will   require   additional   water   being   supplied   from   elsewhere.   
This   will   be   of   detriment   to   the   users   of   the   private   road   (   easement   through   2   properties)   
through   accelerated   degradation,   increased   traffic   and   is   not   in   keeping   with   the   ethos   of   a   
self   sustaining   eco   tourist   facility   by   trucking   in   water.   

1.3.   Controls     

C8.1-1   Minimising   Conflicts   

(a)    Locate   residential,   eco-tourist   facilities   and   tourist   and   visitor   accommodation   to   
minimise   land   use   conflicts   between   other   land   uses   in   rural   areas   including   agriculture,   
intensive   agriculture   and   extractive   industries.     

NOTE:   Development   conflicts   long   established   land   use   in   the   area.   Land   is   used   as   private   
residential   properties,   where   residents   enjoy   the   peace   and   tranquility   of   the   area.   DA   is   
situated   at   the   closest   point   to   the   existing   barn   and   horse   facilities   on   adjoining   property.   

(b)   Where   proposed   residential   or   tourist   based   development   adjoins   or   is   in   the   vicinity   of   existing   
agriculture,   intensive   agriculture   or   extractive   uses,   the    development   application   must   be   
accompanied   by   an   assessment   demonstrating     how   land   use   conflicts   have   been   considered   
and   addressed.     

NOTE:   Adjoining   property   is   used   for   keeping   horses   and   development   is   located   
alongside   their   stable.   There   is   no   mention   of   how   adjoining   land   utilises   their   property   in   
the   materials   provided,   in   particular   the   Statement   of   Environmental   Effects   does   not   even   
consider   or   make   mention   of   significant   impacts   on   neighbouring   properties.   

(c)   In   assessing   development   adjoining   the   existing   uses,   the   Council   must:     

● Consider   whether   or   not   the   development   is   likely   to   have   a   significant   impact   on   the   
use   that,   in   the   opinion   of   the   Council   having   regard   to   land   use   trends,   is   likely   to   be   
the   preferred   use   of   the   land   in   the   vicinity   of   the   development.     

● Evaluate   any   measures   proposed   by   the   applicant   to   avoid   or   minimise   any   incompatibility.     
● Design   and   site   the   development   in   a   way   to   minimise   land   use   conflicts   between   

other   uses   including   existing   residential   development.     

NOTE:   Development   conflicts   with   established   land   use   trends.   Area   is   an   established   quiet   rural   
residential   living   area,    with   residents   who   have   chosen   the   location   for   the   peace   and   tranquility   
that   the   area   offers.   Site   design   is   incompatible   with   existing   land   uses.   No   evaluation  
demonstrated   by   the   applicant   to   consider,   minimise   or   avoid   any   incompatibility.   This   is   explored   
in   more   detail   further   on.   

(g)   Where   proposed   tourist   and   visitor   accommodation   or   eco-tourist   facility   development    adjoins   or   
is   in   the   vicinity   of   existing   residential   development ,    the   development   application   is   to   be   
accompanied   by   an   assessment   demonstrating   how   land   use   conflicts   have   been   considered   
and   addressed.     
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NOTE:   No   assessment   on   how   land   use   conflicts   have   been   considered   or   how   the   existing   
residents   will   be   impacted   by   the   development.   This   demonstrates   the   failing   of   the   applicant   to   
consider   and   abide   by   regulations.   

(h)     In   assessing   development   adjoining   the   existing   residential   uses,   the    Council   must   consider   
whether   or   not   the   development   is   likely   to   have   a    significant   impact   on   the   residential   uses   
including   increased   vehicle   movement   and   noise.   

NOTE:   This   development   will   have   a   significant   impact   on   the   local   area,   as   it   is   in   contrast   to   the   
quiet   residential   nature   of   our   small   rural   properties.   Key   areas   of   concern   are   addressed   in   detail   
further   on   in   this   submission.   

Chapter   E   –   Non   Residential   Development     

We   have   provided   the   eco   tourist   facility   information   from   the    SRSCP2013    plan   and   provided   our   
objections   alongside   in   the   table.   

4   Eco-tourist   Facility   

Eco-tourist   facilities   provide   for   a   combination   of   tourism,   education   and   hands-on   activities   
relating   to   the   natural   or   cultural   environment.   An   eco-tourist   facility   is   defined   in   the   Snowy   River   
LEP   2013:   

Information   provided   by   Snowy   River   Development   Control   
Plan   2013   

Our   Objections   to   how   the   
development   does   not   
meet   the   SRCP2013   

Eco-tourist   facility   means   a   building   or   place   that:   

Provides   temporary   or   short-term   accommodation   to   
visitors   on   a   commercial   basis,    and   

Is   located   in   or   adjacent   to   an   area   with   special   ecological   
or   cultural   features,    and   

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.   

  
  
  
  

Unwanted   in   a   quiet   rural   
area.   Not   in   keeping   with   
established   land   uses   and   
locality   character.   
  
  

Not   adjacent   to   areas   of   
special   ecological   or   cultural   
features.   Note   Adjacent   -   
next   to   or   adjoining   something   
else.   
  

Proposal   is   for   newly   
constructed   shipping   
containers.   Not   a   locally   
sourced   material,   requires   
shipping   in,   which   adds   to   
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The   Snowy   River   LEP   2013   (clause   5.13   Eco-tourist   facilities)   provides   detailed   considerations   for   
the   development   of   eco-tourist   facilities.   

the   environmental   impact.   
  

Located   close   to   neighbours   
boundary   impacting   on   their   
ability   to   enjoy   to   the   scenic   
location.   
  

No   educational   facilities   
proposed.   
  

  

As   there   is    no   maximum   number   of   guests    set   for   an   
eco-tourist   facility,   the   onus   is   on   the   applicant   to   demonstrate   
that   the   development   is    specifically   located   and   designed   for   
eco-tourist   purposes    and   demonstrates    a   significant   practical   
reliance   on   renewable   energy   and   water   uses.   

Each   cabin   on   development   
has   2   guests,   that   is   an   
additional   8   guests   in   
addition   to   their   Air   BnB   let   
(8   guests)   in   addition   to   the   
top   level   of   the   dwelling   
(unknown)   with   the   
associated   traffic   movements   
and   requirement   for   energy   
and   water   sources.   
  

We   believe   that   this   
classification   as   an   Eco   
Tourist   facility   was   chosen   to   
circumvent   the   stringent   
controls   that   apply   to   other   
accommodation   
development   options.   
  

Other   than   the   word   Eco   
being   located   on   the   designs   
there   is   little   to   justify   them   
as   a   Eco   Tourist   facility.   The   
construction   methods,   
location   and   burden   on   the   
land   and   neighbours   and   a   
failure   to   demonstrate   a   
significant   reliance   on   
renewable   energy   and   water   
uses   highlights   how   this   
facility   should   not   be   
considered   an   eco   tourist   
facility.   
  

No   information   has   been   
provided   on   site   plan   tyo   
indicate   solar   or   rainwater   
tanks.   
**   Energy   ratings   indicate   



8.2 DEVELOPMENT APPLICATION 10.2020.135.1 ECO-TOURIST FACILITY 
ATTACHMENT 19 SUBMISSION 5  Page 477 

 

  

  

4.1   Design   of   Eco-Tourist   Facilities   

4.1.1   Objective   SITE   DESIGN   

Controls   

Eco-tourist   facilities   will:   

these   cabins   are   4/10   stars.   
Constructed   from   new   build   
shipping   containers,   
powered   by   electricity.    No   
mention   of   solar   power,   
how   the   cabins   will   be   
heated   and   cooled   or   how   
potable   water   will   be   
provided   to   guests.   

To    improve    the   environment   of   a   site   and   incur   minimal   site   
disturbance   through   integrative   design   which   reflects   rather   than   
alters   the   natural   existing   landscape.   

  
Does   not   improve   the   site   
or   local   area.   Reduces   
enjoyment   of   the   local   area   
for   long   term   residents   
through   increased   guests   
on   the   property,   increased   
vehicles,   poorly   thought   out   
design   and   location,   
reduced   ability   to   enjoy   own   
property   as   well   as   loss   of   
privacy.   

Be   designed   to   utilise   building   materials   that    blend   in   with   the   
surrounding   landscape ,   promoting   the   use   of   recycled   materials   
and    materials   sourced   from   the   region .   

Maximise   energy   efficiency    and   use   a    minimum   of   
non-renewable   energy.   

  

  

Shipping   containers   are   not   
local,   they   are   not   recycled   
from   the   region.   
  
  
  

No   documentation   provided   
to   indicate   how   power   and   
water   from   renewable   
sources   will   be   supplied   to   
the   cabins.   Cabins   will   have   
a   high   need   for   heating   and   
cooling   facilities.   These   are   
not   indicated   on   the   plans.   
Water   supply   to   the   cabins   
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Be   designed   on   the   basis   of    ecological   sustainability    and   an   
understanding   of   the   potential   environmental   impacts.   

  

Not   dominate   the   visual   landscape    through   any   component   
buildings   and   infrastructure   and   will   be    compatible   with   the   local   
cultural   character .   

  

  

  

Reduce   the   footprint   of   development   components   to   the   minimum   
required   for   development   to   proceed.   

  

  

Acknowledge   and   consider   the   social   fabric   of   the   locality   
and   the   need   to   respect,   support,   and   not   adversely   affect,   
the   local   community.   

  

  

  

  

  

  

  

are   not   indicated   on   the   
plans   either.   
  
  
  

Increasing   guest   capacity   
at   2   Charlottes   Lane   will   
have   a   negative   impact   on   
the   local   ecology.     
  

Building   material   is   
incompatible   with   the   local   
area   and   does   not   reflect   
the   cultural   character   of   the   
area.   Four   cabins   will   
dominate   the   boundary   
between   properties.   
Reducing   the   enjoyment   
and   scenic   values   for   
neighbours   by   blocking   
established   vistas.   
  

Adding   additional   septic   
and   absorption   trenches   
will   further   increase   the   foot   
print   and   site   disturbance.   
Site   already   has   one   
OSWM   facility,   adding   an   
additional   service   increases   
the   burden   on   the   land.   
  
  
  

The   local   community   
opposes   the   development   
due   to   the   lack   of   
consultation   and   
consideration   for   residents   
impacted   by   the   proposal.   
Development   would   unfairly   
burden   existing   residents   
with   increased   costs   for   
management   of   shared   
resources   as   well   as   
changing   the   locality’s   
desirable   characteristics.   
Proposal   shows   a   lack   of   
respect   for   the   local   
permanent   residents.   DA   
will   increase   undesirable   
effects   into   the   local   area   
through   increased   traffic   
movement,   excessive   noise   
and   ruin   the   quality   of   
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4.1.2   Objective   PARKING   

To    ensure   that   suitable   and   sufficient   car   parking    is   provided   on   the   site.   

Controls   

Eco-tourist   facilities   will:   

  

  

  

  

Avoid   the   use   of   non-renewable   resources   where   practical.   

lifestyle   residents   enjoy.   
  

Staged   development   would   
further   increase   
disturbance   caused   by   
extended    construction   
inconvenience   to   residents.   
  
  
  

No   information   provided.   

Provide    adequate   on-site   car   parking   and   bus   parking    and   
maneuvering   space   to   cater   for   the   peak   use   of   the   facility.   (Refer   
to   Chapter   C3   Car   Parking   &   Access   for   parking   rates   and   design)  

  

  

  

  

Require   a   traffic   assessment    prepared   by   a   suitably   qualified   
traffic   engineer   to   support   the   development   application   at   
Council’s   discretion.   Any   such   traffic   assessment   must   
demonstrate   that   adequate   parking   is   provided   for   the   peak   use   of   
the   facility.   

  
  

Development   would   
increase   traffic   movements   
at   property   and   along   
Carinya   and   Charlottes   
Lane.   Reducing   safety   for   
residents   who   use   the   
‘Right   of   Carriage’   to   enjoy   
the   local   area.   Insufficient   
area   next   to   cabins   and   
adjoining   fence   line   to   
safely    manoeuvre    vehicle.   
  
  
  

No   information   provided   on   
traffic   assessment   by   traffic   
engineer.   Potential   to   
increase   traffic   
exponentially   due   to   
proposed   cabins   and   
existing   Air   BnB   facility.   
Access   is   provided   by   ‘right   
of   Carriage’   across   several   
properties.   
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We   have   also   commented   on   the   issue   of   car   parking   further   up   in   the   document.   

  

4.1.3   Objective   EDUCATION   AND   AWARENESS   

To   incorporate   and   promote    visitor   education   and   environmental   awareness   as   integral   
component s   of   eco-tourist   development.   

Controls   

Eco-tourist   facilities   will:   

  

4.1.4   Objective   ACCESS   

To   ensure   reasonable   provision   is   made   within   the   building   and   access   areas   for   the   movement   
and   circulation   of   people   with   disabilities.   

Controls   

Eco-tourist   facilities   will:   

Contain   facilities   for   the   teaching,   researching   or   
dissemination    of   knowledge   in   respect   of   the   natural   and   cultural   
history   of   the   area.   

  

Provide   opportunities   for   visitors   to   experience   nature   and   culture   
in   ways   that   lead   to   a   greater   understanding,   appreciation   and   
enjoyment.   

  

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.   

No   facility   provided,   just   
accommodation.   Looks   to   
use   the   vagueness   of   
eco-tourist   facility   to   avoid   
strict   controls   on   other   
accommodation   
developments.   
  
  

Not   provided   on   site.   Other   
accommodation   options   
already   exist   closer   to   areas   
described   in   the   Statement   
of   Environmental   Effects   
document.   
  

No   information   provided   in   
DA.   
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4.2   Operation   of   Eco-Tourist   Facilities   

4.2.1   Objective   MANAGEMENT   

To   achieve   appropriate   standards   for   the   operation   and   management   of   eco-tourist   
accommodation.   

Controls   

Eco-tourist   facilities   will:   

Demonstrate   consistency   with   the   provisions   of   the   Disability   
Discrimination   Act   1992   (Commonwealth).   

Comply   with   the   Building   Code   of   Australia   with   respect   to    access   
and   circulation   for   persons   with   a   disabilit y.   

Provision   has   been   made   
on   development   proposal   
for   1   disabled   access   cabin.   
Note   it   is   proposed   only   in   
Stage   2   of   the   
development.     
  

Limited   opportunity   for   
guests   to   enjoy   site   other   
than   cabin.   No   information   
provided   on   access   to   
cabin   from   associated   car   
park.    
Email   to   Renwick   Pty   Ltd   
suggests   development   of   
disabled   access   cabin   
unlikely   to   proceed   if   DA   
approved.   Inclusion   of   the   
disabled   access   facilities   is   
not   a   true   reflection   of   what   
they   intend   to   build.   Email   
provided   further   down.   
Not   including   the   diabled   
access   facilities   
demonstrates   a   lack   of   
compliance   with   the   
development   controls   for   a   
eco   tourist   facility.   
Development   should   not   
proceed.   

Be   centrally    managed   by   on-site   management ,   where   that   
eco-tourist   facility   accommodates   over   15   guests.   All   structural   and   
land   components   will   be   the   responsibility   of   one   management   
whether   or   not   individual   structures   are   owned   by   different   entities.   

  

No   evidence   of   onsite   
management   during   winter   
for   existing   AirBnB.   
Accommodation   provided   
for   guests   across   proposed   
cabins   and   Air   BnB   is   16   
guests.   
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4.3   Waste   Management   

4.3.1   Objective   WASTE   

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

Controls   

Eco-tourist   facilities   will:   

  

Use   an   existing   or   proposed   dwelling   as   the   manager’s   residence   
(where   possible),   where   a   manager’s   residence   is   provided   as   part   
of   the   eco-tourist   facility.   

Be   permitted   only   one   manager’s   residence   on   land   on   which   the   
eco-tourist   facility   is   proposed.   

Operate   on   a   year-round   basis.   

Be   used   solely   for   the   provision   of   temporary   holiday   
accommodation   (no   more   than   three   (3)   consecutive   months).   

Incorporate   ongoing   monitoring   of   the   development   in   total   and   
continually   assess   cumulative   impacts,   striving   to   improve   the   
environment   within   which   the   development   is   situated.   

  
  
  
  

Existing   residence   is   used   
as   an   Air   BnB.   
  
  
  

Can   the   existing   dwelling   
be   used   for   short   term   
accommodation   and   
classed   as   the   manger’s   
residence?   
  
  
  
  
  

No   information   provided   on   
how   impact   will   be   
monitored   and   managed.   
No   mention   of   how   the   
environment   is   going   to   be   
improved.   

Manage   waste   in   a    safe,   tidy   and   environmentally   responsible   
manner   and   in   accordance   with   legislative   requirements.   

  

  

  

No   information   provided.   
Bank   of   bins   not   suitable   
for   commercial   waste.   
Already   at   capacity.   
  

Waste   generated   at   DA   
site   has   already   blown   
across   neighbouring   
properties.   
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It   should   be   noted   that   there   is   a   broad   range   of   development   controls   in   place   for   eco   tourist   
facilities   across   different   LEPs.   We   have   included   some   examples   below.   
  

Richmond   Valley    stipulates   that:-   
● such   development   will   not   be   permitted   unless   compliant   with   minimum   lot   sizes   
● they   also   enforce   a   10000l   tank   per   cabin   and   an   additional   5000l   per   cabin   for   fire   fighting   

purposes,     
● they   also   enforce   setbacks   for   the   cabins   

  
Cooma   Monaro   Shire   DCP   requires:-   

● Setbacks   of   50m   in   RU1   Zoning.   
● Shipping   containers   to   be   placed   on   level   solid   ground   (3.5.3.1)  
● Containers   must   not   be   used   for   sanitary   facilities.   
● In   a   RU1   Zone,   containers   must   be   used   for   domestic   or   agricultural   storage   purposes   only.   
● Must   comply   with   setbacks.   

  
In   addition,   it   stipulates   that   eco   tourist   facilities   are   a   subset   of   Short   term   holiday   rental.   

● Outdoor   lighting   is   to   shown   on   the   plan   
● An   area   is   to   be   set   aside   and   shown   on   the   plans   for   the   storage   of   garbage   bins   
● Without   a   reticulated   water   supply,   the   facility   is   required   to   have   a   60,000l   for   a   2   bedroom   

development,   110,000l   tank   for   3   and   4   bedroom   developments.   Existing   tanks   are   to   be   
increased   to   satisfy   this   requirement.   

● An   environmental   management   plan   is   to   be   submitted   with   the   DA.   
  

Due   to   the   lack   of   specific   controls   in   the   Snowy   Monaro   Development   Control   Plan   it   would   be   
possible   for   a   rogue   short   term   accommodation   development   to   gain   approval   which   contravenes   
the   intent   of   eco   tourist   facilities.   We   do   not   want   to   see   that   occur   here.   
  

From   our   research   into   the   other   tourist   accommodation   options   in   the   Snowy   River   Development   
Control   Plan   2013,    these   accommodation   types   are   more   strictly   regulated,   this   information   and  
the   associated   controls   is   provided   in   depth   in   Chapter   E   -   Non   Residential   Development   E1   
Tourist   Development.     

  

  

Base   waste   management   on   the   principles   of   waste   avoidance   and   
maximising   reuse   and   recycling   of   materials.   

Submit   details   of   the   waste   management   strategy   for   the   eco-tourist   
facility   (both   construction   and   operational   phases)   to   Council   when   a   
Development   Application   is   lodged.   (Refer   to   Chapter   A2   
Development   Application   Requirements).   

Where   will   waste   sorting   
occur?   No   information   
included   in   DA.   
  
  

No   details   supplied.   
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State   Environmental   Planning   Policy   (SEPP)   

In   addition   to   the   above   points   where   we   have   consulted   the   Snowy   River   Local   Environmental   
Plan   and   Snowy   River   Development   Controls,   we   have   also   consulted   with   the   State   
Environmental   Planning   Policy   which   overlays   the   state   of   NSW.   

Part   3A   Rural   Housing   Code   

Complying   development   in   the   RU1   zone   

Subdivision   3   Building   heights   and   setbacks   

3A.16     Setbacks   of   dwelling   houses   from   side   boundaries   

(1)    This   clause   applies   to   a   dwelling   house   and   any   carport,   garage,   balcony,   deck,   patio,   pergola,   
terrace   or   verandah   that   is   attached   to   the   dwelling   house   (a    building ).   

(2)    Any   point   of   a   building,   on   a   lot   to   which   this   code   applies,   must   have   a   setback   from   the   side   
boundary   nearest   to   that   point   of   at   least   the   following   distance—   

(a)    if   the   lot   is   in   Zone   R5   and   has   an   area   of   less   than   4,000m2—2.5m,   

(b)    if   the   lot   is   in   Zone   R5,   and   has   an   area   of   at   least   4,000m2,   or   is   in    Zone   RU1,   
RU2,   RU3,   RU4   or   RU6—10m.   

NOTE:   The   proposed   development   fails   to   meet   this   basic   requirement   by   locating   their   
development   as   close   as   6.5m   to   our   property   boundary.   

  

This   is   further   explored   in   Part   3D   Inland   Code   which   is   applicable   to   the   Snowy   Monaro   regional   
area.   

Part   3D   Inland   Code   

3D.12     Minimum   setbacks   

(4)    Side   setbacks    The   following   buildings   must   have   a    minimum   setback   from   a   side   boundary   of   10m—   

(a)    a   dwelling   house,   

(b)    a   carport   or   garage,   
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(c)    a   balcony,   deck,   patio,   pergola,   terrace   or   verandah,   

(d)    a   cabana,   cubby   house,   garden   shed,   gazebo,   fernery,   greenhouse   or   shed.   

NOTE:   Development   does   not   comply   with   SEPP.   

  

Current   use   of   residence   

Currently   the   property   at   2   Charlottes   Lane   is   an   existing   residential   dwelling   being   utilised   for   
AirBnB   using   a   ‘self   contained   unit’   and   granting   them   additional   development   approval   for   the   
proposed   Eco   Tourist   facility   would   further   increase   the   burden   on   the   site,   local   area   and   other   
residents.   Does   this   property   have   DA   approval   as   a   dual   occupancy?   

  

dual   occupancy    means   a   dual   occupancy   (attached)   or   a   dual   occupancy   (detached).   

Note—   

Dual   occupancies   are   a   type   of    residential   accommodation —see   the   definition   of   that   term   in   this   Dictionary.   

dual   occupancy   (attached)    means   2   dwellings   on   one   lot   of   land   that   are   attached   to   each   other,   but   does   not   include   a   
secondary   dwelling.   

Note—   

Dual   occupancies   (attached)   are   a   type   of    dual   occupancy —see   the   definition   of   that   term   in   this   Dictionary.   

It   has   been   difficult   to   clarify   how   AirBnB   are   classified   as   a   land   use   in   the   Snowy   Monaro   area.   
The   only   permitted   accommodation   options   for   RU1   zoning   do   not   cover   options   other   than   bed   
and   breakfast   and   farm   stay   accommodation,   which   suggests   this   use   of   the   property   contravenes   
the   planning   laws   for   permissible   land   uses.   
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https://www.airbnb.com.au/rooms/35095717?source_impression_id=p3_1605677027_xUHMRHqU%2FszN6%2FVu&guests=1&adults=1   
  

We   have   also   referred   to   the   Fair   trading   short   term   holiday   letting   framework   available   at   
www.planning.nsw.gov.au   
  

They   report   in   the     Short-term   Holiday   Letting   in   NSW   Option   paper     key   issues   reported   by   
residents   includes   
  

● Short   term   holiday   letting   results   in   degradation   of   communal   facilities.     
● Neighbouring   properties   and   residents   experience   reduced   amenity   and   enjoyment   of   their   

property   and   local   area.   
● A   short   term   occupant   will   not   have   the   same   intent   to   ensure   good   neighbourly   relations   

with   long   term   residents   as   they   prioritise   leisure   and   festive   activities.   
● Short   term   occupant   turnover   is   high,   so   these   events   occur   more   frequently   than   long   term   

residential   activities.   
● Short   Term   Holiday   Letting   has   outpaced   regulation   as   is   evident   in   this   case.   
● Short   Term   Holiday   Letting   is   in   a    residence   up   to   a   point   where   it   becomes   a   more   

intensive   commercial   type   of   use.   
● Development   is   Requiring   consent   -   full   DA   be   lodged   with   the   consent   authority   and   a   full   

merit   assessment   undertaken   against   a   range   of   state   and   local   planning   provisions.   
● Capacity   for   the   property   to   become   a   ‘party’   property   which   is   incompatible   with   the   lives   of   

the   long   term   residents.   
● Waste   generation   may   be   higher   for   STHL   guests   than   long-term   residents   because   their   

perishable   items   or   other   items   acquired   during   their   stay   may   be   disposed   of   at   the   end   of   
their   stay.     

● There   may   be   a   higher   proportion   of   independent   adults   occupying   STHL   than   would   be   
expected   under   long-term   occupancy,   which   may   generate   more   demand   for   parking   and   
traffic   in   the   local   area.   

● NSW   Government   relies   on   a   real   time    telephone   warning   system   for   impending   hazards   -   
may   not   be   possible   given   the   lack   of   phone   reception   in   area.   
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As   neighbours   adjoining   the   proposed   development   we   wish   to   raise   our   objections   to   the   
development   based   on   information   provided   above   and   on   the   following   points:-   
  

Zoning   
● Does   not   meet   current   zoning   requirements   as   stated   above.   In   addition   provided   

documentation   fails   to   meet   State   Environmental   Planning   Policy   as   discussed   above.   
● The   property   is   less   than   the   minimum   lot   size   for   the   area,   so   it   is   unreasonable   to   expect   it   

to   have   the   same   capacity   in   terms   of   land   use   as   a   larger   lot.   
  

Location   
● Residents   met   on   the   19/1/2020   as   share   holders   in   Renwick   Pty   Ltd   to   discuss   the   impact   

of   the   proposed   DA10.2020.135.1   and   it   was   unanimously   agreed   by   attendees   that   they   
did   not   wish   for   the   proposed   DA   to   proceed.   Animated   discussion   was   held   about   the   
values   the   residents   hold   about   the   area   and   the   seclusion,   privacy   and   tranquility   that   the   
location   offers   is   not   to   be   compromised   by   a   commercial   venture   of   this   nature.   

● Consideration   to   shared   communal   resources   has   not   been   provided   for   in   the   DA   
application.   

  
Noise   

● Established   quiet   rural   area.   Location   and   increased   number   of   guests   would   further   disturb   
the   peace   of   the   local   area.   

● Increased   noise   would   be   distressing   for   residents,   local   livestock   and   wildlife.   
● Existing   Air   BnB   description   advertises   that   this   is   a   ‘very   quiet   neighbourhood’.   
● Due   to   the   operation   of   an   AirBnB   at   the   proposed   site   that   contravenes   current   planning   

laws,   we   have   experienced   extreme   distress   to   ourselves   and   our   animals   by   the   guests.   
This   has   included   excessively   loud   music   being   played,   burnouts   being   performed   on   the   
property,   increased   vehicle   movements   at   all   hours   and   guests   being   loud   and   obnoxious.   

● Increased   noise   in   the   vicinity   of   our   horse   facilities   from   vehicle   movements,   guests,   
associated   infractures   -   pumps,   air   conditioners   etc   will   cause   distress   to   our   animals.   

● The   noise   will   disturb   our   right   as   neighbours   to   quiet   time   to   rest   and   rejuvenate.   This   
property   was   specifically   purchased   for   the   lifestyle   that   it   offered   and   as   a   retreat   from   our   
careers   in   heavily   people   orientated   areas.   Our   occupation   means   that   we   are   often   on   call   
or   catching   up   on   sleep   during   the   day,   after   working   all   night.   The   location   of   the   ecotourist   
facilities   will   have   a   dramatic   impact   on   the   ability   to   get   essential   rest.   

  
Invasion   of   Privacy   

● Compromised   privacy   with   guests   wandering   around   the   neighbouring   property.   On   several   
occasions,   we   have   witnessed   guests   hanging   over   boundary   fence   lines   and   interacting   
with   our   pets   and   livestock.   

● Guests   of   2   Charlottes   Lane   have   turned   up   at   our   property   at   night   unannounced   and   
disturbed   our   peace   and   quiet.   This   is   extremely   distressing   and   will   only   be   amplified   by   
the   addition   of   4   more   cabins   on   the   site.   

● Windows   on   the   East   elevation   of   the   proposed   development   face   our   property   and    the   
cabins   are   located   as   close   as   6.5m   to   our   boundary.    This   is   in   direct   violation   of   the   
SEPP   which   requires   a   minimum   of   10   m   as   a   setback   to   boundary   fences.   

  
Traffic   



8.2 DEVELOPMENT APPLICATION 10.2020.135.1 ECO-TOURIST FACILITY 
ATTACHMENT 19 SUBMISSION 5  Page 488 

 

  

● Increased   traffic   along   Carinya   and   Charlottes   Lane   at   all   hours.   Especially   during   winter   
months   when   short   term   accommodation   is   in   high   demand.   

● The   Mowamba   River   and   riverbank   provides   habitat   for   a   variety   of   wildlife,   including   
platypus,   wombats,   wallabies   and   kangaroos.   Tragically,   wildlife   has   been   hit   along   Carinya   
Lane   in   the   past,   increased   traffic   associated   with   the   proposed   development   would   only   
put   further   pressure   on   the   vulnerable   wildlife   and   their   habitats.   

● Increased   noise   associated   with   traffic   would   only   further   reduce   our   ability   to   enjoy   the   
peaceful   and   tranquil   location.   

● In   addition   to   the   associated   noise   is   extreme   concern   about    vehicle   headlights   invasively   
lighting   our   property   due   to   the   extreme   proximity   of   the   cabins,   car   parking   and   driveway.   

● We   have   experienced   extreme   distress   at   the   arrival   of   misplaced   guests   at   our   property,   
racing   down   and   up   our   driveway,   late   at   night.   This   is   extremely   distressing   in   such   a   quiet   
rural   area,   not   to   mention   our   animals   which   graze   on   our   property.   

  
Proximity   to   boundary   

● Proposed   driveway   to   cabins   is   located   hard   on   our   boundary,   which   adjoins   the   horses   
paddocks.   One   cabin   is   to   be   located   6.5m   to   our   boundary,   with   the   car   parking   space   next   
to   that,   encroaching   even   closer   to   our   boundary,   there   wouldn’t   be   insufficient   room   for   the   
vehicle   to   perform   a   3   point   turn,   requiring   them   to   reverse   up   the   slope   to   exit   the   property.   

● Our   investigation   on   the   SEPP   is   10m.   Proposed   development   fails   to   meet   basic   criteria   for   
location   of   buildings.   

  
Increased   pressure   on   shared   facilities   
Road   

● A   ‘Right   of   carriageway’   private   road   is   provided   through   Carinya   Alpine   Village   and   
property   fronting   the   Mowamba   River   to   Charlottes   Lane.   Residents   share   costs   for   the   
maintenance   and   upkeep   of   the   road   through   shares   in   Renwick   Pty   Ltd.    Increased   usage   
from   2   Charlottes   Lane   guests   (each   cabin   appears   to   be   allocated   a   car   parking   spot),   
would   mean   that   they   are   not   paying   a   proportional   amount   due   to   their   increased   
occupancy   levels   therefore   increasing   the   road   wear   and   tear   and   passing   on   a   
disproportionate   financial   burden   for   road   maintenance   onto   other   lot   owners.   

● The   road   is   a   single   lane   private   road   where   residents   have   agreed   to   speed   limits   and   
access   to   ensure   that   we   can   all   enjoy   the   local   area   safely.   We   often   ride   our   horses   down   
the   road   and   encounter   nonresidents   who   do   not   stick   to   the   agreed   speed   limits.   This   
would   only   increase   if   the   proposed   development   is   allowed   to   go   ahead.   

● There   is   an   additional   easement   along   the   river   frontage   that   would   be   further   burdened   by   
the   additional   cabins   and   the   associated   traffic.   Current   users   are   respectful   of   the   right   of   
way.   This   cannot   be   assured   by   Development   Application   of   the   eco   tourist   facilities.   

  
Water   

● No   mention   of   how   the   development   plans   to   provide   water   for   the   cabins   on   site   plan   
received   4/11/2020.   Or   on   plans   loaded   onto   the   DA   tracker.   

● Our   rural   community   currently   has   communal   water   holding   tanks.   This   water   is   untreated   
and   pumped   from   the   Mowamba   River.   It   is   not   potable.   Does   it   meet   the   Snowy   River   
Development   control   for   water   at   an   accommodation   facility?   

● The   proposed   development   of   an   eco-tourist   facility   must   demonstrate   a   target   for   grey   
water   re-use   within   the   facility   of   100%.    No   mention   on   the   supplied   site   plan   received   
7/11/2020.   
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● Proposed   eco   tourist   facility   is   not   subject   to   the   same   controls   as   other   short   term   tourist   
accommodation   in   the   RU1   zone   or   in   the   area   governed   by   the   SRDCP2013.   Some   of  
these   require   110litres   of   potable   water   per   person   per   day   -   this   would   require   the   ability   to   
hold   nearly   900   litres   on   site   per   day,   further   adding   to   the   infrastructure   burden   on   the   site   
and   adding   to   an   increased   physical   footprint   the   additional   cabins   would   add.   This   is   
without   consideration   to   the   existing   dwelling   at   2   Charlottes   Lane   which   already   has   a   self   
contained   unit,   which   they   use   via   AirBnB   to   accommodate   8   guests   (source   Air   BnB).     

● Rainfall   over   the   last   5   years   would   suggest   that   it   is   nearly   impossible   to   generate   the   
amount   required   for   the   proposed   additional   4   cabins   via   rainfall,   which   would   mean   they   
are   going   to   use   the   available   non-potable   water   or   truck   in   water,   which   is   hardly   
eco-friendly   and   provided   more   wear   and   tear   on   the   road   paid   for   by   residents.   

● In   the   instance   of   fighting   a   bushfire   there   would   be   insufficient   water   resources   available   
posing   an   increased   threat   to   our   property   considering   how   close   to   the   property   line   the   
construction   is.   

● The   development   would   create   disproportionate   use   on   the   existing   water   rights   that   exist   
for   the   dwellings.   

● Predicted   rainwater   harvesting   capabilities   can   be   easily   calculated   from   the   site   plans,   
following   the   total   rainfall   for   the   area   in   mm   x   roof   surface   area   =   roof   catchment   capacity.   
Using   this   calculation   and   the   extended   awning   as   per   plans   I   have   calculated   the   total   
catchment   to   be   20,448L.   If   an   accommodation   facility   is   to   provide   potable   water   to   guests   
at   a   rate   of   ensuring   they   hold   110L   per   day   per   guest.   (These   cabins   are   designed   to   sleep   
2   guests),    This   would   mean   the   cabins   are   only   able   to   be   self   sufficient   for   water   for   
93   days   of   the   year .   This   is   assuming   that   the   rainfall   stays   within   average   figures,   which   
given   climate   changes   and   the   longstanding   drought   appears   unlikely.   I   have   not   factored   in   
the   additional   rainwater   tank   on   the   property   as   that   is   attached   to   the   main   dwelling.   

  
Septic     

● Without   sufficient   details   provided   on   the   Public   Notification   site   plan   received   4/11/2020   it   
is   hard   to   understand   where   septic   facilities   will   be   located   and   how   effluent   will   be   dealt   
with.     

● With   the   proposal   including   the   addition   of   4   cabins,   assuming   each   with   their   own   
bathroom   facility   (these   details   are   not   provided   on   the   included   site   plan),   there   would   be   
insufficient   capacity   on   the   existing   septic   facility.   Where   will   new   septic   be   located?   Adding   
more   absorption   trenches   to   the   property   increases   the   likelihood   of   effluent   waste   smells   
being   directed   towards   our   property,   especially   in   the   prevailing   winds.   Also   due   to   the   
slope   of   the   land   it   will   be   hard   to   ensure   the   waste   does   not   make   its   way   to   Steels   Creek,   
which   feeds   into   our   water   source,   located   at   Mowamba   River.   

● The   property   already   has   one   septic   system,   it   is   inappropriate   to   add   an   additional   system   
to   the   land.   

● Updated   documents   provided   via   online   DA   Tracker   20/11/2020.   Details   location   of   septic   
systems   and   absorption   trenches.   Additional   system   to   be   installed   adding   to   disturbance   of   
the   site,   as   well   as   issues   documented   above.   
  

Phone   Reception   
● Phone   reception   is   poor   in   the   area   and   this   is   noted   in   guest   reviews   on   their   AirBnB   page.   

If   there   is   an   emergency,   medical,   bushfire   or   otherwise,   all   occupants   should   have   access   
to   reliable   communications.   During   the   2020   bush   fire   period,   the   majority   of   local   residents   
of   Charlottes   Lane   and   Carinya   Lane,   opted   to   evacuate   due   to   the   limited   access   along   the   
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‘right   of   carriageway’   through   Carinya   Alpine   Village   and   longside   the   river.   As   a   proposed   
Eco   Tourist   facility,   there   should   be   an   onus   on   providers   to   ensure   safe   access   for   
residents   so   our   access   is   not   impeded   by   their   guests.   

○ C1.2-7   Provision   of   Services     
(b)   The   applicant   must   demonstrate   that   telecommunications   (whether   fixed   line   or   mobile)   can   be   
provided   to   the   site.   

  
Waste   Management   plan   -   Rubbish   removal   

● Insufficient   rubbish   removal   facilities   exist   in   the   local   area.   The   nearby   bank   of   bins   located   
at   the   Jindabyne   Rural   Fire   Shed   have   had   their   capacity   increased   multiple   times   as   
demand   continues   to   increase.   A   commercial   venture   located   at   2   Charlottes   Lane   would   
generate   more   waste   than   is   able   to   be   dealt   with   appropriately.   

● Where   will   this   waste   generated   by   users   of   the   proposed   development   be   located   until   it   
can   be   dealt   with?   This   has   the   potential   to   increase   smell   into   the   area   and   attract   
unwanted   animals   such   as   rodents.   This   is   not   documented   on   the   proposals,   yet   is   an   
important   consideration   and   requirement   in   the   SRDCP2013.   

● In   Jindabyne’s   frequent   high   winds,   we   have   had   waste   blown   across   our   paddocks   from   2   
Charlotte's   Lane   in   the   past,   demonstrating   an   incapacity   to   deal   with   current   levels   of   
waste.   This   has   negatively   impacted   us   due   to   having   to   collect   their   waste   and   endangered   
our   animals   who   may   ingest   the   foreign   material.   

  
  

Visual   appearance   
● Proposed   Eco   Cabin/Holiday   Letting   elevations   diagram   received   4/11/2020   lacks   detail   to   

the   proposed   finishes.   Appears   to   be   modified   shipping   containers   which   is   not   in   keeping   
with   the   rural   location.    A   poorly   thought   out   design   with   little   to   no   thought   for   neighbouring   
properties.   

Updated   information   provided   20/11/2020   
● Cabins   have   been   plonked   on   the   site   in   the   furthest   location   to   the   existing   dwelling   on   2   

Charlottes   Lane   with   no   thought   of   the   adjoining   neighbours   and   the   associated   intrusion   
caused   by   the   location   of   the   cabins   and   their   guests.     

● Physical   distances   between   the   2   dwellings   has   been   halved   with   the   proposed   location   of   
guest   cabins.   This   further   emphasises   their   intrusive   nature.   

● Location   of   the   cabins   increases   the   intrusion   to   our   privacy   and   reduces   our   long   held   
scenic   views.   

● Parking   for   cabins   is   alongside   our   property   boundary   at   a   site   that   is   closest   to   our   
residential   house   and   main   area   on   the   property   for   activities.   

● The   local   area   will   be   blighted   by   the   addition   of   the   high   density   cluster   of   accommodation   
cabins   and   the   associated   services   provided   to   the   proposed   development.   Increased   
footprint   on   area   due   to   the   associated   services   also   required   to   service   the   cabins   -   
pumps,   aircon,   water   tanks,   car   parking   etc.   

● A    row   of   mature   trees   exists   that   were   thoughtfully   planted   to   capture   vignettes   of   the   view   
from   key   locations   around   our   property,   they   create   a   sense   of   privacy   without   blocking   the   
scenic   nature   of   the   area.   Placement   of   the   cabins   will   mean   we   lose   access   to   these   long   
held   views   and   we   will   experience   reduced   enjoyment   as   a   result.   

● Local   wildlife   also   use   the   treeline   to   retreat   from   the   extreme   weather   conditions   that   can   
be   experienced   by   the   location.   Increased   guest   capacity   and   traffic   movements   will   mean   
we   are   unable   to   share   our   property   with   these   animals,   including   much   loved   black   
cockatoos.   
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● Due   to   drought   and   unfavourable   conditions   from   the   2020   bushfires,   we   have   lost   several   
mature   trees   on   our   property,   particularly   along   the   fenceline   and   will   require   removal.   The   
addition   of   cabins   on   the   site   will   impact   on   established   view   lines.   

● Established   privacy   between   our   property   by   the   mature   pine   trees   is   referenced   in   the   
Statement   of   Environmental   Effects   document,   these   trees   will   not   live   forever   and   were  
planted   for   privacy   between   the   2   main   residences   on   the   blocks,   not   for   the   purpose   of   a   
commercial   enterprise.   Adding   cabins   will   erode   the   established   privacy   created   by   the   
distance   of   approximately   100m   between   the   main   dwelling   and   quiet   nature   of   the   blocks,   
especially   as   they   encroach   on   the   boundary   closest   to   our   residence.   

  
●   Location   of   proposed   cabins   along   our   boundary   fenceline   will   only   further   invade   our   

privacy   and   impact   on   our   ability   to   access   views.   
  

Security   and   Safety   
● Since   2   Charlottes   Lane   was   established   as   an   AirBNB/holiday   letting   location,   we   have   

had   multiple   instances   of   guests   turning   up   at   our   house   looking   for   the   AirBnB   property.   
This   has   often   occurred   at   night,   prompting   us   to   install   some   extra   security   measures   due   
to   how   unsafe   this   has   made   us   feel.   We   object   to   potentially   having   more   people   turn   up   
on   our   property   unannounced,   driving   down   our   driveway   at   speed.   These   experiences   
have   been   highly   distressing.   

● We   have   recently   discovered   that   the   Air   BnB   location   map   indicates   that   the   property   is   
located   at   our   address.   The   correct   address   is   only   revealed   after   booking   if   confirmed   as   a   
security   measure   to   the   hosts,   however   it   puts   neighboring   properties   at   risk.   

● Our   estate   is   a   hidden   gem   and   unknown   by   even   long   term   locals.   By   opening   the   area   up   
to   more   tourist   accommodation,   we   fear   there   will   be   an   increase   in   crime.   

  
Number   of   guests   on   property   

● The   development   proposal   site   plan   received   4/11/2020   for   four   cabins   provides   no   details   
for   potential   guest   occupancy   numbers.     

Updated   information   provided   20/11/2020   
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● The   four   cabins   would   total   an   additional   8   occupants   on   the   property   in   addition   to   their   self   
contained   holiday   let   which   according   to   AirBnB   sleeps   8.   Plus   the   residential   level.   This   
would   mean   that   there   is   increased   capacity   on   the   neighbouring   property   for   16   people   
without   accounting   for   occupancy   of   the   top   floor   dwelling.   This   is   an   unreasonable   number   
of   occupants   for   the   quiet   rural   residential   area,   with   the   associated   vehicle   movements,   
noise   and   antisocial   behaviour.   

● We   have   concerns   over   the   lack   of   guest   oversight   on   the   current   self   contained   studio   as   
there   have   been   several   instances   where   guest   behaviour   has   been   anti   social   and   not   in   
keeping   with   the   local   area.   This   has   included   excessively   loud   music   on   multiple   
occasions,   rubbish   being   blown   across   our   paddocks   and   has   also   included   vehicles   doing   
burnouts   on   the   driveway   and   revving   vehicles   long   enough   to   wake   us   from   our   sleep   as   
well   as   distressing   the   horses   which   are   housed   nearby.   

  
Existing   Accommodation   options   

● In   the   local   vicinity,   there   is   the   existing   Carinya   Alpine   Village   providing   a   range   of   
accommodation   options   as   well   as   a   heritage   listed   building   providing   interest   in   the  
location.   Guests   Carinya   Alpine   Village   are   managed   effectively   by   the   managers   and   are   
provided   with   extensive   on   site   entertainment   options.   This   means   that   their   guests   rarely   
end   up   in   our   residential   area.   We   have   never   experienced   an   issue   with   a   guest   of   Carinya   
Alpine   Village   which   reflects   positively   on   their   management   of   the   property.   

● Proposed   development   site   is   already   used   as   an   AirBnB   providing   accommodation,   difficult   
to   gain   clarification   if   this   is   a   permissible   land   use   under   RU1   zoning.   

  
Service   deed   -   Water   

● Local   residents   are   shareholders   in   Renwick   Pty   Ltd   and   water   is   pumped   into   a   communal   
holding   area.   Increasing   The   occupancy   on   2   Charlottes   Lane   will   add   unfair   and   
unwarranted   pressure   to   the   system   which   relies   on   manual   pumping   arrangements.   

● Water   is   not   potable   and   is   pumped   directly   from   the   Mowamba   River.   Adding   the   
development   will   add   further   pressure   to   the   water   way   for   us   and   other   residents   who   rely   
on   the   Mowamba   River   and   have   riparian   rights.   

● Other   residents   have   yet   to   receive   notification   of   the   proposed   development   and   therefore   
have   not   been   given   appropriate   notice   to   put   together   their   submission.   (Update   :   Notified   
of   extension   on   17/11/2020   until   30/11/2020   by   Sophie   Ballinger).   

● Our   riparian   rights   are   for   domestic   use,   this   is   a   commercial   enterprise   and   this   will   put   
additional   pressure   on   this   resource.   

● Further   documentation   made   available   on   the   council   DA   Tracker   20/11/2020.   
  

Insufficient   information   provided   in   application   
Snowy   Monaro   Council   requires   applications   to   provide   a   site   plan   that   indicates:-   

  
1. Location,   boundary   dimensions,   site   area   and   north   point   of   the   land;   
2. Existing   vegetation   and   tees   (sp?)   on   the   land;   
3. Location   and   use   of   existing   buildings   on   the   land;   
4. Existing   levels   of   the   land   in   relation   to   buildings   and   roads;   and   
5. Location   and   use   of   buildings   on   sites   adjoining   the   land.   

  
Plans   or   drawings   describing   the   proposed   development   must   indicate   (where   relevant):   

1. The   location   of   proposed   new   building   
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Please   note   there   was   no   indication   of   our   existing   buildings   and   how   we   as   adjoining   neighbours  
use   the   land   in   the   development   application   proposal   we   received.   We   believe   little   thought   or  
consideration   has   been   given   to   these   matters.   There   is   no   mention   on   the   DA   proposal   about   how   
they   currently   use   the   location   and   are   operating   a   short   term   letting    through   AirBnB   without   
appropriate   approvals.   
Below   is   the   development   process   as   described   by   the   Snowy   Monaro   Council.   We   have   added   
notes   where   we   believe   the   applicant   has   not   addressed   or   followed   the   process.   
  

The   Development   Process     https://www.snowymonaro.nsw.gov.au/349/The-DA-Process   

Snowy   Monaro   Council   has   steps   to   guide   applying   for   Development   Application     
Step   1   
You   need   to   establish   what   is   permissible   on   your   property,   what   potential   hazards   affect   
your   property   and   what   controls   apply   to   the   proposed   development.   
  

To   assist   you   in   this   step,   please   contact   the   Council's   Environment   and   Sustainability   
Department   who   can   help   you   determine   the   more   common   permissible   uses   and   the   
relevant   controls   applying   to   a   specific   property   and   identify   what   hazards,   if   any,   apply   to   
your   property.   
  

Note   :   Applicant   has   not   considered   all   aspects   of   the   SEPP,   Local   Environment   Plan   and   
the   RU1   zoning   that   is   applicable   to   the   block.    Applicant   has   not   consulted   with   the   
Renwick   Pty   Ltd   who   provide   key   services   and   maintain   access   to   property.   The   original   
subdivision   only   provides   for   one   dwelling   per   block.   Still   trying   to   assess   if   different   
controls   apply   as   the   lots   are   below   the   minimum   size   for   this   area.     

  
Step   2   
Consider   all   design   issues   taking   into   account   the   site,   its   context,   the   specific   development   
controls   that   apply   to   the   proposal,   together   with   any   hazards   that   affect   the   land   and   
prepare   concept   plans.   

  
Note   :   Concept   plans   and   proposal   do   not   meet   requirements   for   RU1   zoning   due   to   the   
proximity   of   cabins   to   the   boundary   fence   and   the   impact   on   the   adjoining   land   through   
loss   of   views   and   privacy.   The   classification   of   the   development   as   an   eco   tourist   facility   
appears   deliberate   to   allow   the   accommodation   to   masquerade   as   eco   tourist   facility   when   
there   is   little   to   substantiate   this.   

  
Step   3   
Talk   to   your   neighbours   and   to   any   local   community   groups   about   your   concept   plans   to   
assist   them   to   understand   your   proposal.   Consider   their   concerns   and   seek   to   compromise   
to   achieve   a   satisfactory   outcome.   
  

Note:   No   consultation   with   neighbours   or   local   community   regarding   development.   we   note   
that   the   original   plans   were   first   drawn   up   in   12.02.2020   as   per   the   site   plan   provided   by   
council   which   has   provided   them   with   ample   time   to   discuss   the   application   with   affected   
residents.   Did   not   attend   the   Renwick   Pty   Ltd   Extraordinary   meeting   18/11/2020   to   discuss   
development   with   residents   of   the   adjoining   properties.   Sent   an   email,   which   was   shared   at   
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the   meeting   which   has   several   points   which   are   in   conflict   with   the   information   provided.   
These   are   addressed   below.   

  
Step   4   (Optional)   
Attend   a   pre-lodgement   meeting   and   discuss   your   concept   plans   with   Council   staff.   This   will   
involve   a   detailed   discussion   of   your   proposal.   To   arrange   an   appointment   please   contact   
the   Environment   and   Sustainability   Department   on   1300   345   345.  

  
NOTE:    Unsure   If   a   pre   lodgement   meeting   occurred   about   the   proposed   development.   We   believe   
that   the   applicant   should   have   been   made   aware   of   the   restrictions   surrounding   the   RU1   zoning   
and   other   matters,   if   this   had   occurred   distress   caused   to   the   neighbouring   properties   could   be   
avoided.   

  
Step   5   
Complete   Council's   development   application   form   and   checklist   and   ensure   that   all   
information   is   provided   including   the   payment   of   fees.   Submit   your   application   with   clear   
plans,   relevant   Statement   of   Environmental   Effects,   and   the   necessary   technical   reports   
relevant   to   your   development.   
  

NOTE:    As   an   adjoining   neighbour   We   have   only   received   1   A4   site   plan   with   minimal   information.   
20/11/2020   update   -   documents   have   been   uploaded   online   and   are   able   to   be   accessed.   

  
  

We   note   that   signage   of   proposed   developments   are   a   notification   requirement,   please   note   this   
has   not   occurred   at   2   Charlottes   Lane   current   19/11/2020.   



8.2 DEVELOPMENT APPLICATION 10.2020.135.1 ECO-TOURIST FACILITY 
ATTACHMENT 19 SUBMISSION 5  Page 495 

 

  

  
Unable   to   access   information   in   a   timely   manner   
As   of   19/11/2020   I   have   made   contact   with   the   council   on   3   occasions   requesting   further   
information.   
By   email   17/11/2020   requesting   further   information   and   an   extension   for   the   submission.   
By   email   18/11/2020   to   Sophie   Ballinger,   who   responde   and   granted   an   extension   until   30/11/2020   
but   did   not   provide   further   documentation.   
By   phone   19/11/2020   to   request   further   documentation   again.   
  

By   phone   on   20/11/2020   to   lodge   a   formal   complaint   about   the   inability   to   access   required   
information   in   a   timely   manner.   -   Spoke   with   Veronica   at   the   Jindabyne   Office.   I   was   then   able   to   
speak   with   Sophie   Ballinger   who   is   going   to   upload   documentation   to   the   DA   tracker.   
  

Information   uploaded   to   DA   tracker   20/11/2020.   Shared   link   with   neighbouring   properties   who   had   
not   received   notification.   
  

Without   accurate   information   being   provided   it   is   harder   to   formulate   specific   points   and   is   unfair   
on   local   residents   who   are   impacted   by   the   DA,   we   have   raised   this   issue   with   local   councillor   
John   Casterllari   and   by   email   with   Mayor   Peter   Beer.   
  
  

20/11/2020   Now   that   more   documentation   has   been   made   available   via   the   online   DA   
tracker,   I   have   provided   comments   on   the   information   provided   from   the   documents   below.   
  
  
  

Energy   Rating   Scheme   for   proposed   cabins   
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With   low   energy   efficiency   predicted   prior   to   the   build   (only   one   cabin   scraped   in   5   stars   out   of   10   
and   it   well   documented   that   predicted   performance   is   not   an   indicator   of   actual   performance),   
there   is   little   to   suggest   that   these   cabins   meet   perceptions   of   being   eco   friendly.   Take   into   
consideration   that   the   plans   specify   that   they   will   be   constructed   from   new   build   shipping   
containers,   you   do   not   have   a   product   that   can   classify   itself   as   being   good   for   the   environment.   
This   is   before   the   extremes   of   our   locality   are   taken   into   account.   During   winter   these   cabins   would   
require   extreme   heating   options,   further   adding   to   the   burden   of   the   site   and   surrounding   
neighbours   through   increased   noise   from   associated   devices.   The   main   building   material   would   
only   further   accentuate   the   extremes   of   temperature   we   experience.   Our   mature   trees   would   also   
mean   these   cabins   are   in   shade   for   the   majority   of   the   day   and   would   experience   minimal   solar   
heating   during   winter.   This   would   further   require   heating   methods   that   are   not   accounted   for   in   the   
plan.   
  

No   mention   of   how   the   cabins   will   be   powered.   Proximity   to   our   boundary   and   mature   trees   would   
make   solar   unsuitable,   again   limiting   how   these   could   be   classed   as   an   eco   tourist   facility.   A   
diagram   indicates   that   they   are   connected   to   power   via   a   connection   (like   a   caravan),   creating   
approved   electrical   connections   for   this   will   require   further   site   works   that   are   not   accounted   for   in   
the   plan.   This   will   lead   to   further   disturbance   of   the   site.   
  

  
This   is   not   ‘sensitively   designed’   for   the   local   environment.   Does   not   reflect   local   character   or   
materials.   
  
  

Water   check   Testing   Onsite   Sewage   Management   Assessment   
  

New   System   Installation   report   -   dated   24/12/2019   
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Property    already   has   an   existing   septic .   It   is   inappropriate   to   add   additional   sewerage   facilities   
for   the   commercial   operation   as   it   will   impact   on   neighbours   ability   to   enjoy   their   property.   This   will   
further   disturb   the   land   and   cause   potential   pollution   issues.   No   mention   of   the   site   disturbance   
that   will   occur   due   to   installation.   
  
  

Statement   of   Environmental   Effect   -   Dated   March   2020   
  

Key   points   -   from   the   report   
  

Staged   development   -   pg2   
  

Stage   1    3   x   Eco   Cabins   and   associated   on   site   sewage   disposal   system   
Stage   2   -   1   x   disabled   access   cabin   (closest   to   main   dwelling)     

  
NOTE :   -   Key   aspect   from   Snowy   River   Development   Control   plan   in   the   inclusion   of   disabled   
access   facilities,   these   will   not   be   available   until   stage   2   is   completed.   This   would   mean   that   the   
development   doesn't   meet   the   requirements   of   an   eco-tourist   facility   until   this   phase   is   completed.   
  

‘Overall   the   proposal   is   deemed   to   be   of   positive   influence   from   an   environmental,   
social   and   economic   perfective.’   

  
NOTE:    This   is   a   subjective   statement   and   has   only   accounted   for   one   point   of   view,   the   
developers,   as   previously   explored   the   development   does   not   meet   planning   requirements   
required   at   a   state   and   local   level.   Combined   this   with   the   documentation   from   the   energy   ratings   
for   the   cabins,   the   location   of   the   cabins,   the   extra   burden   on   existing   infrastructure   and   the   higher   
cost   associated   for   maintenance   of   shared   resources   by   local   residents,   and   the   total   lack   of   
information   about   how   the   cabins   will   rely   on   renewable   energy   sources,   what   documentation   is   
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provided   suggests   the   bare   minimum   is   being   done   to   quantify   this   an   an   eco   tourist   facility.   
Overall   the   proposal   is   deemed   offensive   to   the   established   nature   of   the   area   and   will   have   a  
negative,   social   and   monetary   impact   on   other   residents.   Through   increased   maintenance   costs   
for   shared   facilities   as   well   as   devaluing   neighboring   properties.   
  

Pg   3   discusses   the   RU1   zoning.   Please   see   above   as   we   have   made   points   in   detail   relating   to   the   
zoning   and   permissible   land   uses.   
  

The   Site   pg   4     
Note:   Figure   2   on   page   4   is   an   inaccurate   representation   of   the   block   and   layout   with   the   diagram   
encompassing   half   of   our   property.   
  

Note:   in   the   site   description   it   fails   to   note   that   access   is   provided   along   a   private   road/right   of   
carriageway   with   easements   across   neighbouring   properties.   These   neighbours   will   be   impacted   
by   the   increase   in   traffic   during   construction   and   once   the   facility   is   established.     
  

Pg   5     
‘ The   surrounding   area   is   characterised   by   predominantly   rural   development   and   
farming   land.    The   site   currently   has   an   existing   shed,   dwelling   and   septic   system.’   

  
Note:   The   residents   present   voted   unanimously   against   the   development   at   the   Renwick   Pty   Ltd   
meeting   as   they   wish   to   maintain   the   current   values   and   land   uses   in   the   area.   
  
  
  

  
  

The   image   does   not   clearly   show   the   proximity   of   the   cabins   to   our   boundary   -   We   have   added   a   
red   line   to   show   the   fence   line   more   accurately.   This   image   does   not   accurately   reflect   the   location   
of   the   cabins   and   their   viewpoint.   
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Page   6   -   development   diagrams   
  

Inaccurate   diagrams   provided   as   part   of   the   DA.   

  
The   diagrams   supplied   in   the   Statement   of   Environmental   Effects   do   not   correspond   with   the   most   
up   to   date   version   of   the   site   plan.   Demonstrating   that   after   the   report   of   environmental   impacts   
was   created   the   location   of   the   cabins   was   moved,   further   reducing   our   capacity   to   enjoy   our   
property.   The   plans   indicate   a   distance   of   nearly   18m   from   our   boundary,   however   that   has   been   
reduced   on   current   plans   to   6.5m.    It   does   not   meet   current   planning   setbacks   in   an   RU1   
Zoning.   
  

Pg   7   -   Discussing   the   staging   of   the   project   
We   have   made   a   point   further   up   regarding   the   staging   and   leaving   disabled   access   cabin   until   
stage   2   plus   further   down,   we   have   included   detail   relating   to   this   point   from   an   email   shared   at   the   
Renwick   Pty   Ltd   meeting   where   the   developer   shared   their   view   that   it   is   unlikely   for   this   cabin   to   
be   constructed,   therefore   they   do   not   meet   the   requirements   of   an   eco   tourist   facility.   
  

Pg   8   Streetscape,   setback   and   character   



8.2 DEVELOPMENT APPLICATION 10.2020.135.1 ECO-TOURIST FACILITY 
ATTACHMENT 19 SUBMISSION 5  Page 500 

 

  

  
This   image   in   the   report   does   not   accurately   reflect   the   visual   intrusion   the   cabins   will   create   on   
the   local   area   as   it   only   considers   one   aspect   from   the   street   frontage.   
  

‘The   cabins   will   not   have   any   negative   impacts   to   the   streetscape   or   locality   in   general.   A   
large   established   row   of   conifers   line   the   boundary   of   the   adjoining   property   which   will   
ensure   the   privacy   of   the   adjoining   property   owners   and   visitors   to   the   cabins   will   be   
Maintained.’   
  

Note:   The   large   row   of   conifers   suffered   in   the   recent   bush   fire   seasons   and   long   standing   drought,   
several   have   died   and   will   need   to   be   removed.   Placement   of   the   cabins   should   consider   the   
impact   if   these   conifers   did   not   exist.   
  

Privacy   for   our   property   is   impacted   by   the   proximity   of   the   cabins   located   as   close   6.5m   from   our   
boundary,   with   windows   facing   my   property.   We   heavily   dispute   this   claim.   
  

‘The   rural   character   of   the   area   will   not   be   negatively   impacted   by   the   cabins.   The   cabins   
have   been   purposefully   located   so   as   to   not   be   clearly   visible   within   the   rural   landscape   and   
sensitively   designed   to   minimize   any   environmental   impact.’   
  

NOTE:   The   cabins   have   been   shoved   up   hard   against   our   boundary   and   will   impact   on   established   
land   uses.   Impacting   our   stables   and   horse   facilities   which   are   located   on   the   other   side   of   the   
trees.   The   cabins   will   intrusively   overlook   the   main   area    and   facilities   we   use   on   the   property.   
  

‘The   cabins   are   proposed   to   be   setback   a   minimum   of   17.8m   from   the   side   boundary.’   
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NOTE:   The   most   up   to   date   version   of   the   plan   has   them   located   6.5m   from   our   boundary,   
not   17.8   m   as   stated   in   this   report.   Rendering   this   environmental   report   invalid.  
  

Page   11   Views,   Visual   and   Acoustic   Privacy   
  ‘The   proposed   development   will   not   impact   on   adjoining,   visual   and   acoustic   privacy.   The   
image   below   is   the   view   west   towards   the   mountains   of   the   Kosciusko   National   Park   and   
surrounding   rural   properties   in   the   foreground.   The   location   of   the   cabins   will   not   create   
any   negative   impacts   to   views   or   visual   and   acoustic   privacy.’   
  

Note:   Fails   to   take   into   account   our   views   or   acoustic   privacy   as   adjoining   neighbours.   Location   of   
the   cabins   will   negatively   impact   on   our   ability   to   enjoy   our   property   and   take   advantage   of   the   
scenic   location.   Use   of   the   property   has   already   demonstrated   it’s   capacity   to   be   intrusive   and   
inability   to   maintain   acoustic   privacy.   
  

  
Note:   the   cabins   will   be   extremely   visibly   prominent   from   my   property   and   street.   
The   facility   fails   to   mention   that   they   also   run   a   self   contained   AirBnB   which   also   accommodates  
guests.   This   will   mean   exponentially   increasing   the   capacity   and   burden   on   the   property   as   well   as   
neighbouring   properties.   This   is   not   accounted   for   in   this   report.   
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NORE:   Nature   of   the   eco   tourist   facility   -   tenuous   links   at   best.   There   already   exists   better   placed   
accommodation   options   for   guests   that   wish   to   experience   what   the   region   has   to   offer,   without   
upsetting   the   balance   of   the   existing   rural   residential   area   by   introducing   a   commercial   venture.   
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Traffic   -   access   to   the   development   is   by   2   easements   on   adjoining   properties,   the   maintenance   of   
the   road   is   paid   by   the   residents.   More   traffic   will   introduce   more   wear   and   tear   on   shared   facilities,   
with   the   scope   to   increase   danger   to   local   road   users.   The   car   parking   is   jammed   in   between   our   
boundary   and   the   edge   of   the   cabin,   a   space   of   only   6.5m,   with   no   room   to   reverse   safely.   
Between   the   4   cabins   and   downstairs   unit,   this   could   be   as   many   10   cars   on   the   site!   Providing   the   
accommodation   guests   don’t   invite   additional   guests   to   the   facility,   which   does   occur   at   other   
accommodation   options.   
  

  
Guests   to   the   region   can   experience   this   elsewhere.   A   quiet   rural   residential   area   is   not   fit   for   a   
commercial   operation.   
  

Page   18   on   Snowy   River   Local   Environmental   Plan   
  

  
The   development   will   grossly   impact   the   adjoining   and   local   land,   forever   changing   how   the   land   is   
utilised.     
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Note:   In   the   Site   plan   material   supplied,   it   states   that   the   cabins   will   be   made   from   new   
construction   shipping   containers.   This   is   hardly   sustainable   design   at   work.   Big   dark   blocks   
scattered   along   the   fence   line   also   suggest   that   there   is   a   lack   of   design   sensitivity.   
  

  
Whilst   eco   tourist   facilities   are   a   permitted   with   consent   option   in   the   RU1   zone,   please   note   that   
many   other   accommodation   types   are   not   permitted   in   this   zoning   and   we   see   this   as   a   deliberate   
attempt   to   circumvent   the   controls   imposed   on   those   types   of   accommodation   developments.   
There   is   little   to   suggest   from   the   supplied   materials   that   this   meets   requirements   or   expectations   
of   an   eco   facility.   
  

  
Note:   -   Dominant   view   is   across   neighbouring   farmlands   and   rural   small   holdings   and   up   to   range   
that   is   not   the   Kosciuszko   National   Park   as   described   in   the   SEE.     
  
  

  
Note:   -   Whilst   cabins   are   proposed   to   use   piers   to   situate   the   shipping   containers,   there   is   no   
mention   of   the   site   disturbance   that   will   be   caused   by   laying   additional   electrical   cabling,   sewage   
facilities   or   installing   the   additional   driveway   and   car   parking   or   any   additional   landscaping,   
rainwater   tanks,   airconditioners   and   hard   scaping   associated   with   the   cabins.   
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Note:   View   is   across   farmland   and   small   rural   residential   blocks.   Negligible   view   to   Kosciuszko   
National   Park.   Development   is   not    in   keeping   with   established   land   uses.  
  

  
Note:   -   Additional   OSWM   facility   will   cause   soil   degradation   as   well   as   release   possible   pollutants   
into   the   water   way.   No   information   provided   about   renewable   energy   or   water   sources,   so   it   is   hard   
to   understand   this   statement   of   ‘no   negative   environmental   consequences’,   when   in   actuality   they   
are   quite   significant   to   the   local   area.   
  

  
Note:   -   OSWM   and   absorption   trenches   are   indicated   to   be   hard   on   the   boundary   for   this   
restriction   on   use.   
  

  
Note:   -   Waste   generated   during   operation   of   the   eco   tourist   facility   will   be   considerable   and   has   not   
been   accounted   for   in   any   documentation.   
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Note:-   The   development   will   be   visible   from   the   Mowamba   River   and   Steels   Creek.   The   view   from   
our   property   has   not   been   considered   and   the   location   of   the   cabins   6.5m   from   our   boundary   
means   they   will   become   the   dominant   feature,   reducing   our   ability   to   enjoy   the   established   views   
and   surrounding   area.   
  

  
Note:-   Existing   water   right   is   for   domestic,   not   commercial   use   and   is   not   potable.   Even   connecting   
to   existing   services   will   cause   extensive   disruption   to   the   site   and   neighbouring   properties   through   
the   installation   of   cables   and   pipes.    The   OSWM   system   is   discussed   above   as   creating   additional   
absorption   trenches   will   extensively   disrupt   the   environment.   
  

  
Note:-   These   cabins   only   received   an   average   of   4.4   stars   out   of   10   according   to   the   Nationwide   
House   Energy   Scheme   supplied   as   part   of   the   DA.   The   shipping   containers   are   specified   as   new   
build   shipping   containers   and   are   not   recycled.   The   site   will   still   require   significant   works   to   install   
the   proposed   OSWM   system,   electrical   and   water   connections,   so   the   reduction   in   carbon   foot   
print   is   negligible.   It   notes   that    cross   flow   windows   will   allow   for   passive   cooling.   These   windows   
face   directly   into   my   property   and   are   invasive.   There   is   no   mention   of   the   method   to   heat   the   
cabins,   which   will   be   especially   important   during   winter.   There   is   no   mention   of   how   renewable   
energy   sources   will   be   supplied.   The   attached   Basix   documentation   specifies   no   more   than   the   
minimum   that   is   required   in   a   build   these   days.     
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Note:-   Only   mentions   their   site   and   not   adjoining   sites   and   how   they   will   be   impacted.   
  
  

  
Note:-   No   management   strategy   has   been   provided   in   the   documentation   supplied   that   sufficiently   
addresses   the   key   points.   Existing   rainwater   tank   is   insufficient   to   collect   and   store   water   required   
for   the   dwelling,   self   contained   unit   and   the   4   cabins.   The   addition   of   another   OSWM   system   is   
excessive   considering   the   location   of   the   site   and   neighbouring   properties.     
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We   refer   to   the   Other   Matters   for   Consideration   and   dispute   statements   made   in   this   table.     
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Scenic   Values   -   Proposed   cabins   will   have   significant   impact   on   surrounding   area   and   properties.   
Will   be   highly   visible   along   our   boundary.   
  

Contaminated   Land   -   OSWM   system   has   potential   to   cause   land   contamination.   
  

Natural   Waterways   -   Property   has   a   water   way   at   the   rear,   topographic   maps   would   show   the   
steep   slope   of   the   land,   meaning   runoff   will   head   into   the   waterways.   This   feeds   into   the   
Mowamba   River   where   water   is   supplied   to   local   properties.   No   plan   detailing   the   existing   
stormwater   systems   has   been   made   available.   
  

Flora   and   Fauna   -   Local   residents   are   proud   to   live   harmoniously   with   local   fauna   and   anticipate   
that   this   commercial   venture   will   strain   the   natural   balance   that   occurs.   In   particular   we   note,   the   
black   cockatoos   that   use   the   pine   trees   on   the   boundary   between   the   properties   and   the   platypus   
that   are   in   the   Mowamba   River.   IWe   have   provided   more   detail   on   our   concerns   relating   to   local   
fauna   further   up   in   this   document.   
  

Preservation   of   trees   and   vegetation   -   Which   trees   are   to   be   removed?   This   is   not   documented   
anywhere.   
  

Heritage   -   Cariyna   Alpine   Village   is   an   adjoining   property   and   one   that   the   site   makes   use   of   an   
easement,   there   is   no   mention   of   the   heritage   building   located   here.   
  

Social   impact   -    There   is   no   consideration   for   the   social   impact   that   developing   this   property   will   
have   on   other   local   residents.   We   value   our   privacy   and   quiet   peaceful   lifestyle,   which   is   what   
attracted   us   to   the   area.   It   is   only   considered   from   the   perspective   of   the   developer.   Residents   are   
very   concerned   about   the   negative   impacts   of   the   DA.   
  

Economic   impact   -   Long   term   accommodation   is   not   applicable   here,   SRDCP2013   exists   to   
ensure   that   approvals   for   tourist   accommodation   do   not   become   long   term   accommodation.   That   
is   in   direct   violation   of   the   planning   proposal.   The   economic   impact   is   only   positive   for   the   
developer,   as   other   residents   will   bear   the   burden   of   increased   costs   for   road   maintenance   and   
water   supply   to   the   site.   It    is   unfair   to   disadvantage   residents   in   this   manner.   Residents   also   
anticipate   devaluation   of   their   properties   due   to   this   development.   
  

Street   setback   -   We   have   provided   information   on   setbacks   in   the   RU1   zone   above   in   this   
submission.   The   development   is   located   6.5m   from   our   side   boundary   and   our   research   indicates   
this   is   not   in   keeping   with   the   SEPP   which   requires   a   minimum   of   10m   from   side   setbacks.   The   
development   does   not   compliment   any   adjoining   developments.   No   where   else   is   constructed   
locally   out   of   shipping   containers.   
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Building   bulk   -   The   construction   of   the   cabins   is   bulky   and   will   be   highly   visible   from   my   property   
and   other   surrounding   properties.   The   cabins   will   have   associated   development   in   the   form   of   
driveways   and   car   parking,   and   amenities   that   aren't   considered   in   the   Documentation.   
  

Energy   efficiency   -   We   have   provided   details   above   as   to   why   these   cabins   are   minimally   energy   
efficient   and   will   have   significant   energy   requirements,   especially   in   winter.   This   document   states   
BASIX   is   not   required?   However   developments   over   $50000   do   require   this   certification.   Update   
BASIX   supplied   in   DA   tracker   information.   These   are   the   minimum   requirements   for   sustainability,   
hardly   leading   edge   as   would   be   expected   in   an   eco   tourist   facility.   

  
  

This   document   is   the   only   document   that   references   that   air   conditioners   will   be   used   for   heating   
and   cooling.   This   is   not   in   keeping   with   the   requirements   of   an   eco   tourist   facility   where   passive   
heating   and   cooling   is   to   be   provided.   Basix   documentation   also   includes   information   for   kitchens,   
this   is   not   indicated   elsewhere.   If   this   is   the   case,   it   is   not   accurately   reflected   in   the   documentation   
provided.   
  

Landscape   design   -   No   plans   supplied,   however   significant   parts   of   the   property   will   be   
damaged/disturebed   during   construction   so   there   is   a   need   for   a   landscape   plan.   
  

Traffic   and   Transport   -   We   would   like   further   clarity   on   the   legality   of   access   provided   to   the   site   as   
it   exists,   it   is   a   right   of   carriageway   to   a   residential   dwelling.   Does   changing   the   purpose   of   the   site   
to   a   commercial   property   change   this   right   of   carriage   way?   Local   residents   are   burdened   with   the   
maintenance   and   upkeep   of   the   road   which   will   experience   accelerated   degradation   due   to   
construction   and   increased   vehicles   associated   with   operation   of   the   proposed   eco   tourist   facility.   
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Design   of   parking   and   service   areas   -   Minimal   information   has   been   provided   on   the   installation   of   
a   new   driveway   and   carparking   spaces   which   are   hard   on   our   boundary   as   the   neighbouring   
property.   These   facilities   will   be   disruptive   and   intrusive   to   our   established   land   uses   and   guests   
will   be   accessing   these   cabins   as   all   hours.   
  

Cut   and   Fill   -   Required   For   absorption   trenches   and   installation   of   services   to   cabins.     
  

Demolition   and   construction   waste   managements   -   Extra   pressure   and   reliance   on   council   facilities   
and   services.   
  

Waste   management   -   As   a   commercial   operation   providing   tourist   accommodation,   a   waste   
management   strategy   should   be   a   high   priority,   especially   given   that   council   facilities   are   only   
provided   at   the   bank   of   bins   near   the   fire   shed,   requiring   the   transport   of   waste   to   an   appropriate   
location.   No   mention   of   how   waste   will   be   stored   in   supplied   documentation.     
  

Air   quality   -   Increased   vehicle   movements   will   definitely   impact   air   quality.   No   mention   of   what   
standard   is   being   referenced   to   make   this   evaluation.   
  

Noise   and   vibration   -   Approval   of   an   eco   tourist   facility   will   forever   change   the   peace   and   
tranquility   that   is   associated   in   this   area.   The   development   has   massive   implications   for   us   as   
adjoining   neighbours   on   our   ability   to   enjoy   the   peace   and   quiet.   The   impact   of   the   facility   and   it’s   
associated   infrastructure    (TVs,   stereo/music   devices,   Airconditioners,   pumps   etc),   it’s   guests,   
their   vehicles   and   operations   at   the   location   associated   with   increased   maintenance   and   operation   
will   be   extremely   intrusive.   
  
  

  
Our   Conclusion   on   the   Statement   of   Environmental   Effects   document   : -   Given   substantial   
inaccuracies   in   the   Statement   of   Environmental   Effects   and   the   biased   approach   it   took   towards   
the   development   and   evaluating   it’s   impact.   We   disagree   with   most   points   in   this   document.   
Overall,   it   is   lacking   in   the   detail   required   to   provide   a   considered   approach   to   the   development.   
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Email   correspondence   to   members   of   Renwick   Pty   Ltd   -   provided   at   Extraordinary   meeting   
18/11/2020   
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Key   points   from   the   email   with   our   responses   
  

Staged   development    -   means   the   proposed   DA   is   unlikely   to   meet   requirements   for   an   eco   tourist   
facility   as   applicant   states   in   the   email   that   the   disabled   access   cabin   is   unlikely   to   go   ahead   (see   
plans   -   in   Stage   2).     
  

Water   Supply    -   Information   provided   in   email   conflicts   with   other   information   provided   in   
documentation   which   states   cabins   will   be   connected   to   main   supplies.   This   email   says   they   will   
be   connected   to   rain   water   tanks.   This   is   unaccounted   for   in   the   application,   only   adding   to   
physical   impact   made   by   the   cabins.   Rainfall   would   be   insufficient   to   supply   the   amount   needed   to   
maintain   facilities,   this   is   discussed   further   up   in   the   document.   Trucking   in   water   as   a   water   
source   is   not   very   ‘eco’,   adding   to   the   carbon   footprint   associated   with   this   development   and   will   
provide   further   issues   with   the   road   and   disturbance   to   residents   through   regular   access   by   heavy   
vehicles.   
  

Bin   location    -   Is   not   identified   on   plans   and   we   fear   these   will   also   be   located   in   close   proximity   to   
our    property   and   attract   undesirable   animals,   as   well   as   pose   an   issue   in   Jindabyne’s   frequent   
high   winds,   as   had   occurred   previously.   
  

Privacy    -   Email   acknowledges   the   importance   of   their   privacy   as   well   as   the   quiet   nature   of   the   
local   area.   It   also   states   they   intend   to   add   ‘adding   large   privacy   screens   and   privacy   plantings’.   
There   is   no   indication   of   this   on   the   plans   provided.   This   will   add   further   to   the   impact   of   the   cabins   
on   the   area   and   increase   their   physical   footprint   which   is   already   in   extreme   proximity   to   our   
boundary.   

  
Cabins   are   designed   with   windows   that   directly   face   our   property   and   intrude   on   our   privacy.   
  

Facilities   -    Cabins   will   be   located   out   of   town   and   guests   will   be   unable   to   prepare   meals   
according   to   this   email,   this   will   require   them   to   head   into   town   to   eat,   causing   further   disturbance   
to   local   residents   and   issues   with   the   road.   Even   the   best   of   intentions   from   the   applicant   can’t   
predict   guest   behaviour   and   has   not   catered   for   scenarios   where   guests   congregate   in   large   
groups   outside   their   cabins   or   invite   over   other   visitors.   There   is   a   lack   of   information   on   facilities   
that   will   be   provided   to   guests.   The   BASIX   certification   indicated   a   kitchen?   Due   to   heightened   
accommodation   demand   in   winter,   guest   movements   to   and   from   the   property   will   be   in   contrast   to   
that   of   the   local   residents,   causing   disturbance   especially   with   early   morning   starts.   
  

It   is   noted   that   ‘this   is   just   a   little   way   for   us   to   get   some   additional   money   to   help   with   mortgage   
payments   for   when   we   make   the   permanent   move   here   in   the   near   future’.   This   suggests   the  
Airbnb   has   been   operating   with   little   oversight   from   the   hosts   and   that   they   are   out   of   touch   with   
the   ambience   of   the   local   area   and   residents.   
  

Adding   additional   short   term   holiday   accommodation   to   the   site,   will   turn   this   location   into   a   full   
blown   commercial   enterprise   masquerading   under   the   guise   of   eco   friendly   cabins.   The   comfort   of   
their   neighbours   will   hardly   be   a   priority   when   they   can   earn   top   dollars   in   peak   season.   This   will   
come   at   a   cost   to   other   residents   in   the   area   as   explored   above.   
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In   Summary   
As   neighbours   adjoining   the   proposed   development,   we     strongly   urge   council   to   deny   the   
development   application   approval   to   proceed   or   develop   2   Charlottes   Lane   in   this   manner.     
  

In   summary,   this   development   application   unfairly   favours   the   applicant   at   a   cost   to   other   local   
residents,   including   ourselves,   as   the   adjoining   neighbour.   It   will   have   a   detrimental   impact   on   our   
ability   to   enjoy   our   property,   which   we   purchased   with   the   intention   of   residing   here   long   term,   
forever   changing   the   local   character   and   setting.   

● We   object   to   the   change   in   land   use,   which   is   incompatible   with   the   lives   of   the   long   term   
residents   including   ourselves.   

● We   object   to   the   classification   of   the   project   as   an   eco   tourist   facility   to   avoid   controls   that   
are   applied   to   other   short   term   accommodation   developments.   

● We   object   to   this   DA   not   exhibiting   compliance   with   building   controls   in   the   RU1   zone.   
● We   object   to   this   DA   being   called   an   eco   tourist   facility   as   it   devalues   legitimate   eco   tourist   

developments.   
● We   object   to   the   invasion   of   our   privacy   and   the   enjoyment   of   our   property   being   impacted.     
● We   object   to   the   number   of   cabins.     
● We   object   to   the   location   of   the   cabins.     
● We   object   to   inconsistent   information   being   provided   across   the   supplied   documentation   for   

the   DA   which   is   misleading.   
● We   object   to   an   extra   on   site   waste   management   system   being   installed.   
● We   object   to   the   extra   wear   and   tear   on   the   private   community   funded   road   through   

increased   vehicles   accessing   the   proposed   DA.   
● We   object   to   our   property   being   devalued   by   this   development   on   the   adjoining   property.   
● We   object   to   having   the   ability   to   enjoy   our   property   compromised   by   the   development   of   

this   site   as   an   eco   tourist   facility.   
  

We   would   like   to   see   the   existing   accommodation   enterprise   audited   and   evaluated   against   
existing   approved   land   uses   before   any   thought   can   be   given   to   future   development.   
  

We   would   also   like   to   note   that   the   short   timeframe   and   lack   of   information   available   initially   would   
make   it   difficult   for   anyone   to   put   together   a   considered   response.   As   more   information   has   been   
made   available,   this   has   been   included   in   this   submission.   We   are   aware   that   there   are   local   
residents   who   are   impacted   by   this   development   who   still   haven’t   received   council   notification.   We   
believe   there   is   room   to   improve   on   this   process.   
  

We   are   supportive   of   the   council's   direction   to   harmonise   the   different   development   control   plans   
that   exist   across   the   Snowy   Monaro   Regional   Council   area   and   will   continue   to   participate   in   and   
provide   feedback.   It   is   due   to   this   DA   that   we   have   become   more   informed   and   aware   of   the   
issues   and   the   conflicts   that   exist   between   the   current   development   control   plans   and   land   uses.   
  

We   thank   you   for   taking   the   time   to   read   our   submission   and   carefully   evaluate   the   development   
application.   Our   hope   is   that   Snowy   Monaro   Council   will   deny   this   development   application.   
  

We   would   prefer   to   be   contacted   by   email   at    rsvp@kellyandjosh.com.au    or   by   phone   on   0414   691   
506   and   would   welcome   the   opportunity   to   discuss   our   submission   with   council.   
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Development Application 

made under the Environmental Planning and Assessment Act 1979 Section 78A 

 
 Office Use Only 
 

DA Number 10. 
 

 

PLEASE COMPLETE ALL SECTIONS 
APPLICANT  

Name/Company: Phone: 

Contact Name (if Company): Fax: 

Postal Address: Mobile: 

Town: State: Postcode: Email: 
 

OWNER 

Name/Company: Phone: 

Contact Name (if Company): Fax: 

Postal Address: Mobile: 

Town: State: Postcode: Email: 

Is the subject land Crown Land     NO      YES  Î Please attach Authority 

OFFICE USE ONLY NAR Numbers  

 

LAND TO BE DEVELOPED (Please attach additional sheet if inadequate space provided) 

No: Street: Town 

Lot: Section: DP/SP: Lot: Section: DP/SP: 

Lot: Section: DP/SP: Lot: Section: DP/SP: 

OFFICE USE ONLY Parcel Numbers  

 

PROPOSED DEVELOPMENT 

Description of development: 

 

 Erect, alter or add to a building or structure  Subdivide land or building  Other (specify): 

 Change the use of land or building (or classification under the BCA)  Demolition   

 Carry out a work  Signage/Advertising  

TYPE OF DEVELOPMENT (tick all that apply) 
 Single dwelling 
 Residential alterations/additions 
 Multi-Unit 
 Second Occupancy 
 Seniors Living 
 Other residential 
 Mixed 

 Storage Shed 
 Garage  
 Industrial 
 Commercial/Business 
 Retail 
 Office 
 Food Premises 

 Tourist 
 Subdivision 
 Infrastructure 
 Community/Education Facilities 
 Education Facility  
 Event 
 Other 

 

COST (including materials and labour)  

This is the estimated total cost of any construction, internal fit-out and demolition, including GST and labour. Council checks your 
estimate against current building cost indices. Developments with no construction work such as subdivisions or change of uses 
have a separate standard fee and no estimated cost is required. 

COST (including materials and labour) : $ 
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BRIDGETTE GRENFELL

95 PADDY MILLER AVE 0434 033144
CURRANS HILL NSW 2567 bridgette_scutt@live.com.au

' AS ABOVE'

✘

2 CHARLOTTES LANE JINDABYNE
9 861805

✘

✘

100,000

Install & erect four [4] new prefabricated Eco Cabins.
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STAGED DEVELOPMENT 

Are you lodging a Staged Development Application?  YES        NO 
Section 83B of the Environmental Planning and Assessment Act 1979 defines a staged Development Application (DA) as one 
which sets out concept proposals for the development of a site, and for which detailed proposals for separate parts of the site are 
to be the subject of subsequent DAs. The application may set out detailed proposals for the first stage of development.  
 

INTEGRATED DEVELOPMENT (Approvals from State Agencies) 
Is this application for Integrated Development?  YES        NO  
Please tick which other approvals are required. If yes Council requires an additional set of plans, a Statement of Environmental Effects (SEE) and a 
fee for each relevant government agency. Please check with Council for current applicable fee.  
Roads Act 1993   s138 Heritage Act 1977   s58 National Parks and Wildlife Act 1974   s90 

Rural Fires Act 1997   s100B Protection of the Environment Operations Act 1997 
 s43(a)    s43(b)    s43(d)    s47    s48   s55    s122 Petroleum (on shore) Act 1991   s9 

Fisheries Management Act 1994 
 s144      s201      s205      s219 

Water Management Act 2000  
 s89     s90     s91 

Mine Subsidence Compensation Act 1961   s15 Mining Act 1992    s63      s64  

Integrated Development is defined by the Environmental Planning and Assessment Act 1979 as development which needs a 
Development Consent and one or more additional approvals under the Acts mentioned above in order to be legally carried out.  
Further explanatory notes are available from Council on request.  
 

IS/DOES THE PROPOSED DEVELOPMENT:   YES NO 

Designated Development�?    

Likely to significantly affect a threatened species, population or ecological community, or it’s habitat?     

Involve the use of or work on a Crown Road Reserve or other land owned by the Crown?    

Development by the Crown?  
(Part 5A of the Act applies to development by the Crown) 

   

On land which is also subject to a Property Vegetation Plan under the Native Vegetation Act 2003?    

Development which requires a Site Compatibility Certificate from the Department of Planning prior to 
lodgement in accordance with State Environmental Planning Policy (Infrastructure) 2007, State Environmental 
Planning Policy (Housing for seniors or people with a disability) 2004, or any other State Environmental 
Planning Policy? 

   

Development which requires a BASIX Certificate?     

Involve land which has easements or restrictions on the Title? 
(If yes, please specify the nature of these easements or restrictions in your Statement of Environmental Effects) 

   

Likely to affect a threatened species, population or ecological community protected under the Commonwealth 
Environment Protection and Biodiversity Conservation Act 1999? 

   

Require an approval under Section 68 of the Local Government Act 1993 for any of the activities listed on the 
next page? 

   

Biodiversity compliant development�?  If yes, please specify the reason in your Statement of Environmental 
Effects 

   

Require Concurrence� from any authorities?      

Is the proposal State significant development? 
If yes, please provide (a) a list of authorisations and the applicable Act, (b) the capital investment value of the development. 

   

Is the land the subject of this application critical habitat?    
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✘

✘

✘

✘

✘

✘

✘

✘

✘

✘

✘

✘

✘

✘
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APPROVALS UNDER SECTION 68 – LOCAL GOVERNMENT ACT, 1993 

Do you wish to carry out any S68 activities (listed below)    NO        YES – Complete details below 

If you wish to carry out one of the following activities, you need the approval of Council. Identify the activities you propose to carry 
out, and the relevant documents you need to include in your Application, by placing a cross in the appropriate boxes. Please 
include the relevant documents as detailed in the Section 68 Checklist with your Application. Note: Alternatively these can be 
applied for separately using ‘Section 68 Application’ form.  

Under Section 78A of the Environmental Planning and Assessment Act 1979 a person can apply to Council for both a development consent and a 
S68 Approval in the one Development Application. In determining the Development Application, Council may apply any of the provisions under the 
Local Government Act 1993 that it could apply if the Development Application were an application under that Act for the relevant approval. In 
particular, if the Development Consent is granted, Council may impose a condition that is authorised under that Act to be imposed as a condition of 
consent.  

In granting a Development Consent in which a Section 68 approval is also contained, Council may, (without limiting any other condition in the 
Consent) impose in relation to the approval taken to have been granted under Section 68, either or both of the following conditions: 

(a)  A condition that the approval is granted only to the applicant and does not attach to or run with the land to which it applies. 
(b)  A condition that the approval is granted for specific time. 

 
 A Structures  

 A1 Installing a manufactured home, moveable dwelling or 
associated structure on land. 

 
 B Water supply, wastewater and stormwater 

drainage work 
 B1 Carrying out water supply work. 

  Please choose: 
   Install/alter private� water system 
   Install/alter public infrastructure   
   Other: ___________________________________ 

 B2 Draw water from a Council water supply or a standpipe or sell 
water so drawn. 

 B3 Install, alter, disconnect or remove a meter connected to a 
service pipe. 

   Establish new water service/meter connection 
   Other: ___________________________________ 

 B4 Carry out wastewater drainage work. 
   Establish new wastewater consumer service 
   Install/alter internal wastewater drainage 
   Other: ___________________________________ 

 B5 Carry out stormwater drainage work. 

 B6 Connect a private drain or wastewater drain with a public 
drain or wastewater drain under the control of a Council or 
with a drain or sewer which connects with such a public drain 
or wastewater drain. 

 
 C Management of waste 

 C1 For fee or reward, transport waste over or under a public 
place. 

 C2 Place waste in a public place. 

 C3 Place a waste storage container in a public place. 

 C4 Dispose of waste into a wastewater drain of the council.  

 C5 Install, construct or alter a waste treatment device or a 
human waste storage facility or a drain connected to any 
such device or facility. (eg Install Septic System, AWTS etc) 

  Please choose: 
   Aerated Waste Treatment System (AWTS) 
   Dry Composting System 
   Septic Tank 
   Wet Composting System 
   Other: ___________________________________ 

 C6 Operate a system of wastewater management (within the 
meaning of Section 68A). 

 

 
 D Community Land 

 D1 Engage in a trade or business. 

 D2 Direct or procure a theatrical, musical or other entertainment 
for the public. 

 D3 Construct a temporary enclosure for the purpose of 
entertainment. 

 D4 For fee or reward, play a musical instrument or sing. 

 D5 Set up, operate or use loudspeaker or sound amplifying 
device. 

 D6 Deliver a public address or hold a religious service or public 
meeting. 

 
 E Public roads 

 E1 Swing or hoist goods across or over any part of a public road 
by means of a lift, hoist or tackle projecting over the footway. 

 E2 Expose or allow to be exposed (whether for sale or otherwise) 
any article in or on or so as to overhang any part of the road 
or outside a shop window or doorway abutting the road, or 
hang an article beneath an awning over the road. 
 

 F Other activities 
 F1 Operate a public car park. � 

 F2 Operate a caravan park or camping ground. 

 F3 Operate a manufactured home estate. 

 F4 Install a domestic oil or solid fuel heating appliance, other 
than a portable appliance. 

 F5 Install or operate amusement devices (within the mean of the 
Construction Safety Act 1912). 

 F6 Use a standing vehicle or any article for the purpose of selling 
any article in a public place. 

 F7 Carry out an activity prescribed by the regulations or an 
activity of a class or description by the regulations. 

 
 
 
Note:  
� Private means work/infrastructure that will be the responsibility of 

landowners, usually all development from the water meter or 
sewer tapping point, back to the dwelling/building. 

�  Public means work/infrastructure that will be handed over for the 
responsibility of Council, eg, Council mains work/extensions etc.  
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